
NOTICE OF REGULAR MEETING
OF THE CITY COUNCIL OF THE CITY OF ST. GEORGE,

WASHINGTON COUNTY, UTAH

public Notice

Public notice is hereby given that the City Council of the City of St. George, Washington
County, Utah, will hold a regular meeting in the City Council Chambers at the St. George
City Hall located at 61 South Main Street, St. George, Utah, on Thursday, September 3,
2026, commencing at 5:00 p.m.

The agenda for the meeting is as follows:

Call to Order
Invocation
Flag Salute

1. Mayor’s recoqnitions, proclamations, and updates.

a. Read a Proclamation proclaiming September 17 - 23, 2026 as
Constitution Week.

b. Read a Proclamation proclaiminq October 3, 2026 as Marathon Day.

2. Comments from the public.

The Open Comment Period provides an opportunity for residents to share ideas,
concerns, and feedback with the Mayor and City Council on matters related to
City business.

The Mayor and City Council strongly encourage public participation and value
hearing from the community. Community feedback plays an important role in
shaping priorities, informing decision-making, and strengthening local
government.

Comments pertaining to an agenda item that includes a public hearing, or public
input should be given as that item is being discussed during the meeting.

Members of the public who wish to comment will be given a limit of three (3)
minutes per person. The Mayor and City Council will not respond to comments or
questions but will take the comments into consideration for possible discussion
at another time.

Rules for making comments:
• You must be a resident of the City of St. George.
• Public input shall not be allowed on any agenda item or pending land use

application.
• Comments should relate to City business.
• Speakers shall be courteous and show respect. Comments shall not include

obscene or profane language, nor contain attacks on any individual.

Written comments may be submitted anytime to the City Recorder at 61 South
Main Street, St. George, UT 84770 or publiccomments(p>sqcityutah.gov.



3. Consent Calendar.

a. Consider approval of an agreement to purchase a real property (SG-5-2-
34-42001 & SG-5-2-34-434) from Windmill Plaza LLC, Quality
Development LLC, and K&D Family, LLC.

BACKGROUND and RECOMMENDATION: This item is for the acquisition of the real
property that contains an existing City sewer line and storm drain line. The City is
interested in acquiring the property to control and protect the existing public
utility infrastructure. It is expected that a trail will be installed on this property.
The appraised value of the property is $216,535. Staff recommends approval.

b. Consider approval of an amendment to a Professional Services
Agreement with Bowen, Collins, & Associates for additional engjneering
services and construction related services for the Virgin River Sewer
Outfall replacement project.

BACKGROUND and RECOMMENDATION: This Professional Services Contract
amendment with Bowen, Collins, & Associates will cover additional engineering
services and construction related engineering services for the Virgin River Outfall
Replacement Project. This project will replace and upsize the exiting 48-inch
diameter sewer line from the Man o War bridge in Bloomington to the St. George
Regional Water Reclamation Facility. This project is essential for wastewater
conveyance and treatment. The existing sewer line is at capacity and needs to
be upsized to accommodate the expected growth of St. George, Washington,
Ivins, and Santa Clara. The cost of the amendment is $272,369. Staff
recommends approval.

c. Consider approval to allow the Southern Utah Wine Guild (formerly
known as St. George Wine Club) to serve wine at their December social
taking place at the Social Hall.

BACKGROUND and RECOMMENDATION: This is the first event the Wine Guild has
held at the Social Hall, a City-owned facility. Applicants Doug and Marianne
Hamilton are requesting approval to serve wine at this event. Staff recommends
approval subject to approval from the Events Review Committee and DABS with
the condition that the applicant provide a Certificate of Insurance with the
required endorsements and all other requirements of the Special Event Permit.
the Special Event Permit.

4. Consider approval of Resolution No. 2026-018R amending and adopting fees
for various services and recreational activities.

BACKGROUND and RECOMMENDATION : This item is to consider a amendments to
the City’s Master Fee Schedule to include the following: 1) an increase to the Jury
Fee for the Art Museum; 2) an increase for Food Booth fees for the Arts Festival; and
3) adoption of a Power Cost Adjustment (PCA). Staff recommends approval.

5. Consider approval of Resolution No. 2026-019R declaring the City's intent to
consider adjusting a common boundary line with Washington City.

BACKGROUND and RECOMMENDATION: The City Recorder’s office received a request
to adjust the boundary line with Washington City at the intersection at Hilton



Williams Drive and Ara Parkway. The purpose of the adjustment is to correct a
discrepancy in the legal description of the St. George Airport Addition, recorded as
Document No. 2010004137 in the Washington County Recorder's Office. At their
meeting held on August 26, 2026, Washington City Council approved a resolution
declaring their intent to consider the boundary line adjustment.

6. Consider approval of a Conditional Use Permit for an approximately 54,500
sq. ft. RV Storage development; on approximatejy 4.6 acres located at 5517
S Desert Trail. (Case No. 2026-CUP-O05 - Fljqhtline RV Storage)

BACKGROUND and RECOMMENDATION: The proposal is for a three (3) building
development with an aggregate ground floor footprint square footage of 20,000
square feet or more on approximately 4.6 acres. At their meeting held on August 25,
2026, the Planning Commission recommended approval with a vote of 6-0 and one
condition.

7. Consider approval of Ordinance No. 2026-069 amending the Atkinville
Interchange Areas Zone Planned Development Commercial zone on
approximatejy 2 acres generally located east of Pioneer Road and north of
Sun River Parkway. (Case No. 2026-PDA-017 - Pioneer Office Building}

BACKGROUND and RECOMMENDATION: The proposal is for a new, three-story
commercial building. The underlying general plan is PD (Planned Development). At
their meeting held on August 11, 2026, the Planning Commission held a public
hearing, and recommended approval with no conditions, with a vote of 5-0; there
were no public comments.

8. Consider approval of Ordinance No. 2026-070 amending the City's General
Plan from LDR (Low Densitv Residential), OS (Open Space), and COM
(Commercial) to COM (Commercial) and OS (Open Space) on approximately
14.4 acres generally located between 800 and 900 South and between 1450
East and Foremaster Drive. (Case No. 2026-GPA-OIO - Utah Tech
Foremaster}

BACKGROUND and RECOMMENDATION: This application proposes to change the
General Plan designation from 7.50 acres Low Density Residential (LDR), 2,66 acres
Open Space (OS), and 4.24 Commercial (COM) to 5.96 acres Commercial (COM) and
8.44 acres Open Space (OS) to facilitate future commercial development. At their
meeting held on August 11, 2026, the Planning Commission held a public hearing
and recommended approval with no conditions by a 5-2 vote; several comments
were made in opposition, three of the comments were in favor of the request.

9. Consider approval of Ordinance No. 2026-071 amending portions of Title 9
of City Code as it relates to animated signs.

BACKGROUND and RECOMMENDATION: On April 2, 2026, in a public joint work
meetinq, City Council, staff, and the applicant discussed allowing Electronic Message
Siqns (EMS) adjacent to residential zones. Staff took the information discussed in the
meetinq alonq with the previously submitted material from the applicant and created
Exhibits A and B, The Planninq Commission held a public hearinq on Auqust II,
2026, and recommended approval with a 7-0 vote and no conditions.

10. Appointments to Boards and Commissions of the city.



11.

12.

Reports from Mayor, Councilmembers, and City Manager.

Request a closed meeting to discuss litigation, security, property
acquisition or sale or the character and professional competence or
physical or mental health of an individual.
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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, 627-4674, at least 24 hours in advance if you
have special needs.



PROCLAMATION
WHEREAS, September 17, 2026 marks the 239th anniversary of the drafting

of the Constitution of the United States of America by the Constitutional
Convention; and

WHEREAS, it is fitting and proper to accord official recognition to this
magnificent document and its memorable anniversary, and to the patriotic
celebrations which will commemorate the occasion; and

WHEREAS, Public Law 915 guarantees the issuing of a proclamation each
year by the President of the United States of America designating September 17
through 23 as Constitution Week.

NOW, THEREFORE I, Jimmie B Hughes, Mayor, along with the City Council
of the City of St. George, Utah, do hereby proclaim the week of September 17
through 23, 2026 as

CONSTITUTION WEEK
in the City of St. George and ask our citizens to reaffirm the ideals the Framers of
the Constitution had in 1787 by vigilantly protecting the freedoms guaranteed to us
through this guardian of our liberties, remembering that lost rights may never be
regained.

IN WITNESS WHEREOF, I have hereunto set my hand and caused to be
affixed the Seal of the City of St. George, Utah this 3rd day of September, 2026.
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PROCLAMATION
WHEREAS, The 50th St. George Marathon will be held on Saturday,

October 3, 2026; and

WHEREAS, This annual endurance event hosted by the City of St.
George is a display of community spirit, unity, and commitment; and

WHEREAS, The City of St. George and the state of Utah is proud to
welcome each of the 10,000 runners participating in the 26.2-mile Marathon
and the 13.1-mile Half Marathon, which is set to host the largest numbers of
participants in the history of the race; and

WHEREAS, this annual event is an international display of endurance
with Marathon, Half Marathon, 51<, Mayor’s Walk, and Kids Fun Run
celebrating runners, spectators, and volunteers; and

WHEREAS, known as "#likenoother’, the St. George Marathon is a
testament and celebration of determination, resilience, and resolve.

NOW, THEREFORE I, Jimmie B Hughes, Mayor, along with the City
Council of the City of St. George, Utah, do hereby proclaim October 3, 2026
as

MARATHON DAY
in the City of St. George and ask our citizens to recognize and congratulate
these runners, thank the volunteers for giving back to the community, and
spectators for their support.

IN WITNESS WHEREOF, I have hereunto set my hand and caused to
be affixed the Seal of the City of St. George, Utah this 3rd day of
September, 2026.

•'“"'
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mie B Hughes, Mayor



Agenda Date: 09/03/2026 Agenda Item Number: 3a
Subject:

Consider approval of an agreement to purchase a real property (SG-5-2-34-42001 & SG-5-2-34-434) from Windmill
Plaza LLC, Quality Development LLC, and K&D Family, LLC.

Item at-a-glance:

Staff Contact: Cameron Cutler

Applicant Name: City of St. George

Reference Number: N/A

Address/Location: 

Approximately 1050 South between 2580 East and 2780 East

Item History (background/project status/public process):

This item is for the acquisition of the real property that contains an existing City sewer line and storm drain line.  The
City is interested in acquiring the property to control and protect the existing public utility infrastructure. It is expected
that a trail will be installed on this property. The appraised value of the property is $216,535. Staff recommends
approval.

Staff Narrative (need/purpose):

This strip of property was part of the Moorland subdivision. While an easement was established at that time, it was
the intent of the City and the developer that this property would be purchased at some point by the City. An appraisal
on the property was prepared at that time, but the purchase was never finalized. The developer was agreeable to
keep the original appraisal amount.

Name of Legal Dept approver: Jami Brackin

Budget Impact:

Cost for the agenda item: $216,535

Amount approved in current FY budget for item: $216,535

If not approved in current FY budget or exceeds the budgeted amount, please explain
funding source:

N/A

Description of funding source:

Public Works and Water Services are intending to share in the cost of the property purchase.

Recommendation (Include any conditions):

Staff recommends approval

Attachments

































Agenda Date: 09/03/2026 Agenda Item Number: 3b
Subject:

Consider approval of an amendment to a Professional Services Agreement with Bowen, Collins, & Associates for
additional engineering services and construction related services for the Virgin River Sewer Outfall replacement
project.

Item at-a-glance:

Staff Contact: Kade Bringhurst

Applicant Name: City of St. George

Reference Number: N/A

Address/Location: 

61 South Main Street

Item History (background/project status/public process):

This Professional Services Contract amendment with Bowen, Collins, & Associates will cover additional engineering
services and construction related engineering services for the Virgin River Outfall Replacement Project.  This project
will replace and upsize the exiting 48-inch diameter sewer line from the Man o War bridge in Bloomington to the St.
George Regional Water Reclamation Facility. This project is essential for wastewater conveyance and treatment.  The
existing sewer line is at capacity and needs to be upsized to accommodate the expected growth of St. George,
Washington, Ivins, and Santa Clara.  The cost of the amendment is $272,369. Staff recommends approval.

Staff Narrative (need/purpose):

This Professional Services Contract amendment with Bowen, Collins, & Associates will cover additional engineering
services and construction related engineering services for the Virgin River Outfall Replacement Project.  This project
will replace and upsize the exiting 48-inch diameter sewer line from the Man o War bridge in Bloomington to the St.
George Regional Water Reclamation Facility. This project is a very complex project and there have been some
significant changes to the project throughout the design phase which necessitated additional engineering design
work. The replacement sewer line was originally designed to be in private property, paralleling the Virgin River.  The
project was about 30% designed, when it was decided to move the alignment to its current location, within the
roadway.  This decision was made based on private property owner pushback and river floodway and erosion
concerns.  Additional engineering design efforts, utility investigation, and geotechnical investigations were required,
which increased the engineering design fee.  This amendment also includes the construction related engineering
services, which was not included in the original agreement.    This project is essential for wastewater conveyance and
treatment.  The existing sewer line is at capacity and needs to be upsized to accommodate the expected growth of St.
George, Washington, Ivins, and Santa Clara.

Name of Legal Dept approver: Alicia Carlton

Budget Impact:

Cost for the agenda item: $272,369

Amount approved in current FY budget for item: $14,293,000

If not approved in current FY budget or exceeds the budgeted amount, please explain
funding source:

N/A

Description of funding source:



Funding for this project is from a combination of Impact Fees and user rates from St. George, Washington, Ivins,
and Santa Clara.

Recommendation (Include any conditions):

Staff recommends approval

Attachments



 
 
 
 

20 NORTH MAIN, SUITE 107 • ST. GEORGE, UTAH 84770 

TEL: (435) 656-3299  

August 14, 2026 
  
E-MAIL 
   
Kade Bringhurst, P.E. 
Water Services Assistant Director 
St. George Water Services 
811 East Red Hills Parkway 
St. George, Utah 84770 
 
Subject: Additional Service Request No. 2 – R1 and R21 Scope Changes 
 
Dear Kade, 
 
The City of St. George (City) retained Bowen Collins & Associates (BC&A) to provide engineering 
design and bidding services for the R21, R19, and R1 Sewer Projects in September 2021. BC&A’s 
original contract for these projects included design and bidding support but did not include 
construction management services. The purpose of this letter is to provide an additional services 
request (ASR) associated with these projects. During the design process to date, the following 
changes and additions were requested from the City that were outside of the original scope of work:  
  

1. R1 Sewer Project CM Services. The City requested that BC&A assist with construction 
management services including meetings, engineering services during construction and 
providing quality assurance and testing for the construction of the R1 Sewer Project. These 
services were requested after the original scope of work was signed. ASR-01 was submitted 
to the City but has never been executed. It is proposed that this ASR (ASR-02) supersede and 
replace the previously submitted ASR-01. 

2. R1 Sewer Project Alignment Alternatives. During the design of the R1 Sewer Project it was 
recommended to potentially provide a trenchless crossing of the Entrada Golf Course, which 
also included a change in alignments. BC&A contracted RB&G Engineering to complete a 
geotechnical investigation for this work and BC&A also designed an alternative alignment 
that was ultimately not used. BC&A provided the fee to complete this additional work, which 
was informally accepted by the City. BC&A requests that this additional work be formally 
included in this ASR. 

3. R21 Sewer Project. BC&A was originally scoped to complete a design of the R21 Sewer 
Project following an alignment developed by the City through private properties along the 
Virgin River. This alignment was suggested to minimize bypass pumping requirements and 
avoid affecting residents and utility congestion during construction. BC&A completed a 30-
percent design for this alignment and provided plans to the City for right-of-way acquisition. 
After rights-of-way were developed by the City and initial conversations and meetings were 
held with the residents, it was determined to install the new sewer in the existing sewer 
pipeline corridor and bypass pump. Additional work associated with the R21 Sewer Project 
for this scope change included: 

a. Alignment Changes. Discarding the originally completed 30-percent design and 
designing the pipeline in a new alignment.  

b. Geotechnical Investigation. Geotechnical investigation along the new sewer alignment 
was added to the project. This task was not included in the original scope of services. 



Kade Bringhurst, P.E. 
August 14, 2026 
Page 2 

Fees for the geotechnical investigation have been informally agreed upon with the 
City and requesting them to be included in this ASR.  

c. Field and ROW Services. The City originally contracted Alpha Engineering to complete 
the field and ROW services for the project. After the direction change for the 
alignment, the City asked to run the contract for additional survey work through 
BC&A which required additional sub consulting and design fees. Fees associated with 
the surveying services and design have been informally agreed upon with the City and 
we are requesting that they be included in this ASR. 

d. Bypass Pumping Design. Bypass pumping with the original alignment was minimal, 
only covering tie-in on the project. The alignment modification included additional 
calculations, design drawings, and specifications for a bypass pumping alignment and 
bypass pumping plan. 

e. Cost Escalations. The original contract for the project was signed in the year 2021. 
Due to ROW acquisition delays and alignment changes, the schedule has extended 
beyond what was originally scoped requiring an adjustment in fees due to cost 
escalations.  

 
Progress to date includes completion of the following items: 
 

• R1 design, bidding, and construction management services 
• R19 30% design complete with field surveying and partial rights-of-way development 
• R21 90% design, including alignment changes, rights-of-way exhibit and legal preparation, 

and additional field surveying 
 
Changes in services associated with the R21 and R1 Sewer Project and  the passage of time have 
ultimately absorbed BC&A’s original design fees for the sewer projects. Due to the changes outlined 
above, BC&A is requesting the ASR provide scope and fee to complete the design of the R21 Sewer 
Project and provide limited construction management services for the R21 Sewer Project. Fees 
required to complete the R19 Sewer Project design and provide construction management services 
will be resolved in a separate ASR later at the City’s request.  
 
Our proposed scope of services and fee for this ASR is provided as follows.  
 
PROPOSED SCOPE OF SERVICES 

TASK 1 – R21 SEWER PROJECT – ADDITIONAL SERVICES REQUEST 

Associated with this task, BC&A is requesting an ASR to complete the remaining design and bid 
service components as well as the construction management portion of the R21 Sewer Project. The 
following subtasks include the work that still needs to be completed..   

Subtask 1-1 Project Administration. BC&A will manage the engineering effort including team 
management, subconsultants, communications, reporting to the City, managing schedules and 
budgets, invoicing, and other management tasks.  

Subtask 1-2: Bypass Pumping Design Drawings and Specifications. BC&A has submitted 90-
percent complete design drawings and specifications to the City for review. These drawings have 
been reviewed and accepted through the City’s Joint Utility Committee (JUC) process, excluding the 
submittal of a Floodplain Development Permit. Associated with this subtask, BC&A is requesting fee 
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to complete changes to the drawings and specifications to include dewatering and bypass pumping 
changes requested of the City after the 90-percent submittal.  

Subtask 1-3: Floodplain Development and Grading Permits. BC&A will complete a Floodplain 
Development and Grading Permit for the City’s review as part of the City’s review process. BC&A will 
address any comments that may be received from the City.  

Subtask 1-4: Cost Estimate. BC&A will prepare an engineer’s opinion of probable construction cost 
(OPCC) at the 100% complete design submittal for the Project. 

Subtask 1-5: Prequalify Contractors. Due to the size of Project R21, we recommend prequalifying 
contractors to bid the project. BC&A will prepare prequalification documents to be used by the City 
to prequalify contractors. We will review contractor submittals and provide a list of recommended 
contractors to invite to bid on the project.  

Subtask 1-6: Bidding Services. BC&A will complete the following subtasks associated with the bid 
period services: 

a. Pre-Bid Meeting. BC&A will prepare for and attend a pre-bid meeting with the potential 
bidders. We assume that those meetings will last up to two hours and will include a site visit. 

b. Addenda/Drawing Revisions. BC&A will be available to answer questions from potential 
bidders regarding the contract documents. BC&A will also prepare clarifications and 
addenda, if required. 

c. Bid Opening and Evaluation. BC&A will attend the bid openings with the City and the general 
contractors. BC&A will also prepare a bid summary and a letter evaluating the bids and 
recommending award of the construction contract. 

We have assumed that a single bid package will be prepared and that the bid period for the R21 Sewer 
Project will be approximately four (4) weeks long.  

