NOTICE OF MEETING
PLANNING COMMISSION
CITY OF ST. GEORGE
WASHINGTON COUNTY, UTAH

Public Notice

Notice is hereby given that the Planning Commission of the City of St. George, Washington County,
Utah, will hold a Planning Commission meeting in the City Council Chambers, 61 S Main St, St George,
Utah, on Tuesday, July 14, 2026, commencing at 5:00 p.m.

The agenda for the meeting is as follows:
Call to Order

Flag Salute

Call for Disclosures

1. GENERAL PLAN AMENDMENT Old Farm GPA 2026 — PUBLIC HEARING
Consider a request to amend the general plan land use map from OS (Open Space) to LDR (Low Density
Residential) on approximately four acres located in the center of the Old Farm development. The applicant
is Bush & Gudgell, Inc., and the representative is Bob Hermandson. The project will be known as the Old
Farm General Plan Amendment. Case No. 2026-GPA-007 (Staff — Dan Boles)

2. GENERAL PLAN AMENDMENT Hillside Utah Tech Foremaster Ridge — PUBLIC HEARING
Consider a request to amend the general plan land use map from LDR (Low Density Residential), COM
(Commercial), and OS (Open Space) to COM (Commercial) and OS (Open Space) on approximately
12.61 acres. The applicant is Stg Orsini MF LLC, and the representative is Wes Davis. The project will
be known as Hillside Utah Tech Foremaster Ridge. Case No. 2026-GPA-008 (Staff — Brenda Hatch)
*THIS ITEM WILL NOT BE HEARD AT THIS MEETING AND RE-NOTICED AT A LATER DATE*

3. GENERAL PLAN AMENDMENT 2450 South Sullivan Commercial GPA — PUBLIC HEARING
Consider a request to amend the general plan land use map from AE (Agricultural Estates — up to four
dwellings per acre) to COM (Commercial) on approximately 8.48 acres. The applicant is Bush & Gudgell,
Inc and the representative is Bob Hermandson. The project will be known as the 2450 South Sullivan
Commercial General Plan Amendment. Case No. 2026-GPA-009 (Staff — Brian Dean)

4. ZONE CHANGE- Desert Sky — PUBLIC HEARING
Consider a request to change the zoning from PD-R (Planned Development Residential) to R-1 (Single
Family no minimum square footage, 40-foot minimum lot width/frontage) on approximately 13.23 acres.
The property is in the Desert Canyons Planned Development, generally located east of Southern Pkwy
and North of Desert Sky Pkwy. The applicant is Desert Canyons Development Inc, and the representative
is Curt Gordon. The project is known as Desert Sky. Case No. 2026-ZC-012 (Staff — Brenda Hatch)

5. DEVELOPMENT AGREEMENT Desert Canyons Amendment to allow R-1 -PUBLIC HEARING
Consider a request for a development agreement to amend sections of the Desert Canyons Development
Agreement to include the R-1 zone. The applicant is Desert Canyons Development Inc, and the
representative is Curt Gordon. Case No. 2026-DA-001 (Staff — Brenda Hatch)




6. CONDITIONAL USE PERMIT UCCU St George Place
Consider a request for a conditional use permit for a development with an aggregate ground floor footprint

square footage of 20,000 square feet or more. The applicant is WPA Architecture, and the representative
is Killian Poulter. Case No. 2026-CUP-004 (Staff — Brenda Hatch)

7. ZONE REGULATION AMENDMENT 10-18-1 Fence Setbacks — PUBLIC HEARING
Consider a request to amend portions of the City of St. George Zoning Code, Title 10 (Zoning
Regulations), to clarify rules governing fencing and clear view areas. The applicant is Parr Brown Gee &
Loveless. Case No. 2026-ZRA-002 (Staff — Dan Boles)

8. ZONE REGULATION AMENDMENT Pioneer Road ZRA — PUBLIC HEARING
Consider a request to amend a portion of the City of St. George Code, Title 10-17A-5 (Automobiles and
Other Similar Vehicle Sales Lots — Specific Standards), to include Pioneer Road, north of the North
Bloomington Commercial Subdivision, to the list of approved streets for automobile sales. The applicant
is Bush & Gudgell, Inc. represented by Bob Hermandson. Case No. 2026-ZRA-005 (Staff — Dan Boles)

9. MINUTES
Consider a request to approve the meeting minutes from the June 23, 2026, meeting.

10. CITY COUNCIL ACTIONS

Report on items heard at the July 2, 2026, City Council meeting.

1.
2.
3.
4.
5.
6.
7.

2026-ZC-008 Dixie Downs 9

2026-2ZC-010 Desert Haven

2026-PDA-013 Angel Arch Church Addition

2026-PDA-015 Riverfront Medical Center Phase 3

2026-ZC-011 2450 S. James Sullivan A-1 to RE-20

2026-PDA-014 White Dome Plaza Commercial Center Phase 1 PDA
2026-HS-003 South Rim at Foremaster 59

July 10, 2026

Angie Jessop — Community Development Office Supervisor Date

Reasonable Accommodation: The City of St. George will make efforts to provide reasonable accommodations to disabled
members of the public in accessing City programs. Please contact the City Human Resources Office at (435) 627-4674 at
least 24 hours in advance if you have special needs.




St.George

Community Development

PLANNING COMMISSION AGENDA REPORT: 07/14/2026

ltem 1

General Plan Amendment

Old Farm General Plan Amendment
General Plan Amendment (Case No. 2026-GPA-007)

Consider a change to the general plan future land-use map from
OS (Open Space) to LDR (Low Density Residential). The site is
approximately 4.0 acres and generally located in the center of the

Request: Old Farm development which is bounded by 3000 East on the
east, 2350 East on the west, 2000 South on the north and 2450
South on the south.

Applicant: Bush & Gudgell

Representative:

Bob Hermandson

Location:

Generally located in the center of the Old Farm development
which is bounded by 3000 East on the east, 2350 East on the
west, 2000 South on the north and 2450 South on the south.

Existing General
Plan:

OS (Open Space)

Proposed General
Plan:

LDR (Low Density Residential)

Existing Zoning:

R-1-10 (Residential, 10,000 ft2 minimum lot size)

Land Area:

Approximately 4.0 acres
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BACKGROUND:
The General Plan is a guide for land-use decisions and contains various policies to help

direct decisions related to land use and development of the City. In 2024, a General Plan
amendment was reviewed and approved in the Old Farm development. That general plan
amendment was aimed at allowing an increase in the amount of medium density
residential in the project but also reduced the park area from 4.85 acres to 4.0 acres.

This application would remove the approximately four-acre area designated as Open
Space on the General Plan. During the early planning stages, the Parks Department
prepared a conceptual layout for a neighborhood park on the subject property. However,
after further evaluation, it was determined that a park at this location was unnecessary
due to its proximity to Seegmiller Park, and the concept was abandoned. To maintain
consistency with the surrounding development and the proposed land use, the applicant
is requesting that the property be redesignated to the Low Density Residential (LDR)
General Plan land use category.

The property is currently zoned R-1-10 (Residential, 10,000 ft* minimum lot size).
Changing the General plan is intended to pave the way for a future zone change to a
Planned Development (PD).

RECOMMENDATION:
Staff recommends approval of the Old Farm Commercial general plan amendment with
no conditions.

ALTERNATIVES:
1. Recommend approval of this General Plan Amendment.
2. Recommend denial of this General Plan Amendment
3. Continue the proposed General Plan Amendment to a future date.

POSSIBLE MOTION:
‘I move that we forward a positive recommendation to the City Council for the Old Farm
General Plan Amendment, based on the findings listed in the staff report.”

FINDINGS FOR APPROVAL.:

1. The proposed General Plan amendment would create a future land use
designation that is consistent with the surrounding residential development within
the Old Farm community.

2. The area designated as Open Space is no longer anticipated to be developed as
a neighborhood park based on the Parks Department's evaluation of park needs
in the area.

3. The proposed Low Density Residential designation more closely reflects the
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Old Farm General Plan Amendment
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anticipated future use of the property than the existing Open Space designation.
4. The amendment is not expected to adversely affect the surrounding neighborhood,
as the property is surrounded by residential development and would remain
compatible with adjacent land uses.
5. The change in General Plan designation does not negatively impact the health,
stability, and/or formation of families within the city.
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Exhibit A
Applicant’s Narrative



B Bysh and Gudgell, Inc.

A Engineers ¢ Planners ¢ Surveyors
www.bushandgudgell.com

June 22, 2026

St George City

Planning and Zoning Department
61 S Main St

St George, UT

Re: General Plan Amendment Application -- Old Farm Development
To whom it may concern:

We are submitting this General Plan Amendment application to change the land use designation
for a portion of parcel SG-5-3-3-3100 in St. George. This land lies adjacent to 2000 S, at
approximately 2804 E, and measures 4 acres. The current land use designation for this portion
of SG-5-3-3-3100 is Open Space. The maijority of parcel SG-5-3-3-3100 is currently designated
Low-Density Residential. The proposed land use under this application is for Low-Density
Residential. Underlying zoning currently reflects R-1-10, Single-Family Residential, minimum
10,000 sq.-ft. lots.

Please see the attached project area map, mailing label radius map and legal description. There
is a need for increased housing supply in the city, and this general plan amendment will help in
that goal. Currently, the surrounding land use context provides significant open space; Historic
Seegmiller park provides approximately 72 acres of public open space, and is located ~1,400
feet, or 1/5 of a mile, from the land in question. Meanwhile, multiple school grounds are located
adjacent to the development: Sage Meadows lies directly to the north, George Washington
Academy is directly to the east, and Crimson Cliffs High School is less than a mile away. All of
these provide long-term buffers to housing growth.

We greatly appreciate your consideration.

Sincerely,
Bush and Gudgell, Inc.

A A

Bob Hermandson
President

205 East Tabernacle #4 Ph. 435-673-2337
St. George, UT 84770 Fax 435-673-3161
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Exhibit B
PowerPoint Presentation



Old Farm
General Plan Amendment

2026-GPA-007
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St.George ITEM 3

Community Development General Plan Amendment

PLANNING COMMISSION AGENDA REPORT: 07/14/2026

2450 SOUTH SULLIVAN COMMERCIAL
General Plan Amendment (Case No. 2026-GPA-009)

Consider a change to the General Plan future land-use map from
AE (Agricultural Estates) to COM (Commercial). The site is

Request: approximately 8.48 acres and generally located north of 2450 South
and west of 3210 East.

Applicant: Bush & Gudgell

Representative: Bob Hermandson

Location: Generally located north of 2450 South and west of 3210 East

Existing General Plan: |AE (Agricultural Estates)

Proposed General Plan: | COM (Commercial)

Existing Zoning: A-1 (Agricultural, one-acre minimum lot size)

Land Area: Approximately 8.48 acres

o
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BACKGROUND:

The General Plan is a guide for land-use decisions and contains various policies to help
direct decisions related to land use and development of the City. Currently, the property
is designated AE (Agricultural Estates), which is intended for areas transitioning from
agricultural uses to very low-density residential development while maintaining a rural or
agricultural character. The applicant also owns the commercially designated property
immediately to the west, which has carried a commercial General Plan designation for
nearly 20 years. The proposed amendment would extend that commercial designation
eastward to include the subject property. As with other General Plan land use
designations, these boundaries are conceptual in nature and may be adjusted to
accommodate logical development patterns.

The property is currently zoned A-1 (Agricultural, one acre minimum). Changing the
General Plan is intended to pave the way for a future zone change. The subject property
is easily recognized as the property with the radio towers located on site. The towers have
been in place for many years but are expected to be removed as the property develops.

The proposed General Plan Amendment from AE (Agricultural Estates) to COM
(Commercial) would likely increase water demand compared to the property’s current
condition, as the site has not been actively used for agricultural purposes in recent years.
However, the existing radio towers are scheduled to be removed this summer, allowing
the property to reasonably return to agricultural production under its current General Plan
designation. Agricultural uses typically require significant irrigation water to sustain crops
or pasture, whereas commercial is generally characterized by substantially lower outdoor
irrigation demands and more efficient indoor water use through modern plumbing fixtures
and water conservation standards. As a result, commercial development is expected to
consume less water than full agricultural production that could otherwise occur on the
property.

RECOMMENDATION:
Staff recommends approval of the Sullivan Commercial General Plan Amendment with
no conditions.

ALTERNATIVES:
1. Recommend approval of this General Plan Amendment.
2. Recommend denial of this General Plan Amendment.
3. Continue the proposed General Plan Amendment to a future date.

POSSIBLE MOTION:

‘I move that we forward a positive recommendation to the City Council for the 2450 S
Sullivan Commercial General Plan Amendment, based on the findings listed in the staff
report.”
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FINDINGS FOR APPROVAL:

1. The proposed General Plan Amendment will not be harmful to the health, safety
and general welfare of residences and businesses in the area.

2. Recent improvements to 3000 East have increased roadway capacity and
improved access to and from the property, making the proposed commercial
designation more appropriate.

3. The proposed project will not negatively impact the health, stability, and/or
formation of families within the City.

4. Commercial development generally requires substantially less irrigation water than
agricultural production and incorporates modern water-efficient landscaping and
plumbing fixtures that reduce overall water consumption.
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Exhibit A
Applicant’s Narrative



B Bysh and Gudgell, Inc.

A Engineers ¢ Planners ¢ Surveyors
www.bushandgudgell.com

June 23, 2026

St George City

Planning and Zoning Department
61 S Main St

St George, UT

Re: Sullivan Commercial GPA
To whom it may concern:

We are submitting this General Plan Amendment application to change the designation of a
portion of parcel SG-5-3-3-212 in St. George. This land is located midway (East-west) across
the parcel, with existing land use designations of COM to the west and AE to the east. The
parcel fronts 2450 S and runs from 3000 E to 3210 E. The total area of this amendment is 8.48
acres +/-. The General Plan designation for this area is currently AE. We are desiring to have
these 8.48 acres changed from its current designation to COM.

As housing, and overall development, in this area progresses, the need for commercial services
has increased. The change proposed with this application is meant to fill that need, reducing the
distance that residents will be required to drive or commute to reach shopping, recreation, and
the like. This project will enhance and be in harmony with the surrounding development; the
addition of this portion of the overall parcel to the already-entitled commercial to on the west
portion will enhance our overall design and utilization of the land.

We greatly appreciate your consideration.

Sincerely,
Bush and Gudgell, Inc.

A

Bob Hermandson
President

205 East Tabernacle #4 Ph. 435-673-2337
St. George, UT 84770 Fax 435-673-3161
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Exhibit B
PowerPoint Presentation
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Site Map

GEORGE WASHINGTON

ACADEMY
$G-5-3-3-2311
ZONE: PF

589°
2330 SOUTH STREET

"00"30°E  16.19"

LESLIE DUNBAR TRUST
SG-LDT-2
ZONE: AE

SB8'57'12°E_449.14'

$G-5-3-3-212
ZONE: COM

8G-5-3-3-212
ZONE: AE

SO44'30°W  799.25

3210 EAST STREET

POINT OF BEGINNING

—4 |

NBI0I'I0"W  465.45

NORTH  30.00°(TE)

2450 SOUTH STREET - ﬁ -]
SOUTHEAST CORNER SECTION 3,

TOWNSHIP 43 SOUTH, RANGE 15 WEST,

SALT LAKE BASE AND MERIDIAN
HCN NO. 345, WASH. CO REF. VI74315,

(BRASS CAP)
BRIDLE GATE ESTATES
ZONE: EQ J



Recommendation:

Staff recommends approval with no conditions.

Possible Motion:

“l move that we forward a positive recommendation to the City Council for the 2450 S
Sullivan Commercial General Plan Amendment, based on the findings listed in the
staff report.”
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Zone Change
PLANNING COMMISSION AGENDA REPORT: 07/14/2026

St.George TEM 4

Community Development

Desert Sky
Zone Change (Case No. 2026-ZC-010)

Consider a request to amend the City Zoning Map by amending the zone
from PD-R (Planned Development Residential) to R-1 (Single Family no
Request: minimum square footage, 40-foot minimum lot width/frontage) on
approximately 13.23 acres generally located east of Southern Pkwy and
North of Desert Sky Pkwy.

Applicant: Desert Canyons Development, Curt Gordon

Location: Generally located east of Southern Pkwy and North of Desert Sky Pkwy

General Plan: PD (Planned Development) PD-8 (8 Dwelling Units per Acre)

Existing Zoning: |PD-R (Planned Development Residential)

North | PD-R (Planned Development Residential)

Surrounding South | PD-R (Planned Development Residential)
Zoning:

East PD-R (Planned Development Residential)

West PD-R (Planned Development Residential)

Land Area: Approximately 13.23 acres
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BACKGROUND:

This application proposes a zoning map amendment for approximately 13.23 acres,
changing the zoning designation from PD-R (Planned Development Residential) to R-1
(Single-Family Residential with no minimum lot size requirement and a 40-foot minimum
lot width/frontage).

The subject property was originally designated PD-R as part of the Desert Canyons Zone
Plan, which was approved by the City Council on July 16, 2009. The Zone Plan
encompassed approximately 2,432 acres and established a variety of Zzoning
designations throughout the development area. A Development Agreement was approved
in conjunction with the Zone Plan. As part of the current application, amendments to both
the Desert Canyons Zone Plan and the Desert Canyons Zoning Map are proposed to
reflect the requested zoning change.