Subtask 1-7: Construction Period Services. Construction period services were not included in the 
original contract but have been requested by the City. BC&A will complete the following subtasks 
associated with the construction period services. For budgetary purposes we have assumed that the 
construction period will last approximately 14 months.  

a. Conformed Documents. BC&A will develop Conformed Documents for construction of the 
project including incorporating all addenda into the drawings and specifications.  

b. Pre-Construction Meeting. BC&A will prepare for and attend a preconstruction meeting with 
Owner and contractor to discuss procedures to build the Project prior to NTP date.  

c. Construction Progress Meetings. BC&A will prepare for and conduct weekly construction 
progress meetings during the construction period of the project. BC&A will prepare notes 
and action items to be distributed. 

d. Engineering Services During Construction. BC&A will help address unforeseen issues that 
may arise during construction, though it is understood that the City will be completing all of 
the construction inspections. BC&A will review, respond, and record all submittals, RFIs, 
Change Orders, and Payment Requests applicable to the project on an electronic 
management system to provide to the Owner. It is anticipated this service will require 6 to 
8 hours per week for the duration of construction. 
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e. Construction Closeout. BC&A will perform a final walkthrough with the Contractor and 
Owner at the completion of project. BC&A will provide the Contractor with final punch list 
items and finalize documents for substantial completion to the City.  

 

PROJECT COST SUMMARY  

A detailed breakdown of costs to provide these additional services is summarized as part of 
Attachment A. We hereby respectfully request that you approve this additional service request to 
increase our contract by $272,369 for a revised contract of $527,299 as shown in the following table:  
 

ORIGINAL CONTRACT: $254,930 
ASR TOTAL: $272,369 

REVISED CONTRACT AMOUNT:  $527,299 
 
We have enjoyed working with St. George City through the design of this project and look forward to 
assisting the City through completion of both the R21 Sewer Project. Please let me know if you have 
any questions, concerns, or if any additional information is required.  
 
Sincerely, 
 
BOWEN COLLINS AND ASSOCIATES 

 
 
 

Todd Olsen, P.E. 
Project Manager 
 
Enc: Attachment 



ATTACHMENT A

R21 Sewer Projects - Additional Services Request No. 2
City of St. George Water Services

Engineering Man-hours and Fee Estimate Aug-26

Mileage Geotech Escalation

Labor Category Account Editor Struct. EIT PE PM PIC

Staff Snow Johnson Smoot Clymore Howard Olsen Packer

2026 Labor Rate $118 $92 $183 $144 $167 $238 $238

Task Task Description

TASK 1 - R21 SEWER PROJECT ADDITIONAL SERVICES REQUEST

1-1 Project Administration 16 5 40 61 12,243$          -$             12,243$           

1-2 Bypass Pumping Design Drawings and Specifications 10 80 30 15 135 24,990$          30.00$         30$        25,020$           

1-3 Floodplain Development and Grading Permit 2 28 14 4 48 9,144$            -$             9,144$             

1-4 Cost Estimate 8 4 12 2,288$            -$             2,288$             

1-5 Prequalify Contractors 8 14 2 125 5,144$            -$             5,144$             

1-6 Bid Period Services 41 22 4 67 13,035$          -$             -$       -$         -$          13,035$           

i. Pre-Bid Meeting 3 5 8 1,691$            -$            1,691$             

ii. Addenda/Drawing Revisions 32 15 3 50 9,628$            -$            9,628$             

iii. Bid Opening and Evaluation 6 2 1 9 1,716$            -$            1,716$             

1-7 Construction Management Services 5 612 356 11 984 190,010$        15,485$       1,485$   -$         14,000$     205,495$         

i. Conformed Documents 5 44 5 54 8,998$            -$            8,998$             

ii. Preconstruction Meeting 4 5 9 1,858$            -$            1,858$             

iii. Construction Progress Meetings 180 180 360 72,900$          495$           495$      73,395$           

iv. Engineering Services During Construction 360 150 10 520 98,200$          990$           990$      14,000$     99,190$           

vi. Construction Closeout 24 16 1 41 8,054$            -$            8,054$             

16 17 0 0 782 480 36 1432 256,854$        15,515$       1,515$    -$          14,000$     272,369$         

TOTAL HOURS 16 17 0 0 782 480 36 1432

TOTAL COST NOT TO EXCEED 256,854$        15,515$       1,515$    -$          14,000$     272,369$         

Expenses include: Reimbursement will be on a salary cost basis.

Mileage reimbursement at $0.75/mile Total compensation for completing the Scope of Services will not

*Surveyor: Alpha Engineering contracted by St. George City exceed the total amount shown without prior written approval of Owner.  

*Geotechnical Investigation: Provided to the project by AGEC Hourly rates will be updated on January 1 of each calendar year by BC&A.

Total Cost

Expenses

R21 Additional Services Request Subtotal

Subtotal 

Labor

Subtotal 

ExpensesEngineersOffice

Subtotal 

Hours



Agenda Date: 09/03/2026 Agenda Item Number: 3c
Subject:

Consider approval to allow the Southern Utah Wine Guild (formerly known as St. George Wine Club) to serve wine at
their December social taking place at the Social Hall.

Item at-a-glance:

Staff Contact: Amy Fish

Applicant Name: Doug & Marianne Hamilton

Reference Number: N/A

Address/Location: 

47 East 200 North

Item History (background/project status/public process):

This is the first event the Wine Guild has held at the Social Hall, a City-owned facility.  Applicants Doug and Marianne
Hamilton are requesting approval to serve wine at this event. Staff recommends approval subject to approval from the
Events Review Committee and DABS with the condition that the applicant provide a Certificate of Insurance with the
required endorsements and all other requirements of the Special Event Permit.

Staff Narrative (need/purpose):

The Wine Guild (formerly known as the St. George Wine Club) hosts monthly social events from September through
May at various venues throughout Washington County. At each event, members bring a bottle of wine and an
appetizer to share.  A $10 donation is requested from each attendee. The event will include live music from local
performers.  Proceeds from this event are distributed to the charity.

Name of Legal Dept approver: Alicia Galvany-Carlton 

Budget Impact:  No Impact

Recommendation (Include any conditions):

Staff recommends approval, subject to the approval of the ERC, DABS, and condition that the applicant provides a
Certificate of Insurance with the required endorsements, and all other requirements of the Special Event Permit.

Attachments



August 26, 2026​ ​ ​ ​ ​ ​ ​  
 
 
Dear Mayor Hughes and City Council Members: 
 
On behalf of the nearly 2,000 members of the Southern Utah Wine Guild – a 501 (c) (3) social 
organization that raises money for local charities – we respectfully request that you consider our special 
event application to hold our December social at the City of St. George Social Hall. 
 
The Wine Guild (formerly known as the St. George Wine Club) hosts monthly social events from 
September through May at various venues throughout Washington County. At each event, members bring 
a bottle of wine (many from Utah-based winemakers) and an appetizer to share, and we request a $10 
donation from each attendee. We have live music from local performers; once we pay their honorarium, 
any remaining funds are distributed to the charity specified by our host. To date we have returned nearly 
$150,000 to performers and charities since we became a nonprofit organization in 2014, primarily funding 
arts and education causes. Since the median age of our membership is 63+, we have never experienced 
any excessive drinking or inappropriate behavior at any of our events. 
 
Our past socials have been held on the campus at Utah Tech (which has hosted us for many years at the 
Sears Gallery, Atwood Innovation Plaza, the Alumni House and the Clyde Lounge sky-box), Tuacahn, 
Kayenta, the Santa Rosa Hall in Santa Clara, and many other locales, as well as private residences. 
Typically we hold a social at each venue just once annually; this would hold true for the Social Hall as 
well. 
 
We believe there is some precedent for this application, as our organization (at the City’s request) 
organized and presented the Beer/Wine Garden held at the Andrus House during the 2019 St. George Art 
Festival; we were allowed to host our April social in the Andrus House’s garden area after the festival 
concluded for the day. 
 
Should you approve our application, we would be honored to direct the proceeds from our December 
social (tentatively scheduled for 12/13) to the St. George Museum of Art, the Art Festival, or any 
arts-related organization the City might prefer. Given Marianne’s lifelong commitment to the arts, and 
employment as a member of the Community Arts team, we would love to be able to support the City’s arts 
programs in some way. 
 
We will be in attendance at the City Council meeting when you consider this request, and would be more 
than happy to answer any questions that you may have. We are truly grateful for your consideration, and 
– should this request be approved – would be honored to have you join us at our December social.  
 
Many thanks in advance for your consideration. 
 
Warm regards, 
 
Doug & Marianne Hamilton 
Co-Directors 
Southern Utah Wine Guild 



Agenda Date: 09/03/2026 Agenda Item Number: 04
Subject:

Consider approval of Resolution No. 2026-018R amending and adopting fees for various services and recreational
activities.

Item at-a-glance:

Staff Contact: Chad Moultrie/Bryan Dial

Applicant Name: City of St. George

Reference Number: N/A

Address/Location: 

61 South Main Street

Item History (background/project status/public process):

This item is to consider a amendments to the Citys Master Fee Schedule to include the following: 1) an increase to
the Jury Fee for the Art Museum; 2) an increase for Food Booth fees for the Arts Festival; and 3) adoption of a Power
Cost Adjustment (PCA). Staff recommends approval.

Staff Narrative (need/purpose):

Staff is proposing to amend the master fee schedule for three separate items. The first proposal is to increase the art
jury fee from $15 to $25 per application (one application per piece) to better align with regional museum standards
and ensure the financial sustainability of the City's growing art calls and exhibitions.  Staff also proposes increasing
fees for the Art Festival for the food vendors from $250 for 10x10 food tents up to $300 and from $500-$750 for food
trailers and food trucks up to $800 to reflect the changes of the festival schedule from a 2-day festival increasing to a
3-day festival. The third item is to consider adoption of a Power Cost Adjustment (PCA). The PCA would appear as a
new line on electric utility bills and provide a monthly credit or charge based on the difference between the power cost
included in base electric rates and a 12-month rolling average of actual power costs. This approach is intended to
moderate short-term power cost volatility, provide for the timely recovery of changing power supply costs, and protect
the financial health of the Citys electric utility. The PCA was developed based on industry best practices in response
to the Citys 2025 credit rating review and is currently in place for the majority of utilities in Washington County. The
PCA was discussed during the May 5, 2026, City Council work meeting.

Name of Legal Dept approver: Kristopher Pearson

Budget Impact:  No Impact

Recommendation (Include any conditions):

Staff recommends approval

Attachments



RESOLUTION NO. _________________ 

A RESOLUTION OF THE CITY OF ST. GEORGE, UTAH AMENDING AND ADOPTING 
FEES FOR VARIOUS SERVICES 

WHEREAS, the City of St. George charges fees for various services and recreational 
activities; and 

WHEREAS, the City has identified a few necessary corrections to the Master Fee 
Schedule; and 

WHEREAS, City Staff recommends amending the Master Fee Schedule as follows:      
1) increase the Jury Fee for the Art Museum; 2) increase the Food Booth fees for the 
Arts Festival; and 3) adoption of a Power Cost Adjustment (PCA). This correction 
ensures the adopted fee schedule matches the rates that are needed to cover costs. 
See Exhibit A; and 

WHEREAS, in order to continue offering these services in an economically feasible 
manner, it is necessary to amend and adopt the associated fees for the Water Services. 

NOW, THEREFORE, BE IT RESOLVED that the Mayor and City Council of the City of 
St. George hereby authorize the fee changes outlined in Exhibit A. 

PASSED AND ADOPTED by the City Council of the City of St. George this 3rd day of 
September, 2026. 

CITY OF ST. GEORGE:                                     ATTEST: 

 

____________________________              ____________________________ 
Jimmie B Hughes, Mayor                                Christina Fernandez, City Recorder 

  

APPROVED AS TO FORM:                             VOTING OF CITY COUNCIL: 

City Attorney's Office 
       Councilmember Hughes    ______ 
       Councilmember Larkin ______ 
       Councilmember Larsen ______ 
_____________________________   Councilmember Tanner ______ 
Ryan Dooley, City Attorney    Councilmember Kemp ______ 



EXHIBIT A
ART MUSEUM
Jury Fee $15 525 per application

ART FESTIVAL
Food Booths $250 $300 10x10: $SO(E&75C}{)ependingof+space-sIze requested $800 for Food Trucks and Trailers

UTILITY RATES - ENERGY SERVICES
**Power Cost Adjustment (PCA): A credit or charge will be applied to monthly bills for all customers based on the difference between the power cost included in base electric rates and
a 12-month rolling average of actual eligible power costs.
Residential Customer Charge

Tier 1
(0 - 800 kWh, per kWh)

$.077582

Tier 2
( > 800 kWh, per kWh)

$,107120$26

Residential - Large Customer Charge
Tier 1

(0 - 800 kWh, per kWh)

$.080382
Tier 1

(0 . 1,500 kWh, per kWh)

$ .075675
Tier 1

(0 - 5,000 kWh, per kWh)
$.085675

Tier 2
( > 800 kWh, per kWh)

$.11012

Demand
( ALL kW, per kW )

$1.03
Demand (All kW, per

kW)

$6.59
Demand

( ALL kW, per kW )
$6.97

$27.03

Small Commercial Customer Charge Tier 2 ( > 1,501 kWh, per kWh)

$27.20 $.08923
Tier 2

( > 5,000 kWh, per kWh)

$.09623

Medium Commercial Customer Charge

$52.24

Large Commercial Customer Charge
Tier 1

(0 - 10,000 kWh, per kWh)

Tier 2

( > 10,000 kWh, per kWh)

Demand
( ALL kW, per kW )

$72.11 $.057500
Tier 1

(0 - 1,500 kWh, per kWh)

$.075675
Tier 1

(All kWh)

$0.089675

$.068791
Tier 2

(1 ,501 - 10,000 kWh, per kWh)

$.08923

$14.02

Agricultural Customer Charge

$27.20

St. George City-owned Facilities Customer Charge

$26



Power Cost Adjustment
PCA Rider



Wholesale power costs are variable.  While we use modeling to forecast likely costs for the upcoming 
budget year, market conditions and extreme weather events can cause actual costs to differ from 

budgeted amounts.  A Power Cost Adjustment (PCA) is a rider to the rate policy that is meant to 
protect the utility from market volatility by recovering the difference in budgeted vs actual costs.  It 

appears as a separate line on a customer's bill and can be either a charge or a credit to the customer. 



How it works: (Actual power cost - Budgeted Power Cost)
 kWh billed in the month

PCA = (A-B)/K

This creates a PCA corresponding to a specific month.  The PCA that will be charged 
to customers is based on the average of the 12 previous months - this is done to 
decrease any dramatic spikes from extreme events.

Guiding Principles of the PCA Design:

● Protect the customers from wild fluctuations and price shock
● Protect the utility & ensure financial security



What does the PCA do?
Allows the utility to pass on changes in power supply costs without a rate adjustment.

● When power supply costs come in below the budgeted amount, the savings are 
passed to customers

● When power supply costs exceed anticipated amounts, the cost is passed to 
customers

Below are sample bills for the same residential customer if a PCA had been in place at the time of these bills. 



Why Implement a PCA?

Heavily recommended by S&P

Public Power Utilities tend to hold off on rate 
changes far too often.  This can leave a 
public power utility in a marginal place when 
wholesale market events occur and is one 
reason S&P has given the industry as a 
whole a negative outlook.

A PCA is an automatic recovery method 
for variable wholesale costs that does not 
require a complete rate adjustment.

Creates protection for the utility in case of large 
price swings by ensuring cost recovery on our most 
variable cost - wholesale power market purchases.

If we do nothing?

● Likely that our Bond Rating will stay downgraded
● Possible downgrade to our ‘outlook’ as well
● Higher costs for borrowing money

Becoming Industry Standard
Many public power utilities have adopted a PCA including:

○ Dixie Power
○ Washington City
○ Santa Clara City
○ Rocky Mountain Power
○ Logan City
○ Many More



What does this look like for customers?
Chart below shows what the PCA rate would have been if it had been in place.



How does a PCA aid recovery after an extreme market 
event?

Recovery for ‘22 
incident would 
have been 
complete in ~ 
14 Months if a 
PCA had been 
in place.



Questions and Thoughts?



Rider PCA – Power Cost Adjustment 

1. Applicability and Purpose 
Applicable to all retail electric rate schedules unless a schedule explicitly states otherwise. 
Purpose: recover the difference between actual variable wholesale power costs and the 
Budgeted Power Cost embedded in rates, via a transparent, formulaic, monthly factor added 
to billed energy (kWh). This Rider implements the Power Cost Adjustment (PCA) 
mechanism referenced in Policy 5.15, Section IV. 

2. Definitions 
• A_ref (Actual Power Cost, $/kWh): Net wholesale power supply cost for the most recent 

available twelve (12) closed billing months, divided by total retail kWh billed over the 
same twelve (12) closed billing months. Net wholesale power supply cost includes the 
cost components listed as “Included” in Section 5, net of applicable credits (including 
credits from surplus/off-system sales and similar revenues). 

• B (Budgeted Power Cost, $/kWh): Wholesale power cost per kWh embedded in current 
retail rates. 

• PCA_t ($/kWh): PCA factor for the month. 
• PCA_C : PCA factor applied to billed energy 

3. Formula 
PCA_t = (A_ref − B) /kWh billed in the month 

PCA_c = rolling average of the PCA_t charge of the 12 most recent months 

4. Frequency and Timing 

• Monthly calculation; implementation lag: The PCA factor shall be calculated monthly 
and applied to bills beginning the first calendar day of the effective month, using the 
most recent available twelve (12) closed billing months of cost and billing data, 
applied with an administrative lag of approximately two (2) months to allow for 
data finalization and review. 

• Rounding and bill presentation: PCA_t rounded to nearest $0.00001/kWh and 
displayed as a separate line item on customer bills as determined by utility billing.  

5. Costs Included and Excluded 
• Included: Energy, capacity, transmission, ancillary services, variable fuel/O&M, realized 

hedge settlements, wholesale admin charges tied to power supply, market/compliance 
costs, less credits from surplus/off‑system sales. 

• Excluded: Distribution O&M, customer service, general admin/overhead, capital, 
depreciation, interest, and other controllable costs unrelated to wholesale power. 



6. Administration 
• The Energy Services Director, or designee, shall compute PCA_t monthly and file a PCA 

Certificate with the City Finance Director by 5:00 p.m. two business days before the first 
calendar day of the effective month. 

• True‑Up (C_t) amortization guardrails: The default amortization window for C_t should 
be twelve (12) months. If the PCBA balance (E_t) or projected PCA impacts indicate 
elevated financial risk (e.g., material reserve pressure, credit/collateral exposure, or 
sustained under‑recovery), the with advice and consent of the City Manager’s office the 
Energy Services Director may shorten or extend the amortization window as needed to 
maintain prudent financial operations, with timely notice provided to the City Finance 
Director. 

• PCA_t becomes effective automatically without further legislative action. 
• The Director’s monthly filing shall use the PCA Certificate form and public posting 

process maintained under Policy 5.15 administrative procedures. 
 

 



PCA Overview  

Power Cost Adjustment Rider and Policy 5.15 Update 

 

Background 
Energy Services, in coordination with the Finance Department and City Manager’s Office, has developed a PCA to 
provide a stable, transparent, and timely method for adjusting electric rates as power supply costs change. The Council 
discussed the PCA framework during its May 5, 2026, work meeting. The May presentation is included as an attachment 
for reference. 
The proposed PCA Rider establishes the calculation, administration, billing, review, and customer-notification provisions 
for the PCA. The accompanying update to Policy 5.15 establishes the PCA as part of the City’s electric rate structure and 
specifically references the PCA Rider as the governing implementation document. 

Proposed PCA Method 
The PCA would be applied monthly as either a charge or a credit to all electric customer bills. The monthly PCA factor 
would be calculated as the difference between the 12-month rolling average of actual eligible power supply costs and the 
base power cost already embedded in electric rates. 
The calculation uses a two-month data lag so Energy Services can use actual, closed, and reconciled power-cost, billing, 
and collection data. This approach avoids relying on incomplete current-month information or forecasting actual power 
costs for billing purposes. A positive PCA would result in a customer charge when actual power costs exceed the amount 
included in base rates. A negative PCA would result in a customer credit when actual power costs are below the amount 
included in base rates. 

Customer Impact Illustration 
The table below illustrates what the proposed PCA would have produced for a customer using 800 kWh per month. The 
PCA is calculated per kWh; therefore, actual customer impacts will vary based on monthly electric use. 