The proposed R-1 zoning district is a recently adopted residential zone that was
recommended for approval by the Planning Commission in February 2026 and
subsequently approved by the City Council on March 25, 2026. The R-1 zone provides
flexibility in lot sizes by eliminating a minimum lot area requirement. However, because
the property's underlying General Plan land use designation is PD (Planned Development)
PD-8, development within the R-1 zone is subject to a minimum lot frontage of 40 feet
and a maximum residential density of eight dwelling units per acre.

ZONE PLAN AMENDMENTS:

Section 3.1.F This section of the Desert Canyons Master Plan is updated to include the
recently adopted R-1 zone adopted in 2026 by the City of St. George as follows (changes
italicized and underlined in green text).

F. Neighborhood 3 medium and high-density residential uses are located in
the easternmost part of the planning area east of the future Southern Parkway with
neighborhood-serving amenities such as parks, a school, and commercial areas
integrated within the neighborhood. This area connects to a planned town center near
interchange #7. This neighborhood will carry the zoning designations of R-1, R-3, R1-10,
and PD Residential (8 upa)...

Section 3.1. LAND USE SUMMARY. See the attached Land Use and Open Space
Summary table (Table 3.2, Desert Canyons Zoning Designation) for Desert Sky Zone
Change dated 6.11.26 including the R-1 zone adopted in 2026 by the City of St. George
as follows (changes italicized and underlined and circled in green).
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REVISION 06/11/2026 (DESERT SKY R-1 ZONE CHANGE)

Table 3.2 (Revised Addendum #4)
DESERT CANYONS ZONING DESIGNATION SUMMARY

Note: Items in bold italic are adjustments realized since previous update: They may affect totals.

Desert Canyons Gross Area 2290.32 Acres
Total Dwellig Units 6317 Units

RESTRICTED DEVELOPMENT AREAS

Flood Way (modified) 111.6 Acres

DESERT CANYONS ZONE AREAS

Residential Zones

(this area does not count toward open space)

@RIy ( 13.2§ JAcres

R1-12 63.39|Acres

R1-10| 385.574|Acres

R1-7 27.34|Acres

R-3 88.88|Acres

PD-8| (533.43)Acres

—~————
PD-12 119.35|Acres

PD-R 12.401|Acres

Sub Total Residential Zones| 1230.365|Acres

Open
Open Space
Space % Area
15 16‘99\ *May include open space off parcel
15% 9.51[*May include open space off parcel
15% 57.84|*May include open space off parcel
15% 4.10|*May include open space off parcel
15% 13.33|*May include open space off parcel
30% 160.03|May include front yards
30% 35.81|May include front yards
30% 3.72|May include front yards
284.33|Residential Open Space

Mixed Use Zones

| CRM|  315.66]Acres

Resort Zone

| R-1|  130.41[Acres

Commercial and Industrial Zones

AVI| 115.62 |Acres

ASBP| 275.72 |Acres

C-2 64.66 |Acres

Sub Total Commercial/Industrial| 456.00 |Acres

| 25% |  78.92|Mixed Use Open Space
| 25% | 32.60|Resort Open Space
25% 28.91
25% 68.93
25% 16.17
114.00|Comm. & Indust. Open Space

May inlcude Parking lots etc.

509.85|Total Required Open Space

Open Space
| 05| 143.325 |Acres 0% | |
Total All Areas 2275.76 Acres
DENSITY CALCULATION
Total Units 6317 Units

Total Residential Land Area 1546.025 Acres
Total Attributable Open Space 137.14 Acres

Overall Density 3.75 units per acre
PARKS CALCULATION
Population Factor 2.5 persons per unit
Projected Population  15792.5 people
**4 acres per 1000 population 63.2 Acres
OPEN SPACE BREAKDOWN

Predesignated Open Space 148.88
Open Space Zone 137.14
286.02

223.83 *Undesignated Open Space

*In addition to the Open Space shown on the plan, Open Space may consist of any of the following; Golf Course,
Parks, Natural Parks, Natural Open Space, Trails & Trail Corridors, Flood Plane outside floodway.

** The actual quantity of park land calculated for the projet shall be based upon the residential subdivision plats

submitted and approved by the City.
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Desert Canyons Zoning Map Amendment:

5
™" DESERT SKYR-1
ZONE CHANGE

NOTICING:

Notice letters were sent to property owners within a 500 ft. radius of the rezone and
notices were posted in three (3) public places on the City website, State website, and on
the bulletin board in the City.

RECOMMENDATION:
Staff recommends approval of this zone change for Desert Sky.

ALTERNATIVES:
1. Recommend approval as presented.
2. Recommend denial.
3. Continue the proposed zone change amendment to a specific date.

POSSIBLE MOTION:

‘I move that we forward a positive recommendation to the City Council for the zone
change for Desert Sky, case number 2026-ZC-012, based on the findings listed in the
staff report.”
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FINDINGS FOR APPROVAL.:

1.

That the proposed zone change still lines up with the PD (Planned Development)
PD-8 (8 Dwelling Units per Acre) designation in the General Plan, and it gives a
little more flexibility on lot sizes while staying within the expected density.

That this zone change is a continuation of what was already anticipated with the
original PD zoning, where the details were anticipated to be worked out later
through plats and follow-up approvals.

That the surrounding area already has a mix of residential zones, so moving to R-
1 here isn’t introducing anything out of character with what’s already there.

That shifting to the R-1 zone should make it easier to design and phase the
subdivision, with the understanding that the plat process will still work through
specifics like layout, access, and infrastructure.

That the water demand of this development will not be any more intensive than the
already approved zoning as the maximum amount of dwelling units per acre will
remain the same.

That the proposed project will not negatively impact the health, stability, and/or

formation of families within the City.
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Exhibit A
Applicant Narrative

Desert Canyons Zone Application
Addendum #4

6/11/26

The Desert Canyons Development zone change application consisted of an 82-page binder that
detailed the zoning application for a 2432-acre master planned community.

The purpose of this addendum is to update and document changes to the plan. Upon final
action by the city council, the items contained in this addendum will be integrated into a final
zoning document for the Desert Canyons Master Plan.
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Exhibit B
PowerPoint Presentation
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Section 3.1.F This section of the Desert Canyons Master Plan i1s updated to include the
recently adopted R-1 zone adopted in 2026 by the City of 5t. George as follows (changes
italicized and underlined in green text).

F. Neighborhood 3 medium and high-density residential uses are located in
the easternmost part of the planning area east of the future Southermn Parkway with
neighborhood-serving amenities such as parks, a school, and commercial areas
integrated within the neighborhood. This area connects to a planned town center near
interchange #7. This neighborhood will carry the zoning designations of B-1, R-3. R1-10,
and PD Residential (& upa)...

Section 3.1. LAND USE SUMMARY. See the attached Land Use and Open Space
summary table (Table 3.2, Desert Canyons Zoning Designation) for Desert Sky Zone
Change dated 6.11.26 including the RE-1 zone adopted in 2026 by the City of St. George
as follows (changes italicized and underlined and circled in green).

Zone Plan Amendments




esert Canyons Gross Area

Table 3.2 (Addendum #3)

2289.06 Acres

DESERT CANYONS ZONING DESIGNATION & OPEN SPACE SUMMM,
April, 2009

otal Dwellig Units 6317 Units
ESTRICTED DEVELOPMENT AREAS
Flood Way (maodified) 111.5 Acres (this area does not count toward open spac
ESERT CANYONS ZONE AREAS
Open Open Space
Residential Zones Space % Area
[ i R1-12] 63.77lAcres | 15% 5.57| *May include opi
R1-10 479.45/Acres | 15% 71.92|*May include opi
[ R-3| '88.88| Acres 13 pay include opi
r ) PD-8 550.66|Acres 30% 165.2| May inlcude fron
PD-12 119.35|Acres ‘ 30% 35,81/ May inlcude fran
|7 Sub Total Residential Zonﬁe_s ~ X_}OZ.L\ Acres ] 295.82|Residential Oper
Mixed Use Zones ~
cAM[  264.87[Acres | 25% 56.22)Mixe Use Open §
Resort Zone
R-1]  13041facres | 25% | 32.60|Resort Open Spa
Commercial and Industrial Zones
[ AVI | 118.26[Acres | 25% 29.57
O n e a n = ASBP|  295.49|Acres 25% 73.87
c-2| 33.61|Acres | 25% 8.40|
Sub Total Commercial/Industrial | 447.36|Acres 111.84|Comm. & Indust
May inlcude parl
Open Space Zones
Amendments TR

I

144.31|Total Plan Open Space

Total All Areas

DENSITY CALCULATION
Total Units
otal Residential Land Area

Total Attributable Open Space
Overall Density

PARKS CALCULATION ESTIMATE
Population Factor
Projected Population

**4 acres per 1000 population

PPEN SPACE BREAKDOWN
Predesignated Open Space
Open Space Zone

! Natural Parks, Natural Open Space, Tra

{a

submitted and approved by the City.

2289.06

6317

1566.98 Acres
137.14 Acres

Units

3.71 units per acre

2.5 persons per unit
15792.5 people

63.2 Acres

148.88
137.14
286,02

Total Requirec C

Community P,
Lacal and Neighborhood P

Natrual Parks & T

220.46 *Undesignated Open Space

*Inaddition to the Open Space shown on the plan, Open Space may consist of any of the following; Golf Course,
, Storm Water Detenticn Basins, ete.

* * The actual quantity of park land calculated forthe project shall be based upon the residential subdivision plats

REVISION 06/11/2026 (DESERT SKY R-1 ZONE CHANGE)
Table 3.2 (Revised Addendum #4)

DESERT CANYONS ZONING DESIGNATION SUMMARY

Note: items in bold italic are adjustments realized since previous update: They may affect totals,

(this area does not count toward open space)

*May Include open space off p:
*May include open space off p:
*May include open space off pq
*May Include open space off p
*May Include open space off p:
May include front yards
May indude front yards
May include front yards
Residential Open Space

] 78.92]M|xed Use Open Space

[ ]2.60]Reso¢1 Open Space

Desert Canyons Gross Area 2290.32 Acres
Total Dwellig Units 6317 Units
RESTRICTED DEVELOPMENT AREAS
Flood Way (modified) 111.6 Acres
DESERT CANYONS ZONE AREAS
Open
Open Space
Residential Zones Space % Arca
RAp (2326 pAcres 15 (199
R1-12 63.39|Acres 15% 9.51
R1-10] 385.574|Acres 15% 57.84
R1-7 27.34|Acres 15% 4.10
R-3 838.88|Acres 15% 13.33
PD-8| (53343 Acres 30% 160.03
PD-12 119.35|Acres 30% 35.81
PD-R 12.401 |Acres 30% 3.72
Sub Total Residentlal Zones| 1230.365|Acres 284.33
Mixed Use Zones
caM|  315.66[Acres | 25%
Resort Zone
{ R1|  13041facres | 25%
Commercial and Industrial Zones
AVI| 11562 |Acres 25% 28.91
ASBP| 275.72 |Acres 25% 68.93
C-2 64.66 |Acres 25% 16.17
Sub Total Commercial/industrial]  456.00 |Acres 114.00
Open Space
| 05| 243.325[Acres | 0% | |

Total All Areas

DENSITY CALCULATION
Total Units
Total Residential Land Area
Total Attributable Open Space
Overall Density

PARKS CALCULATION
Population Factor
Projected Population
**4 acres per 1000 population

OPEN SPACE BREAKDOWN
Predesignated Open Space
Open Space Zone

2275.76

6317
1546025
137.14

Acres

Unts
Acres
Acres

3.75 units per acre

2.5 persons perunit

15792.5 people

63.2

148,88
137.14
286.02

Acres

Comm. & Indust. Open Space
May inlcude Parking lots etc

To’.al Required Open Space

223.83 *Undesignated Open Space

*In addition to the Open Space shown on the plan, Open Space may consist of any of the following; Golf Course,
Parks, Natural Parks, Natural Open Space, Trails & Trail Corridors, Flood Plane outside floodway

** The actual quantity of park land calculated for the projet shall be based upon the residential subdivision plats

submitted and approved by the City.
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Development Agreement Amendments

Definitions section

“Zone Plan™ means and refers to the City-approved Desert Canyons Area Zone Plan
Application, Version 1, dated October 1, 2007, together with Addendum #1 thereto, dated November
20, 2007, and Addendum #2 thereto, dated February 2008, Addendum #3 thereto, dated Apnil 2008,
and Addendum #4 thereto, dated August 2026 as the same may be further amended through the
normal zone change process, all of which are incorporated and made a part of this Agreement by
reference as Exhibit “D* hereto.

7. General Obligations

7.5.1 Master Plan to Control Open Space. The designation of open space shall be in
accordance with the Master Plan of the Planned Community. Each Planning Area shall comply on an
individual basis with open space requirements as outlined in City Code and this Development
Agreement. Exhibit “C” sets forth the amount of open space required for the project and in each
respective zone. City and Developer agree that the total amount of open space for the Planned
Community required by the Zoming Regulations, 1s 50648 509 85 acres as more particularly
identified on Exhibit “C hereto.

EXHIBITD
Desert Canvons Area Zone Plan

The Desert Canyons Area Zone Plan consists of the Desert Canyons Area Zone Plan Applica-
tion, Version 1, dated October 1, 2007 (contained in a separate binder), together with Adden-
dum #1 thereto, dated November 20, 2007 (contained in a separate bound folder), Addendum
#2 thereto, dated February 2008, (contained in a separate bound folder) Addendum #3 thereto,
dated April, 2009 (contained in a separate bound folder), and Addendum #4 thereto dated

Aungust 2026 (contained in a separate bound folder) all of which are incorporated herein by
this reference as if fully set forth herein.



“I move that we forward a
positive recommendation to
the City Council for the zone
change for Desert Sky, case

number 2026-ZC-012,
based on the findings listed
In the staff report.”

“I move that we forward a
positive recommendation to
the City Council for the
Development Agreement
Amendment for Desert
Canyons, case number 2026-
DAA-001, based on the
findings listed in the staff
report.”



St.George ITEM 5

Community Development

Development Agreement Amendment
PLANNING COMMISSION AGENDA REPORT: 07/14/2026

Desert Canyons Development Agreement Amendment
Development Agreement Amendment (Case No. 2026-DAA-001)

Request: Consider a request to amend sections of the Desert Canyons Development
q ’ Agreement to include the R-1 Zone.
Applicant: Desert Canyons Development, Curt Gordon
BACKGROUND:

The Desert Canyons Development Agreement and its associated Zone Plan were
approved by the City Council on July 16, 2009.

The applicant is now proposing a zoning change for a 13.23-acre property from PD-R
(Planned Development Residential) to R-1 (Single-Family Residential with no minimum
lot size requirement and a 40-foot minimum lot width/frontage). This proposal
necessitates an amendment to the existing Development Agreement to include the R-1
zoning designation in the agreement and attached exhibits.

DEVELOPMENT AGREEMENT AMENDMENTS:
Definitions section

“Zone Plan” means and refers to the City-approved Desert Canyons Area Zone Plan
Application, Version 1, dated October 1, 2007, together with Addendum #I thereto, dated November
20, 2007, and Addendum #2 thereto, dated February 2008, Addendum #3 thereto, dated April 2008,
and Addendum #4 thereto, dated August 2026 as the same may be further amended through the
normal zone change process, all of which are incorporated and made a part of this Agreement by
reference as Exhibit “D” hereto.

7. General Obligations

7.5.1 Master Plan to Control Open Space. The designation of open space shall be in
accordance with the Master Plan of the Planned Community. Each Planning Area shall comply on an
individual basis with open space requirements as outlined in City Code and this Development
Agreement. Exhibit “C” sets forth the amount of open space required for the project and in each
respective zone. City and Developer agree that the total amount of open space for the Planned
Community required by the Zoning Regulations, is 586-48 509.85 acres as more particularly
identified on Exhibit “C”hereto.




PC 2026-DAA-001
Desert Sky
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** Please note changes are circled in green

EXHIBIT C
Desert Canyons Zoning Designation and Open Space Summary

REVISION 06/11/2026 (DESERT SKY R-1 ZONE CHANGE)
Table 3.2 (Revised Addendum #4)
DESERT CANYONS ZONING DESIGNATION SUMMARY
Note: Items in bold italic are adjustments realized since previous update: They may affect totals.
Desert Canyons Gross Area 2290.32 Acres
Total Dwellig Units 6317 Units
RESTRICTED DEVELOPMENT AREAS
Flood Way (modified) 111.6 Acres (this area does not count toward open space)
DESERT CANYONS ZONE AREAS
Open
Open Space
Residential Zones Space % Area
g
(R-2)| C 13.26 [)cres 15 (1.99)*May include open space off parcel
R1-12 33.39 Acres 15% .51|*May include open space off parcel
R1-10| 385.574|Acres 15% 57.84|*May include open space off parcel
R1-7 27.34|Acres 15% 4.10|*May include open space off parcel
R-3 88.88|Acres 15% 13.33|*May include open space off parcel
PD-8 (533.9 Acres 30% 160.03(May include front yards
PD-12 119.35|Acres 30% 35.81|{May include front yards
PD-R 12.401|Acres 30% 3.72|May include front yards
Sub Total Residential Zones| 1230.365|Acres 284.33|Residential Open Space
Mixed Use Zones
[ CRM|  315.66[Acres | 25% [  78.92|Mixed Use Open Space
Resort Zone
[ R-1| 13041[Acres | 25% |  32.60|Resort Open Space
C cial and Industrial Zones
AVI|  115.62 |Acres 25% 28.91
ASBP| 275.72 |Acres 25% 68.93
C-2 64.66 |Acres 25% 16.17
Sub Total Commercial/Industrial|  456.00 |Acres 114.00|Comm. & Indust. Open Space
May inlcude Parking lots etc.
Open Space
[ 0s| 143.325|Acres | 0% | |
Total All Areas 2275.76 Acres 509.85|Total Required Open Space
DENSITY CALCULATION
Total Units 6317 Units
Total Residential Land Area 1546.025 Acres
Total Attributable Open Space 137.14 Acres
Overall Density 3.75 units per acre
PARKS CALCULATION
Population Factor 2.5 persons per unit
Projected Population  15792.5 people
**4 acres per 1000 population 63.2 Acres
OPEN SPACE BREAKDOWN
Predesignated Open Space 148.88
Open Space Zone 137.14
286.02
223.83 *Undesignated Open Space
*In addition to the Open Space shown on the plan, Open Space may consist of any of the following; Golf Course,
Parks, Natural Parks, Natural Open Space, Trails & Trail Corridors, Flood Plane outside floodway.
** The actual quantity of park land calculated for the projet shall be based upon the residential subdivision plats
submitted and approved by the City.