Month PCA Amount 
($/kWh) 

800 kWh 
Customer 

Impact 
Sep-25 $(0.00043) $(0.34) 
Oct-25 $(0.00081) $(0.64) 
Nov-25 $(0.00172) $(1.38) 
Dec-25 $(0.00190) $(1.52) 
Jan-26 $(0.00183) $(1.47) 
Feb-26 $(0.00299) $(2.39) 
Mar-26 $(0.00351) $(2.81) 
Apr-26 $(0.00280) $(2.24) 
May-26 $(0.00353) $(2.82) 
Jun-26 $(0.00398) $(3.18) 
Jul-26 $(0.00373) $(2.98) 
Aug-26 $(0.00512) $(4.10) 
Sep-26* $(0.00517) $(4.13) 
Oct-26* $(0.00503) $(4.02) 

* September 2026 and October 2026 are illustrative/projected values and are not historical actual results as of August 21, 2026. 

Benefits 
The PCA is intended to improve the alignment of customer rates and actual power supply costs, reduce financial pressure 
on the utility during periods of unusually high or low power costs, and provide a more measured adjustment than 
incorporating short-term changes directly into base rates. The 12-month rolling average is designed to moderate month-
to-month volatility while allowing both charges and credits to flow to customers as conditions change. 
The proposed policy and Rider also support the City’s ongoing financial-management, liquidity, and creditworthiness 
objectives by establishing a defined and transparent process for timely recovery or return of power-cost variances. 

Attachments 
• Power Cost Adjustment Rider 
• Proposed update to Policy 5.15, Financial Stability and Creditworthiness 
• May 5, 2026, City Council Work Meeting PCA Presentation 



Agenda Date: 09/03/2026 Agenda Item Number: 05
Subject:

Consider approval of Resolution No. 2026-019R declaring the City's intent to consider adjusting a common boundary
line with Washington City.

Item at-a-glance:

Staff Contact: Wes Jenkins

Applicant Name: Desert Canyons Development, Inc - Curt Gordon

Reference Number: N/A

Address/Location: 

Intersection of Hilton Williams Drive and Ara Parkway

Item History (background/project status/public process):

The City Recorder's office received a request to adjust the boundary line with Washington City at the intersection at
Hilton Williams Drive and Ara Parkway. The purpose of the adjustment is to correct a discrepancy in the legal
description of the St. George Airport Addition, recorded as Document No. 2010004137 in the Washington County
Recorder's Office.  At their meeting held on August 26, 2026, Washington City Council approved a resolution
declaring their intent to consider the boundary line adjustment.

Staff Narrative (need/purpose):

This is the first step in the process for boundary line adjustments.  If approved, the next step will be to hold a public
hearing at least 60 days following adoption of the resolution.

Name of Legal Dept approver: Kris Pearson

Budget Impact:  No Impact

Recommendation (Include any conditions):

N/A

Attachments



CITY OF ST. GEORGE, UTAH 
 

RESOLUTION NO. ____________________ 
 
 

A RESOLUTION DECLARING THE INTENT OF THE CITY OF ST. GEORGE, UTAH, TO 
CONSIDER ADJUSTING A COMMON MUNICIPAL BOUNDARY LINE WITH  WASHINGTON 

CITY, UTAH 
 
WHEREAS, the City of St. George has received a request from Curt Gordon with Desert 
Canyons Development, LLC, to consider a boundary line adjustment with Washington City.  The 
property at issue is located on both sides of a common municipal boundary and is fully 
described in Exhibit A, attached hereto and incorporated herein.  It is proposed that property 
would be moved from Washington City, and the same property would be added to the City of St. 
George; and 
 
WHEREAS, the applicant has requested this boundary adjustment to align the boundaries of 
adjoining properties with the new municipal boundary which alignment will more easily facilitate 
development and reconstruction of future roads and utility infrastructure without creating islands 
of land within the boundaries of the City of St. George; and 
 
WHEREAS, Utah Code Annotated Section 10-2-903 allows for municipalities having a common 
boundary to adjust the boundary.   
 
NOW, THEREFORE, the City of St. George hereby declares its intent to consider the request 
for a boundary line adjustment of a common municipal boundary line with the Washington City 
and declares its intent to follow the procedures set forth in Utah Code Section 10-2-903, and 
hold a public hearing before the St. George City Council, duly called, noticed and held at least 
60 days from the date of this Resolution.     
 
APPROVED AND ADOPTED this 3rd day of September, 2026   
 
 
CITY OF ST. GEORGE:    ATTEST: 
 
 
____________________________   ____________________________ 
Jimmie B Hughes, Mayor    Christina Fernandez, City Recorder 
 
 
APPROVED AS TO FORM:    VOTING OF CITY COUNCIL: 
 
City Attorney's Office 
       Councilmember Larkin    ______ 
       Councilmember Larsen ______ 
       Councilmember Tanner ______ 
____________________________________  Councilmember Kemp ______ 
Kristopher Pearson, Assistant City Attorney  Councilmember Anderson ______ 
 



EXHIBIT A 
 

Legal Description 
 
BEGINNING AT A POINT ON THE EXISTING MUNICIPAL BOUNDARY OF ST. 
GEORGE CITY AND WASHINGTON CITY AS DESCRIBED ON THE ST. GEORGE 
AIRPORT ADDITION, RECORDED AS DOC. NO. 20100004137 AND THE 
AIRPORT EAST ANNEXATION / ADDITION TO WASHINGTON CITY, 
RECORDED AS DOC. NO. 20190022121 IN THE WASHINGTON COUNTY 
RECORDER'S OFFICE, SAID POINT BEING NORTH 01°11'41” EAST ALONG 
THE QUARTER SECTION LINE, A DISTANCE OF 1322.327 FEET AND SOUTH 
88°48'12” EAST 581.133 FEET FROM THE SOUTH QUARTER CORNER 
OF SECTION 23, TOWNSHIP 43 SOUTH, RANGE 15 WEST, SALT LAKE BASE 
AND MERIDIAN (BASIS OF BEARING BEING SOUTH 88°51'48” EAST 
ALONG THE SECTION LINE BETWEEN THE SOUTH QUARTER CORNER AND 
THE SOUTHEAST CORNER OF SAID SECTION 23), AND RUNNING 
THENCE ALONG SAID MUNICIPAL BOUNDARY THE FOLLOWING (3) THREE 
COURSES: (1) NORTH 24°13'16" EAST 1961.387 FEET; (2) SOUTH 
89°07'27" EAST 816.410 FEET; AND (3) SOUTH 00°00'00" EAST 69.313 
FEET; THENCE NORTH 88°50'07" WEST 775.921 FEET TO THE 
NORTHWESTERLY CORNER OF THE HILTON WILLIAMS DRIVE ROADWAY 
DEDICATION, RECORDED AS DOC. NO. 20260020098 IN THE 
WASHINGTON COUNTY RECORDER'S OFFICE; THENCE SOUTH 24°41'34" 
WEST ALONG THE WESTERLY BOUNDARY OF SAID ROADWAY 
DEDICATION, A DISTANCE OF 1433.291 FEET TO A POINT ON THE 
CENTERLINE OF SAID HILTON WILLIAMS DRIVE AND A POINT OF 
CURVATURE; THENCE ALONG SAID CENTERLINE AND LINE EXTENDED THE 
FOLLOWING TWO COURSES: (1) RUNNING SOUTHWESTERLY ALONG THE 
ARC OF A 420.000 FOOT RADIUS CURVE TO THE LEFT, THROUGH A 
CENTRAL ANGLE OF 23°29'55", A DISTANCE OF 172.253 FEET; AND (2) 
SOUTH 01°11'41" WEST 258.029 FEET TO THE NORTHERLY BOUNDARY OF A 
PARCEL OF GROUND DESCRIBED IN THAT CERTAIN SPECIAL WARRANTY 
DEED RECORDED AS DOC. NO. 20240019286 IN THE WASHINGTON 
COUNTY RECORDER'S OFFICE; THENCE NORTH 88°48'46" WEST ALONG 
SAID NORTHERLY BOUNDARY, A DISTANCE OF 202.816 FEET TO THE POINT 
OF BEGINNING. 
 
CONTAINS 188,657 SQ. FT., (4.331 ACRES) 
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SUBJECT ADJUSTMENT PROPERTY
188,657 Sq. Ft.

4.331 Ac.

EXISTING MUNICIPAL BOUNDARY

EXISTING MUNICIPAL BOUNDARY

EXISTING MUNICIPAL BOUNDARY

EXISTING MUNICIPAL BOUNDARY
FUTURE HILTON WILLIAMS
DRIVE DEDICATION

FUTURE HILTON WILLIAMS
DRIVE DEDICATION

EXISTING MUNICIPAL BOUNDARY

BOUNDARY DESCRIPTION:

SURVEYOR'S CERTIFICATE:
I, D. BRADFORD PETERSEN, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR, AND THAT I HOLD LICENSE NO. 362255, IN
ACCORDANCE WITH TITLE 58, CHAPTER 22, OF THE PROFESSIONAL ENGINEERS AND LAND SURVEYORS ACT.  I FURTHER CERTIFY THAT BY
AUTHORITY OF THE PROPERTY OWNER, I HAVE COMPLETED A SURVEY OF THE PROPERTY DESCRIBED ON THIS PLAT IN ACCORDANCE WITH SECTION
17-73-504, AND HAVE VERIFIED ALL MEASUREMENTS AS REPRESENTED.

DATED:__________________________________

D. BRADFORD PETERSEN
PROFESSIONAL LAND SURVEY
UTAH LICENSE NO. 362255

PR
OFE

SSIONAL  LAND  SURVEYOR

D .
 BR

ADFORD PETERSEN

No. 362255

STATE   OF   UTAH
8/6/26

(FINAL LOCAL ENTITY PLAT)
RECORD OF SURVEY FOR CITY OF ST.

GEORGE & WASHINGTON CITY MUNICIPAL
BOUNDARY ADJUSTMENT

Located in the East one-half of Section 23, Township 43 South, Range 15 West, SLB&M

RECORDED NUMBER

WASHINGTON COUNTY RECORDER

BEGINNING AT A POINT ON THE EXISTING MUNICIPAL BOUNDARY OF ST. GEORGE CITY AND WASHINGTON CITY AS DESCRIBED ON THE ST.
GEORGE AIRPORT ADDITION, RECORDED AS DOC. NO. 20100004137 AND THE AIRPORT EAST ANNEXATION / ADDITION TO WASHINGTON CITY,
RECORDED AS DOC. NO. 20190022121 IN THE WASHINGTON COUNTY RECORDER'S OFFICE, SAID POINT BEING NORTH 01°11'41” EAST ALONG
THE QUARTER SECTION LINE, A DISTANCE OF 1322.327  FEET AND SOUTH 88°48'12” EAST 581.133 FEET FROM THE SOUTH QUARTER CORNER
OF SECTION 23, TOWNSHIP 43 SOUTH, RANGE 15 WEST, SALT LAKE BASE AND MERIDIAN (BASIS OF BEARING BEING SOUTH 88°51'48” EAST
ALONG THE SECTION LINE BETWEEN THE SOUTH QUARTER CORNER AND THE SOUTHEAST CORNER OF SAID SECTION 23), AND RUNNING
THENCE ALONG SAID MUNICIPAL BOUNDARY THE FOLLOWING (3) THREE COURSES: (1) NORTH 24°13'16" EAST 1961.387 FEET; (2) SOUTH
89°07'27" EAST 816.410 FEET; AND (3) SOUTH 00°00'00" EAST 69.313 FEET; THENCE NORTH 88°50'07" WEST 775.921 FEET TO THE
NORTHWESTERLY CORNER OF THE HILTON WILLIAMS DRIVE ROADWAY DEDICATION, RECORDED AS DOC. NO. 20260020098 IN THE
WASHINGTON COUNTY RECORDER'S OFFICE; THENCE SOUTH 24°41'34" WEST ALONG THE WESTERLY BOUNDARY OF SAID ROADWAY
DEDICATION, A DISTANCE OF 1433.291 FEET TO A POINT ON THE CENTERLINE OF SAID HILTON WILLIAMS DRIVE AND A POINT OF CURVATURE;
THENCE ALONG SAID CENTERLINE AND LINE EXTENDED THE FOLLOWING TWO COURSES: (1) RUNNING SOUTHWESTERLY ALONG THE ARC OF A
420.000 FOOT RADIUS CURVE TO THE LEFT, THROUGH A CENTRAL ANGLE OF 23°29'55", A DISTANCE OF 172.253 FEET; AND (2) SOUTH
01°11'41" WEST 258.029 FEET TO THE NORTHERLY BOUNDARY OF A PARCEL OF GROUND DESCRIBED IN THAT CERTAIN SPECIAL WARRANTY
DEED RECORDED AS DOC. NO. 20240019286 IN THE WASHINGTON COUNTY RECORDER'S OFFICE; THENCE NORTH 88°48'46" WEST ALONG SAID
NORTHERLY BOUNDARY, A DISTANCE OF 202.816 FEET TO THE POINT OF BEGINNING.

CONTAINS 188,657 SQ. FT., (4.331 ACRES)

DSG ENGINEERING, INC.
113 East 200 North, Suite #2

St. George, UT 84770
Office (435) 628-2121

www.developmentsolutions.co
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LEGEND 
SECTION LINE

EXISTING PARCEL / DEDICATION LINES

BOUNDARY LINE

FOUND SECTION CORNER MONUMENT
AS DESCRIBED HEREON.

SECTION CORNER MONUMENT NOT
FOUND AS DESCRIBED HEREON.

Vicinity Map

AIR
PO

RT
 PA

RK
WA

Y

AIRPORT PARKWAY

ST. GEORGE
MUNICIPAL
AIRPORT

ST
. G

EO
RG

E
WA

SH
ING

TO
N

ANNEXATION AREA

AREA REMOVED FROM WASHINGTON
CITY AND ADDED TO ST. GEORGE CITY

AREA WITHIN WASHINGTON
CITY MUNICIPAL BOUNDARY

NARRATIVE
THE PURPOSE OF THIS SURVEY IS TO ADJUST THE MUNICIPAL BOUNDARY BETWEEN THE CITY OF ST. GEORGE AND WASHINGTON CITY DUE TO
A DISCREPANCY IN THE LEGAL DESCRIPTION OF THE ST. GEORGE AIRPORT ADDITION ANNEXATION, RECORDED AS DOCUMENT NO. 2010004137
IN THE WASHINGTON COUNTY RECORDER'S OFFICE.  IN THE DESCRIBED BOUNDARY OF THE ANNEXATION, THE METES AND BOUNDS CALLS DO
NOT CORRESPOND WITH THE CALLS TO A PARCEL BOUNDARY LINE CALLED FOR IN THE DESCRIPTION DESCRIBED IN INSTRUMENT NO. 921969,
RECORDED AND ON FILE IN WASHINGTON COUNTY RECORDER'S OFFICE.  THIS DISCREPANCY WAS PERPETUATED IN THE AIRPORT - EAST
ANNEXATION/ADDITION TO WASHINGTON CITY, RECORDED AS DOCUMENT NO. 20190022121 IN THE WASHINGTON COUNTY RECORDER'S
OFFICE WHICH CALLS TO THE ST. GEORGE AIRPORT ADDITION ANNEXATION.  THIS ANNEXATION BOUNDARY ADJUSTMENT IS BEING RECORDED
TO CORRECT AND RECONCILE THIS DISCREPANCY AND ACCURATELY REFLECT THE INTENDED ANNEXATION BOUNDARY AND TO ALSO REVISE
PORTIONS OF THE ANNEXATION BOUNDARY TO  FOLLOW THE CENTERLINES OF HILTON WILLIAMS DRIVE AND ARA PARKWAY.  THE DESCRIBED
HEREON BOUNDARY IS TO BE REMOVED FROM WASHINGTON CITY AND ADDED TO THE CITY OF ST. GEORGE.  DUE TO ON GOING
CONSTRUCTION OF HILTON WILLIAMS DRIVE, BOUNDARY CORNERS WERE NOT SET AS PART OF THIS SURVEY.  THE BASIS OF BEARING  FOR THIS
SURVEY IS SOUTH 88°51'48" EAST BETWEEN THE SOUTH QUARTER CORNER AND THE SOUTHEAST CORNER OF SECTION 23, TOWNSHIP 43
SOUTH, RANGE 15 WEST, SALT LAKE BASE AND MERIDIAN.
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Agenda Date: 09/03/2026 Agenda Item Number: 06
Subject:

Consider approval of a Conditional Use Permit for an approximately 54,500 sq. ft. RV Storage development; on
approximately 4.6 acres located at 5517 S Desert Trail. (Case No. 2026-CUP-005 - Flightline RV Storage)

Item at-a-glance:

Staff Contact: Brian Dean

Applicant Name: Desert Canyon Development, Inc.

Reference Number: 2026-CUP-005

Address/Location: 

5517 South Desert Trail

Item History (background/project status/public process):

The proposal is for a three (3) building development with an aggregate ground floor footprint square footage of 20,000
square feet or more on approximately 4.6 acres. At their meeting held on August 25, 2026, the Planning Commission
recommended approval with a vote of 6-0 and one condition.

Staff Narrative (need/purpose):

This application pertains to a development consisting of three (3) buildings across 4.6 acres., with a total building area
of approximately 54,500 square feet. This proposal includes considerations for elevations, materials, and
landscaping. The proposed buildings includes one two-story office space with a maximum height of approximately 22
feet 9 inches and RV storage units with a maximum height of approximately 14 feet. The maximum building height
permitted within the C-2 zoning district is 50 feet. Proposed building materials include red Aluma Core, dark cherry
and black aluminum longboard, black aluminum fascia, and red, white, blue, and gray accents. The variety of
materials and colors is intended to create visual interest and contribute to the overall architectural character of the
development.

Name of Legal Dept approver: Jami Brackin

Budget Impact:  No Impact

Recommendation (Include any conditions):

The Planning Commission recommended approval with a 0-0 vote with the following condition: 1. That if a fence is
installed on the south property line adjacent to SR-7, that the fence shall be constructed of CMU or wrought iron.

Attachments



 

Community Development 

   

Conditional Use Permit 
   

PLANNING COMMISSION AGENDA REPORT:     08/25/2026 
CITY COUNCIL AGENDA REPORT:     09/03/2026  
 

Flightline RV Storage 
Conditional Use Permit (Case No. 2026-CUP-005) 

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

Applicant: Desert Canyon Development, Inc. 

Representative: Curt Gordon 

Location: 5517 S Desert TRL 

General Plan: PD (Planned Development) 

 Zoning: C-2 (General Commercial) 

Land Area: Approximately 4.6 acres 
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BACKGROUND: 
This application pertains to a development consisting of three buildings across 4.6 acres, 
with a total building area of 54,500 square feet. This proposal includes considerations for 
elevations, materials, and landscaping.  
 
The proposed buildings include one two-story office space and single-story self-storage 
structures for the use of RV storage. There are 79 total proposed storage units. The 
proposed office space overall building height is 22 feet 9 inches and overall storage unit 
heights are 14 feet. The maximum building height permitted within the C-2 zoning district 
is 50 feet. 
 
Proposed building materials include red Aluma Core, dark cherry and black aluminum 
longboard, black aluminum fascia, and red, white, blue, and gray accents. The variety of 
materials and colors is intended to create visual interest and contribute to the overall 
architectural character of the development. 
 
According to Title 10-17B-9, a development site with a building aggregate ground floor 
area greater than 20,000 square feet requires a Conditional Use Permit with 
redevelopment.   
 
A conditional Use Permit requires the following standards (10-17B-3 and 10-17B-9) to be 
met: 

 
 

Review Criteria 
Regulation Proposal Staff Comments 

10-17B-3-A 

Maximum Intensity 
and use 

Proposed three buildings and a 
total completed over three 
phases with an office located 
near the main entrance. 

This intensity and use is 
expected to be comparable 
to what is permitted in this 
C-2 zone. 

10-17B-3-B 

Complies with all 
Provisions of Code 

See attached plans 

Staff will ensure the project 
complies with all codes at 
the site plan review 
process 

10-17B-3-C 
Compared to Permitted Uses, Mitigates Adverse impacts through: 

Size and Location 

Total building area is 
approximately 54,500 sq. ft. 
among three buildings with 79 
total RV storage units.  