PC 2026-DAA-001
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EXHIBIT D
Desert Canyons Area Zone Plan

The Desert Canyons Area Zone Plan consists of the Desert Canyons Area Zone Plan Applica-
tion, Version 1, dated October 1, 2007 (contained in a separate binder), together with Adden-
dum #1 thereto, dated November 20, 2007 (contained in a separate bound folder), Addendum
#2 thereto, dated February 2008, (contained in a separate bound folder) Addendum #3 thereto,
dated April, 2009 (contained in a separate bound folder), and Addendum #4 thereto dated
August 2026 (contained in a separate bound folder) all of which are incorporated herein by
this reference as if fully set forth herein.
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RECOMMENDATION:
Staff recommends approval of this Development Agreement Amendment for Desert
Canyons.

ALTERNATIVES:
1. Recommend approval as presented.
2. Recommend denial.
3. Continue the proposed zone change amendment to a specific date.

POSSIBLE MOTION:

‘I move that we forward a positive recommendation to the City Council for the
Development Agreement Amendment for Desert Canyons, case number 2026-DAA-001,
based on the findings listed in the staff report.”

FINDINGS FOR APPROVAL.:
1. That the proposed amendments will not negatively impact the health, stability,

and/or formation of families within the City.

2. That the proposed amendments are an appropriate addition to the Desert
Canyon Development agreement, the R-1 zone fits well with the other zoning
designations and general plan designations included in the current agreement.
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Exhibit A
Development Agreement



When Recorded Return to:
City of St. George
Attr: Legal Department
175East 200 No<h
St. George, Utah 84770
DEVELOPMENT AGREEMENT

FOR
DESERT CANYONS

This DEVELOPMENT AGREEMENT (herein “Agreement”) is entered into this
day of , 2009, by and between Desert Canyons Development, Inc., a Utah
corporation, ( “Developer”) and the City of St. George, a municipal corporation and political
subdivision of the State of Utah (herein “City”) for the land to be included in or affected by the project
known as “Desert Canyons” (herein the “Planned Community™).

RECITALS

WHEREAS, Developer has real property located within the city limits of the City,
which is described in Exhibit “A” hereto (herein “Development Property”); and

WHEREAS, Developer's predecessor-in-interest in the Development Property,
Luecadia Financial Corporation, and City entered into a Memorandum of Understanding (herein
“MOU”) dated July 16, 1998, herein incorporated as Exhibit “B”, with respect to the
development of the Development Property; and

WHEREAS, Developer has succeeded to all of Leucadia's rights under the MOU
in accordance with the terms of Article 10 thereof; and

WHEREAS, Developer is contemplating the development of the Development
Property for residential, commercial and industrial purposes; and

WHEREAS, City and Developer desire public streets, Rails, parks, water features,
public buildings and open space within the Planned Community; and

WHEREAS, City and Developer will be engaged in construction and
development on land adjacent to and within the Planned Community in concurrent time frames,
and the parties agree to cooperate in order to reduce interference when installing utilities
extensions and timing of improvements; and

WHEREAS, Developer is willing to dedicate to City a portion of the
Development Property for public roads (consistent with the terms of the MOU)), trails, parks and
open space and make certain improvements on the Development Property in a manner that is in
harmony with the objectives of City's approved and adopted zoning regulations and related
general zoning plan and long-range development objectives and which addresses the more
specific planning issues set forth in this Agreement; and



WHEREAS, Developer and City anticipate that the development of the Planned
Community will take place over the course of several years, therefore Developer and City shall
meet on or before the five year anniversary from the date of the execution of this Agreement to
discuss what changes, if any, need to be made to the Development Agreement. At that meeting
the parties’ discussion will include, but not be limited to, a review of whether conditions set forth
in the agreement have been met; and

WHEREAS, City, acting pursuant to its authority under UTAH CODE
ANNOTATED 10-9a-101, et seq. and its ordinances, resolutions, and regulations and in
furtherance of its land use policies, has made certain determinations with respect to the proposed
Planned Community, and, in the exercise of its legislative discretion, has elected to approve this
Agreement;

NOW, THEREFORE, in consideration of the mutual covenants and conditions
contained herein, the parties agree as follows:

L Recitals. The Recitals above are hereby incorporated into this Agreement.

2 Definitions. “Agreement’ means and refers to this Development Agreement for
Desert Canyons between Developer and City with respect to the Planned Community.

“City” means and refers to the City of St. George, a municipal corporation and
political subdivision of the State of Utah.

“Circulation Plan” means and refers to the road circulation plan set forth as
Exhibit 4.1 to the Zone Plan.

“Developer” means and refers to the initial owner of the Planned Community,
who is anticipated to create the Planning Areas and convey the same, through sale or otherwise,
to the Secondary Developers. This definition extends to successors and assigns of
Developer, provided such successors and assigns acquire all of the rights to the master
development of the Planned Community which are currently held by Developer.

“Development Property” means and refers to the parcels of real property located
in St. George, Washington County, State of Utah, which are subject to this Agreement and which
are more particularly described with the legal descriptions set forth in Exhibit “A” hereto,

“Engineering Drawings” means and refers to the detailed onsite and/or offsite
plans for roadway improvements and underground utilities with respect to each Planning Area or
Secondary Phase to be developed within the Planned Community.

“Impact Fee Credits” means and refers to credits for impact fees granted by City
pursuant to this Agreement.

“Master Association” means and refers to an association that shall be created by
Developer consisting of Developer and/or some or all of the private owners of lots and parcels in
the Planned Community which will have the responsibility of enforcing the Master Declaration.
“Sub-associations” or *neighborhood associations” may also be created with respect to the

2



distinct Planning Areas and/or Secondary Phases of the Planned Community, and shall be subject
to the Master Association.

“Master Declaration” means and refers to a declaration of covenants, conditions
and restrictions for the residential and commercial portions of the Planned Community which
shall be created by Developer and recorded in the Washington County Recorder's Office with
respect to the entire Planned Community. The Master Declaration shall set forth the rights and
obligations of Developer, the Secondary Developers, the Master Association, and the individual
owners in the Planned Community with respect to one another, and may establish a lien for the
collection of assessments and serve other purposes common lo declarations in similar project.
Other ““sub-declarations” may also be recorded with respect to the distinct Planning Areas and/or
Secondary Phases of the Planned Community, but all shall be subject to the Master Declaration.

“Master On-site Improvements” means and refers to all sewer, storm and culinary
water, natural gas, underground utility systems, streets, streetscapes, curbs and gutters,
bridges, traffic control devices, sidewalks, parks, trails, or other improvements which are
developed within the boundaries of the Planned Community, but outside the boundaries of the
distinctively defined Planning Areas. Such improvements include, but are not limited to, any
improvements which are common to two or more Planning Areas.

“MOU” means and refers to that certain Memorandum of Understanding dated
July 16, 1998, with respect to the development of the Development Property, by and between,
Leucadia Financial Corporation (Developer's predecessor-in-interest in the Development
Property) and City, which is incorporated into the Agreement by reference as Exhibit “B”
hereto.

“Open Space” means and refers to land within the Development Property which
shall not be used for %e construction of dwelling units, commercial buildings, or other similar
structures, which may be either privately owned by Developer, Secondary Developers or the
Master Association, or dedicated to and owned by City. This Open Space is more fully
described in Exhibit “C” attached hereto and incorporated herein.

“Phasing Plan” means and refers to the residential and commercial phasing plan
set forth as Exhibit 6.1 to the Zone Plan. The alpha numeric designations shown on the plan are
for convenience in describing the various areas of development phasing and do not reflect any
particular order of progress.

“Planned Community” means and refers to the project known as “Desert
Canyons,” anticipated to be developed upon the Development Property pursuant to the terms of
this Agreement and the Zone Plan.

“Planning Area” means and refers to a defined parcel of land within the Planned
Community which is to be created and established by a Record of Survey, approved by City,
which Record of Survey and deed or deeds consistent with the same will be filed for public
record in the office of the Washington County Recorder. As used herein the term “Planning
Area” includes Sub-Planning Areas as the same may be created from time to time. The general



layout of the initial Planning Areas anticipated to be created within the Planned Community is
depicted in the Phasing Plan.

“Preliminary Engineering Drawings” means and refers to preliminary engineering
drawings as described in Section 7.3.

“Record of Survey” means and refers to each record of survey prepared by
licensed engineers and suitable for recording setting forth metes-and-bounds descriptions of
Planning Areas.

“Required Open Space” means and refers to the total amount of open space for
the Planned Community required by the Zoning Regulations, which City and Developer agree is
506.48 acres and which is more particularly identified on Exhibit “C” hereto.

“Secondary Developer” means and refers to an individual or entity that submits a
subdivision plat for approval for the development of a Planning Area or a smaller portion thereof
(a Secondary Phase). Developer and/or any third party developer which is a successor-in-interest
to Developer in a given Planning Area may be a Secondary Developer for purposes of this
Agreement.

“Secondary On-site Improvements” means and refers to all sewer, storm and
culinary water, natural gas, underground utility systems, streets, curbs and gutters, sidewalks,
bridges, traffic signals, parks, nails, or other improvements which are required to be developed
within the boundaries of each of the distinctive Planning Areas in the Planned Community, as a
condition of approval and permitting of development of individual Planning Areas or Secondary
Phases, as set forth in this Agreement.

“Secondary Phase” means and refers to a portion of any given Planning Area for
which a Secondary Developer files a plat for development approval.

“Sub-Planning Area” means and refers to a defined parcel of land within a
Planning Area, or within another “Sub-Planning Area,” that is created and established by a
Record of Survey, approved by City, and the Record of Survey and deed or deeds consistent
with the same filed for public record in the office of the Washington County Recorder.

“Zone Plan” means and refers to the City-approved Desert Canyons Area Zone
Plan Application, Version 1, dated October 1, 2007, together with Addendum #1 thereto, dated
November 20, 2007, and Addendum #2 thereto, dated February 2008, Addendum #3 thereto,
dated April 2008, and Addendum #4 thereto, dated August 2026, as the same may be further
amended through the normal zone change process, all of which are incorporated and made a part
of this Agreement by reference as Exhibit “D” hereto.

“Zoning Regulations” means and refers to City's zoning regulations and related
general zoning map or plan, as the same may be amended from time to time.

3. Development Property. The legal description of the Development Property is set
forth in Exhibit “A” hereto and incorporated with this reference. No additional property may
be




added to the Development Property for the purposes of this Agreement except by written
amendment to this Agreement executed and approved by Developer and City.

4. Vested Rights and Reserved Legislative Powers. With the adoption of the Zone
Plan by City and the recording for public record of this Agreement, Developer's right 10 develop
the Planned Community as described herein and in accordance with the Zone Plan is hereby
vested, subject to the provisions hereof allowing for modification of specific requirements as
development of the Planned Community progresses toward completion. The parties intend that
the rights granted to Developer and the entitlements for the Planned Community under this
Agreement and in the Zone Plan are both contractual and provided under the common law
concept of vested rights. Nothing in this Agreement shall limit the future exercise of the police
power by City in enacting zoning, subdivision, development, transportation, environmental, open
space and related land we plans, policies, ordinances and regulations after the date of this
Agreement, provided that the exercise of such power and the enactments of such plans, policies,
ordinances and regulations shall not restrict Developer's vested rights to develop the Planned
Community as provided herein or alter or modify to Developer's detriment Developer's rights
under this Agreement. Nothing in this Agreement shall limit Developer's right to seek and
obtain zoning changes and variances with respect to any part of the Development Property. This
Agreement is not intended to and does not bind the city council of City in the independent
exercise of its legislative discretion with respect to its Zoning Regulations, except to the extent
specifically covenanted as set forth herein. The provisions of this Agreement by recording
shall run with the land to the benefit and burden of the Development Property.

5. Developer's md Secondary Developer's Obligations Comprehensive; Right to
Change Zone Plan and Zoning: Compliance with City Design and Construction Standards.
The obligations of Developer described by this Agreement and the Zone Plan are intended to
be comprehensive of all obligations required of Developer by City. Developer may carry out
the development of the Planned Community in accordance with the Zone Plan, subject to the
terms of this Agreement, and may change the Zone Plan or the zoning with respect to one or
more Planning Areas from time to time with City's approved through the normal zone change
process. Developer acknowledges and agrees that, unless expressly stated otherwise, nothing
in this Agreement shall be deemed to relieve it from the obligation to comply with all
applicable laws and requirements of City necessary for development of the Planned
Community, including the payment of fees and compliance with City's design and
construction standards for public improvements which are approved at the time of construction,
subject to Impact Fee Credits and allowances as may otherwise be set forth herein.

6. Time for Construction and Completion of the Planned Community, Except as
otherwise provided in this Agreement, the schedule for commencement, construction, phasing,
order of phasing, and completion of any and all development of the Planned Community shall be
at Developer’s discretion, but subject to any time restrictions provided by law, including the
requirement under City Code 10-8-5J that PD zones expire and revert to the previous zone after
18 months if no building permit has been obtained for the zone or unless a final plat is recorded.
However, Developer may submit up to three (3) written requests, as needed, to the City
requesting administrative renewals each for an 18 mom time period for the PD Zone and the
City may, in its reasonable discretion, grant such administrative renewals without additional
fees




or hearings for such renewals. In the event that Developer fails to meet any deadlines required
by law, Developer may submit a new application for the renewal of such a permit.

7. General Obligations

7.1 Minor Subdivisions. At Developer's option, one or more of the several
Records of Survey required to divide the Development Property into Planning Areas (and
Planning Areas into Sub-Planning Areas, and so forth) may be submitted to City for approval
pursuant to the exemption from plat requirements found in Utah Code Ann. § 10-9a-605(1)
(2007) and St. George City Code § 11-4-5. The Planning Areas are anticipated to be offered for
sale or lease by Developer, and to be purchased or leased by Secondary Developers, which will
subsequently take each Planning Area or distinct Secondary Phase within a given Planning
Area individually through the subdivision approval process with City. A Planning Area may
consist of two or more Secondary Phases in the event a Secondary Developer determines to seek
subdivision approval of the Planning Area in multiple phases.

7.2 Records of Survey. City and Developer shall cooperate in the
development and approval of Records of Survey intended for the division of the Development
Property into distinct Planning Areas pursuant to the Phasing Plan. Each Record of Survey for
a Planning Area shall identify the location of the public roadways servicing the Planning Area
and, to the extent applicable to the Planning Area, within the Planned Community but outside
the Planning Area. Additionally, each Record of Survey for a Planning Area shall identify the
location of all section corner monuments, local monuments, United States Geological Survey
(USGS) triangulation monuments (if any within the area), and National Oceanic
Administration Association (NOAA) elevation monuments. All section corner monuments are
required to be tied in and adjusted to the City of St. George Horizontal Control Network (HCN)
survey, approved by the St. George City Surveyor as required by the City HCN Ordinance (St.
George City Code 9-11-1). All monuments existing within the proposed area for development
shall be referenced out by professional land surveyors and approved by St. George City and
Washington County Surveyors. Monument records shall be filed with the Washington County
Surveyors Office for each monument visited pertaining to the Record of Survey. Subdivision
plats shall meet the same requirements as the Record of Survey, except they shall be recorded
with the Washington County Recorder's Office. After recording, each Record of Survey may
be amended with the filing of an appropriate amendment thereto and deeds reflecting the same.
The approval of City shall only be required to amend the Record of Survey in the event that
parcels to be dedicated to City are affected by the amendment. Each Record of Survey shall
also contain a data grid with information regarding the acreage of open space, and
undevelopable area for each Planning Area.

7.3 Engineering Drawings. City and Developer shall cooperate in the
development of Engineering Drawings for public roads, adjacent trails and utilities to service the
Planned Community. The Engineering Drawings prepared with respect to each public road shall
contain construction standards at a level sufficient to ensure consistent quality throughout the
development phases of the Development Property. Developer shall comply with all standard
City approval procedures for final Engineering Drawings. However, Preliminary Engineering
Drawings shall be prepared in conjunction with Planning Area Records of Survey for the
purpose of defining roadway alignments, roadway right of way dedication plats, cost estimates,
and




assuring compliance with hillside ordinance requirements. Preliminary Engineering Drawings
shall reflect compliance with general utility requirements and show in general terms the public
infrastructure improvements proposed to serve each Planning Area. Preliminary Engineering
Drawings will not need to meet the level of detail or the approval process typical for final
construction drawings nor be subject to review or approval of the Joint Utilities Committee.