This intensity and use are 
expected to be comparable 
to what is permitted in this 
C-2 zone. 
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Review Criteria 
Regulation Proposal Staff Comments 

Traffic Generation 

No major traffic impacts are 
expected as the area is zoned 
for commercial uses. It is 
anticipated that there will be less 
than 7 vehicle trips per day. 

The proposal is compliant 

Utility / Public 
Infrastructure 
Demand 

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

City infrastructure appears 
to be sufficient to handle 
this increased demand and 
will be thoroughly checked 
at JUC and site plan 
review. 

Emergency Vehicle 
Access 

Access is available from Desert 
Trail 

The proposal is compliant 

Off-Street Parking 
7 parking spaces will be 
provided for the office space. 

7 spaces are required for 
the office space 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 as well as fencing 
and screening along the front of 
the development. With significant 
elevation changes around the lot, 
4” rock mulch will be placed along 
the side property lines and  

The proposal is compliant. 

Building Mass, Bulk, 
Design and 
Orientation 

This is the first property to be 
developed in this area. Buildings 
are typical of a storage unit 
project.  

Staff has no concerns. 

Usable Open Space N/A N/A 

Signs and Lighting No information was provided. 

The lighting plan will be 
required to meet 9-13 of 
City Code and will be 
reviewed during the site 
plan review process. The 
signs need to apply for sign 
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Review Criteria 
Regulation Proposal Staff Comments 

and building permits and 
will be reviewed at that 
time. 

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 expected. 

Staff has no concerns. 

Delivery, loading 
and unloading 
operations 

Normal commercial deliveries 
are expected. 

Staff has no concerns. 

Trash Generation, 
Screening, & 
Recycling 

A trash enclosure is shown on 
the east side of the site. 

Staff has no concerns. 

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 commercial operations 
are expected. 

Staff has no concerns 

Hours of Operation 
and Delivery 

Standard operating hours are 
expected. 

Staff has no concerns 

Special Hazards 
Arising from the Use 

There are no anticipated special 
hazards 

Staff has no concerns 

Demand for Public 
Infrastructure or 
Services 

Demand is expected to be 
comparable to what is permitted 
in this C-2 zone. 

Staff has no concerns 

10-17B-9-B 
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Review Criteria 
Regulation Proposal Staff Comments 

Vehicle Access and 
Parking Lots 

The site is accessed from 
Desert Trail to the north, with 
parking near the front office. 
Parking is typical of storage unit 
developments. Landscaping is 
provided around the lot.  

Staff has no concerns 

Enhanced 
Landscaping 

Front landscaping exceeds the 
minimum 15-foot average by 
providing ~25 feet. Street tree 
requirements are met along 
Desert Trail and SR-7. With 
significant elevations changes 
between lots, the side property 
lines will incorporate a 4” rock 
mulch layer. Using rock mulch 
will help with erosion control by 
providing a stable surface while 
preventing irrigation related 
erosion to slopes.  

Staff has no concerns 

Building Facade 

The proposed building provides 
articulation through varied 
materials, colors, rooflines, and 
projections. Human scale 
elements include windows, 
doors, and covered entrance 
features.  

Significant elevation 
changes occur the further 
west one goes on the lot. 
Landscaping, retaining 
walls, and terrain will make 
portions of the building less 
visible from the street.  

Building Colors 

Gray muted tones on the 
proposed renderings are 
subdued and low in saturation. 
The more vivid white, yellow, 
and red are limited to trim and 
accents. 

Staff has no concerns 

Site Plan and 
Elevations 

A site plan, elevations, and 
renderings has been provided. 
See included exhibits. 

Staff has no concerns 

Compatibility with 
Adjacent and 
Surrounding 
Developments 

The site is the first to be 
developed in this area and 
meets the commercial use of the 
zone. The proposed building 
design is compatible with the 
nearby airport due to its aviation 

Staff has no concerns 
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Review Criteria 
Regulation Proposal Staff Comments 

theme based on the P-51 
Mustang and provides a 
connection to aviation history.  

 

 

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. 
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:  
 The Planning Commission held a public meeting on August 26, 2026, and recommended 

approval with a 6-0 vote and the following condition: 
 

1. That if a fence is installed on the south property line adjacent to SR-7, that the 
fence shall be constructed of CMU or wrought iron. 

 
ALTERNATIVES: 

1. Recommend approval as presented. 
2. Recommend approval with additional conditions. 
3. Recommend denial. 
4. Continue the proposed conditional use permit to a specific date. 
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POSSIBLE MOTION: 
 

“I move that we approve the Conditional Use Permit for Flightline RV Storage, case 
number 2026-CUP-005, based on the findings and condition 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. 

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

4. There will be adequate parking on site to facilitate the development. 
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EXHIBIT A 
Applicant’s Narrative 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Flight Line RV Storage – Conditional Use Permit Application Narrative 

Flight Line RV Storage is a 4.6-acre property located on Lot 103 of the Desert Canyons 
Business Park at interchange #7 at Desert Canyons.  The parcel is zoned C-2 the final plat 
has been recorded for the configuration shown on (Exhibit A).  The current General Plan 
designation is PD Commercial reflecting the Desert Canyons Master Plan land use 
designations. 

 

Purpose  

RV storage is a permitted use in the C-2 zone; however, due to the proposed floor area of 
54,500 sq. ft., a Conditional Use Permit is required, which we are requesting through this 
application.

 

Design  

The proposed development consists of 3 main buildings that will house indoor RV Storage.  
An office will be located near the main entrance. The architecture will be consistent with 
the plans shown (see attached elevations).  The site is bounded on the north by the Desert 
Canyons Business Park (DCBP) Lot 102, on the east by Success Drive, on the South by Lot 
104, and on the west by the Southern Parkway.  The subject property is not in close 
proximity to residential zones. 

Access to the site is off Airport Parkway at Interchange #7 of the Southern Parkway.  All 
utilities are in place to service the site and have been appropriately sized to accommodate 
the development. 

Parking required – 7 spaces, Parking provided – 7 spaces. 

 

Traffic 

Based on ITE Land Use Code 151 (Mini-warehouse), self-storage unit projects generate 
fewer than 7 vehicle trips per day per 100 storage units.  Assuming 80 storage units 
(rounded to 100), the proposed self-storage project would generate less than 7 vehicle trips 
per day.  Site access is via a 60’ commercial local road.  The anticipated trip generation is 
well within the public roadway capacity. 

 

 



Utility Demand 

All utility services are stubbed to the project site including sewer, water, fire service, power 
incl. 3-phase, gas, and communications.  A storm drain lateral is also stubbed to a 
temporary detention basin located at the southeast corner of the site.  All utility services 
stubbed to the site exceed project load requirements.  

 

Development Standards 

The development will meet all standards as follows: 

A. Noise, Vibration:  No noise or vibration other than typical motor vehicle traffic is 
planned. 

B. Dust:  All roads will be paved, and disturbed areas will be rocked or landscaped to 
eliminate dust issues. 

C. Odors:  Consistent with C-2 uses. 
D. Aesthetics:  Architectural guidelines are provided in the CC&R’s, all City of St. 

George Landscape standards will be followed.  The project is not in close proximity 
to any residential areas.  No sensitive land will be displaced. 

E. Safety:  No unusual traffic is planned which would create unsafe conditions.  The 
preliminary plat for the project has been reviewed and approved including review by 
the fire department.  Security cameras will be in place for the exterior areas. 

F. Traffic:  The Desert Canyons Master Plan traffic study contemplates and 
accommodates the level of development shown on the attached plan. 

G. Density:  Current zoning for the site is C-2.   
H. Height:  Not to exceed 35 feet. 
I. Hours of Operation:  Hours of operation will be normal business hours. 
J. Character and purpose of Zone:  The development will be consistent with the 

purpose of a C-2. 
K. Public Health:  All sanitation and solid waste disposal measures will follow 

applicable codes. 
L. Phasing:  The current phasing plan consists of 3 phases, one phase per building. 

 

 



PC 2026-CUP-005 
Flightline RV Storage 
Page 9 of 9 

 

EXHIBIT B 
PowerPoint Presentation 
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Recommendation

Possible Motion

The Planning Commission held a public meeting on August 25, 2026, and recommended approval 
with a 6-0 vote and the following condition:

1. That if a fence is installed on the south property line adjacent to SR-7, that the fence shall be 
constructed of CMU or wrought iron. 

“I move that we approve the Conditional Use Permit for Flightline RV Storage, Case No. 2026-CUP-
005, based on the findings and condition listed in the staff report.”



Agenda Date: 09/03/2026 Agenda Item Number: 07
Subject:

Consider approval of Ordinance No. 2026-069 amending the Atkinville Interchange Areas Zone Planned
Development Commercial zone on approximately 2 acres generally located east of Pioneer Road and north of Sun
River Parkway. (Case No. 2026-PDA-017 - Pioneer Office Building)

Item at-a-glance:

Staff Contact: Brian Dean

Applicant Name: Jared Bates

Reference Number: 2026-PDA-017

Address/Location: 

Generally located east of Pioneer Road and north of Sun River Parkway.

Item History (background/project status/public process):

The proposal is for a new, three-story commercial building. The underlying general plan is PD (Planned
Development). At their meeting held on August 11, 2026, the Planning Commission held a public hearing, and
recommended approval with no conditions, with a vote of 5-0; there were no public comments.

Staff Narrative (need/purpose):

This is a request to approve the conceptual site plan, landscape plan, elevations, and renderings for the Pioneer
office building in Sun River Commons located in the Atkinville Interchange Planned Development. Any new site plan
or changes within an approved PD-C zone require a PD Amendment.

Name of Legal Dept approver: Jami Brackin

Budget Impact:  No Impact

Recommendation (Include any conditions):

The Planning Commission recommended approval with a vote of 5-0 with no conditions.

Attachments



 
  

Community Development    

 

Planned Development Amendment  
  

PLANNING COMMISSION AGENDA REPORT:    8/11/2026  

CITY COUNCIL AGENDA REPORT:     9/03/2026    

Pioneer Office Building 
Planned Development Amendment (Case No. 2026-PDA-017) 

Request: 

Consider an ordinance amending an approved Planned 
Development Commercial (PD-C) zone for the design and site 
plan of a new three-story, commercial building on 
approximately 2.01 acres. 

Applicant: Rosenberg Associates 

Representative: Jared Bates 

Location: 
The property is generally located east of Pioneer Road and 
north of Sun River Parkway. 

General Plan: COM (Commercial)  

Existing Zoning: PD-C (Planned Development Commercial) 

 
Surrounding Zoning: 

 
 

North  PD-C (Planned Development Commercial) 

South  PD-C (Planned Development Commercial) 

East  PD-C (Planned Development Commercial) 

West  PD-C (Planned Development Commercial) 

Land Area: Approximately 2.01 acres 
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BACKGROUND: 
This project site is located within the Sun River Commons area and falls in the Atkinville 
Interchange Area Zone Plan (AIZP), specifically within Planning Area 2.1. The applicant 
is proposing the development of a new three-story, office and commercial use building. 
Permitted uses align with those listed in the City of St. George Highway Commercial (C-
2) zone. 
 
The proposed building would have a footprint of 10,886 square feet, occupying 
approximately 12.5% of the site and a total square footage of 32,658 square feet. Site 
access would be provided via a private road connected to Pioneer Road. This private 
road also provides access to In-N-Out, Del Taco, the existing office building, and the retail 
spaces to the west. The commercial building would offer uses such as retail, general office, 
medical and dental, personal care service, personal instruction service, childcare facility, 
school, and religious facilities. No restaurant spaces will be at this location. The building 
height is proposed at 42 feet 6 inches with architectural features up to 50 feet 4 inches. 
The nearest residential property is approximately 450 feet south of the project site.  
 
The building is proposed to be constructed using a variety of materials, including stucco, 
brick, metal accents, and metal paneling. It has been designed to be very similar to the 
existing office building to the east. The color palette includes several finishes such as dark 
bronze and charcoal metal accents, Sierra Vista stucco, pewter brick, and wood tone 
paneling. Elevation drawings have been submitted and are included in this packet for 
reference. 
 
The proposed project is consistent with the general and zone plan for the area and is not 
expected to increase the anticipated water demand beyond what was envisioned by the 
General Plan. The proposed building represents an efficient use of the property by 
achieving the intended use while minimizing the building footprint and maximizing the 
efficient use of existing infrastructure. Compared to a residential development of similar 
intensity, commercial uses generally require less outdoor irrigation due to smaller 
landscaped areas and no private yards, resulting in lower overall water demand.  
 
Please see the table below for a summary of the zoning requirements. 

Zoning Requirements 

Regulation Section 
Number 

Proposal Staff Comments 

Setbacks 
10-8D-6 
& AIZP 

Proposed setbacks: 
Front - ~75’ 
Rear - ~87’ 
Sides - ~88’ 

Required setbacks: 
Front, rear from public streets – 25’  
Building Separation – 0’ 

Pedestrian 
Circulation Plan 

10-8-6 
Pedestrian circulation is 
shown on the plans 

During site plan review, staff will 
ensure code compliance. 

Uses  
Office, retail, personal 
care, personal 
instruction, school, 

All uses are permitted in C-2 zones 
that the AIZP follows in this area. 
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religious facility, and 
childcare. 

Height and 
Elevation 

10-8D-6 
& AIZP 

42’6” building height 
50’4” architectural 
height 

The AIZP has a maximum building 
height of 35’, with architectural 
features up to 45’ 

Phasing Plan 10-8D-2 No phasing proposed. No comment. 

Landscape Plan 
10-8D-2 
& AIZP 

Conceptual landscape 
plan provided (approx. 
20% of site) 

The landscaping appears to be 
sufficient. During site plan review, 
staff will ensure code compliance. 

Utilities 10-8D-2 
Will be submitted as 
part of site plan review. 

Utilities will be reviewed in detail 
during site plan review. No 
significant issues are anticipated. 

Signs 10-8D-2 Signage not provided. 

Signs will be approved through the 
sign permit process and be 
required to follow the Sun River 
Commons Master Sign Plan. 

Lighting 
10-8D-2, 
10-14-1 

A photometric plan has 
been included 

Site lighting appears to meet the 
requirements found in Title 10-14  

Lot Coverage 
10-8D-6 
& AIZP 

Conceptual plan shown 
(12.5%) 

The site plan meets lot coverage 
regulations < 50% 

Solid Waste 10-8D-6 
Solid waste receptacle 
location is shown on the 
site plan. 

Located away from the public 
street and includes a solid wall to 
screen from right of ways. 

Landscaping AIZP 
Minimum 10% across 
project site 

Conceptual landscaping exceeds 
AIZP requirement by providing 
20% of the project site. 

Parking 10-19-5 134 parking stalls 
131 parking stalls required; 1 stall 
per 250 sf of office and retail. 

EVCS & Bike 
Parking 

10-19-6 

4 bike parking and 
conduit for 2 electric 
vehicle parking spaces 
will be required to be 
shown on plans. 

During site plan review, staff will 
ensure the plans meet the EVCS 
and bike parking requirements. 

 

Increased Height Request 
The AIZP currently permits a maximum building height of 35 feet, with architectural 
features allowed up to 45 feet. The applicant is requesting an amendment to the Zone 
Plan to increase the allowable height for this site. The proposed amendment would allow 
a building height of 42 feet 6 inches with architectural features up to 50 feet 4 inches. For 
comparison, the existing Hampton Inn & Suites on Sun River Parkway, also within the 
AIZP and subject to the same height regulations, received City Council approval for a 
building height increase to 59 feet, with architectural features reaching 67 feet 10 inches. 
Additionally, the professional office building east of the project site received City Council 
approval for a building height of 50 feet. The Home 2 Suites hotel to the north also 
received City Council approval for a building height of 46 feet 4 inches with an 
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architectural height of 53 feet 5 inches. The applicant’s justification for the proposed 
height increase is included in the submitted narrative and expanded below. 

1. Significant Setbacks: The project features large setbacks from neighboring 
properties, minimizing impacts on adjacent areas. The proposed commercial 
building is approximately 450 feet away from the nearest residential property. 

2. Enhanced Landscaping: The site includes 20% landscaping, exceeding the 
AIZP’s 10% minimum, enhancing visual appeal and buffering. 

3. Appropriate Mass, Architectural Design, and Scale: The proposed height aligns 
with the area’s commercial character, which includes other hotels and large 
buildings (see descriptions of the Hampton Inn & Suites, professional office 
building, and Home 2 Suites above). The Architectural design is very similar to the 
design of the existing office building to the east.  

 

 
RECOMMENDATION:  
The Planning Commission held a public hearing on August 11, 2026, and recommended 
approval of this PD Amendment with a vote of 5-0 with no conditions. 

 

There were no public comments at this meeting. 

 

ALTERNATIVES: 
1. Recommend approval as presented. 

2. Recommend approval with modified conditions. 

3. Recommend denial of the request. 

4. Continue the proposed PD amendment to a later date. 
 
 
FINDINGS FOR APPROVAL: 

1. The proposed amendment meets the requirements of Title 10-8D and the Atkinville 
Interchange Area Zone Plan, with approval of an amendment to the building height. 

2. There will be adequate parking on site to facilitate the development. 
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3. The proposed project will not negatively impact the health, stability, and/or 
formation of families within the city. 

4. Increased building height is consistent with other buildings in the area that have 
received approval for height increases. 
 

POSSIBLE MOTION: 
“I move that we approved the PD Amendment for the Pioneer Office Building, Case No. 
2026-PDA-017, based on the findings listed in the staff report.”



 
  

   

 

Exhibit A 
Applicants Narrative 
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Date:   April 16, 2026 
 
To:    Dan Boles  
    Senior Planner 

City of St. George 
          
 
From:   Jared W Bates, PE, CFM 
    Principal Engineer 
               
 
Subject: Pioneer Retail/Office Building 

Planned Development Zone Change - PDC 
Project Number: 9420-26-036 

 
 
This document has been prepared for Sunriver Commercial Development LC in support 
of the proposed Planned Development Zone Change for the Pioneer Retail/Office 
Building in the St. George, Utah. The proposed project includes a 3-story building with 
five 2,177 sq ft commercial spaces on the ground floor; with two 10,866 sq ft office spaces 
on floors 2 and 3 above. The project also includes site access improvements, landscaping, 
and 134 parking spaces. Access will be provided from the existing private loop road, with 
a new, dedicated access to the north, and a shared access from the south. Power, culinary 
water, secondary irrigation, and sewer utility service will be provided from existing 
infrastructure recently built within the private road or commercial development to the 
northwest. Based on the proposed development, 12% of the project will become building 
coverage, 20% improved landscape area, and 68% hard-scape improvements.           
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Subject: Pioneer Retail/Office Building 

Planned Development Zone Change – PDC 
Detailed List of Proposed Uses 
Project Number: 9420-26-036 

 
 

- Retail 
 

- General Office Space 
 

- Medical or Dental 
 

- Personal Care Service  
 

- Personal Instruction Service  
 

- Child Care Facility (without outside play area) 
 

- School 
 

- Religious Facility 
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Date:   August 7, 2026 
 
To:    Brian Dean  
    Planner 

City of St. George 
          
 
From:   Jared W Bates, PE, CFM 
    Principal Engineer 
               
 
Subject: Pioneer Retail/Office Building 

Building Height Justification 
Project Number: 9420-26-036 

 
 
This document has been prepared for Sunriver Commercial Development LC in support 
of an increase in building height for the Pioneer Retail/Office Building in the St. George, 
Utah. The proposed project includes a 46’-0” tall, 3-story building with five 2,177 sq ft 
commercial spaces on the ground floor; with two 10,866 sq ft office spaces on floors 2 
and 3 above.  
 
Additional building height is requested for the proposed three-story office/retail building 
to accommodate increased floor-to-floor heights that enhance both the functionality and 
quality of the development. The additional height will provide taller ceilings within the 
ground-floor retail spaces, creating a more attractive and flexible commercial 
environment. It will also allow for higher ceiling heights within the second- and third-floor 
office spaces, providing a more modern, high-quality workplace while accommodating 
the mechanical ductwork and other building systems required above the finished ceilings. 
The requested height is consistent with the character of the surrounding area, where 
several existing and approved buildings exceed the current height limitation. Examples 
include: 

• Hampton Inn: Five stories; approximately 53'-0" to the roof surface and 67'-10" to 
the top of the parapet. 

• Western Rock Office Building: Three stories; approximately 42'-0" to the roof 
surface and 46'-0" to the top of the parapet. 