7.3.1 Find Plans. All final Engineering Drawings shall be prepared in
accordance with the requirements of City's “Standards for Design and Conduction.” Developer
agrees to designate certain roadways within the project as ninety foot wide rights of way as
shown on the Planned Community circulation plans contained in the Zone Plan. While
Developer agrees to dedicate land for ninety foot wide rights of way, Developer is only required
to plan for the construction of roadway widths that are consistent with the traffic analysis for the
Planned Community. Developer acknowledges that City requires developers to build roadways
for their developments. This requirement shall also apply to Developer. Some Planning Areas
may only require half of the road width (with infrastructure necessary to support two way traffic)
to be built before the rest of the roadway is built. Where feasible, the center two lanes will be
constructed on roadways with planned medians. City shall be responsible for the costs of
oversizing or other alterations in roads where City requests oversizing or alteration over what is
required to meet Developer's plan. Developer and Secondary Developers will not be required to
bond for or build any roadway until the time of recording of the subdivision final plat for the
Planning Area that the roadway services.

7.3.2  Southern Parkway. City acknowledges that, consistent with the
terms of the MOU, Developer will have no responsibility for developing Engineering Drawings
for, or for any costs associated with the planning, development, construction or maintenance of,
the limited access road and interchanges thereon within the Planned Community identified on the
Circulation Plan as the “Southern Parkway,” or any other roads identified in paragraphs 4.2
and 4.3 of the MOU.

7.3.3 Developer Responsibility for Dedications and Improvements.
Except as otherwise provided herein or in the MOU, or as subsequently agreed to by City and
Developer, the dedication of any public road shall not relieve Developer of responsibility for the
completion of all improvements, including, but not limited to, bails, landscape strips and utility
improvement, required to be constructed upon, adjacent to or under such road to service the
Planned Community. City reserves the right to review and accept all such improvements, at
which time City shall assume responsibility for repair, maintenance and upkeep of the
improvements pursuant to accepted City standards only after the one year warranty period
required for all public improvements has expired.

7.3.4 Utility Improvements, Extensions and Oversizing. Certain
improvements and utility extensions or oversizing which shall be designated in each Engineering
Drawing shall be installed on a joint and cooperative basis by City and Developer or Secondary
Developer to avoid conflicts in construction and to achieve economies of scale. Developer's or
Secondary Developer's engineer(s) and City's representative(s) shall meet together in the
development phase of each Final Plat and associated Engineering Drawing and ensure that the
improvements and development contemplated therein are coordinated and that to the extent
possible such improvements are developed in cooperation, and the allocation of costs for such
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improvements is on a fair and reasonable basis, consistent with existing law, the other provisions
of this Agreement, and other agreements for sharing costs of power, water, sewer and other
improvements between and among City, Developer, Secondary Developers and third parties, if
any. City shall be responsible for the costs of oversizing or other alterations in roads and utilities
where City requests oversizing or alteration over what is required to meet Developer's plan and
consistent with the policy of upsizing.

7.4 Sale or Lease of Individual Planning Areas. Following approval and
filing for record a Record of Survey and associated deeds creating a Planning Area or Areas
within the Planned Community, Developer may proceed with the sale or lease of the individual
Planning Area(s) so created thereby, to Secondary Developers.

7.5  Open Space. The amount of Open Space within a Planning Area, if any,
shall be indicated in the Record of Survey with respect to such Planning Area, although the
exact location of the Open Space within the Planning Area need not be designated until the
time of preliminary plat approval for such Planning Area. Planned Community Open Space
may either be dedicated to the City or retained by the Developer. Developer may transfer all or
aportion of retained Planned Community Open Space to one or more Secondary Developers
and/or to the Master Association. Any Planned Community Open Space to be dedicated to
City shall be dedicated at such times as subdivision plats are approved for new development in
the Planning Areas. The intent of this provision is to provide Developer and City the
flexibility to determine the final location and boundaries of the Planned Community Open
Space, while still allowing City to have ample review over the final location and boundaries of
the Planned Community Open Space to ensure general compatibility with the Zone Plan and
compliance with City's minimum open space requirements.

7.5.1 Master Plan to Control Open Space. The designation of open
space shall be in accordance with the Master Plan of the Planned Community. Each Planning
Area shall comply on an individual basis with open space requirements as outlined in City Code
and this Development Agreement. Exhibit “C” sets forth the amount of open space required for
the project and in each respective zone. City and Developer agree that the total amount of open
space for the Planned Community required by the Zoning Regulations, is 509.85 acres as more
particularly identified on Exhibit “C’hereto.

7.5.2  Open Space Features. Any credit or benefit given to Developer by
City, or any requirement of City, which is based upon the total amount of Open Space in the
Planned Community or within a given Planning Area, including but not limited to the
requirement to preserve a certain percentage of a given subdivision as open space in accordance
with Zoning Regulations, shall include but shall not be limited to the following features, whether
dedicated to City or retained in common non-public or private ownership: natural open space,
natural parks, community parks, neighborhood parks, local parks, trails, streams, washes,
hillsides, cliff line setbacks, golf courses, and any additional setbacks or frontage on roadways or
along natural features which are voluntary and exceed City requirements or as otherwise recognized by
City ordinance.

7.5.3 Compliance with Hillside Ordinance Requirements. Developer
shall comply with any and all hillside ordinance requirements as outlined in St. George City




Code 10-13A-1 et seq. These requirements shall apply in addition to any open space
requirements.

7.5.4 Public Parks and Trails. Parks and trails shall be established
within the Planned Community according to the following criteria: four acres of park land
shall be established for every 1000 of population within the Planned Community, based on a
residential population factor of 2.5 persons per dwelling unit. Exhibit “C “sets forth an estimate
of the total park and trail areas within the Planned Community. The Planned Community
total park and trail areas include local parks, neighborhood parks, community parks, natural
parks, and trails.

Neighborhood Parks, Natural Parks, and Trails: Developer or Secondary Developer shall
dedicate land to City for neighborhood parks, natural parks, and trails. Such dedications will
occur from time to time as plats for residential subdivisions in the Planned Community are
recorded, with the quantity of land dedicated for parks and trails based on the density of the
proposed subdivision at the time of platting according to the above criteria. In addition to
dedicating land, Developer or Secondary Developer shall construct “basic” neighborhood parks
and nails at its own expense in accordance with the City's Neighborhood Park Design manual
and shall dedicate to the City such constructed trails, and such constructed park facilities that are
over 4 acres in size. Developer or Secondary Developer shall commence construction of the
neighborhood parks and trails no later than the time when 75% of the units in the related
subdivision have been completed. City shall, at its sole discretion, bear the cost of any
enhancements to the parks above and beyond the “basic” park standards. City shall be
responsible to maintain trails and public parks 4 acres and above which are dedicated to City.
Trails dedicated to the City shall consist of Regional Trails 10’ in width and Community Trails
8’ in width. See Exhibit 3.4 Open Space & Trails Plan for the routing of Regional and
Community trails.

Community Park: Developer or Secondary Developer shall dedicate 10 acres of land
within area P-5 shown on Exhibit 3.4 for a community park, or in another location within the
Planned Community suitable for a community park as mutually agreed to by Developer and City.
Such dedication shall occur no later than 5 years from the effective date of this Agreement.
City shall bear the cost of the construction and improvement of the community park. The
timing of the construction of the community park shall be in City's sole discretion. If
Developer or Secondary Developer elects to construct the community park prior to the time the
City desires to construct the community park, then City may execute an agreement with
Developer or Secondary Developer to address the Impact Fee Credits and building of the
community park at that time. In accordance with section 7.33, Developer shall be responsible
for the construction of roadways within the Planned Community including any planned roadway
fronting the Community Park.

7.5.5 Golf Course and Recreation Facilities. Developer may pursue
the design and development of a golf course or other recreation facilities within any zone within
the Planned Community. If developed, all portions of such facilities within the Planned
Community shall count toward Open Space requirements and shall not replace or substitute any
requirement for neighborhood or community parks requirements as outlined in this
Agreement and by applicable City ordinances.
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7.5.6  Monitoring and Reporting Open Space as Development
Progresses. With the filing of each subdivision plat in the Planned Community for approval with
City, Developer, or Secondary Developer filing such plat, shall submit with the same a report on
Open Space which: (a) identifies by map or description the amount of Open Space (and total
acreage of the same) within the subdivision; (b) identifies by map or description the Open Space
(and total acreage of the same) utilized to meet Open Space requirements for plats previously
approved.

7.6 Density of Residential Units. Residential unit densities in each
individual Planning Area are set forth in the Zone Plan.

7.7  Improvement Costs. Developer will bear all on-site development and
improvement costs necessitated by development of the Planned Community, except (i) as
otherwise provided in the MOU, this Agreement, any existing or subsequent cost sharing
agreements or other subsequent agreements between Developer and City, (ii) for those costs that
City customarily or by statute or ordinance bears with respect to development within its
jurisdiction (Developer acknowledges that City handles these matters on a project basis), (iii) for
those costs for which Developer is granted Impact Fee Credits or other allowances, and (iv) for
the costs of any City-requested upsizing or additional capacities or additional improvements, and
(v) for the costs of improvements related to City owned trails, parks, open spaces and public
buildings. However, Developer recognizes that developing without a particular order of progress
puts greater strain on the development of public improvements. Therefore, Developer will
coordinate its development with the construction of roads, utilities, etc., to decrease any potential
strain on the system.

7.7.1 Construction of Master On-site Improvements. Developer may
enter into different types of transactions with Secondary Developers with respect to Planning
Areas, including without limitation sales, development leases or ground leases. As a condition
of such transactions Developer may contractually obligate the Secondary Developer to install,
construct, complete and dedicate all or any portion of the Master On-site Improvements.

The Master On-site Improvements servicing, attributable to and appurtenant to a Planning
Area, as set forth in the Engineering Drawing for such Planning Area, shall be completed
by the Secondary Developer in conjunction with the development of the Planning Area.

7.7.2  Construction of Secondary On-site Improvements. Secondary On-
site Improvements shall be completed and bonded for as required for all other subdivisions in
City and as set forth in City ordinances and standards. Such completion and/or bonding shall be
the responsibility of each individual Secondary Developer in the course of developing individual
subdivisions within the Planned Community.

7.8 Easement and Right of Way Dedication. Except as otherwise provided in
the MOU, this Agreement, or any subsequent agreement between Developer and City, public
easements and public rights of way identified in the Zone Plan shall be granted or dedicated at
no cost to City as a part of the Record of Survey Road Dedication Plat to benefit each Planning
Area in an overall comprehensive plan for the Planned Community. City and Developer shall
grant cross easements as may be required by the Record of Survey for the entire Planned
Community. Developer shall reserve such easements as are reasonably necessary for drainage
of the Planned
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Community's runoff and irrigation tail waters. Such easements shall be located as to minimize
impact on the servient property.

7.9  City Facilities and Landscape Improvements. City will permit and
cooperate in Developer's efforts to ameliorate the landscaping and design impact of City's
irrigation system, water, drainage, and reuse system, including water feature design. In
addition, City will permit and cooperate in Developer's efforts to enhance and improve
landscaping features on any City owned property within Ge Planned Community. To the
extent reserved by Developer, Developer will dedicate to City when appropriate such
easements in locations acceptable to Developer as shall be reasonably necessary to
accommodate City's irrigation system water and reuse system water.

7.10  Impact Fee Reimbursements, City may reimburse Developer or
Secondary Developer for actual costs based on any future agreement between City and
Developer. The City will only build community parks when, at City's sole discretion, the
development of property within the Planned Community has progressed to the point that a
community park is needed. If the Developer elects to build a community park earlier, then the
City may execute an agreement with Developer to address the impact fees and building of the
community park at that time.

7.11  Model Homes and Sales Center. Developer and/or Secondary
Developers may construct model home complexes and sales centers in one or more Planning
Areas. Plans for such shall be reviewed and approved by the Master Association.

7.12  Mineral Extraction and Aggregate Processing. Developer may, on
property owned by Developer or where mineral rights are retained or obtained, throughout the
course of the development of the Planned Community, develop or permit development of one
or more mineral extraction sites and aggregate processing plants on the Development Property
and may sell or utilize the products of such operations within and outside the Planned
Community, subject to permitting requirements for such operations as set forth in City
ordinances and other applicable law.

7.13  Cooperation in Obtaining Available Funding. Developer intends to
explore all available sources of financing for the development of the Planned Community and
completion of the improvements required, including private and public sources, wherever
available. City agrees to cooperate with Developer as needed and consistent with City's best
interests, to assist Developer and to sponsor Developer's requests when appropriate, in
obtaining and using any state, regional or federal funds, including but not limited to grants,
funds, or other monies that may be available or become available for the acquisition,
construction, or maintenance of public facilities within the Planned Community. Furthermore,
without being bound to the creation or implementation of the same, the parties agree to discuss
the possibility of utilizing one or more special improvement districts or other similar public
financing vehicles to finance public improvements within the Planned Community, to the
extent authorized by applicable state law.

7.14  Regulatory Matters. City and Developer shall reasonably cooperate with
respect to compliance with regulatory matters that affect both parties with respect to the
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development of the Planned Community. Other requirements of law and processes typical to the
development process that are not covered by this Agreement are not waived by this Agreement,
but all such processes shall proceed consistent with this Agreement.

8. Miscellaneous.

8.1  Agreement to Run With the Land. This Agreement shall be recorded in
the Office of the Washington County Recorder, shall be deemed to run with the Development
Property, shall encumber the same, and shall be binding on and inure to the benefit of all
successors and assigns of Developer in the ownership or development of any portion of the
Development Property.

8.2  Assignment. This Agreement and each of the provisions, terms or
conditions hereof can be assigned by Developer to another party provided that the
responsibilities and obligations arising hereunder are also assigned.

8.3  NoJoint Venture, Partnership or Third Party Rights. This Agreement
does not create any joint venture, partnership, undertaking or business arrangement between the
parties hereto or any rights or benefits to third parties, except as expressly provided herein.

8.4  Integration. The parties acknowledge and agree that this Agreement does
not supersede the MOU and that the MOU continues to be a valid and binding agreement. This
Agreement, the MOU, the Zoning Application dated October 2007, the Traffic Impact Study
dated October 2007, and in other traffic related correspondence between Developer's
representative (Orth-Rodgers Inc.) and City contain the entire agreement between the parties
with respect to the subject matter hereof and thereof and integrate all prior conversations,
discussions or understandings of whatever kind or nature and may only be modified by a
subsequent writing duly executed and approved by the parties hereto.

8.5  Notices. Any notices, requests, or demands required or desired to be
given hereunder shall be in writing and shall be given using one of the following methods of
delivery: personal delivery, registered or certified mail (in each case, return receipt requested
and postage prepaid), nationally recognized overnight courier (with all fees prepaid), facsimile,
or email. Notices shall be effective upon receipt. Any party giving a notice shall address the
notice to the receiving party at the following addresses:

City: Developer:

City Manager Desert Canyons Development, Inc.
St. George City Hall Attn: Curt Gordon, President

61 S Main Street 113 East 200 North #2

St. George, Utah 84770 St. George, Utah 84770

Email: Fax: 435-688-2277
john.willis@sgcityutah.gov Email:

curt@desertcanyonsdevelopment .com
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With a copy to: With a copy to:

City Attorney Chris Engstrom

St. George City Hall Durham, /ones & Pinegar, P.C.
61 S Main Street 192 East 200 North, Third Floor
St. George, Utah 84770 St. George, UT 84770

Email: Fax: 435-628-1610
ryan.dooley@sgcityutah.gov Email: cengstrom@djplaw.com

Any party may change its address by giving written notice to the other party in accordance with
the provision of this section.

8.6  Governing Law. The laws of the State of Utah govern all matters arising
out of or relating to this Agreement.

8.7  Interpretation. Whenever the context requires, the singular shall include
the plural, the plural shall include the singular, the whole shall include any part thereof. The
provisions of this Agreement shall be constructed as both covenants and conditions in the same
manner as though the words importing such covenants and conditions were used in each separate
provision hereof.

8.8  Successor and Assigns. This Agreement shall bind and inure to the
benefit of the parties hereto and their respective successors and assigns.

8.9  Court Costs. In the event of any litigation between the parties arising
out or related to this Agreement, the prevailing party shall be entitled to an award of reasonable
court costs, including reasonable attorney fees.

8.10  Expenses. Developer and City each shall pay their own costs and
expenses incurred in preparation and execution of and performance under this Agreement,
except as otherwise expressly provided herein. In the event of any action under or related to
this Agreement, with or without suit, the party which is found in default, or the party against
whom a right or forfeiture is successfully asserted, shall pay the costs and disbursements of
such action.

8.11  Waiver. Acceptance by either party of any performance less than required
hereby shall not be deemed to be a waiver of the rights of such party to enforce all of the
terms and conditions hereof. No waiver of any such right hereunder shall be binding unless
reduced to writing and signed by the party to be charged therewith.

8.12  Effective Date. This Agreement shall be effective as of the date filed
for public record in the office of the Recorder for Washington County, Utah.

IN WITNESS WHEREOF, the parties hereunder have executed this Agreement
on the date first written above.