• New hotel currently under construction: Four stories. 
 

The proposed building has also been intentionally positioned near the center of the 
parcel, increasing the setbacks from adjacent properties. This placement helps reduce the 
visual impact of the additional height, maintains appropriate separation from neighboring 
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development, and supports compatibility with the surrounding area. A landscape buffer 
will be provided between the roadway and the building along the entire frontage; with 
additional islands between the building and the parking lot reduce visual impacts.       
     
Based on these considerations, the requested increase in building height is appropriate, 
is compatible with the existing and emerging development pattern, and will result in a 
higher-quality mixed-use building without adversely affecting adjacent properties. 
 



 

Exhibit B 
PowerPoint Presentation 
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Increased Height Request

Atkinville Interchange Zone Plan Allowance:

 - Maximum building height of 35 feet with architectural up to 45 feet.

Request:

 - Building height of 42 feet 6 inches with
            architectural height of 50 feet 4 inches

Previously approved:

 - Hampton Inn & Suites - building height of 59 feet with architectural of 67 feet 10 inches.

 - Professional office building (east) – building height of 50 feet.

 - Home 2 Suites – building height of 46 feet 4 inches with architectural of 53 feet 5 inches.



Perspectives



Materials Board



Recommendation

Possible Motion

The Planning Commission held a public hearing on August 11, 2026, and recommended approval of 
this PD Amendment with a vote of 5-0 with no conditions.

There were no public comments made at this meeting. 

“I move that we approve the PD Amendment for the Pioneer Office Building, Case No. 2026-PDA-
017, based on the findings listed in the staff report.”



    ORDINANCE NO.    
 

AN ORDINANCE AMENDING THE ATKINVILLE INTERCHANGE AREA ZONE PLAN PD-C (PLANNED 
DEVELOPMENT COMMERCIAL) ZONE ON APPROXIMATELY 2.01 ACRES, APPROVING THE 
DESIGN AND SITE PLAN FOR A NEW THREE-STORY, COMMERCIAL BUILDING OF 
APPROXIMATELY 32,658 SQUARE FEET, GENERALLY LOCATED EAST OF PIONEER ROAD AND 
NORTH OF SUN RIVER PARKWAY (CASE NO. 2026-PDA-017). 
 

(Pioneer Office Building) 
 

WHEREAS, the property owner has requested an amendment to an approved PD-C (Planned 
Development Commercial) zone to allow the design and site plan for a new 32,658 sq. ft. commercial 
building on 2.01 acres located within the Community Commercial area of the Atkinville Interchange Area 
Zone Plan; and 

 
WHEREAS, the Planning Commission held a public hearing on August 11, 2026, and thereafter 

forwarded a recommendation for approval of the requested amendment to the City Council with a 5-0 vote, 
with no conditions. 

 
WHEREAS, the City Council held a public meeting on this request on September 3, 2026, to 

consider the Planned Development Amendment; and  
 

WHEREAS, the City Council has determined that the requested PD amendment is consistent with 
the goals and objectives of the General Plan, consistent with the approved master plan, does not create an 
undue burden or hardship on the city, and is in the best interest of the health, safety, and welfare of the 
citizens of the City of St. George; and 

 
WHEREAS, the City Council has determined that the adoption of this Ordinance does not negatively 

impact the health, stability, and/or formation of families within the City. 
 

NOW, THEREFORE, BE IT ORDAINED, by the St. George City Council, as follows: 
 

Section 1. Repealer.  Any provision of the St. George City Code found to be in conflict with this Ordinance 
is hereby repealed. 
 
Section 2. Enactment. The approved planned development within the PD-C Zone for the property 
described in Exhibit ‘A’ shall be amended upon the effective date of this ordinance to reflect the approval of 
the Pioneer Office Building in Exhibit ‘B’. 
 
Section 3. Severability. If any provision of this Ordinance is declared to be invalid by a court of competent 
jurisdiction, the remainder shall not be affected thereby. 
 
Section 4. Effective Date. This Ordinance shall take effect upon publication and the final approval by the 
land use authority of a final plat, approval of a final site plan or construction drawings, or issuance of 
a building permit.  In no event shall the effective date of this ordinance extend beyond eighteen (18) months 
of the date of adoption. 
 
 
 
 
 
 
 
 

https://stgeorge.municipal.codes/Code/10-2-1__f2b50581c2e35b688a8f2606a3eab06e
https://stgeorge.municipal.codes/Code/10-2-1__71a6834884666147c0334f0c40bc7295


APPROVED AND ADOPTED by the St. George City Council, this 3rd day of September 2026.  
 
 
CITY OF ST. GEORGE:    ATTEST: 
 
 
____________________________              ____________________________ 
Jimmie B. Hughes, Mayor           Christina Fernandez, City Recorder 
 
 
APPROVED AS TO FORM:    VOTING OF CITY COUNCIL: 
City Attorney's Office 
       Councilmember Larkin    ______ 
       Councilmember Larsen ______ 
______________________________  Councilmember Tanner     ______ 
Jami Brackin, Deputy City Attorney                         Councilmember Kemp   ______ 
       Councilmember Anderson      ______ 
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Agenda Date: 09/03/2026 Agenda Item Number: 08
Subject:

Consider approval of Ordinance No. 2026-070 amending the City's General Plan from LDR (Low Density Residential),
OS (Open Space), and COM (Commercial) to COM (Commercial) and OS (Open Space) on approximately 14.4 acres
generally located between 800 and 900 South and between 1450 East and Foremaster Drive.  (Case No.
2026-GPA-010 - Utah Tech Foremaster)

Item at-a-glance:

Staff Contact: Brenda Hatch

Applicant Name: Utah Tech University Foundation, Wendi Bulkley

Reference Number: 2026-GPA-010

Address/Location: 

Generally located between 800 and 900 South and between 1450 East and Foremaster Drive

Item History (background/project status/public process):

This application proposes to change the General Plan designation from 7.50 acres Low Density Residential (LDR),
2.66 acres Open Space (OS), and 4.24 Commercial (COM) to 5.96 acres Commercial (COM) and 8.44 acres Open
Space (OS) to facilitate future commercial development. At their meeting held on August 11, 2026, the Planning
Commission held a public hearing and recommended approval with no conditions by a 5-2 vote; several comments
were made in opposition, three of the comments were in favor of the request.

Staff Narrative (need/purpose):

The General Plan serves as a guide for land-use decisions and contains policies to direct the development of the City.
 The opposing comments expressed were concerns regarding: Additional traffic and safety concerns on Foremaster
Drive; Protection of the plateau and the view shed; Potential decrease of surrounding residential property values;
Disturbance to local wildlife;  Inconsistency with the current General Plan; Neighbors should know what is planned for
the property before a decision is made; and Human value should be considered before the monetary value to Utah
Tech is considered.

Name of Legal Dept approver: Jami Brackin

Budget Impact:  No Impact

Recommendation (Include any conditions):

The Planning Commission recommended approval with no conditions by a 5-2 vote.

Attachments



 

Community Development 

        
General Plan Amendment  

 

 

 

PLANNING COMMISSION AGENDA REPORT:       08/11/2026 

CITY COUNCIL AGENDA REPORT:       09/03/2026 

 

Utah Tech Foremaster Ridge 

General Plan Amendment (Case No. 2026-GPA-011) 

Request: 

Consider an ordinance to change the general plan future land-

use map from LDR (Low Density Residential) and OS (Open 

Space) and COM (Commercial) to COM (Commercial) and 

OS (Open Space) on approximately 14.4 acres. 

Applicant: Utah Tech University Foundation 

Representative: Wendi Bulkley 

Location: 
Generally located between 800 and 900 South and between 

1450 East and Foremaster Drive 

Existing General Plan: 
LDR (Low Density Residential) and OS (Open Space) and 

COM (Commercial) 

Proposed General Plan: COM (Commercial) and OS (Open Space) 

Existing Zoning: 
R-1-10 (Single Family Residential, minimum lot size 10,000 

sf) 

Land Area: Approximately 14.4 acres. 

 

Location of 

General 

Plan 

Amendment 
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BACKGROUND:   

The Planning Commission held a public hearing on August 11, 2026, during which twenty public 

comments were received. 

 

Three of the comments were in favor of the General Plan Amendment. The opposing comments 

expressed concerns regarding: 

 

  - Additional traffic and safety concerns on Foremaster Drive 

  - Protection of the plateau and the view shed 

  - Potential decrease of surrounding residential property values 

  - Disturbance to local wildlife 

  - Inconsistency with the current General Plan 

  - Neighbors should know what is planned for the property before a decision is made 

  - Human value should be considered before the monetary value to Utah Tech is considered 

 

The General Plan serves as a guide for land-use decisions and contains policies to direct the 

development of the City. The subject property is currently zoned R-1-10 (Single Family 

Residential, minimum lot size 10,000 sf), lies within the Hillside Overlay zone, and is designated 

as a landslide area. 

 

The subject property was jointly owned by the City and the Utah Tech University Foundation. In 

2022, a real property transfer and road cost sharing agreement was entered into to transfer full 

ownership to the Foundation.   

 

This application proposes to change the General Plan designation from 7.50 acres Low Density 

Residential (LDR), 2.66 acres Open Space (OS), and 4.24 Commercial (COM) to 5.96 acres 

Commercial (COM) and 8.44 acres Open Space (OS) to facilitate future commercial 

development.  

 

The anticipated water demand is likely to remain comparable to, or potentially lower than, the 

demand projected under the existing General Plan. Overall, the proposed General Plan 

amendment is not expected to adversely affect the municipality's long-term water resources and 

is consistent with promoting efficient land use while preserving a larger portion of the property 

as open space. 

 

Please note that if this application is approved, a Hillside Development Permit and a formal zone 

change would still be required before any development can occur. 

 

RECOMMENDATION: 

The Planning Commission recommended approval with a 5-2 vote.   

 

ALTERNATIVES: 

1. Recommend approval of this General Plan Amendment. 

2. Recommend denial of this General Plan Amendment 

3. Table the proposed General Plan Amendment to a specific date. 
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POSSIBLE MOTION:  

“I move that approve Utah Tech Foremaster Ridge General Plan Amendment, based on the findings 

listed in the staff report.” 

 

FINDINGS FOR APPROVAL: 

1. That this land use amendment will not be harmful to the health, safety and general welfare 

of residences and businesses in the area. 

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

of families within the City. 

3. The general plan has already established that commercial uses could be supported in the 

general vicinity. Extending the commercial would not be out of character in the area. 
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Exhibit A 

Applicant’s Narrative 
 

 

After review with planning and staff and with the desire of the University to be able to sell 

this property in favor of the foundation, the University is looking to zone the property in 

accordance with the neighboring parcel to PD-C. This will help maintain uniformity to the 

commercial uses in that area. 
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Exhibit B 

PowerPoint 

 



UTAH TECH FOREMASTER
CASE NO. 2026-GPA-010



LOCATION



GENERAL 

PLAN 

4.24 
acres

7.50 
acres

2.66 
acres



ZONING



PROPOSED 

GENERAL 

PLAN

5.96 

acres

8.44 

acres



SLOPE 

ANALYSIS



RECOMMENDATION:

The Planning Commission 

recommended approval with a 5-2 

vote



 
St. George Planning Commission Members 
St. George City Hillside Committee​ ​ ​ ​ ​ ​ July 23, 2026 
  
  
Thank you for the time, thought, and service each of you gives to shaping the future of 
our community. I recognize that decisions involving hillside development are among the 
most challenging you are asked to make, requiring a careful balance between 
preserving the character and beauty of St. George while thoughtfully accommodating 
the needs our growing area/city.  
  
I would like to offer my perspective from three different viewpoints that have shaped my 
understanding of the request for amendment. Regarding this request, I propose the 
below and write this in the capacity of a serving member of the Foundation Board for 
Utah Tech University, who ultimately plans to utilize this donated land to better the lives 
of students and the University which are both large parts of our community. 
  

●​ First and foremost, I am a member of this community. Like many residents, I 
care deeply about preserving the unique qualities that make Southern Utah such 
a special place to live. The natural landscape, open vistas, and thoughtful 
planning have contributed greatly to the quality of life we all enjoy. No resident 
aims to see the beauty of the area, completely filled with scars or buildings. 

  
●​ Second, I have had the privilege of serving as a volunteer on the Washington 

City Hillside Committee. That experience has given me an appreciation for the 
complexity of hillside planning. I understand the importance of protecting 
sensitive areas, evaluating long-term impacts, and ensuring that development is 
compatible with the vision of the community. I also appreciate the responsibility 
committee members carry in weighing competing interests while seeking the best 
outcome for the city as a whole. Ultimately finding a way to accommodate and 
find balance for others requests.  
  
Regarding the property in consideration, it is my current understanding that 
through proper engineering, stabilizing the toe of the base of this property can 
and will enhance the longevity of this specific hillside, which in turn may also lend 
to being a large “pro” in accommodating a better end result for residents that may 
have concerns. 

  
●​ Third, I represent a local development and general contracting firm and have 

spent my career working through the practical realities of planning, construction, 
infrastructure, and land development locally, and worldwide. This experience has 



taught me that responsible development and thoughtful stewardship are not 
mutually exclusive. When approached with care, a listening/understanding ear, 
transparency, and respect for the surrounding environment/neighbors, quality 
development can enhance a community while preserving the values that 
residents hold dear. Our company has found great success assisting owners and 
municipalities proactively address concerns thru better planning, communication 
and listening. 
  

Because of these combined experiences, assisting the Foundation Board (UT Tech), I 
believe we understand both the opportunities and the concerns associated with the 
property currently under consideration for zoning reconsideration. We recognize why 
this request deserves careful scrutiny, and we respect the role each of you play in 
ensuring that any decision aligns with the City’s long-term vision. 
  
Our hope is that the proposal will be evaluated on its individual merits—considering not 
only the potential impacts, but also the opportunity to create a small-scale commercial 
development that thoughtfully serves the surrounding neighborhood. Well-planned 
commercial uses can reduce unnecessary travel, provide convenient services to nearby 
residents, improve infrastructure, and contribute positively to the overall character of an 
area when designed appropriately. 
  
We appreciate the diligence, professionalism, and thoughtful consideration that each of 
you brings to this process. Regardless of the outcome, thank you for your willingness to 
serve our community and for the countless hours you dedicate to making informed and 
balanced decisions. 
  
If I can continue to help in any matter regarding this or other areas, please let me know.  
My contact information is below. 
  
Respectfully, 
  
  

 

TODD HOUGHTON | VICE PRESIDENT | DIRECTOR SOUTHWEST 
785 E Venture Drive 
St. George, Utah   84790​ USA 
O +1 435.628.0187    M +1 435.703.0137 
Building the Westland Way 

 





Brenda Hatch <brenda.hatch@sgcityutah.gov>

Opposition to General Plan Amendment — Hillside Utah Tech Foremaster Ridge,
Case No. 2026-GPA-008
1 message

Suzi and Ryan Keller <ryanandsuzikeller@gmail.com> Thu, Jul 9, 2026 at 12:57 PM
To: brenda.hatch@sgcityutah.gov

Dear Brenda and Members of the Planning Commission:

We are residents of Foremaster Ridge and respectfully request that the Planning Commission
recommend denial of the proposed General Plan Amendment for Hillside Utah Tech Foremaster Ridge, Case
No. 2026-GPA-008.

This parcel is not an ordinary vacant commercial site. It sits at a sensitive transition point between existing
Foremaster Ridge homes, hillside terrain, open-space corridors, and existing commercial development below
the ridge. Based on the applicant’s exhibit, the proposal would place a substantial commercial designation on
the eastern portion of the property, closest to existing homes and the hillside/open-space edge, while leaving
proposed open space primarily on the western portion of the site.

That configuration is backwards. It places the most intense land use next to the most sensitive residential and
hillside interface.

Foremaster Ridge has an established and logical land-use pattern: commercial uses at the bottom of the ridge,
low density residential homes on and near the ridge, and open space serving as the buffer between them. That
open-space buffer is not incidental. It protects the hillside, preserves the visual character of Foremaster
Ridge, separates incompatible land uses, protects drainage and slope areas, and maintains consistency
between existing commercial development and nearby residential neighborhoods.

The proposed amendment would break that pattern. Instead of preserving open space as the transition
between homes and commercial development, it would allow commercial land use to move into the very area
where the buffer is needed most. Approving this amendment would create an inconsistency along Foremaster
Ridge and would weaken the land-use structure that has protected the hillside and nearby homes.

The amendment also appears inconsistent with the City’s General Plan policies. The General Plan recognizes
St. George’s natural beauty as a vital community asset and calls for protection of scenic vistas, viewsheds,
steep slopes, ridgelines, floodplains, washes, and other sensitive lands. This parcel contains precisely the
type of hillside and open-space transition area those policies are intended to protect.

This matters because land-use transitions are not just lines on a map. They affect privacy, noise, lighting,
traffic, building scale, hours of operation, and neighborhood character. An open space buffer is far more
compatible with existing homes than a commercial designation immediately adjacent to the
hillside/residential edge.

The Commission should also consider the likely impact on nearby residential property values and
marketability. Homeowners purchased and invested in this area with the existing pattern of hillside, open
space, and lower-intensity land uses separating Foremaster Ridge homes from commercial development
below. Introducing additional commercial land use into that buffer could reasonably be expected to affect the
desirability, privacy, and value of nearby homes, particularly if future development includes larger buildings,
parking lots, lighting, signage, increased traffic, or late-hour commercial activity.

While property value impacts should not be viewed in isolation, they are directly related to the broader
planning question before the Commission: whether this amendment is compatible with the existing
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neighborhood and whether it preserves the protective transition that has historically separated Foremaster
Ridge homes from commercial development.

Traffic provides an additional and independent reason to deny the amendment. Foremaster Drive has
increasingly become a major east-west connection between St. George and Washington City. Residents
already experience increased through-traffic, peak-hour congestion, turning conflicts, and safety concerns in
this corridor. Additional commercial land use at this location would likely draw more regional and pass-by
traffic into an already burdened corridor.

The issue is not whether commercial development belongs somewhere in this area. The issue is whether
commercial should be pushed into the hillside buffer immediately adjacent to existing homes. It should not.
The appropriate pattern is clear: commercial below, open space as the hillside and neighborhood buffer, and
residential protected beyond that buffer.

For these reasons, we respectfully request that the Planning Commission recommend denial of Case
No. 2026-GPA-008. In the alternative, the item should be continued until the applicant provides a complete
traffic impact study, hillside analysis, drainage analysis, viewshed study, and a revised plan that preserves a
meaningful open space buffer along the Foremaster Ridge residential edge.

Respectfully,

Ryan and Suzi Keller
986 Willow Breeze Lane, St. George, Utah

7/10/26, 8:18 AM City of St. George Mail - Opposition to General Plan Amendment — Hillside Utah Tech Foremaster Ridge, Case No. 2026-GPA-008

https://mail.google.com/mail/u/0/?ik=8dbdbdf9a4&view=pt&search=all&permthid=thread-f:1870264785560052696%7Cmsg-f:1870264785560052696&… 2/2

https://www.google.com/maps/search/986+Willow+Breeze+Lane,+St.+George,+Utah?entry=gmail&source=g


Brenda Hatch <brenda.hatch@sgcityutah.gov>

Regarding case No. 2026-GPA-008
1 message

Greg McFarlane <greg@mcfarlaneusa.com> Wed, Jul 8, 2026 at 11:34 AM
To: planningcommission@sgcityutah.gov

With a residence within 500’ of the parcel in question (SG-5-2-32-1101A), I received notice of the proposed general plan
amendment and Hillside Utah Tech Foremaster Ridge project. A few questions before my neighbors and I attend the July
14 commission meeting:

 

1.  When will the agenda be available?
2.  Why is the applicant requesting a General Plan change?
3.  Is the Planning and Zoning Department recommending approval?
4.  The assessor’s website still lists the City of St. George as part owner of the parcel. Is it, or is the parcel owned
solely by Dixie Foundation? (If not, how much of it is owned by the city and where is it shown on the city’s current
balance statement?)
5.  Is there documentation of the relationship between the owner(s) and applicant STG Orsini MF, LLC?
6.  Why isn’t the General Plan change application accessible on the CitizenServe portal?