[SIGNATURE PAGE TO FOLLOW]
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CITY of ST. GEORGE:

Jimmie B. Hughes, Mayor

ATTEST:

Christina Fernandez, City Recorder

APPROVED AS TO FORM:
St. George City Attorney

By:

(name)(title)

STATE OF UTAH )
:Ss.
COUNTY OF WASHINGTON )

The foregoing instrument was acknowledged before me this
2026, by Mayor Jimmie B. Hughes as authorized.

NOTARY PUBLIC

[seal]

day of

Residing at:
My Commission Expires:




Developer:
DESERT CANYONS DEVELOPMENT, INC.

By:
Curt Gordon, President
STATE OF UTAH )
:ss.
COUNTY OF WASHINGTON )
The foregoing instrument was acknowledged before me this day of

Curt Gordon the President of Desert Canyons, Inc.

NOTARY PUBLIC

Residing at:
My Commission Expires:

, 2026, by



EXHIBIT A
LEGAL DESCRIPTION



Secs. 25, 26, 27, 34, 35, and 36; T43S, R15W, SLB&M

July 1, 2009

LEGAL DESCRIPTION
Desert Canyons Boundary

Beginning at the Northwest Corner of Section 27, Township 43 South, range 15 West, Salt
Lake Base and Meridian; said point being the POINT OF BEGINNING;

Thence running along the North Section Line of Section 27, South 88°44'29" East, 1,981.30
Feet; thence leaving said Section line South 24°33'54" West, 2,429.64 Feet; thence South
65°26'06" East, 981.62 Feet; thence South 24°02’57" West, 352.26 Feet; thence South
65°48'31° East, 2,007.19 Feet; thence North 24°33'64" East, 3,338.59 Feet; thence South
88°49'13" East, 2,968.49 Feet; thence North 39°22°33" West, 867.31 Feet to a point on the
Northerly Section Line of Section 26; thence running along said Section Line, South 88°49°36”
East, 564.01 Feet to the North One-Quarter Corner of Section 26; thence running along the
North Section Line of Section 26, South 88°52'03" East, 2,641.93 Feet to the Northeast Corner
of Section 26; thence running along the North Section Line of Section 25, South 88°50'19"
East, 2,638.35 Feet to the North One-Quarter Corner of Section 25; thence running along the
North Section Line of Section 25, South 88°50'25" East, 2,638.80 Feet to the Northeast Corner
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West, 2,642.41 Feet to the East One-Quarter Corner of Section 25; thence running along the
East Section Line of Section 25, South 01°11'15” West, 2,311.62 Feet; thence leaving said
Section Line North 88°50°01* West, 658.56 Feet; thence South 01°10'16" West, 330.25 Feet to
a point on the Southerly Section Line of Section 25; thence running along said Section Line,
North 88°50'05” West, 1,975.41 Feet to the South One-Quarter Corner of Section 25; thence
running along the South Section Line of Section 25, North 88°50'05” West, 2,643.07 Feet to
the Southwest Corner of Section 25; thence running along the Easterly Section Line of Section
35, South 01°10°49" West, 2,638.51 Feet to the East One-Quarter Corner of Section 35; thence
running along the East Section Line of Section 35, South 01°34'56" West, 523.65 Feetto a
point on the Utah/Arizona Stateline, said point also being the Southeast Corner of Section 35;
thence running along said Stateline on a line projected between Stateline Monument 31m and
30m, North 88°44'59” West, 3,297.50 Feet to Stateline Monument 30m; thence running said
Stateline North 88°47'01” West, 5,275.91 Feet to Stateline Monument 29m; thence running
along said Stateline North 88°43'59” West, 1,985.51 Feet to the Southwest Corner of Section
34, thence running along the West Section Line of Section 34, North 01°08°39” East, 521.74
Feet to the West One-Quarter Corner of Section 34; thence running along the West Section
Line of Section 34 North 01°10'29" East, 2,639.44 Feet to the Northwest Corner of Section 34,
thence running along the West Section Line of Section 27, North 01°09'44" East, 2,640.24 Feet
to the West One-Quarter Corner of Section 27; thence running along the West Section Line of
Section 27, North 01°09'45” East, 2,640.96 Feet to the POINT OF BEGINNING.

Less and Excepting all of the Southern Parkway right-of-way as described by Special Warranty
Deed and recorded as Document Nos. 20080018844, 20080018845, 20080018846,
20080018878, 20080018879, and 20080018880 on file with the Washington County
Recorder’s Office.

Containing 99,719,265 Square Feet or 2,289.23 Acres, more or less.
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EXHIBIT B
Memorandum of Understanding

The Memorandum of Understanding dated July 16, 1998 between Leucadia Financial
Corporation and the City of St. George is incorporated herein by this reference as if fully set
forth herein.



MEMORANDUM OF UNDERSTANDING

FOR DEVELOPMENT OF THE SOUTH BLOCK PROPER

Thi: MEMORANDUM OF UNDERSTANDING FOR DEVELOPMENT OF THE
SOLUTH BLOCK PROPERTY {hersafter, "Agresman:"} is made and enterad inio at St

Gearge, Uiah, as of the -2 day of July, 1998, by and berween the City of St. George, a Uiah
Ciry of the third class (z:n.f "City"), and Levcadia Financial Corporatien. a Utah corporation
‘Leuzadia®s. The Ciry and Leucadie are hereinafter somaiimes celisciively referred e as the
Parues”.
RECITALS
A The City is the owner of a certain tracs of real estate located in the Tortoise

Habitar Conservation Area comprising approximately 420.96 gross acres (the "Tortoise
Proparty”). The Tortoise Property is legally described on Exhibit "A" atiached here:o.

B. The City is the owner of a certain tract of real esiate located in the Black Hills
Scbdivision comprising approximately 1.17 gross acres (the "Black Hill Property”). The
Biack Hili Property is legallv described on Exhibit "B" attached hereto.

C. The United States Bureau of Land Management ("BLM") is the owner of (i) a
cerrain trast of reaf estale which is located partly within the City and partly in unincorporated
Washingion Coungy. the Counrty portion of which is contiguous to the corporate limi s of the
Citr . comprising approx’ azely 2,682.92 gross acres fthe "South Block Property”); (ii)
approximarely 29.34 acres in the Atkinville area (" Atkinville Property”); and (iii)
approximarely 19.55 acres on Webb Hill (the"BLM Webb Property”). Thesz tracts are
collzctively known as the "BLM Properties”. The BLM Properties are lazally described on
Exhibit "C" attached hereto. The Ciry has adopted a poiicy deciaratior pursuani to Utzh
Statutzs § 10-2-414 designeiing the County portion of the South Block Property for annexation.

D Leucadia is th2 owner of a ceriain traci >f real esiate locaied within the City,
COMETIsing approximately 234,21 gross acres (the "Webh Hill Properw ™). The Webt Hill
18 iegailv described on Exhibit "D" azached hereto.

E On Ociober 19, 1995, the Cm adopied 2 Resolution Approving Zone Change
r Webb Hill from OS-ZO to R-140 Subject 10 Cona"ton- {the "Resalutien”). which
aszlunion adopted as conditions the Ie.x. 5. wndmo nsand iimitations of 2z Davelooment
Struiaiion made by Leuzedia (the "Developmen: Siipuiaiion”).



F. Ir the Devalopmen: Stipulation. L.."::a 3 zereed tha: it would net davelop the
W wiie the Cizy, the BLM 2nd L=aua._1- n2goniales the (erms

G. Ths Citv. Leucadia and the BLM have nezotiaied 2 land trade and exchangs
greemen: whareby the City will convey the Toriaise P operty (o the BL\i ir. eul*ange for the
BLM's comveyance of the BLM Prop erties 1o the Cu'. and the City than will convey the BLM
a2 the Black Hiil Properny to Leucadis i exchange for Leucadia’s conveyance of
i1} Prop2riv o the Citv  Afier 1aking inio accouns the appraised velues of thz lands
ravolvad in the rrade, there are ceriain imbzlances in the trade which the Parties will resoive
through non man2tary agresments related te the deveiopmem of some of the propeities

H. In consideration for the trade, and in fartherance of the Resoluiion and the
Davelopmert Stipulation, the Parties now seek to spetify certain development conditions and
obiigations for h' annaxation and eventual development of the South Block Property and
related lands. To thai end, Leucadia is abou: to materially change its positions in reliance
upon the execution of this Agresment by the City and the performance by the City of its
undertakings contained herein.

NOW. THEREFORE, in consi d erztion of th: foregoing preambles and in
considerarion of the mumual covernants, agresments, ard conditions hereinefter coninad. and
the benefits anticipated io inure to each of them, the Psmes do hereby agree as follows:

i, RECITALS.

1.1 The foregeing recitais are material 1o this Agreement and are incorporated
herein, as if restated in their entirety in this Artcle 1.

1.2 This Agreemen: and al! of the Parties’ righis, obligations and liz pilities under
this Agreement. ai the option of Leucadia upon netice to the City, shali terminate and becoms
nul and void if Leucadia fails to acquire title to the BLM Properties.

2 ANNEXATION OF REMAINDER OF SOUTH BLOCK PROPERTY.

21  Annexation. The City shall. to the bes of its atility. upon receipt 0F 2 proper
petition for armexation fram Leucadia. annex into the Ciry al! porticns of he South Block
Properts whick then are not located within the City. Both Leucadiz and the City agree i¢

cooperate in th2 anneXxation process.

-

~ . . . . .
2.2 Zoning remaiadar of the South Biock Property. the
e o= RlAsie s mhell he FAmes | ~—— 3 -
eniire Scutin Biack Propsriv shali be zonsd inac -Ud.n with 2 master plan rrepared for the
2 T

c
Traperty aad mumally accepizble tc bath parties  In e event the master plar is

2



anaxation the property shall be zon2d "Minirg and Grazing ™. until such ums? as
s mutually accepiable and approved by the City, ar which time the zoning shall
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D2 In Al noe W ith the master pian. It is meneally understood the property may be
{zveloped with various densities 'wf single and meld-family residential housing, as well as
cemmerciel. indusirial and ofice zonsd aress.

2.3 Ltilities. Upon annexazion. the City shall extend o Leucadia the same

t
srivijeges and nights with rezard to St George City water and sewer service as are currently
i nv other iand owner within the City's menicipa) boundaries. Leucadia
has i1 may b reguired to pay a portion or all of the cost of utility exiensions to the

s
South Block Property.

FUTURE AIRPORT.

24

3.0 Airport Site. Approximately 313.93 acres of land locatec within the South
Block Property ("the Airport Site”) may be aiTected by the possible futre construction and
ration of the new St. George City Airport. The Airport Site is legally described on Exhibit
tached herero and is divided into arzas hereinafer described as the "249.73-Acre Site”

and t‘ e "64.18-Acra Sie."

ope
"E”

3 2 Deed Restriction on Airport Site. Leucadia agrees that the :-\!‘p ot Site
3 t o whatever deed restrictions are imposed by the Federa! Aviatior Administration or St.
Geor g Cirv on similar land similarly located near other airports 1n order safelv and
ntly operate an airport.

3.3 Option for Citv to Acquire 249.73-Acre Site. Leucadia hereby grants 1o the

Citv the opsion to acquire for airport purposes only. the 249.75-Acre Site at a purchase price

o7 $700 per acre plus an amount equal to 13% thereof compounded annually from the date of
the land trade referenced herein to the date the land is conveyed to the Ciry. The term of this
cruon shall run for 2 period of five years starring on the date of this Agreemen: and ending on
the fifth (5%) anniversary of the daie of this Acreement. At the end of thz five-vear option
period. if the Cigy has not exercised this option, the City sha2il have a first right of refusal t
azauire for airport purposes only the 249.73-Acre Site for a period of five vears beginning on
the day following the last day of the five-vear opiion period, and ending on the teath ( 10%)
aaniversary o f zh= date of this Agreemen:. The purchase price of the 249.75-Acre Site
pussuant 1 such right of first refusal shall be the then fair market value of the 249.75-Acre
Size as determined by appraisal. If the City and Leucadia cannot agre2 on an appraiser o use
fcs the appraisai, each enirv mey select its own appraiser, both of whom will work together in

ek

deriving 2 tair marker vaiue for the 249.75-Acre Site. If the first two appraisers cannot agree.
o the then fair market valuz of the 249.75-Acre Site. the first two appraisers will select a third
zprraiser who will determine such vaiuz, and whose dazision shall be bincing upon the City
:né Leucadia. Under no circumstances shail the vaiue and purchase price of the 249.73-Acre

-
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2 plus &n amaunt equal

13% thereof compoundad annuelly

Sitz be less than STO0 per acrs

from the date of the land trade ref—:r c2d herain o e cawe the land is conveyed o the Clty.
3.-’:— Option for City 1o Acquire 64.1S-Acre Site. Leucadiz heredy granis ¢ the

City th' tior to acguirs far alrpon purposes only the 64.18-Acre Sie 2t 2 purchase pr‘f‘a

~q='*1 0 i 'an marker valuz of the 64. lc Acre Site 25 d2rerminad by appraisai. The erm

tms option shail run 1oz & period of five vears starting
2nding on the ﬂm o br:.lue rsary of the datz of this Agre

Sy »

{ agres OL 27 appraiser o use ior the appraisal. 23

grezroent.
ch entity may select

on the date of this Agreemeni and

If the City and Leucadia
its own appraiser.

ooth of whom will work ogeﬂ'?' in deriving = fair market value for the 64.18-Acre Site. If
the firsi two c_t‘f_'-!"!)eI'S annor agree on the fair market vaiue of the 64.18-Acre Site, the first
o app'amrs Wi i elect a third appraiser who will determine such value and whose decision

shali be binding upon the City and Leucadia. At theend of the five-year option period. if the
City has not ex

er:xsed this option. the Ciry smH have a first richt of refusal to acquire for
axrporr purpases only the 64.18-Acre Site for a peried of five years beginning on the day
followiag the last day of the five-year option period and ending on the tenth (10*) anniversary
of the date of this Agreement, at 2 purchase price equal 10 its fair market value as determined
by a competing ofier or the appraisal process set forth abeve in this Section 3.4.

L3

Exercise of Options to Acanire and first Rights of Refusal to Acquire. The
Citv mav exercise eiiher or both options 0 acquire the 249.60 -Acre Site and/or the 64.18-
Acre Site eransed in this Articls 3 onjy by providing written notice of such exercise to
Leucadia in the manner st forsh in Article 3 hereo?, no later thaa the thirtieth (30th) day prior
w0 the date of expiratior. of the term of the applicable option to acquire or first right of refusal
10 acquire. The City mey exercise either or both of its rights of first refusal to acquire the
249.75-Acre Sitz or th2 64.18-Acre Sit= only by providing writien notice of such exercise to
Leucadia in the manner set forth in Article 3 hereof, prior to the tenth ( 10%) anniversary of this
Agreemamt but not later than the thirtieth (30%) day after the date that the Ciry is advised, by
Levcadiz or otherwise, thet the 249.75-Acre Site or tie 64.18-Acre Site, as the case may be. is
being sold by Leuzadia. In the even: the purchase price for any such transaction is to be
stiermined by appraisal, the same shall be determined within sixty (60) days following the dare
o7 exercise of the optiox or the right of first refusal by the City. The Ciry shall agree t¢ use its
besi efforis io close the purchass and sale of the 249,50 -Acre Site and’or the 64.18-Acre Site.
oprizte, within ninety (90 days following such exercise. In no case shall the closing

2§ appr
ccur laeer than one hundred-eighty (180) davs followine the exercise of the option or the right
 first refusal. If the Ciry is unable (o close the purchase and sale within the one hundred-

- perind a1 no fault of Leucadia, then the opuon or options shall
at the end of said periocd. If the delav in closing is dus to an issue or issu

25

vnder Leucedia’s conirol, the closing shall taks pizce no later than tea (lu} days after Leucacia
has resolved said issues. Leuczdia shall convey f22 umple tiie 1o the 24G.60 -Acre Site and "or
the 64.18-.%::& Si:e w the Ciny, by S ciai Warrano Deaz, supject 1o all easemen:s.,

corenant, ond ‘ioms and restrictions of record on the daie of clesing in exchange for Cisv's
TSN O the purchase price

e =
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3.6  Ciwv’'s Durv to Reconvey. In the eves that the City shall exercise any option
souirs, or any first righi of refusal 1o acquire, the 243.75-Acre Site and or the 64.18-Acre
Sits grazead in Article 3, the Ciry agress thar it will use the Airport Site, anc every portion
lharaof. for airpor: purposes orly, and thar the Ciry will not use any portion of the airport Site

for any other purpase  In the event that the City therzafier determines that any pertion of the
Ajport Site is not n2cessary or coavenient for airport purposes, then the Ciry shail promptly
rezonvey 1o Leucadia fee simple title 10 said porion by good, suificien: and recerdable quis
claim deed (sub'e 1 1o no encumbrancas, liens or reswictions other than thase existing at the
ume of cunveyance 1 the Citv), and Leucadia shall rzurn o the City the purchase price (of 2
1onaie ahaﬁ of th2 purchase price, in the event of a reconveyvance of any periion of e
Site) with intaresi. The interest rate used to calculate the interest portion of the
reimbursemeant sha!l be the Citibank prime rate of interest in effect at the time the
sconvevance is triggered, compounded annually from the date of the Ciry’s purchase. The
eed of conveyance from Leucadia to th: Ciry under Paragraphs 3.3 and 3.4 above may, 1

oo

Leucadia's judgmeni, contain & right of revertar or similar provision setiing forth the
agr ements contained in this Paragraph 3.6.
4. ROAD ISSUES.