 

Thank you

 

Greg McFarlane

972 Willow Breeze

(702) 324-2098

7/9/26, 12:13 PM City of St. George Mail - Regarding case No. 2026-GPA-008

https://mail.google.com/mail/u/0/?ik=8dbdbdf9a4&view=pt&search=all&permthid=thread-f:1870168917411716862%7Cmsg-f:1870168917411716862&… 1/1



Brenda Hatch <brenda.hatch@sgcityutah.gov>

Hillside Utah Tech Foremaster Ridge
1 message

Rolando Rodriguez <chellvyou@icloud.com> Wed, Jul 8, 2026 at 10:32 PM
To: brenda.hatch@sgcityutah.gov
Cc: jimmy.hughes@sgcityutah.gov, dannielle.larkin@sgcityutah.gov, natalie.larsen@sgcityutah.gov,
michelle.tanner@sgcityutah.gov, steve.kemp@sgcityutah.gov, austin.anderson@sgcityutah.gov, Michelle Rodriguez
<chellro@icloud.com>

 
Rolando and Michelle Rodriguez
964 South Willow Breeze Lane
St. George, Utah  84790
chellvyou@icloud.com
661-714-5003

July 08, 2026

Brenda Hatch, Planner II
City of St. George Community Development Department
61 South Main Street
St. George, UT. 84770

RE: Opposition to General Plan Amendment- Case No. 2026-GPA-008
        “Hillside Utah Tech Foremaster Ridge"

Dear Ms. Hatch and Members of the Planning Commission,

As property owners and residents of Foremaster Ridge, we have concerns and oppose the proposed Hillside Utah Tech
Foremaster Ridge project on parcel SG-5-2-32-1101A (Case Number 2026-GPA-008).   The proposal is requesting to
change the designation of approximately 14.40 acres located between 800 and 900 South and between 1450 East and
Foremaster Drive from LDR  (Low Density Residential), COM (Commercial), and OS (Open Space) to COM (Commercial)
and OS (Open Space).  

Upon seeing that the proposal wanted to remove LDR (Low Density Residential) and that the applicant was STG Orsini
MF LLC, it was really easy to see that the 14.40 acres, if approved, would be used to build High Density Housing
(Apartment Complex). 
As residents of this community, we are deeply concerned about the negative impacts this transition WILL have on our
neighborhood.  Out neighborhood was established as a low-density residential area with dedicated open space.   We,
along with our neighbors, have invested in our homes with the expectations that the quiet, safe character and natural
landscape of the community would be preserved.  The removal of Low Density Residential and the introduction of High
Density Housing (Apartment Complex) is in direct conflict with to the master plan for the Foremaster Ridge area and
threatens our quality of life.  

My Specific Concerns include:

1) Loss of Protected Open Space: The current zoning preserves natural areas that provide drainage, wildlife habitats and
a necessary buffer between properties.  

2) Traffic and Safety: Our local streets are already not designed to handle the current heavy traffic flow in the area.  The
addition of High Density Housing WILL only make the problem worse.  In addition to this, once the interchange at 700
South/I15 is complete, Foremaster, being a main thoroughfare from St George to the Washington area, traffic congestion
will dramatically increase even more.   This increase WILL pose an immediate safety risk to children, pedestrians, cyclists,
as well as more vehicle collisions.
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3) Neighborhood Character and Noise: Commercial and high density housing bring increased noise pollution, light
pollution and a loss of privacy to adjacent single-family homes.

4) Property Value:  The close proximity of high density housing WILL destabilize, the local housing market and WILL lower
home values for long-term residents. Also, high premiums were paid for “view” lots, which will be greatly diminished if this
build occurs.

5) Crime:  High density housing brings more crime.   There WILL be more burglaries, robberies, domestic violence crimes,
drug crimes, etc.  This is not fear mongering.  This is just fact.  We can say that because in our almost fifty years as Police
Officers in Los Angles.  We have seen it and dealt with it first hand.   

While I understand the need for growth or economic development in St. George, it should not come at the expense of
established residential areas and designated open spaces.  

For the above stated reasons, we respectfully ask the Planning Commission to deny the requested amendment for Case
2026-GPA-008.

Sincerely,

Rolando and Michelle Rodriguez.
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June 7, 2026

Brenda Hatch. Planner II
City of St. George Community Development Department
61 South Main Street
St. George, UT 84770
hrcndt.Ir;ttcll ,r/:s£cJt\'qtil ll.It )\

RE: Opposition to General Plan Amendment – Case No. 2026-GPA-008
“Flillside Utah Tech Foremaster Ridge”

Dear Ms. Hatch and Members of the Planning Commission,

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (1.ow Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

1. 1.oss of the residential (LDR) designation. Removing the 1,ow Density Residential component eliminates
,the butTer between existing homes and commercial use, changing the cbaracter of the neighborhood in a
way the cTr7Eitg–eheraTPTiiTfas speeificatly degfgndio prevent.

2. Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the
proposed one. I ask that the Commission require a current traffic study and inftastructure (water, sewer,
drainage) capacity analysis before considering this request further.

3 . Property values and neighborhood character. Many of us purchased our homes relying on the existing
general plan designation. Converting residential land to commercial use so close to established homes can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before
acting

For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further
study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and
would welcome the opportunity to discuss these concerns further.

Sincerely,
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June 7, 2026

Brenda Hatch. Planner II
City of St. George Community Development Department
61 South Main Street
St. George, UT 84770
!ycnda.hatQh ',{{, SBC ityutah . gt )v

RE: Opposition to General Plan Amendment – Case No. 2026-GPA-008
''Hillside Utah Tech Foremaster Ridge”

Dear Ms. Hatch and Members of the Planning Commission,

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

I. Loss of the residential (LDR) designation. Removing the Low Density Residential component eliminates
the butTer between existing homes and commercial use, changing the character of the neighborhood in a
way the current general plan was specifically designed to prevent.

2- Traffic and infTastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the
proposed one. I ask that the Commission require a current traffic study and infrastructure (water, sewer,
drainage) capacity analysis before considering this request further.

3. Property values and neighborhood character. Many of us purchased our homes relying on the existing
general plan designation. Converting residential land to commercial use so close to established homes can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before

For these reasons, i respectfully ask the Planning Commission to deny, or at minimum table pending further
study, the requested amendment for Case No. 2026-GPA.008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and
would welcome the opportunity to discuss these concerns further.
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Sincerely,
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Brenda Hatch. Planner II

City of St. George Community Development Department
61 South Main Street

St. George, UT 84770
brenda.hatch tI sucit\'tttah.ect\

RE: Opposition to General Plan Amendment -– Case No. 2026-GPA-008
“Hillside Utah Tech Foremaster Ridge”

Dear Ms. Hatch and Members of the Planning Commission,

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

1. 1.oss of the residential (LDR) designation. Removing the Low Density Residential component eliminates
the butTer between existing homes and commercial use, changing the character of the neighborhood in a
way the current general plan was specifically designed to prevent.

2. Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the
proposed one. I ask that the Commission require a current traffic study and infrastructure (water, sewer,
drainage) capacity analysis before considering this request further.

3. Property values and neighborhood character. Many of us purchased our homes relying on the existing
general plan designation. Converting residential land to commercial use so close to established homes can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before
acting

For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further
study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and
would welcome the opportunity to discuss these concerns further,

Sincerely,
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June 7, 2026

Brenda Hatch. Planner 11

City of St. George Community Development Department
61 South Main Street
St. George, UT 84770
brenda.hatch <1 set:it\ utah . co\'

RE: Opposition to General Plan Amendment –- Case No. 2026-GPA-008
“Hi]lside Utah Tech Foremaster Ridge'

Dear Ms. Hatch and Members of the Planning Commission,

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

I. Loss of the residential (1,DR) designation. Removing the Low Density Residential component eliminates
the bufFer between existing homes and commercial use, changing the character of the neighborhood in a
way the current general plan was specifically designed to prevent.

2. Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the
proposed one. I ask that the Commission require a current tratTic study and infrastructure (water, sewer,
drainage) capacity analysis before considering this request further.

3. Property values and neighborhood character. Many of us purchased our homes relying on the existing
general plan designation. Converting residential land to commercial use so close to estab]ished homes can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before
acting

For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further
study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and
would welcome the opportunity to discuss these concerns further.
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Brenda Hatch, Planner II

City of St. George Community Development Department
61 South Main Street

St. George, UT 84770
brenda.hatch {LsgcityutPJ1. ejII

RE: Opposition to General Plan Amendment – Case No. 2026-GPA-008
“Hillside Utah Tech Foremaster Ridge'

Dear Ms. Hatch and Members of the Planning Commission,

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

1. Loss of the residential (LDR) designation. Removing the Low Density Residential component eliminates
the buffer between existing homes and commercial use, changing the character of the neighborhood in a
way the current general plan was specifically designed to prevent.

2. Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the
proposed one. I ask that the Commission require a current traffic study and infrastructure (water, sewer,
drainage) capacity analysis before considering this request further.
Property values and neighborhood character. Many of us purchased our homes relying on the existing
general plan designation. Converting residential land to commercial use so close to established homes can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before
acting

For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further
study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and
would welcome the opportunity to discuss these concerns further.

Sincerely,
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June 7. 2026

Brenda Hatch. Planner II
City of St. George Community Development Department
61 South Main Street

St. George, UT 84770
hrLJrda.hatch ',{!,sgcit\ utah .gP\'

RE: Opposition to General Plan Amendment – Case No. 2026-GPA-008
''Hillside Utah Tech Foremaster Ridge”

Dear Ms. Hatch and Members of the P]anning Commission,

1 am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

I. Loss of the residential (LDR) designation. Removing the Low Density Residential component eliminates
the butTer between existing homes and commercial use, changing the character of the neighborhood in a
way the current general plan was specifically designed to prevent.

2. Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the
proposed one. I ask that the Commission require a current traffic study and infrastructure (water, sewer,
drainage) capacity analysis before considering this request further.

3. Property values and neighborhood character. Many of us purchased our homes relying on the existing
general plan designation. Converting residential land to commercial use so close to established homes can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before

For these reasons, I respectfUlly ask the Planning Commission to deny, or at minimum table pending further
study. the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and
would welcome the opportunity to discuss these concerns further.
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Sincerely .
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Brenda Hatch. Planner II

City of St. George Community Development Department
61 South Main Street
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RE: Opposition to General Plan Amendment
“Hillside Utah Tech Foremaster Ridge”

Case No. 2026-GPA-008

Dear Ms. Hatch and Members of the Planning Commission.

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

1. Loss of the residential (LDR) designation. Removing the Low Density Residential component eliminates
the buffer between existing homes and commercial use, changing the character of the neighborhood in a
way the current general plan was specifically designed to prevenl

2. Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the
proposed one. I ask that the Commission require a current traffic study and infrastructure (water, sewer,
drainage) capacity analysis before considering this request further.

3. Property values and neighborhood character. Many of us purchased our homes relying on the existing
general plan designation. Converting residential land to commercial use so c]ose to established homes can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before
acting

For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further
study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and
would welcome the opportunity to discuss these concerns further.

Sincerely
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Brenda Hatch, Planner II
City of St. George Community Development Department
61 South Main Street

St. George, UT &1770
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RE: Opposition to General Plan Amendment – Case No. 2026-GPA-008
''Hillside Utah Tech Foremaster Ridge”

Dear Ms. Hatch and Members of the PIannhlg Commission,

I am writing as a property owner within the notice area for Case No. 202613PA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

1, Loss of the residential (LDR) designation. Removing the Low Density Residential component eliminates
the bufFer between existing homes and commercial use, changing the character of the neighborhood in a
way the current general plan was specifically designed to prevent.

2. Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the
proposed one. I ask that the Commission require a current traffic study and infrastructure (water, sewer,
drainage) capacity analysis before considering this request further.

3. Property values and neighborhood character. Many of us purchased our homes relying on the existing
general plan designation. Converting residential land to commercial use so close to estabJished homes can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before

For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further
study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and
would welcome the opportunity to discuss these concerns further.
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Sincerely ,
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Brenda Hatch. Planner II
City of St. George Community Development Department
61 South Main Street
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RE: Opposition to General Plan Amendment – Case No. 2026-GPA-008
“Hillside Utah Tech Foremaster Ridge'

Dear Ms. Hatch and Members of the P]anning Commission,

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

1. Loss of the residential (LDFt) designation. Removing the Low Density Residential component eliminates
the buffer between existing homes and commercial use, changing the character of the neighborhood in a
way the current general plan was specifically designed to prevent.

2. Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the
proposed one. I ask that the Commission require a current traffic study and infrastructure (water, sewer,
drainage) capacity analysis before considering this request further.

3 . Property values and neighborhood character. Many of us purchased our homes relying on the existing
general plan designation. Converting residential land to commercial use so close to established homes can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before

study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and

acting
For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further

would welcome the opportunity to discuss these concerns further.
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Brenda Hatch. Planner II
City of St. George Community Development Department
61 South Main Street
St. George, UT 84770
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RE: Opposition to General Plan Amendment –-- Case No. 2026-GPA-008
“Hillside Utah Tech Forcmaster Ridge'

Dear Ms. Hatch and Members of the Planning Commission,

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission
decline to recommend approval, for the following reasons:

I. Loss of the residential (1,DR) designation. Removing the Low Density Residential component eliminates
the buffer between existing homes and commercial use, changing the character of the neighborhood in a
way the current general plan was specifically designed to prevent.

2. Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on
800/900 South and Foremaster Drive, roads that were planned around the existBl,g_nI=nix, not the

ic study and infrastructUre (water, sewer,

actIng

drainage) capacity analysis before considering this request further.

3' Hy#I nndaiWHy:laFan ir:TaI =:::=rF:§OX! can
negatively affect property values and quality of life for surrounding residents.

4. Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s
adopted general plan for this area, amTak the Commission to weigh that consiilehcy._ca_re_hIb’ bgf$ir+

For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further
study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14, 2026 meeting and

"'-ld ”'1''"" th' 'PP'"'"%“J:::“ ==:'-'T U'; $b &qq . - \\* 'q-I ’' +~
sqa /&\.,X v& Q .

atc =\q\hn 1: tq CbTAw' #1.\A is

IeAiA::3& b 14:3 :==b:\ b):

Sincerely,

Signature: /5 Ml „q
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<!={TIIT'I;};::::

-' =J=\t=? '?===AS:' '

\{ }: B; }; y:eHq:3= 1rp=bi/:t

Printed Name: 5\ R\. '\-bAr
:/ AocQu& L,b\Address: [ vII

Phone: 4,S-. St{ . oqo o

T''\Email : a'\\>Q'-33 q&
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Your Name:

1 62 b E Roc K yYour Address:

St. George, UT 84790

Your Email:

Your Phone:

June 7,2026

RE: Opposition to General Plan Amendment — Case No. 2026-GPA-008
“Hillside Utah Tech Foremaster Ridge’9

Dear Ms. Hatch and Members of the Planning Commission,

1.

2.

3.

4.

Sincerely,

Bad eykeSignature:

Printed Name:

Address: ] 03 0 6

Phone:

Kbovle@ Wyem i ng' cO n iEmail:

Loss of the residential (LDR) designation. Removing the Low Density Residential component eliminates 
the buffer between existing homes and commercial use, changing the character of the neighborhood in a 
way the current general plan was specifically designed to prevent.
Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on 
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the 
proposed one. I ask that the Commission require a current traffic study and infrastructure (water, sewer, 
drainage) capacity analysis before considering this request further.
Property values and neighborhood character. Many of us purchased our homes relying on the existing 
general plan designation. Converting residential land to commercial use so close to established homes can 
negatively affect property values and quality of life for surrounding residents.
Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s 
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before 
acting.

Khoyle 0 WyOnungrcom 
30- g71- 1Zc 

For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further 
study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14,2026 meeting and 
would welcome the opportunity to discuss these concerns further.

Brenda Hatch, Planner II
City of St. George Community Development Department 
61 South Main Street
St. George, UT 84770
brenda.hatch//.sgcityutah.uov

Krist Boyle __
Rockalbint Wa S+ G eo e tah 84790 

307-271 -\86©

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general 
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900 
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and 
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission 
decline to recommend approval, for the following reasons:

Kist oule_____
Bint AW/



Your Name:

Your Address:

Your Email:

Your Phone:

June 7, 2026

RE: Opposition to General Plan Amendment — Case No. 2026-GPA-0O8
“Hillside Utah Tech Foremaster Ridge’

Dear Ms. Hatch and Members of the Planning Commission,

1.

2.

3.

4.

Sincerely,

Signature:

Auc/A GY00Printed Name:

Zol( 1614 Q4Address:

Qen (141 81100ELPhone:

Email:

Loss of the residential (LDR) designation. Removing the Low Density Residential component eliminates 
the buffer between existing homes and commercial use, changing the character of the neighborhood in a 
way the current general plan was specifically designed to prevent.
Traffic and infrastructure impact. Expanding commercial acreage in this location will increase traffic on 
800/900 South and Foremaster Drive, roads that were planned around the existing land use mix, not the 
proposed one. I ask that the Commission require a current traffic study and infrastructure (water, sewer, 
drainage) capacity analysis before considering this request further.
Property values and neighborhood character. Many of us purchased our homes relying on the existing 
general plan designation. Converting residential land to commercial use so close to established homes can 
negatively affect property values and quality of life for surrounding residents.
Consistency with the General Plan. I do not believe this request is consistent with the intent of the City’s 
adopted general plan for this area, and I ask the Commission to weigh that consistency carefully before 
acting.

Brenda Hatch, Planner II
City of St. George Community Development Department 
61 South Main Street
St. George, UT 84770
brenda.hatch@sgcityutah.gov

AudiA Green 4 Rose GWeel) 
l-o+ Hl

For these reasons, I respectfully ask the Planning Commission to deny, or at minimum table pending further 
study, the requested amendment for Case No. 2026-GPA-008.
Thank you for considering my comments. I plan to attend (or have a neighbor attend) the July 14,2026 meeting and 
would welcome the opportunity to discuss these concerns further.

I am writing as a property owner within the notice area for Case No. 2026-GPA-008, the proposed general 
plan amendment that would change the designation of approximately 14.40 acres located between 800 and 900 
South and between 1450 East and Foremaster Drive from LDR (Low Density Residential), COM (Commercial), and 
OS (Open Space) to COM (Commercial) and OS (Open Space).

I am opposed to this amendment as proposed and respectfully request that the Planning Commission 
decline to recommend approval, for the following reasons:

St. George, UT 84790

thsremncnneinon 6 AMMol leew
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@̂/@?1A/2?3E1/?=@WUT1T/NC10/3/BĤ̂1=/̂=@0/3AV/A13=BV/T1W1;@?01AND//lUW1A/NC1/E;13=/UAN1AN/@̂/NC1/@?1A/2?3E1/]=UA4_
3=@HAT/NC1/?;3N13HI/?H;;UA4/NC3N/@?1A/2?3E1/3e3V/̂=@0/NC1/=UT41/;UA1/e@H;T/C3=0/NC@21/;@N/@eA1=2/3AT/2C@e/3A/3=BUN=3=V
?=1̂1=1AE1/̂@=/NC1/?3=E1;[2/@eA1=/@W1=/NC@21/=U0/;@N/@eA1=2/eC@/3EN1T/UA/=1;U3AE1/@A/NC1/41A1=3;/?;3AD//Z/T@/A@N/@eA/@A1/@̂
NC@21/=U0/;@N2I/BHN/Z/T@/;UW1/@A/a@=1032N1=/hUT41/3AT/3EHN1;V/HAT1=2N3AT/NC1/E@AE1=A2/@̂/NC1/=U0/;@N/@eA1=2I/3AT/34=11
eUNC/NC10D

/

aH=NC1=I/NC1/3??;UE3AN[2/=1\H12N/N@/0@W1/NC1/@?1A/2?3E1/N@/NC1/B321/@̂/NC1/?3=E1;/T@12/A@N/E@0?;V/eUNC/NC1/UAN1AN/@̂/NC1
41A1=3;/?;3AD//GC1/T12U4A3N1T/]=UA4_/@̂/@?1A/2?3E1/U2/A@N/013AN/N@/2U0?;V/?=@WUT1/3/E1=N3UA/?=@?@=NU@A3;/2H0/@̂/@?1A
2?3E1/3=@HAT/NC1/?;3N13HD//h3NC1=I/UN/U2/013AN/N@/?=@N1EN/NC1/WU1e2/3AT/WU2H3;/3??13;/@̂/NC1/H??1=/CU;;2UT12/eCU;1/?=@WUTUA4
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Community Outreach Summary
Outreach conducted entirely by neighborhood volunteers.

This packet reflects a substantial volunteer-led community outreach effort undertaken to ensure that
residents most affected by the proposed General Plan amendment were informed and had an opportunity

to participate in the public process.

Outreach Activities

• 352 informational flyers distributed throughout the South Rim. Eastridge, and ridge-top

neighborhoods, reaching virtually every household in the areas most directly affected by the
proposal.

• Door-to-door and face-to-face outreach conducted by volunteers. including personal contact with
residents at more than 80 homes in the Meadow Creek Estates 55+ community.

• Neighborhood Facebook outreach used to share project information, hearing dates. and
opportunities for public participation.

• Flyer information box installed at the corner of Pioneer Heights Drive and Foremaster Drive to
provide residents with continuous access to project information.

• 6-foot by 4-foot informational sign installed near the slope proposed for development along
Foremaster Drive to increase public awareness of the project's location and potential impacts.

• 110+ petition signatures collected from residents expressing concerns regarding the proposed
General Plan amendment. Additional signatures may be submitted as they are received,

Purpose

The purpose of these outreach efforts was to promote transparency, encourage informed public

participation, and ensure that residents most directly affected by the proposal were aware of the potential
impacts and opportunities for public comment.

The level of community engagement reflected in this packet demonstrates significant public interest in the
proposed amendment and its potential effects on surrounding neighborhoods.



Copie and pasted from sgcityutah.gov

Connection To Nature

Connection To Nature

The natural beauty of St. George is a vital asset to the city and its residents. With a fantastIc
climate and extensive trail network, it is easy to enjoy St_ George’s magnificent scenery.

These natural treasures constitute an essential component of the quality of life in St. George
and impart a generational responsibility for their stewardship.

They should be protected and preserved with the following strategies:

PROTECT SCENIC VISTAS

a. Define priority views within the city and create policies to support and preserve associated
view corridors.

i. Identify priority views in undeveloped areas of the city and promote roadway design to
preserve these views.

ii. iii. Identify strategies and tools to assess the impact of development on the view shed
Implement policies to support view preservation, such as roadway standards that support
connected roadway networks that allow for views to the surrounding landscape.

PROTECT AND ENHANCE THE NIGHT SKY BY MINIMIZING LIGHT POLLUTION

a. Promote community education to raise awareness about the importance of dark skies.

b. Identify strategies to reduce unnecessary light at night.



c. Consider updating ordinance to enhance dark sky requirements for new developments.

PRESERVE SENSITIVE LANDS, INCLUDING STEEP SLOPES, RIDGE LINES OR
SENSITIVE BLUFF PLATEAUS, HABITAT, WETLANDS, AND FLOODPLAINS WITHIN ST.
GEORGE

a. Expand the scope of the Hillside Ordinance and the Hillside Review Board to include
additional sensitive lands such as landslide areas and sensitive bluff plateaus,

b. Maintain and enhance the Flood Plain Ordinance to support preservation of flood prone
areas within the City.

c. Identify areas that pose substantial risks or hazards and should be considered to be placed in
a public land trust to support the health and safety of the community and provide tax incentives
for the property owners.

i. ii. Prioritize flood. landslide, and rockslide prone areas for open space or public land trust
integration. Consider opportunities for development right transfer from sensitive lands to other
priority development areas.

d. Expand policies for new development to mitigate impacts on sensitive habitats and land_
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Arrows indicate proximity of Meadow Estates homes (left) and Willow Breeze Lane homes (right)



Foremaster Ridge General Plan Amendment – Volunteer Canvass Report
Utah Tech Foremaster Ridge ' Case No. 2026-GPA-010 ' Hearing August 1 1

Volunteer f – South RIm / Ridgelin8 Circle; Howard Lane; Willow Breeze; Pioneer Heights; Rocky Point Way; Eastridge Drive – both sides.

RldgeEdge Homes
125 flyers

Volunteer 2 – East 1„-oromaster Joe Circle; Golda Drive; High Mesa Circlo; Five Sisters Drive – east of Foremaster.

RIdge
100 flyers

Volunteer 3 – Wosf FIve SIsters / Five Sisters Drive – west of Fuemaster; Crostline Drivel short connecting roads tntween Eastridge and Cr8stline; E 330 S; S 1750 E; mnnocted cul-de.sacs
('restllne and side streets .
100 flyers

Volunteer 4 – Meadow Creek Entire Nbadow Creek Estates subdivision,

Estates
75 flyers

lute dooumentatlon – The uploaded materials contain aerial rout8 maps with completed streets highlighted in red. They do not contain identifiable photographs of individual homes, so the report uses the supptiod route.mal
ages rather than inventing or substItuting home phcios.

I =s, ; -' f_I-.t_ _ f - S .\:,:: ' _ _J :=, _:: J
Completed route map

Ihl planned flyers: 400. Previous canvass: 352 delivered, 48 remaining.

Five Sl8ter8 / Cr8$tlln8 route map Crestline route map
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nWP recommendatIon and make the
final ckcision.

t THE CITY COUNCIL MAKES THE FINAL DECISION.
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IF YOU DONT PARTICIPATE, YOU LOSE YOUR VOICE.l
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-Utah Tech Foremaster Ridgo-
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University FwHbtbn
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tntween 8CXb9CX) Swth and
14K) East / Fcxemaster Drive

HOW TO SUBMIT YOUR COMMENTS

a DATE & TIME

\by r
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St. George City Offices
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RE: Case Number 202&GPA-01 1

Date: August 10, 2026

To: St. George City Planning Commission

From: Kristi Boyle

1626 E. Rocky Point Way

St. George, UT 84790

Subject: OpposItion to Proposed General Plan Amendment / Zoning Change (Case #2026-
GPA-011 )

Dear Commissioners,

My name is Kristi Boyle, and I am a resident of Foremaster Ridge. My husband and I chose

to live in this community because of its safe, well-maintained neighborhood and central

location near local schools, grocery stores, and medical facilities. I am writing to express

my strong opposition to the proposed zoning change for Case Number 2026-GPA-011 .

Our neighborhood already faces significant traffic congestion, particuLarly during peak
hours. Adding high-density development, such as student housing, will severely strain our

road infrastructure and compromise safety for the many pedestrians, cyclists, joggers,
wheelchair users, and scooter riders who rely on these streets daily.

Furthermore, the area near 1450 East features a natural stream corridor that serves as a

vital habitat for local wildlife, including foxes, birds of prey, roadrunners, and other native

species. Developing this green space would permanently destroy a natural community
asset that brings immense value and beauty to St. George.



t I

Finally, introducing a high-density development into a established single-family area poses
a direct threat to surrounding property values and the overall residential character of

Foremaster Ridge.

For these reasons, I strongly urge the Planning Commission to deny the applicant’s request

for a zoning change. Thank you for your time, consideration, and dedication to preserving

the quality of life in our city.

Respectfully submitted,

Kristi Boyle

1626 E. Rocky Point Way

St. George, UT 84790



Case No. 2026-GPA-010 (Staff - Brenda Hatch) HaHn\ nS CbYnX\Ss;an

My name is Teresa Hunnewell McCaulie. I live on the ridge of the South Rim at Foremaster. I am

here to respectfully ask the Planning Commission to deny the Applicant's request to amend the
current General Plan regarding refining portions of Foremaster.

When we purchase our lot we researched the current zoning. We paid a premium price for our lot

and we did so because of the view and also the zoning did not allow commercial or multi-family
residential development on the hillside near our lot.

Our area is home to wildlife that lives on the hillside near us and there’s also a little stream. To

allow development would severely impact the kit foxes and other animals which share the hillside.

Any change in the current zoning will have a tremendous negative impact for not only those of us
who live around Foremaster, but for the City itself. We’re all aware of the terrible scar on Tech

Ridge. We don't want to see that on this side of town. One of the things that makes St. George
such a beautiful place to visit and live is that it has a very unique beauty. Once the hills are scared
and every available piece of land is covered by businesses and large buildings we stop being

unique and start looking like Phoenix and Scottsdale, Arizona.

Foremaster already has immense traffic concerns. The Intermountain Hospital is off Foremaster.

It's one of the largest employers in the County, if not the largest. That’s a lot of traffic daily. In
addition, as I’m sure you're aware, there will soon be an Interstate off ramp near the hospital which
will further increase traffic on Foremaster.

The Planning Commission has been entrusted with the stewardship of our City. You're entrusted to
do what’s best not just for big business or political gain but for the citizens, now and in the future.

I respectfully request you deny the Applicant's Petition for a zoning change.

pectfully submitted

Teresa Hunnewell McCaulie .
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    ORDINANCE NO.    
 

AN ORDINANCE AMENDING THE CITY GENERAL PLAN FUTURE LAND USE MAP FROM OS 
(OPEN SPACE), COM (COMMERCIAL), AND LDR (LOW DENSITY RESIDENTIAL) TO COM 
(COMMERCIAL) AND OS (OPEN SPACE) GENERALLY LOCATED BETWEEN 800 AND 900 
SOUTH AND BETWEEN 1450 EAST AND FOREMASTER DRIVE ON APPROXIMATELY 14.4 
ACRES TO BE KNOWN AS UTAH TECH FOREMASTER RIDGE.  

 
(Utah Tech Foremaster Ridge) 

 
WHEREAS, the applicant has requested an amendment to the General Plan Future Land Use 

Map from OS (Open Space), COM (Commercial), and LDR (Low Density Residential) to COM 
(Commercial) and OS (Open Space) on approximately 14.4 acres generally located between 800 and 
900 South and between 1450 East and Foremaster Drive; and 
 

WHEREAS, the City Council held a public meeting on the requested change to the General Plan 
Future Land Use Map on September 3, 2026; and  

 
WHEREAS, the Planning Commission held a public hearing on this request on August 11, 2026, 

and recommended approval with a 5-2 vote; and  
 

WHEREAS, the City Council has determined that an amendment to the General Plan Future 
Land Use Map is consistent with the goals and objectives in Chapter 4, and the policies in Chapter 6 of 
the General Plan and is in the best interest of the health, safety, and welfare of the citizens of the City 
of St. George. 

 
WHEREAS the City Council has determined that the adoption of this Ordinance will not 

negatively impact the health, stability, and/or formation of families within the city. 

 
 

NOW, THEREFORE, BE IT ORDAINED, by the St. George City Council, as follows: 
 
 

Section 1. Repealer.  Any provision of the St. George City Code found to be in conflict with this 
Ordinance is hereby repealed. 
 
Section 2. Enactment. The City General Plan Future Land Use Map is hereby amended by changing 
the land use designation from OS (Open Space), COM (Commercial), and LDR (Low Density 
Residential) to COM (Commercial) and OS (Open Space) on approximately 14.4 acres generally 
located between 800 and 900 South and between 1450 East and Foremaster Drive and more 
specifically described on Exhibit “A” attached hereto and incorporated herein.  
 
Section 3. Severability. If any provision of this Ordinance is declared to be invalid by a court of 
competent jurisdiction, the remainder shall not be affected thereby. 
 
Section 4. Effective Date. This Ordinance shall take effect immediately on the date executed below, 
and upon publication or posting in the manner required by law. 
 
 
 

 
 
 
 
 



 
 
APPROVED AND ADOPTED by the St. George City Council, this 3rd day of September 2026.  
 
 
ST. GEORGE CITY:      ATTEST:  
 
 
_________________________________                         ________________________________ 
Jimmie B. Hughes, Mayor                                                   Christina Fernandez, City Recorder 
 
 
 
APPROVED AS TO FORM:                                               VOTING OF CITY COUNCIL: 

 
City Attorney's Office 
        Councilmember Larkin    ______ 

        Councilmember Larsen ______ 
        Councilmember Tanner ______ 
_____________________________    Councilmember Kemp ______ 

Jami Brackin, Deputy City Attorney   Councilmember Anderson  ______ 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Exhibit “A” 
 

Location of General Plan Amendment  
for Utah Tech Foremaster Ridge 

 

Legal S: 32 T: 42S R: 15W BEG NE COR NE1/4 NE1/4 SEC 32 T42S R15W, TH S 1320 FT; TH 
W 1320 FT; TH N 412 FT; TH E 721.5 FT; TH N 908 FT; TH E 598.5 FT TO POB. 
LESS: LAND IN FOREMASTER DR. 
LESS: BEG S88*49'50 W 1051.68 FT ALG SEC/L & S 1275.81 FT FM NE COR SEC 32 
T42SR15W BEING ON ELY R/W PROP 60 FT RDWY; TH N89*28'23 E 220.93 FT; TH S0*31'37 
E 100 FT; TH S89*28'23 W 235.88 FT TO PT ON ELY R/W/L ALSO BEING ON CUR RGT RAD 
BEARS S85*0'30 E 970 FT; TH NELY ALG R/W & ARC SD CUR THRU CTRL ANG 05*58'31 
101.16 FT TO POB. 
ALSO: BEG S88*49'50 W 612.57 FT ALG SEC/L FM NE COR SEC 32 T42S R15W TH 
S01*10'10 E 908 FT; TH S88*49'50 W 142.36 FT; TH N01*10'10 W 908 FT TO PT ON N LN 
SEC 32; TH N88*49'50 E 142.36 FT ALG N LN TO POB. 
ALSO: BEG S88*49'50 W 743.48 FT ALG SEC/L & S 561.19 FT FM NE COR SEC 32 T42S 
R15W PT BEING ON ELY R/W PROP 60 FT RDWY; TH S 01*10'10 E 346.92 FT; TH S88*49'50 
W 158.32 FT TO PT ON ELY R/W PT ALSO BEING ON CUR LFT RAD BEARS N55*58'15 W 
1030 FT; TH NELY ALG SD R/W & ARC SD CUR THRU CTRL ANG 21*20'10 383.56 FT TO POB. 
LESS: BEG NE COR SEC 32 T42S R15W TH S0*54'47 E 1225.38 FT ALG E LN SEC 32 TO PT 
ON ELY R/W/L PROP 66 FT WIDE RDWY BEING ON CUR RGT RAD BEARS N38*55'26 E 367 
FT; TH ALG SD R/W & ARC SD CUR THRU CTL ANG 57*18'13 367.05 FT TO PT TNGY; TH 
N06*13'39 E 478.61 FT ALG SD R/W TO PT OF 433 FT RAD CUR LFT; TH ALG SD R/W & ARC 
SD CUR THRU CTRL ANG 65*20'45 493.84 FT TO PT ON N LN SEC 32; TH N88*49'50 E 
271.07 FT TO POB. 
LESS: BEG S88*49'50 W 967.78 FT ALG SEC/L & S 908.19 FT FM NE COR SEC 32 T42S 
R15W BEING ON WLY R/W PROP 60 FT RDWY & ON CUR LFT RAD BEARS S57*28'13 E 1030 
FT; TH SWLY ALG R/W & ARC SD CUR THRU CTL ANG 02*29'59 44.94 FT; TH S88*49'50 W 
323.64 FT; TH N01*10'10 W 37.92 FT; TH N 88*49'50 E 347.75 FT TO POB. 
LESS: LAND IN CORAL DESERT SUBDIVISION.. 

  

 
 
 
 

 



Agenda Date: 09/03/2026 Agenda Item Number: 09
Subject:

Consider approval of Ordinance No. 2026-071 amending portions of Title 9 of City Code as it relates to animated
signs.

Item at-a-glance:

Staff Contact: Brian Dean

Applicant Name: YESCO LLC

Reference Number: 2025-ZRA-011

Address/Location: 

N/A

Item History (background/project status/public process):

On April 2, 2026, in a public joint work meeting, City Council, staff, and the applicant discussed allowing Electronic
Message Signs (EMS) adjacent to residential zones. Staff took the information discussed in the meeting along with
the previously submitted material from the applicant and created Exhibits A and B. The Planning Commission held a
public hearing on August 11, 2026, and recommended approval with a 7-0 vote and no conditions.

Staff Narrative (need/purpose):

This amendment would revise the title of the Animated Signs section to Electronic Message Sign (EMS), a definition
currently in place in City Code, which clarifies intent and aligns with the current direction of the signage market. This
amendment will also remove definitions and wording that would be covered by the change of title. The definitions
being removed are currently only used in the Animated Signs section.

Name of Legal Dept approver: Jami Brackin

Budget Impact:  No Impact

Recommendation (Include any conditions):

At their meeting held on August 11, 2026, the Planning Commission held a public hearing and recommended
approval with a 7-0 vote with no conditions. There were no public comments made at this hearing.

Attachments



  

Community Development 

 

Zoning Regulation Amendment 

PLANNING COMMISSION AGENDA REPORT:  09/09/2025 
CITY COUNCIL AGENDA REPORT:    10/09/2025 

CITY COUNCIL WORK MEETING AGENDA REPORT: 04/02/2026 
PLANNING COMMISSION AGENDA REPORT:    07/28/2026 
PLANNING COMMISSION AGENDA REPORT:  08/11/2026 
CITY COUNCIL AGENDA REPORT:    09/03/2026 

 
REQUEST:   
This is a request to amend the sign code found in Title 9. Specifically, this amendment 
amends the definitions found in Section 9-13-2 by amending and removing the definitions 
related to electronic message signs. This proposal will also amend Section 9-13-4 to 
revise the standards for animated signs by changing the name to electronic message 
signs and amending the code as it relates to the proximity of signs to residential zones. 
(Case No. 2025-ZRA-011.) 
 
AMENDMENT TO TITLE 9-13-2 
Amend the definition of Sign, Animated so that this definition directly relates to the 
movement of the sign. Remove the definition of Sign, Electronic Display Screen and Sign, 
Electronic Message Center as these definitions are redundant and are covered under the 
definition of Electronic Message Sign.  
 
AMENDMENT TO TITLE 9-13-2 
Amend the title and standards for Animated Signs found in Section 9-13-4B-1e. This 
proposal will: 

1. Change the name from Animated Signs to Electronic Message Signs (EMS). 
2. Allow for EMS to be on a commercial or industrial property that is in close proximity 

to a residentially zoned property. 
3. Add in brightness standards for EMS. These standards are the same standards 

found in Off Premises Signs (9-13-4B-4). 
 
BACKGROUND:   
In 2025, staff received an application from YESCO requesting a Zoning Regulation 
Amendment to revise the standards for Animated Signs standards in section 9-13-4 of 
city code.  
 
This Zoning Regulation Amendment was presented to the Planning Commission on 
September 9, 2025, with different proposed language. At that meeting the Planning 
Commission approved the amendment by a unanimous 5-0 vote without conditions. The 
amendment was then heard by the City Council October 9, 2025, where the City Council 
voted to continue the item after expressing concerns regarding Electronic Message Signs 
(EMS) adjacent to residential zones.  
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Following the vote to continue the item, the proposed amendment was reviewed during a 
City Council Work Meeting on April 2, 2026. The revised language addresses several 
concerns raised by the City Council, including requiring that light from an Electronic 
Message Sign (EMS) be blocked from view of the adjacent residential zone (B-3-c(1)); 
establishing a minimum separation distance and requiring the EMS to display a solid 
black screen during residential curfew hours if the EMS is not blocked (B-3-c(2)); and 
requiring the sign view area to be oriented away from adjacent residential zones (B-3-
c(3)).   
 
With the number of revisions made to the proposed code language, the ZRA was then 
taken back to the Planning Commission for a new public hearing on July 28, 2026. No 
public comments were made at this meeting. The Planning Commission voted 3-2 in favor 
of the proposed amendment; however, because the motion did not receive the required 
four votes needed, it did not receive a positive recommendation to the City Council.  
 
During the discussion, the Planning Commission had concerns regarding potential 
residentially zoned properties located in close proximity to potential EMS that would not 
be considered “adjacent” under the current definition, as the properties could be across 
an arterial street (80’ right-of-way) or greater. Adjustments have been made to the 
proposed amended code to include all residential properties within 300’ of the commercial 
properties to give greater protection to residences in close proximity to proposed EMS 
signs.   
 
Proposed Amendment:  

The proposed code revisions are attached as Exhibit ‘A’ and ‘B’. 

• The additions are underlined in blue 

• The removals are crossed out in red 
 
 
RECOMMENDATION: 

The Planning Commission held a public hearing on August 11, 2026, and recommended 
approval of the proposed zoning regulation amendment with a 7-0 vote to amend 
definitions and the standards for Animated Signs, allowing electronic messaging signs to 
be adjacent to residential zones if they meet the standards in Title 9 and Exhibit ‘B’.  
 