4.1  Road Master Plan. The Parties agree to accepi the location of the road jayout

shown in the Sourh Biock Masier Road Plan (Exhibit "F") with the understanding the roads
may n22d minor adjustmen: as actual engineering of these roads takes place

4.2  Dedication of Land for Roads. Leucadia agrees that, when road development

is imminent and the 2xac: location of the road is detarmined, Leucadia will deed the land under

the pronesed roadway depictec on the South Block Master Road Plan to the City or the State of

Utah Deparimen: of Transportation ("UDOT") frez ard clear of any encumbrances created by

Leucadiz. It is agreed the right-of-way for the main east/west road shall be 186 feer in width,
nd the right-of-way for the airport access roads shall be 80 feet in widih.

4.3 Construction Costs. In exchange for ¢eeding the iand for the roads to the
a-propriate government entity, Leucadia will not be required to pay, through special
umprovemen: district or any other means. any consiruction or other costs associated with the
' 0zds 0’0*\.1“(1 on the South Block Master Roac Plan, other thar.
expercitures requir :3 v the Ciev's rules and regulaticns of general appu.ation for curt, guuer
arg sidawalk where Leucadie’s development abuts said roads. If Leucadia develops any
parion of the South Biock Property prior to the construction of the roads depicwd on the South
Biack Master Roacd Plan. Leucadia will be responsibie for the cost of conswuztion of roads
suffiziant for Leucadia’s development needs, but will not be required to pariicipate i any
usgrading or over sizing of thess roads, which upgradiag or over sizing shall be the sele
responsivilin of the City or UDOT. as the case mayv be.

O N LR R LY $X]



4. . Tha Ciwv shail aliow cu

adia
Leuvcadia

Access
1o access s

7

. INDIAN RUIN MITIGATION.

-

South Black Property as provided in tha: certain Memore

tb cuss and road enrries as requasied DY

lznd as shown on the South Block Master Road Plan.

3 1 N ) flema e
lan for the archeological SHEs On

durn of Agreemen: Submitted to the

Advisory Council on Historic Preservation Pursuant io 36 CFR 800.6(a) for the Forr Pearce
Wash Dzser: Torioise Exchange Tract (the "Preservation Agreement”) attached hereto as
Exhibit "G." Leucadia shali compieic szid mitigation plan within thre2 years, ar 3 COS! of
approximatety $103,000.

[w AN

Excep: as provided herein or in any exhibit arached here:o, Leucadia shall be subjeci tc
and comply with al} of the provisions of the Cizy's Zoning Ordinance, the Subdivision Conzrol
Ordinance, Building Code and all other applicable ordinances. codes, rules and regulations in
effect from time to time, including, without limitation, the amount of all fees, charges,
expenses, and costs provided for therein.

7. COOPERATION OF THE PARTIES.

It is uncerstood and agread that time is of the essence of this Agreement and that ali
Parties will make every reasonable effort to expadite the complerion of the matters described
herein. I is further understood and agreed that the successfu} consummation of this
Agreemen: requires the continued cooperation of the Parties. In connection with Leucadia's
performance of its obligations under this Agrezment, the Ciry agrees [0 execule such
applications and documents as may be necessary to obwin approvals and authorizations from
ather governmental or administrative agencies and to cooperaie otherwise to the extent
pecessary (o support Leucadia’s performance of those obligations.

CONFLICT BETWEEN THIS AGREEMENT AND CITY ORDINANCES.

If any pertinent existing resolutions or erdinances. or interpret2nions therzof. of the
City ar2 inconsistert or in confiict with any provision herzof. then the provisions of this
Agzreemen: and the ordinances passed in pursuance hereof shall constitute lawful and binding
zmencments to. and shall supersads the terms of said inconsistent ordinances oF res>lurions. or
I ther2of, as they may relate 10 the Developmen

8.

G.

7 " "
{the "Term

j. Inths

; -
2XE2ULAL NSTe:
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svent of the annexaiuon of the Subjec: Properies to the Ciry, the zoning of the Subject
P-operties or the execution and delivery of this Agresment is challenged either directly or
indirectly in anv cour: procesding which shall delay the construction of the Development. the

period of time du":n \"ni:h such litization is pending. to the extent perminied by law, shzll not
bz inzluded in calculating such Term.

10, ASSIGNABILITY.

This Agrezman: shall rur with the land and, as such, shall be zssignable to and binding
upQn subssguent g aptess and successors in imerest of Leucadiz. In the event Leucadia sells
the South Block Praperty, Leucadia shall have no futher liability under this Agrezment.

1.  NOTICES.

Al potices or other writings which any party is required to, or may wish to. serve upon
any other party in coansciion with this Agreement shall be in writing and shall be delivered
persomll« or sent bv certified or registered mail, rerum receipt requested, posiage prepaid, 10
the following addresses or faxed to the Parties at the following facsimiie numbers:

(8]

(ay It Ciny: Gary Esplin, City Manager
Civ of St. George
175 East 200 North
St. George, Utak, 84770

M If o Leucadia: Lawrence W. Pinnock
Leucadia Financial Corporation
329 East South Tempiz
Salt Lake City, Utak, 84102

Moron M. Steinberg, Esc.
Rudnick & Wolfe

203 N. LaSalle Streat

Suite 1800

Chicage, Illinoi¢ 60601-1293
FAX: (212)236-7316

be?)
il
]
oy ]
S
>

=.
(473
tn
~
o

or tc such other adéress or facsimilz number as any permy may from time to time designate in
written notics o the oif:er Parnes  All notices shail be eemec effactive 23 of the dat of
r222ipi, i.n the cas2 oF ﬁer."n::’ delivery; two davs after deposit in the U. S matls. i the cas
of netice sent by cerufied or vegisiered mail: and &3 o the date of transmission. if delivere

e
ed by
fax t’pm\'icsa the transmiting machine provides 2 recerd confirmation of the day and time of



12, SEVERABILITY.

[f any provisiaﬂ of ihis Agresmen is held invalid su:h provision shal be dzemed o be
v of the ot .

(-

remaved therafrom and the 1:':\'al:aar_\' ther2of shall nat affec

asdtd

conizined herzin.

REMEDIES AND ENFORCEABILITY.

ts)

{a) Any party {0 this Agreemen: mey, either in law or equiry, by suiz.
action, mandamus, or other procezdings, enforce or compel pvrfﬁnnanuc of this
Agrezmen:. N0 action taken by any party hereto purstant to the provisions of this
Article 13 or pursuani io the provisions of any other Article of this Agreement shall be
deemed to constitute an election of remedies. and al} remedies set forth in this
Azresmen: shall be cumulative and nonexclusive of otherwise available to any party ar

law or in equity.

(b)  Inthe event of a material breach of this Agreement, the Parties agree thar
the party alleged to be in breach shall have 30 days afier notice of said breach to correct
the same prior (o the non-breaching party's sesking of any remedy provided for herein
(providad. however, that said 30-day period skall be extended if the defaulung party
has initiated the cure of said default and is diligently procesding to cure the same).

(€ If any or' the Parties shall fail to perform any of its obligations
hereunde:, and the parry affected by such defzult shall have given notice of such der“u'l
g party. and such defaulting parry shall have failed to cure such defauit
within 30 da_\'s of uch defauli notice (or anv exiension of said 30 day period if the
defauliing party has initiated the cure of said defaulr and is diligently proceeding o cure
the same), Lhe n in add.aon to any and all other remedies thal may be available, either in
law or equity, the parry affected by such defzulr shall have the right (bur not the
obiiganon) o 1ake su.h action as in its reasonable discretion and judgment shall be
necassary 1o cure such default. In such even:, the defaulting party hersby agrees to pay
and reimburse the party affected by such defaul: for ali reasonabie cosis and expenses
incurred by it in cornection with action taken ¢ cure such default.

idv  Notwithztanding the foregoi ::g. under no circumsiances shall any of the
Paries be 3. ie tc the other Parties for any consequ nua! or punitive damages as 2
resul: of a defauki by any party under this A g smeni.

2+ The failere of any of the Pal"lw to irsist upen the strict and promp:
performance of ine ferms, COVEnanis, agresments, and condi ns herein conizines, or
any ¢F therm. imposed upon any other parmy, shall not be co bd as a waiver or

elinguishment Of an: pariv § right thereaftar 3 enipree any s "1* term. Covanant,

zersemen:. of condition. but the same shzll costinus in full force and effect.

- [SSRYY
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Throughout this Agreement. the singuiar shali mwlud= thz plural and the masculine
g2ader shall includz the femininz and neuu and vicz versa, unless the context otherwise
<. Articie and Seztien numbers and caption neaam.gs arz purely descripiive and shall be
Sisregarded in construing this Agrezment.

15 INTEGRATION/EXHIBITS.

This Agrezment constituezs the entire agrezment and undarstanding of the Parties
relaiive © the subject master hereof supersading all prior agreements, understandings and
*wﬂtiaiion: (all of which ar2 expressly mergad herein). All exhibits to this Agreemant are

acorporatad herein by this reference thereto.

e

IN WITNESS WHEREOF, Leucadia and the Ciry have execured this Agresment. all
on or before the dav and vear first above written.

CITY:
CITY OF ST. GEORGE. a Ciah City of
th= third class

ATTEST:

!

rr
R SRR 11/\\..4._.__

Bvi_ i K, 1 uilA)

-'hl Id !
u‘! LLL"/ k g

Citv Cierk* 7

Approved by Resolutionar e Mayor and Commissioners of the Cigy of Si. George,

ah, this | b day of :Tuljl , 1998.

LEUCADIA:
LEUCADIA FINANCIAL CORPORATION.
ATTEST: a Utah corporation
% it
Bv: By: )

It: Irs: Loy Gdce T

STATE OF UTAH )
) SS.

COUNTY OF Wecin - )

hereby cemify hardamiz 1O W2t and Ao Tverun . personally

known fo me2 o b2 the Ci Maver and Ciry Clerk, eig,é:ti'x"a.'i)’. efithe Cinv of St George, and

adew &

1. the undezgigned. 2 Notarv Pubiic in and for the Counny and Sta2 aforzsaid, do
2

IREARE SR Page -0-
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personal ]\ known to ma to be the same persons whoss names are subscribed (o the foregoing

meat, appeared before me this day in person and severally acknowledged that as such
y and City Clerk, thev signad and delivered the said Agreemen: 25 such City Mavor
ead Ciny Clérk and caused the corporate seal of szid City te be affixed thereto, pursuant
au:h:rt civen by the Board of Trustees of said City, as their free and voluntary act and as the

)
b}
> fD
—
ln
C)

EHgVERN . for the uses and purposes therein set forth.
KENT PHOV GAAHD
KOURYPUBLIC » SIAZof LTAKY .
-y hangeamdsorticial sq:i, this 2! dayvof Lo, . 1998.
ST.GEOARSE UT. 84770 T : ,.j |
COMY. EXP 12-14-2001 ; AT_J' 8 -4 ~
: ] \ iRvie A etetet 2
“NOTARY PUBLIC .
STATE OF UTAH )
. ) SS.
counTyoF __ a b L oke )

1, the undersignad, a Notary Public in and for the County and State aforesaid, do
herehy certify thar _ [ v & D. N e , personally known to me 10 be the
same person whose n name is subscribed tn=40recon° Agreement, appezred before me this
dzyv in person ané acknowledged tha, as [res ‘A ¢ T of Leucadia Financial
Corporation, he signad and delivered said Agreement. as his free and voluntary act. and as the
fr22 and volunizrv act and deed of szid corporation. for ths uses and purposes thereia sei forth.

GIVEN unda: mv hand and official seal. this L day of ﬁ» \ < . 1998.

/ ~/ L rr-'*k--//‘ e il
* Notary Public

My Commission Expires

NOTARY PUBLIC
NATHAN K. MOSES

525 2az1 South Temple
st Laxe Cily. Ulah 82102
My Zommission Expires
Juna 3. 1899

STATE OF UTAH

=

€~
R )
T

N




ENHIBIT A:

ENHIBIT B:

EXHIBIT C:

EXHIBIT D:

EXHIBIT E:

EXHIBIT F:

EXHIBIT G:

sdet i% PR3 CIlraBAN

LIST OF EXHIBITS

Legal Dascription of Tortoise Property
egal Description of Black Hili Property
Legal Dzscription of South Block Property
Legal Description of Webb Hill Property

Legal Description of the Airport Site
South Block Master Road Plan

Preservation Agreement
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EXHIBIT C
Desert Canyons Zoning Designation and Open Space Summary

(see attached)



REVISION 06/11/2026 (DESERT SKY R-1 ZONE CHANGE)

Table 3.2 (Revised Addendum #4)

DESERT CANYONS ZONING DESIGNATION SUMMARY
Note: Items in bold italic are adjustments realized since previous update: They may affect totals.

(this area does not count toward open space)

*May include open space off parcel
*May include open space off parcel

*May include open space off parcel

*May include open space off parcel

*May include open space off parcel

May include front yards

May include front yards

May include front yards

Residential Open Space

|Mixed Use Open Space

|Resort Open Space

Comm. & Indust. Open Space

May inlcude Parking lots etc.

509.85|Total Required Open Space

Desert Canyons Gross Area 2290.32 Acres
Total Dwellig Units 6317 Units
RESTRICTED DEVELOPMENT AREAS
Flood Way (modified) 111.6 Acres
DESERT CANYONS ZONE AREAS
Open
Open Space
Residential Zones Space % Area
R-1 13.26 |Acres 15 1.99
R1-12 63.39|Acres 15% 9.51
R1-10| 385.574|Acres 15% 57.84
R1-7 27.34|Acres 15% 4.10
R-3 88.88|Acres 15% 13.33
PD-8| 533.43|Acres 30% 160.03
PD-12 119.35(Acres 30% 35.81
PD-R 12.401|Acres 30% 3.72
Sub Total Residential Zones| 1230.365|Acres 284.33
Mixed Use Zones
| CRM|  315.66|Acres 25% |  78.92
Resort Zone
| R-1]  130.41[Acres 25% | 32.60
Commercial and Industrial Zones
AVI 115.62 |Acres 25% 28.91
ASBP| 275.72 |Acres 25% 68.93
C-2 64.66 |Acres 25% 16.17
Sub Total Commercial/Industrial| 456.00 |Acres 114.00
Open Space
[ 0s| 143.325Acres 0% | |
Total All Areas 2275.76 Acres
DENSITY CALCULATION
Total Units 6317 Units
Total Residential Land Area 1546.025 Acres
Total Attributable Open Space 137.14 Acres

Overall Density

PARKS CALCULATION
Population Factor
Projected Population
**4 acres per 1000 population

OPEN SPACE BREAKDOWN
Predesignated Open Space
Open Space Zone

3.75 units per acre

2.5 persons per unit

15792.5 people

63.2

148.88
137.14
286.02

Acres

223.83 *Undesignated Open Space

*In addition to the Open Space shown on the plan, Open Space may consist of any of the following; Golf Course,
Parks, Natural Parks, Natural Open Space, Trails & Trail Corridors, Flood Plane outside floodway.

** The actual quantity of park land calculated for the projet shall be based upon the residential subdivision plats

submitted and approved by the City.




EXHIBIT D
Deser Canyons Area Zone Plan

The Desert Canyons Area Zone Plan consists of the Desert Canyons Area Zone Plan
Application, Version 1, dated October 1, 2007 (contained in a separate binder), together with
Addendum #1 thereto, dated November 20, 2007 (contained in a separate bound folder),
Addendum #2 thereto, dated February 2008, (contained in a separate bound folder) Addendum
#3 thereto, dated April, 2009 (contained in a separate bound folder), and Addendum #4
thereto dated August 2026 (contained in a separate bound folder) all of which are
incorporated herein by this reference as if fully set forth herein.



St.George

ltem 6
Community Development Conditional Use Permit
PLANNING COMMISSION AGENDA REPORT: 07/14/2026

CITY COUNCIL AGENDA REPORT:

UCCU St George Place
Conditional Use Permit (Case No. 2026-CUP-004)

Consider a conditional use permit for a development with an
Request: aggregate ground floor footprint square footage of 20,000
square feet or more.

Applicant: WPA Architecture

Representative: |Killian Poulter

Location: 801 South Bluff Street

General Plan: |DTLV (Downtown Lively)

Zoning: C-3 (General Commercial)

Land Area: Approximately .63 acres (Credit Union site only)

Location of
Conditional
Use Permit




PC 2026-CUP-004
UCCU St George Place
Page 2 of 7

BACKGROUND:

St. George Place received a Conditional Use Permit (CUP) on April 21, 2021, to
redevelop the property at 801 South Bluff Street with buildings having a ground floor
footprint area of twenty square feet or more. This application is for the first newly
constructed building within this development.

The proposed building will be a single-story structure, 24 feet high at the top of the
parapet, with a total area of 2,923 square feet. The exterior materials will include
painted EIFS in iron ore, worldly gray, backdrop, and hyper blue. It will also feature
walnut brick veneer in both matte and scratch textures, pewter porcelain tiles, and matte
black metal wall caps. This style and color palette will integrate well with the remodeled
St. George Place development.

A conditional Use Permit requires the following standards (10-17B-3 and 10-17B-9) to be
met:

Review Criteria
Regulation Proposal
This is the first
newly constructed
building in the
redeveloped St. This intensity and uses are expected to
George Place CUP, | be comparable to what is permitted in
it replaces a this C-3 district
previously
demolished
building.

Staff Comments

Maximum Intensity
and use

Staff will ensure the project complies
See attached plans | with all codes at the site plan review
process

Compared to Permitted Uses, Mitigates Adverse impacts through:

Currently St
George Place has a
207,800 sq ft
building footprint.
Size and Location With the addition of | The proposal is compliant
this 2,923 sq ft
building the total
building footprint
will be 210,723 sq ft

Complies with all
Provisions of Code




PC 2026-CUP-004
UCCU St George Place
Page 3 of 7

Review Criteria

Regulation

Traffic Generation

|

Proposal

No major traffic
impacts are
expected as the
area is zoned for
commercial uses.

Staff Comments

The proposal is compliant

Utility / Public
Infrastructure
Demand

A plan for utilities
will be provided
during the site plan
review process.

The infrastructure is existing as this
development already existed and this
building is replacing a building that was
previously demolished.

Emergency Vehicle
Access

Access is available
from Bluff Street

The proposal is compliant

Off-Street Parking

19 parking spaces
will be provided.

12 spaces are required calculated at 1
space per 250 sq ft

Vehicle and
Pedestrian
Circulation

Please see site
plan

The proposal is compliant.

Fencing, Screening,
Landscaping

Conceptual
landscape plan has
been provided.

The proposal is compliant

Usable Open Space

N/A

N/A

Signs and Lighting

A photometric plan
was provided.

Photometrics appear to meet code, this
will be verified during the site plan
review. Any signs will need to be
permitted separately.

Compatibility with
Surrounding
Structures

See the elevations

Staff has no concerns.

Noise, Odors, and
Other Factors

No unusual noise,
vibrations, odors,
steam or other
factors of
significance are

Staff has no concerns.
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Regulation

|

Proposal
expected.

Staff Comments

Delivery, loading
and unloading
operations

Normal commercial
deliveries are
expected.

Staff has no concerns.

Trash Generation,
Screening, &
Recycling

This is not shown
on the site plan.

This will be required during the Site
Plan review process, staff will verify that
code requirements are met.

Potential Impacts of
Patrons/Employees

Normal commercial
operations are
expected.

Staff has no concerns

Impacts of the Use
on Public Property
Adjoining the Site

Normal credit union
operations are
expected.

Staff has no concerns

Hours of Operation
and Delivery

Standard credit
union operating

hours are expected.

Staff has no concerns

Special Hazards
Arising from the Use

There are no
anticipated special
hazards

Staff has no concerns

Building Mass,
Design, &
Orientation /
Building Fagade
Articulation

See elevations

Staff has no concerns

Building Colors

See elevations and
materials board

Staff has no concerns

The City Council may approve the conditional use permit if it meets the following
standards found in Chapter 17 of the adopted zoning regulations (10-17B-4):
Upon review and consideration of the criteria identified in Title 10-17B-1 and 10-
17B-3, compared to the impacts of allowed uses in the zone, the proposal shall:
A. Be compatible in use, scale, and design with allowed uses in the zone; and
B. Not compromise the health, safety, or welfare of:

a. Persons employed within or using the proposed development.

b. Those residing or working in the vicinity of the proposed use or develop-

ment.
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c. Property or improvements in the vicinity of the proposed use or devel-
opment; or
d. Not imposed disproportionate burdens on the citizens of the city.

C. The land use authority shall issue a conditional use permit, if the applicant has
proposed, or if the land use authority can propose, conditions of approval to
substantially mitigate the reasonably anticipated detrimental effects of the pro-
posed use in accordance with the standards and criteria herein. The conditional
use permit shall describe the scope of the permit, and the conditions of ap-
proval.

D. If the land use authority determines that the applicant has not proposed, and
the land use authority cannot impose additional, reasonable conditions of ap-
proval to comply with the standards and criteria herein, the land use authority
may deny the conditional use permit application.

RECOMMENDATION:
Staff recommends approval of this Conditional Use Permit.

ALTERNATIVES:
1. Recommend approval as presented.
2. Recommend approval with additional conditions.
3. Recommend denial.
4. Table or continue the proposed conditional use permit to a specific date.

POSSIBLE MOTION:
‘I move that we forward a positive recommendation to the City Council for the
Conditional Use Permit for UCCU St George Place, case number 2026-CUP-004,
based on the findings listed in the staff report.”

FINDINGS FOR APPROVAL.:
1. The proposed conditional use permit is compatible in use, scale, and design with
allowed uses in the zone.
2. The proposed conditional use permit does not compromise the health, safety, or
welfare of those residing or working in the vicinity of this proposed use.
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EXHIBIT A
Applicant’s Narrative
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MEMORANDUM sl
Date: 13 May 2026 wpa-architecture.com

To: St George City
671 S Main Street
St. George, Utah 84770
435.627.4000

From: BruceT. Fallon, AIA, LEED® AP

Project: UCCU St George Place

Project Narrative:

The proposed project is to construct a 2,923 sq. ft., single-story credit union building built in
the St. George Place Shopping Center. The shopping center as a whole occupies a 19.89 square foot
parcel. A 0.63 acer (27515 square foot) section will be actively developed in this project. The rest will
be maintained by the property owner. The street address will be 801 S Bluff St. This branch location is
meant to provide office space for employees as well as transaction space for patrons. The building is
planned to be constructed with neutral-toned brick and EIFS finishes. A small screen wall on the
ground will be built as a mitigating design element to hide utility equipment from the view of the road
and parking.

The credit union will maintain landscaping, lighting, and parking areas to minimize impacts on
neighboring properties and promote safety. Trash, signage, and general site maintenance will be
regularly managed to ensure a clean and professional environment. The site's water, sewer, and
electrical needs are consistent with typical small commercial use and can be accommodated by
existing municipal infrastructure. Stormwater will be managed on-site using drainage methods
compliant with St. George City Standards and retention measures to prevent runoff onto adjacent
properties and streets. There will be no monument signs. All signage on the site will be attached
directly to the building and canopy structure that will shade two drive-up interactive teller machines.

UCCU typically has branch hours of 9:00 AM to 5:30 PM on weekdays and 9:00 AM to 2:00 PM
on Saturdays, with Sundays closed. Offices are also closed on regular holidays. The two drive-up
interactive teller machines will be open 24/7, including holidays. The building's maximum occupancy
per building code is 39 people, and there will be 19 parking stalls provided. It is anticipated that typical
occupancy will be well below these numbers. Drive-up teller machines often see increased use in the
evenings. The Teller machines will have a pneumatic tube system that runs underground to the credit
union building.

The site plan, as currently proposed, takes into consideration the future expansion of Bluff St.
It is anticipated that the existing driveway on the south side will be removed and a new driveway north

Page 1 of 2 1535 north freedom blivd., suite 360 | provo, utah 84604 | 801.374.0800 | info@wpa-architecture.com



WPA | architecture

of our pad constructed. This work, including the tie-ins, will be completed by the developer of the
entire property. Itis not anticipated that there will be any interaction with UDOT on this site. This site
is also open on all sides. Emergency vehicle access will be maintained with the new building.

As this is a standard office building, it is not anticipated that there will be any noise, vibrations,
odors, steam, or other factors that might adversely affect people and property on-site and off-site, nor
is it anticipated that there will be any adverse impacts arising from the typical conduct of patrons,
guests, employees, occupants, or their affiliates.

Page 2 of 2 wpa-architecture.com
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EXHIBIT B
Power Point Presentation



UCCU
St George Place
2026-CUP-004
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Materials Board

UCCU St George Place Color & Material Board

DRYVIT EXTERIOR INSULATED FINISH SYSTEM PAINTED
WITH SHERWIN WILLIAMS WORLDLY GRAY (SW 7043)

DRYVIT EXTERIOR INSULATED FINISH SYSTEM PAINTED DRYVIT EXTERIOR INSULATED FINISH SYSTEM PAINTED ORYVIT EXTERIOR INSULATED FINISH SYSTEM PAINTED
WITH SHERWIN WILLIAMS IRON ORE (SW 7069) WITH SHERWIN WILLIAMS HYPER BLUE (SW 6965) WITH SHERWIN WILLIAMS BACKDROP (SW 7025)

INTERSTATE BRICK WALNUT TEXTURE: SCRATCH
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“I move that we forward a
positive recommendation to
the City Council for the
Conditional Use Permit for

UCCU St George Place, case
number 2026-CUP-004, based
on the findings listed in the
staff report.”
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Community Development Zoning Regulation Amendment

PLANNING COMMISSION AGENDA REPORT: 07/14/2026

REQUEST:

This request has been filed by Trever Allan (2026-ZRA-002). Initially, the applicant
proposed a change to fencing setbacks on lots larger than roughly 65,000 square feet
along with other modified standards. On May 28, 2026, in a public joint work meeting, City
Council, Planning Commission, staff and the applicant discussed allowing fencing within
the front yard setbacks, clear view areas, etc. Staff took the information discussed in the
meeting along with the previously submitted material from the applicant and created
Exhibits “A” and “B”.

The following is an assessment of staff's proposed amendments:
AMENDMENT TO TITLE 10-2-1: ZONING REGULATIONS — DEFINITIONS — EXHIBIT A

This section of the St George City municipal code defines terms in Title 10 - the zoning code.
A definition for “Sight Distance Triangle” is proposed.

AMENDMENT TO TITLE 10-18-1(B): ZONING REGULATIONS — FENCES - EXHIBIT B
This section of the code controls the maximum height of a fence in the front yard setbacks.
Staff’'s proposal would add language to clarify and allow a 6’4" fence in the front yard setback
though not within the front 10’. This would only be allowed in certain RE (Residential Estates)
and A (Agricultural) zones as well as the R-1-40 zone.

BACKGROUND:

Standards regulating fencing have existed in the City Code for many years and have been
the subject of code enforcement cases. As the applicant has developed homes on some
of the larger residential lots over time, they have identified a desire among owners of
these one-acre and larger properties for increased security and privacy. To address
recurring issues related to fencing and to allow taller fences within the front yard setback
under certain circumstances, the applicant has submitted this zoning text amendment.

Two sections of the code are affected in this proposed zone:

1. 10-2-1 — This is the definitions section of the zoning code. Staff has identified the
need for a definition of “Clear View Triangle” for some time. This proposed
definition would provide a clear understanding of where, in this case, a fence may
or may not be placed particularly on corner lots and in relation to driveways.



2. 10-18-3 — This section gives an allowance for a 6’4” fence to be placed within the
front setback on the lot in certain Agricultural (A), Residential Estates (RE) and
Single-Family Residential zones (RE-37.5, RE-5, A-1, A-5, A-10, or R-1-40 zones)
It will still require a 10-foot setback to give space between a sidewalk and the
fence. It also will require 50% opacity within the front setback.

Applicant Comments
Your typical zoning regulation amendment is either brought by request by the City Council
or by the staff. Sometimes we have an applicant from the public, which is the case here.

Staff have worked with the materials from the applicant and City Council and came up
with the proposed code. The applicant had a couple of concerns worth discussion. First,
they wanted to make sure that the proposed zones covered the area they were interested
in. We have confirmed that is the case. Second, in their original documents submitted
was language that excluded “fence posts, corners, pillars and columns” to be excluded
from the 50% opacity requirement. While staff have no real issues with this language, it
isn’t typical for cities to include that language in a code with an open fencing requirement.
However, if Planning Commission would prefer that language for clarity’s sake, staff
would recommend the following or something similar:

“Opacity is measured based on the fence panel between structural supports.”

This type of language would help keep clear that we don’t measure the posts or similar
structures.

Proposed Changes:

The proposed revisions are attached as Exhibit A, B, & C.
e The additions are underlined in blue
e The removals are crossed out in red

RECOMMENDATION:
Staff recommend approval of the revisions as proposed.

ALTERNATIVES:
1. Recommend approval as presented.
2. Recommend approval with conditions.
3. Recommend denial.
4. Continue the proposed zoning regulation amendment to a specific date.

POSSIBLE MOTION:

‘I move that we recommend approval of the changes to Title 10 as proposed by staff and
contained in exhibit ‘A’ and ‘B’, case no. 2026-ZRA-002, based on the findings listed in
the staff report (and with the following modifications...).”




FINDINGS:

1.

The proposed amendments provide additional clarity to the zoning ordinance by
defining the "Sight Distance Triangle," establishing a consistent standard for
preserving visibility at intersections and driveways.

The proposed amendments recognize the unique characteristics of the Residential
Estates (RE) and Agricultural (A) zoning districts, specifically where larger lots and
greater setbacks can accommodate increased fence height within the front yard
setback while maintaining an open appearance and adequate separation from the
public right-of-way.

The requirement that fences remain at least fifty percent (50%) open within the
front yard setback, together with the required ten-foot setback from the sidewalk
or front property line where no sidewalk exists, maintains visibility and
neighborhood compatibility while providing additional flexibility for property
owners.

The amendments are consistent with the purpose and intent of the zoning
ordinance by providing clearer standards, improving administration and
enforcement, and allowing reasonable flexibility without adversely affecting
surrounding properties or the public welfare.

EXHIBIT A



PROPOSED CHANGES TO TITLE 10-2-1

Sight Distance Triangle: On a corner lot, the triangular area at a street intersection formed by

measuring thirty feet (30") along each right-of-way line from the point where they intersect and

connecting the ends of those two lines to form a triangle.

Along driveways, a triangular area formed by measuring ten (10') feet along the edge of a

driveway, measuring ten (10') feet along the street right-of-way line, and connecting the ends of

those two lines to form a triangle.
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EXHIBIT B



PROPOSED CHANGES TO TITLE 10-18-1

10-18-1:
FENCES:

A. No fence shall exceed six feet (6') four inches (4") in height in the side and rear yards.

B. In the front yard setback, no fence shall exceed four feet (4') in height. Within the front ten
feet (10') behind the sidewalk, or property line if no sidewalk exists; only decorative fences such
as picket fences or wrought iron fences with at least fifty percent (50%) of the fence open (up to
fifty percent (50%) may be solid, or non-see-through) are allowed.

On properties located in the RE-37.5, RE-5, A-1, A-5, A-10, or R-1-40 zones, a fence up to six feet
four inches (6'4") in height may be located within the front yard setback, provided it is at least fifty

percent (50%) open as described above and is not located within ten feet (10') of the sidewalk or

front property line if no sidewalk exists.

C. Berms shall not be used to artificially increase the maximum allowed fence height.

D. Forecornerlots;no No obstruction to view in excess of three feet (3') in height shall be placed
within the “sight distance triangle.”

EXHIBIT C



POWERPOINT PRESENTATION



Fencing & Clear View
Regulations

2026-ZRA-002



Section 10-2-1

Sight Distance Triangle: On a corner lot, the triangular area
at a street intersection formed by measuring thirty feet
(30') along each right-of-way line from the point where they
intersect and connecting the ends of those two lines to
form a triangle.

Along driveways, a triangular area formed by measuring
ten (10°) feet along the edge of a driveway, measuring ten
(10°) feet along the street right-of-way line, and connect’
the ends of those two lines to form a triangle.
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Section 10-18-1

A. No fence shall exceed six feet (6') four inches (4") in height in the side and rear yards.

B. Inthe front yard setback, no fence shall exceed four feet (4') in height. Within the front ten
feet (10') behind the sidewalk, or property line if no sidewalk exists; only decorative fences
such as picket fences or wrought iron fences with at least fifty percent (50%) of the fence
open (up to fifty percent (50%) may be solid, or non-see-through) are allowed.

On properties located in the RE-37.5, RE-5, A-1, A-5, A-10, or R-1-40 zones, a fence up to six
feet four inches (6’4”) in height may be located within the front yard setback, provided it is at
least fifty percent (50%) open as described above and is not located within ten feet (10') of the
sidewalk or front property line if no sidewalk exists.

C. Berms shall not be used to artificially increase the maximum allowed fence height.

D. foreorrertots; o No obstruction to view in excess of three feet (3') in height shall be
placed within the “sight distance triangle.”
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Community Development Zoning Regulation Amendment

PLANNING COMMISSION AGENDA REPORT: 07/14/2026

AMENDMENT TO TITLE 10-17A-5 Automobiles and Other Similar Vehicle Sales Lots
— Specific Standards

Section 10-17A of the St George municipal code sets forth standards for permitted uses
in certain zones. Subsection 5 deals with standards for Automobile and other similar
vehicle sales.

REQUEST:

Amend 10-17A-5(G) of the city code which mandates where automobile/vehicle sales can
occur. Currently, this section of code allows this type of sales to occur only on certain
streets and in some cases, only in certain locations on those streets. This request would
add another location, specifically Pioneer Road north of Walmart, to that list. (Case No.
2025-ZRA-016.)

BACKGROUND:

At the terminus of Pioneer Road is an open piece of property that has been the subject
of many meetings to determine an appropriate use on the property. It is zoned PD-C but
will, if this code changed is approved, require a PD amendment to include “Automobiles
and Other Similar Vehicle Sales Lots” to the approved use list. The property owner is
proposing to allow the sale of Automobiles, specifically RV’s and similar recreational
vehicles. However, currently, this location is not listed as an approved location for the
sale of automobiles/vehicles. To allow this use at this location, it needs to be added to the
list of allowed areas for Automobile sales.

Staff believe the subject property is well-suited for automobile sales for several reasons.
Its location along I-15 offers excellent visibility to regional traffic. Also, the site is easily
reachable via the Brigham Road interchange and roundabout, which connect closely to
both the interstate and local streets. Because the property borders an established
commercial hub anchored by Walmart, a dealership is a natural fit for the area.

There are a couple of other items to consider. Although Pioneer Road currently dead
ends at this location, staff feel that the site's strong visibility, access, and commercial
compatibility outweigh these negative aspects. Additionally, the |-15/Pioneer Road
roundabout may pose some additional challenges such as truck navigation and additional
traffic, the use is not a high traffic use. Staff believe that these concerns are remediable.

PROPOSED AMENDMENT:
The proposed code revisions are attached as Exhibit A and in the presentation. The
proposed amendment is colored blue and underlined.
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RECOMMENDATION:
Staff recommend approval of the proposed zoning regulation amendment as proposed

and attached to this staff report.

ALTERNATIVES:
1. Recommend approval as presented.
2. Recommend approval with modifications.
3. Recommend denial.
4. Continue the proposed zoning regulation amendment to a specific date.

POSSIBLE MOTION:
‘I move that we recommend approval of the changes to Title 10-17A-5 as proposed by

Bob Hermandson representing Bush & Gudgell and contained in exhibit ‘A’, Case No.
2026-ZRA-005, based on the findings listed in the staff report.”

FINDINGS:

1. The subject property's location along 1-15 provides good regional visibility that is
well-suited for vehicle sales.

2. The site has access to both the interstate and local streets via the nearby Brigham
Road interchange/roundabout.

3. A vehicle dealership is an appropriate fit for this property as it borders an
established commercial hub anchored by Walmart.

4. Recreational vehicle sales are not anticipated to generate high traffic volumes,
which minimizes the impact of additional traffic on the nearby roundabout.

5. The site's visibility, access, and commercial compatibility outweigh the challenges
of the road's dead-end, and any truck navigation concerns are remediable.



EXHIBIT A
PROPOSED CHANGES TO TITLE 10-17A-5(G)

G. Streets Designated for Automobile Sales Lots: Automobile sales lots shall only be permitted in

the zone where it is an allowed use, and only on the following specified streets within the zone:

—_

4,

. Blackridge Drive;

Bluff Street;
Convention Center Drive;

Desert Color Parkway (north of the Southern Parkway underpass, approximately three

thousand four hundred feet (3,400') in length to the north end of the former “Welcome

Center” parcel);

5.

6.

Hilton Drive;

Parcel located at 150 East 1160 South;

Red Hills Parkway from 1000 East to the Washington City boundary;
St. George Boulevard (excluding the arts district overlay zone);

700 South from the east side of I-15 to River Road;

10. Sunland Drive;

11.

Sunset Boulevard.

12. Pioneer Road north of the North Bloomington Commercial Subdivision




EXHIBIT B
POWERPOINT PRESENTATION



Pioneer Road Zoning
Regulation Amendment
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Zoning Regulation Amendment

G. Streets Designated for Automobile Sales Lots: Automobile sales lots shall only be
perrr]nittﬁd in the zone where it is an allowed use, and only on the following specified streets
within the zone:

1.

o

® N o o

9.

10.
11.
12.

Blackridge Drive;
Bluff Street;
Convention Center Drive;

Desert Color Parkway (north of the Southern Parkway underpass, approximately
three thousand four hundred feet (3,400') in length to the north end of the former
“Welcome Center” parcel);

Hilton Drive;
Parcel located at 150 East 1160 South;
Red Hills Parkway from 1000 East to the Washington City boundary;
St. George Boulevard (excluding the arts district overlay zone);
700 South from the east side of I-15 to River Road;
Sunland Drive;
Sunset Boulevard.
Pioneer Road north of the North Bloomington Commercial Subdivision
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ST. GEORGE PLANNING COMMISSION MINUTES
June 23, 2026, 5:00 P.M.
CITY COUNCIL CHAMBERS

PRESENT:

Planning Commission Chair Ben Rogers

Planning Commission Member Brandon Anderson
Planning Commission Member Kelly Taysom
Planning Commission Member Terri Draper
Planning Commission Member Lori Chapman
Planning Commission Member Nathan Fisher
Planning Commission Member Kelly Casey

EXCUSED:

STAFF MEMBERS PRESENT:

Assistant City Attorney Alicia Carlton
Community Development Director Carol Winner
Assistant Public Works Director Wes Jenkins
Planner Brenda Hatch

Planner Dan Boles

Planner Brian Dean

Development Office Supervisor Angie Jessop

OTHERS PRESENT:

Applicant Bryce Kelsey
Applicant Curt Gordon
Applicant Logan Terry
Applicant Logan Blake

ITEM 1

Site visit at Lot 59 of the South Rim of Foremaster Ridge subdivision located
at the south side of Howard Lane at approximately 1540 East, St George, Utah

to view the ridgeline.

Link to presentation by Wes Jenkins 00:00:00

Link to discussion by Commissioners, Mr. Jenkins and applicant, Bryce Kelsey
00:04:50

Commission Members and staff travel back to City Hall to begin the regular meeting.

CALL TO ORDER:

Planning Commission Chair Rogers called the meeting to order and welcomed all in
attendance. The Pledge of Allegiance to the Flag was led by Commission Member
Draper.

Link to call to order and flag salute: 00:00:19

Link to call for disclosures 00:00:55


https://apps.sgcityutah.gov/minutes/file/?id=1QvIVDtTdlyOJAbNNnndhfEQRRcgHH8P_&file=1&type=mp3&time=00:00:00#t=00:00:00
https://apps.sgcityutah.gov/minutes/file/?id=1QvIVDtTdlyOJAbNNnndhfEQRRcgHH8P_&file=1&type=mp3&time=00:04:50#t=00:04:50
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:00:19#t=00:00:19
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:00:55#t=00:00:55
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St. George Planning Commission Minutes
July 8, 2026

ITEM 2
HILLSIDE DEVELOPMENT PERMIT South Rim at Foremaster 59 - Consider a
request for a hillside development permit to determine the location of the ridgeline
and ridgeline setback on lot 59 of the South Rim at Foremaster subdivision in
anticipation of the construction of a residential home. The applicant is Kelsey
Enterprises, and the representative is Bryce Kelsey. Case No. 2026-HS-003 (Staff -
Wes Jenkins)

Agenda Packet [Page 3]

Link to Presentation by Wes Jenkins 00:01:56

Link to discussion by Commission Members 00:04:15

Link to comment by Mr. Jenkins and discussion with Commission Members 00:14:08
Link to motion 00:15:00

ORIGINAL MOTION:
A motion was made by Planning Commission Member Chapman to send to
City Council a positive recommendation for Hillside Development permit, in
the location of the applicant’s request on lot 59, Foremaster Ridge, Item #2.

SECOND:
The motion was seconded by Planning Commission Member Anderson.

Link to question on motion by Commission Member Casey 00:15:54

VOTE:
Commission Chair Rogers called for a vote, as follows:

Planning Commission Chair Rogers — aye
Planning Commission Member Anderson —-aye
Planning Commission Member Fisher - nay
Planning Commission Member Casey - aye
Planning Commission Member Chapman - aye
Planning Commission Member Taysom -aye
Planning Commission Member Draper —nay

The vote is 5-2. Motion carries.

Link to question on the motion by Mr. Jenkins 00:16:37

Link to amended motion by Commission Member Chapman 00:16:45
AMENDED MOTION:

An amended motion was made by Planning Commission Member Chapman to

include staff recommendations and the requirements by staff.

SECOND:
The motion was seconded by Planning Commission Member Anderson.


https://apps.sgcityutah.gov/minutes/file/?id=13UzBHc7rsIFuR8HZt8FGSwm-MpjwPf5x&file=1&type=pdf&page=3#page=3
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:01:56#t=00:01:56
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:04:15#t=00:04:15
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:14:08#t=00:14:08
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:15:00#t=00:15:00
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:15:54#t=00:15:54
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:16:37#t=00:16:37
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VOTE:

ITEM 3

Commission Chair Rogers called for a vote, as follows:

Planning Commission Chair Rogers — aye
Planning Commission Member Anderson —-aye
Planning Commission Member Fisher - nay
Planning Commission Member Casey - aye
Planning Commission Member Chapman - aye
Planning Commission Member Taysom -aye
Planning Commission Member Draper —nay

The vote is 5-2. Motion carries.

ZONE CHANGE- Desert Haven — PUBLIC HEARING Consider a request to change
the zoning from A-20 (Agricultural 20-acre lot minimum) to R-1 (Single Family no
minimum square footage, 40-foot minimum lot width/frontage) on approximately

55.03

acres. The property is generally located south of the Fort Pierce Wash, along

the Utah-Arizona border in the far southeastern corner of the City of St. George. The
applicant is Desert Canyons Development Inc and the representative is Curt Gordon.
Case No. 2026-ZC-010 (Staff — Brenda Hatch)

Agenda Packet [Page 11]

Link to Presentation by Brenda Hatch 00:18:12

Link to Public Hearing 00:21:00

No Comments

Public Hearing Closed

Link to motion 00:21:20

MOTION:

A motion was made by Planning Commission Member Anderson to forward a
positive recommendation to the City Council for the zone change for Desert
Haven, case no. 2026-ZC-010, based on staff’s findings listed in the staff
report.

SECOND:

VOTE:

The motion was seconded by Planning Commission Member Draper.

Commission Chair Rogers called for a vote, as follows:

Planning Commission Chair Rogers — aye
Planning Commission Member Anderson —-aye
Planning Commission Member Fisher - aye
Planning Commission Member Casey - aye
Planning Commission Member Chapman - aye
Planning Commission Member Taysom -aye


https://apps.sgcityutah.gov/minutes/file/?id=13UzBHc7rsIFuR8HZt8FGSwm-MpjwPf5x&file=1&type=pdf&page=11#page=11
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:18:12#t=00:18:12
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:21:00#t=00:21:00
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:21:20#t=00:21:20
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1 Planning Commission Member Draper -aye
2
3 The vote was unanimous. Motion carries.
4
5 ITEM4
6 ZONE CHANGE- Desert Sky — PUBLIC HEARING Consider a request to change the
7 zoning from PD-R (Planned Development Residential) to R-1 (Single Family no
8 minimum square footage, 40-foot minimum lot width/frontage) on approximately
9 13.23 acres. The property is in the Desert Canyons Development, generally located
10 east of Southern Pkwy and North of Desert Sky Pkwy. The applicant is Desert Canyons
11 Development Inc and the representative is Curt Gordon. Case No. 2026-ZC-012 (Staff
12 - Brenda Hatch)
13 **THIS ITEM WAS NOT BE HEARD AT THIS MEETING **
14
15 ITEMS5
16 PLANNED DEVELOPMENT AMENDMENT McDonalds Desert Color — PUBLIC
17 HEARING - Consider a request to amend the Desert Color zone plan. This PD
18 amendment would allow the construction of a new McDonalds restaurant on 1.28
19 acres. The site is located on the west of Desert Color Parkway just south of Southern
20 Parkway. The applicant is Dominion Engineering and the representative is Darrin
21 Perkes. Case No. 2026-PDA-016 (Staff - Dan Boles)
22
23 Agenda Packet [Page 36]
24
25 Link to Presentation by Dan Boles 00:22:04
26
27 Link to question by Commission Member Chapman 00:27:13
28
29 Link to comment by applicant Logan Terry and discussion with Commission Members
30 See Exhibit A 00:30:00
31
32 Link to Public Hearing 00:32:50
33
34 No comments
35
36 Public Hearing Closed
37
38 Link to motion 00:33:13
39
40 MOTION:
41 A motion was made by Planning Commission Member Draper to forward a
42 positive recommendation from Item 5, the McDonalds at Desert Color,
43 contingent on the conditions in the staff report and per the findings.
44
45 SECOND:
46 The motion was seconded by Planning Commission Member Fisher.
47
48 VOTE:
49 Commission Chair Rogers called for a vote, as follows:
50
51 Planning Commission Chair Rogers — aye

52 Planning Commission Member Anderson -aye


https://apps.sgcityutah.gov/minutes/file/?id=13UzBHc7rsIFuR8HZt8FGSwm-MpjwPf5x&file=1&type=pdf&page=36#page=36
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Planning Commission Member Fisher - aye
Planning Commission Member Casey - aye
Planning Commission Member Chapman - aye
Planning Commission Member Taysom -aye
Planning Commission Member Draper —-aye

The vote was unanimous. Motion carries.

ITEM 6

CONDITIONAL USE PERMIT Desert Corner- Consider a request for a conditional
use permit for a development with an aggregate ground floor footprint square
footage of 20,000 square feet or more. The applicant is Desert Canyons
Development Inc and the representative is Curt Gordon. Case No. 2026-CUP-002
(Staff - Brenda Hatch)

Agenda Packet [Page 56]

Link to Presentation by Brenda Hatch 00:33:56
Link to motion 00:39:07

MOTION:
A motion was made by Planning Commission Member Fisher to recommend
approval of this item, number 6, Conditional Use Permit, adopting the
findings and adding to it that the manner in which they’ve done has
mitigated any possible detrimental effect in the area.

SECOND:
The motion was seconded by Planning Commission Member Chapman.

VOTE:
Commission Chair Rogers called for a vote, as follows:

Planning Commission Chair Rogers — aye
Planning Commission Member Anderson —-aye
Planning Commission Member Fisher - aye
Planning Commission Member Casey - aye
Planning Commission Member Chapman - aye
Planning Commission Member Taysom -aye
Planning Commission Member Draper -aye

The vote was unanimous. Motion carries.

ITEM 7

PRELIMINARY PLAT Tonaquint Ridge Phase 1 - Consider a request for a 29-lot
preliminary plat generally located north of Chandler Drive and west of Curly Hollow

Drive on approximately 14.43 acres for the purpose of a single-family subdivision.
The applicant is DSG Engineering, and the representative is Logan Blake. Case No.
2026-PP-015 (Staff — Brian Dean)

Agenda Packet [Page 79]
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Link to Presentation by Brian Dean 00:39:50
Link to motion 00:42:18

MOTION:
A motion was made by Planning Commission Member Casey to approve the
Tonaquint Ridge Phase 1 preliminary plat, based on the findings and
conditions noted in the staff report.

SECOND:
The motion was seconded by Planning Commission Member Draper.

VOTE:
Commission Chair Rogers called for a vote, as follows:

Planning Commission Chair Rogers - aye
Planning Commission Member Anderson —-aye
Planning Commission Member Fisher - aye
Planning Commission Member Casey - aye
Planning Commission Member Chapman - aye
Planning Commission Member Taysom -aye
Planning Commission Member Draper —-aye

The vote was unanimous. Motion carries.
APPROVAL OF MINUTES:
Consider a request to approve the meeting minutes from the May 28, 2026 joint work

meeting with City Council.

Agenda Packet [Page 106]

Link to motion 00:43:04

MOTION:
A motion was made by Planning Commission Member Chapman to approve minutes
of May 28, 2026 meeting.

SECOND:
The motion was seconded by Planning Commission Member Taysom.

VOTE:
Commission Chair Rogers called for a vote, as follows:

Planning Commission Chair Rogers - aye
Planning Commission Member Anderson -aye
Planning Commission Member Fisher - aye
Planning Commission Member Casey - aye
Planning Commission Vice Chair Chapman -aye
Planning Commission Member Taysom - aye
Planning Commission Member Draper- aye


https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:39:50#t=00:39:50
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:42:18#t=00:42:18
https://apps.sgcityutah.gov/minutes/file/?id=13UzBHc7rsIFuR8HZt8FGSwm-MpjwPf5x&file=1&type=pdf&page=106#page=106
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:43:04#t=00:43:04
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The vote was unanimous and the motion carried.

APPROVAL OF MINUTES:
Consider a request to approve the meeting minutes from the June 9, 2026 meeting.

Agenda Packet [Page 108]

Link to motion 00:43:19

MOTION:
A motion was made by Planning Commission Member Draper to approve minutes of
June 9, 2026 meeting.

SECOND:
The motion was seconded by Planning Commission Member Taysom.

VOTE:
Commission Chair Rogers called for a vote, as follows:

Planning Commission Chair Rogers - aye
Planning Commission Member Anderson -aye
Planning Commission Member Fisher - aye
Planning Commission Member Casey - aye
Planning Commission Vice Chair Chapman -aye
Planning Commission Member Taysom - aye
Planning Commission Member Draper- aye

The vote was unanimous and the motion carried.
CITY COUNCIL ITEMS:

Carol Winner, the Community Development Director, will report on items heard at the
June 18, 2026 , City Council Meeting.

1. 2026-ZC-009 Allora Village

ADJOURN:

Link to motion: 00:44:20

MOTION:
A motion was made by Planning Commission Member Fisher to adjourn.

SECOND:
The motion was seconded by Planning Commission Member Chapman.

VOTE:
Commission Chair Rogers called for a vote, as follows:

Planning Commission Chair Rogers - aye


https://apps.sgcityutah.gov/minutes/file/?id=13UzBHc7rsIFuR8HZt8FGSwm-MpjwPf5x&file=1&type=pdf&page=108#page=108
https://apps.sgcityutah.gov/minutes/file/?id=1wqBWYQ0VVGO19zjMjYpugL78NvyPwr7d&file=1&type=mp3&time=00:43:19#t=00:43:19
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Planning Commission Member Anderson —-aye
Planning Commission Member Fisher - aye
Planning Commission Member Casey -aye
Planning Commission Member Chapman -aye
Planning Commission Member Taysom -aye
Planning Commission Member Draper - aye

The vote was unanimous, and the motion carries.

s/

Angie Jessop, Development Services
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