There were no public comments made at this meeting.  
 

ALTERNATIVES: 

1. Approve as presented. 
2. Approve with modifications. 
3. Deny the request. 
4. Continue the proposed zoning regulation amendment to a specific date. 
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POSSIBLE MOTION: 

“I move that we approve the changes to Title 9-13-2 and 9-13-4 as proposed by staff and 

contained in exhibit ‘A’ and ‘B’, Case No. 2025-ZRA-011, based on the findings listed in 

the staff report.” 

 
FINDINGS: 

1. Periodic updates to zoning regulations are in the city's best interest. 

2. This amendment would provide flexibility for businesses near residential areas 
while still providing residents protections from potential disturbances.  

3. Certification requirements provide strict illuminations standards to reduce light 
pollution and ensure signs do not pose a nuisance or safety hazard. 

4. The certification and compliance verification processes provide a mechanism for 
ongoing oversight, ensuring signs remain compliant and addressing community 
concerns promptly. 

5. The proposed project will not negatively impact the health, stability, and/or 
formation of families within the city.  
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EXHIBIT A 

PROPOSED CHANGES TO TITLE 9-13-2 

 
SIGN, ANIMATED: A sign which involves motion or rotation of any part by mechanical or artificial 

means or displays flashing or intermittent lights, time, and temperature and electronic type 

message center. 

SIGN, ELECTRONIC DISPLAY SCREEN: Any sign or portion of a sign that displays an electronic 

image or video, which may or may not include text. This definition includes television screens, 

plasma screens, digital screens, flat screens, LED screens, video boards, and holographic 

displays. 

SIGN, ELECTRONIC MESSAGE CENTER: Any sign or portion of a sign, that uses changing lights to 

form a sign message or messages in text form wherein the sequence of messages and the rate 

of change is electronically programmed. 
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EXHIBIT B 

PROPOSED CHANGES AND ADDITIONS TO TITLE 9-13-4  



section 9-13-4 of the St. George City Code, Specific Regulations For Zones Page 1 of 16 

The St. George City Code is current through Ordinance 2025-049, passed June 19, 2025. 

9-13-4:  

SPECIFIC REGULATIONS FOR ZONES: 

No person shall install or maintain any sign in the city in the following zones as described in title 

10, chapter 4 of this code, except as herein provided. Signs not allowed in the following 

subsections are specifically prohibited: 

A.  Residential Zones: The following provisions regulate signs in residential zones: 

1.  Low Profile Signs: Two (2) permanent low profile identification signs which state the 

official name of the residential development will be allowed in residential zoning districts 

for residential developments; provided, that these signs conform to the following 

regulations: 

a.  Shall be located at the entrance of the residential development and be a minimum 

of ten feet (10') from front property lines. 

b.  Shall be incorporated into a landscape design scheme or planter box. 

c.  Shall be limited to a maximum of four feet (4') in height from finished grade. 

d.  Shall be limited to sixteen (16) square feet in area for each sign. 

e.  Shall be limited to only two (2) signs per subdivision. 

f.  Shall contain no animation or electronic message signs. 

g.  May be illuminated but the source of illumination shall not be visible. 

h.  The community development director, or his/her designee, may approve signs 

attached to an entry wall or similar feature, which vary from provisions of subsections 

A1a through A1d of this section. 

2.  Promotional Signs For Residential Developments: Promotional signs shall be allowed for 

residential developments to promote, market and advertise the entire development 

offering the property for sale and providing pertinent sales information to the public as 

provided in this subsection A2. Promotional signs are not allowed for the sale of individual 

lots, homes, or a portion of the development. 

https://stgeorge.municipal.codes/Code/10
https://stgeorge.municipal.codes/Code/10-4
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a.  Signs shall not exceed twelve feet (12') in height and must be located within the 

boundaries of the development a minimum of ten feet (10') from a street curb, shall 

not project into or be installed on any public right-of-way and shall not be located 

within required intersection clear view zones as set forth in section 10-18-2B of this 

code. The signs permitted hereunder shall be temporary and shall be removed when 

all original lots have been sold. 

b.  Residential developments with less than ten (10) dwelling units may have up to two 

(2) signs offering the project for sale or inspection by the public and the total 

cumulative sign area for both signs shall not exceed forty-eight (48) square feet. Any 

one sign may not exceed thirty-two (32) square feet in area. 

c.  Residential developments with more than ten (10) dwelling units may have up to 

three (3) signs offering the property for sale or inspection by the public and the total 

cumulative sign area for all signs shall not exceed one hundred twenty-eight (128) 

square feet. Maximum sign area shall be calculated at forty-eight (48) square feet for 

the first ten (10) units and an additional two (2) square feet of sign area per unit over 

ten (10) units. Any one sign may not exceed sixty-four (64) square feet in area. 

d.  One flat wall or fence sign (banner) per residential development may also be used 

provided they do not exceed the square footage criteria and quantity described in this 

subsection. Flat wall signs shall not exceed forty (40) square feet (4 feet × 10 feet) and 

must be attached flush against the wall to which they are attached. 

e.  One sign permitted in subsection A2b of this section may be placed on other land 

belonging to the same owner, providing such other land is directly contiguous to the 

subdivision or planned development being advertised, and both properties involved 

are approved phases of the same overall development. Any sign permitted by 

subsection A2b of this section may be illuminated or may be lighted if the source of 

lighting is not visible. Animated illumination, electronic message signs, or lighting shall 

not be employed. 

f.  Action flags are permitted subject to the following provisions: 

(1)  Action flags are permitted in new developments only. Once all original lots 

have been sold the flags must be removed immediately. 

https://stgeorge.municipal.codes/Code/10-18-2B
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(2)  Action flags shall not exceed twenty feet (20') in overall height. 

(3)  Action flags shall not exceed fifteen (15) square feet in size. 

(4)  Four (4) flags may be placed along the street at each project automobile 

entrance and two (2) flags at the sales office or model homes. 

(5)  Action flags may be printed with the project or company name and logo. 

(6)  Action flags shall be kept in good condition and must be replaced when worn 

or tattered. 

3.  Property Signs; For Sale, Lease, Or Rent: One temporary on premises sign identifying the 

lot or offering the premises for sale, lease, rent, or inspection by the public is permitted 

and shall not exceed twelve (12) square feet in size. Such sign may be double faced or may 

be a movable freestanding sign, and includes advertising for a model home or an open 

house at the premises. 

4.  Property Signs; New Construction:  

a.  No more than one on-site sign offering the premises for sale, lease or inspection by 

the public shall be permitted. Sale signs may also be modified to indicate that the 

property has been sold; provided, that the total for any one sign does not exceed six 

(6) square feet per face. Such sign may be double faced. 

b.  A project construction sign or “built by” or “marketed by” property sign with an 

aggregate total of up to twenty-four (24) square feet may be allowed. Such sign may be 

double faced. 

5.  Nameplates: One lighted or unlighted nameplate identifying the name of the occupant 

of the premises not to exceed a maximum area of two (2) square feet. 

6.  Planned Developments: For planned developments containing more than two hundred 

(200) dwelling units, the planning commission may approve an overall sign scheme for the 

development which provides for larger or more numerous signs than would otherwise be 

permitted under this chapter. 

7.  Landmark Sites, Approved Conditional Uses: Landmark sites and approved conditional 

uses in a residential zone may have one attached or freestanding sign of up to twenty-four 
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(24) square feet in size with a height limit of six feet (6') and located entirely on private 

property. 

B.  Commercial And Industrial Zones: The following provisions regulate signs in commercial and 

industrial zones (C-1, C-2, C-3, C-4, M-1, M-2, A-P and PD commercial): 

1.  Freestanding Signs: Freestanding signs are permitted subject to the following provisions: 

a.  Number: Each parcel of property or commercial complex may have one 

freestanding sign. One additional freestanding sign is permitted if the property or 

complex has more than three hundred feet (300') of frontage on a dedicated public 

street. Where two (2) or more freestanding signs are constructed, they shall be 

separated by at least one hundred feet (100'). The second pole sign shall not be higher 

than seventy percent (70%) of the allowed height of the first sign. A third freestanding 

sign is allowed for properties with more than six hundred feet (600') of frontage on a 

dedicated street. The fourth freestanding sign, or additional freestanding signs, must 

be approved by the sign review board. 

b.  Location: Freestanding and projecting signs shall not project into or over any public 

street right-of-way, except that within the downtown historic district (excluding St. 

George Boulevard) projecting signs may project a maximum of four feet (4') from the 

building provided such projecting sign has a minimum ground clearance of ten feet 

(10') over any sidewalk or street right-of-way. Also, awning signs within the downtown 

historic district may project over the street right-of-way provided there is a minimum 

ground clearance of eight feet (8'). 

c.  Height: Freestanding signs shall not exceed the following heights: 

(1)  Signs located within one thousand five hundred feet (1,500') of a freeway exit, 

excluding exit 4, and located on a designated major commercial street, shall not 

exceed fifty feet (50') in height. 

(2)  Signs located on the following designated major commercial streets shall not 

exceed thirty feet (30') in height. 

The following are determined to be major commercial streets: 

Bluff Street to 1250 North 
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Convention Center Drive 

Highland Drive 

Hilton Drive to Santa Clara River Bridge 

I-15 within 1,500 feet of an I-15 exit or entrance where property is contiguous to 

I-15 right-of-way 

Red Cliffs Drive 

Red Hills Parkway (Highland) 800 East to Washington Interchange 

River Road south to 700 South 

Riverside Drive (I-15 east to 400 East) 

St. George Boulevard 

Sunland Drive west of 400 East 

Sunset Boulevard 

100 South, east of I-15 to 1470 East 

400 East between I-15 and Sunland Drive 

850 North between 2720 East and 3050 East 

1470 East between 100 South and 200 South 

2720 East between Red Cliffs Drive and 850 North 

When a street has seventy percent (70%) or more of its frontage zoned for 

commercial use, the city council shall consider designating such street as a “major 

commercial street.” 

(3)  The height of signs located on all other streets not designated major 

commercial as noted above, shall not exceed ten feet (10') from the adjacent 

natural grade, except that signs adjacent to buildings greater than eighteen feet 

(18') in height shall not exceed fifteen feet (15') in height. Where the natural grade 

at the sign location is below the curb elevation, the height may be measured from 
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the curb height, provided the overall sign height is not increased by more than five 

feet (5'), and the sign is within thirty feet (30') of the curb. 

(4)  Where two (2) or more pole type signs are allowed, subsequent signs shall 

not exceed seventy percent (70%) of the allowed height of the main sign. 

(5)  In the downtown historic district, pole signs shall not exceed twenty feet (20') 

in height. 

(6)  Height shall be measured from nearest curb grade adjacent to the support 

pole. 

d.  Size: The area of freestanding signs shall not exceed the following: 

(1)  Single tenant freestanding signs on major commercial streets noted in 

subsection B1c(2) of this section shall not exceed seventy-five (75) square feet or 

one square foot of sign area per linear foot of street frontage up to one hundred 

twenty (120) square feet maximum per sign face. 

(2)  Multi-tenant signs may have one and one-half (1 1/2) square feet of sign area 

per linear foot of street frontage up to two hundred (200) square feet maximum. A 

single multi-tenant sign may be allowed up to three hundred (300) square feet if 

the following occurs: 

(A)  The sign permit is approved subject to a condition which precludes the 

installation of another freestanding sign; and 

(B)  The sign area does not exceed one and one-half (1 and 1/2) square feet 

per linear foot of street frontage. 

(3)  Signs within one thousand five hundred feet (1,500') of a freeway exit, 

excluding exit 4, may have two (2) square feet of sign area per linear foot of street 

frontage, up to three hundred (300) square feet maximum. 

(4)  On corner lots, the street frontage used to determine size of the primary sign 

shall be limited to the street upon which the building fronts. Measurement of the 

street frontage shall include the actual frontage measured to the midpoint of the 

corner radius. A secondary sign may be allowed on the side street, and its size 

shall be based on the frontage of the side street. 
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e.  Animated Signs: Animated signs shall be permitted in commercial zones only. 

However, no animated sign shall be allowed on property adjacent to a residential 

zone. Further, animation shall not include sign rotation or movement. Animation 

shall be limited to electronic message centers or electronic display screens. Flashing 

or blinking signs are prohibited  

fe.  Entrance And Exit Signs: One entrance and exit sign shall be permitted at each 

driveway entering or leaving the premises. Such signs shall not exceed six (6) square 

feet in area nor be more than four feet (4') in height from the ground. 

2.  Wall Signs: Wall signs which are permanently attached or painted with a projection of 

less than twenty four inches (24"), shall be permitted; provided, that the area of any such 

sign shall not exceed twenty percent (20%) of the face of the front wall to which it is 

attached, nor more than ten percent (10%) of the face of a side or rear wall; and further 

provided, that it does not rise above the roofline or parapet wall. 

3.  Electronic Message Signs (EMS), not including off-premises signs: Electronic Message Signs 

shall be permitted under the following conditions: 

a. EMS are permitted in commercial and industrial zones only. 

b. Display: EMS shall not include physical sign rotation or movement and shall 

be prohibited from flashing or blinking. 

c. Location: An EMS is prohibited on any property within three hundred feet 

(300’) of a residential zone, measured from property line to property line, 

unless it complies with the following conditions: 

(1) The light emitted from the EMS shall be screened from the 

residential zone by a permanent structure or geological 

feature that fully obstructs visibility of the sign light.  

(2) If the light emitted from the EMS cannot be completely 

obstructed from the residential zone, the EMS shall be located 

a minimum of three hundred feet (300’) from the residential 

zone and the EMS must default to a solid, unilluminated black 

screen between the hours of 10:00 P.M. and dawn. of the 

following day. EMS signs located on major commercial streets 
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noted in subsection B1c(2) or adjacent to I-15 must default to 

a solid, unilluminated black screen between the hours of 12:00 

A.M. and 6:00 A.M. of the following day. 

(3) The sign view area shall not be oriented toward the residential 

zone. 

d. Brightness: Each EMS shall be limited in brightness to a maximum lighting 

level of 0.3 foot-candle over ambient light levels as measured using a 

foot-candle meter at the distance based on the formula of the square root of 

the area of the sign face times 100 (sq. root of area of sign face × 100). The 

illuminance of an EMS shall be measured with an illumination meter set to 

measure foot-candles accurate to at least two (2) decimals. Illumination shall 

be measured with the EMS off, and again with the EMS displaying a white 

image. All measurements shall be taken perpendicular to the face of the EMS 

at a distance determined by the total square footage of the EMS face as set 

forth in the formula above. Each EMS must have a redundant system for 

controlling sign brightness, including an automatic light sensing device that 

adjusts the brightness as ambient light conditions change, and a backup 

system based on sunrise and sunset times. 

All electronic message signs shall be equipped with a sensor or other device 

that automatically determines the ambient illumination and is programmed 

to automatically dim according to ambient light conditions, or that can be 

adjusted to comply with the 0.3 foot-candle measurements. In addition, EMS 

must have a default mechanism to turn off the sign within twenty-four (24) 

hours of a reported malfunction. 

e. Certifications: The following certifications are additional standards of 

approval or continuation of any electronic message center or electronic 

display screen: 

(1) Within ten (10) calendar days after an EMS is first placed into 

service, a written certification shall be submitted to the city from 

the owner/applicant that the sign has been tested and complies 

with the requirements of this section. 
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(2) Based on complaints received, or for other reasonable cause, the 

city may from time to time require the owner or operator of an 

electronic message center or electronic display screen to provide, 

within (10) working days after receipt of the city’s written request, 

an updated written certification that the sign has been retested 

and has been repaired or modified, as necessary, to comply with 

the requirements of this section. 

(3) The city may also, without complaint or cause, verify an electronic 

message center or electronic display screen compliance with the 

requirements of this section, including by selecting and engaging 

qualified experts to measure the sign’s illuminance. If the city 

reasonably determines that an electronic message center or 

electronic display screen is not in compliance with such 

requirements, then the owner or operator of the sign shall correct 

the noncompliance within ten (10) calendar days after written 

notice from the city, and shall reimburse all of the city’s costs 

reasonably incurred in connection with such determination. 

34.  Property And Project Construction Signs:  

a.  No more than two (2) signs offering the premises for sale, lease or inspection by the 

public shall be permitted; provided, that the total area of each sign does not exceed 

thirty-two (32) square feet. Said signs may be modified to indicate that the property 

has been sold. 

b.  A project construction sign or “coming soon” promotional sign of up to sixty-four 

(64) square feet may be allowed within sixty (60) days of obtaining a building permit for 

such project. Such sign shall be removed within one year from the date the sign was 

erected. 

45.  Off Premises Signs: Off premises signs shall not be permitted, except under the 

following conditions: 

a.  Off premises signs shall be permitted along the Interstate 15 (I-15) highway corridor 

within the city limits upon property which complies with state and federal regulations 

regarding off premises signs and is zoned commercial or manufacturing. The off 
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premises sign must be located within a corridor extending five hundred feet (500') on 

each side of the centerline of said interstate highway. No off premises signs shall be 

allowed in any location along SR-7 (State Route 7), also known as Southern Parkway, 

within the city limits. 

b.  No off premises sign shall be located on an interstate highway or freeway within 

five hundred feet (500') of an interchange, or intersection at grade, or rest area 

(measured along the interstate highway or freeway from the off premises sign to the 

nearest point of the beginning or ending of pavement widening at the exit from or 

entrance to the main traveled way). No off premises sign shall be higher than fifty feet 

(50') above freeway grade or more than seventy feet (70') above adjacent ground level. 

c.  No off premises sign structure shall be located closer than one thousand five 

hundred feet (1,500') to another off premises sign structure, except that within two 

thousand feet (2,000') of an interchange, signs may be five hundred feet (500') apart. 

d.  Off premises signs must be at least three hundred feet (300') away from a 

residential zone. 

e.  The support structure must be painted one of the following city council approved 

Pantone earth tone colors that blends into the natural environment: Pantone 469, 476, 

465, and 477. 

Existing off premises signs not painted in accordance with this provision by January 1, 

2020, will be considered nonconforming. 

f.  An off premises EMS is permitted subject to compliance with this subsection B4, 

UDOT standards, federal standards, and the following standards: 

(1)  Display: Messages displayed on off premises EMS shall have a minimum 

display duration of eight (8) seconds and must be static during each individual 

message. No portion of the message may flash, scroll, twirl, bounce, pulse, twinkle, 

animate, change color, fade in or fade out, or imitate movement. The transition 

from one static display to another must be instantaneous on the entire sign face. 

Off premises EMS must have a default mechanism to turn off the sign within 

twenty-four (24) hours of a malfunction which makes it noncompliant. 

(2)  Audio: Audio speakers shall be prohibited. 
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(3)  Brightness: Each EMS shall be limited in brightness to a maximum lighting 

level of 0.3 foot-candle over ambient light levels as measured using a foot-candle 

meter at the distance based on the formula of the square root of the area of the 

sign face times 100 (sq. root of area of sign face × 100). The illuminance of an EMS 

shall be measured with an illumination meter set to measure foot-candles 

accurate to at least two (2) decimals. Illumination shall be measured with the EMS 

off, and again with the EMS displaying a white image. All measurements shall be 

taken perpendicular to the face of the EMS at a distance determined by the total 

square footage of the EMS face as set forth in the formula above. Each EMS must 

have a redundant system for controlling sign brightness, including an automatic 

light sensing device that adjusts the brightness as ambient light conditions change, 

and a backup system based on sunrise and sunset times. 

(4)  Separation: A minimum separation of one thousand five hundred feet (1,500') 

is required for off premises EMS which face the same direction and are located on 

the same side of I-15. 

(5)  Residential Zones: Off premises EMS must be at least three hundred feet (300') 

away from any residential zone. An existing off premises sign within three hundred 

feet (300') of a residential zone, may be converted to an EMS, if the EMS and the 

residential zone is separated by topography or a geological feature which will 

permanently visually obstruct the sign from the residential zone or the electronic 

message sign view area is not located within the residential zone. 

(6)  Certifications: The following certifications are additional standards of approval 

or continuation of any off premises EMS: 

(A)  Within ten (10) calendar days after an EMS is first placed into service, a 

written certification shall be submitted to the city from the owner/applicant 

that the sign has been tested and complies with the requirements of this 

section. 

(B)  Based on complaints received, or for other reasonable cause, the city may 

from time to time require the owner or operator of an EMS to provide, within 

ten (10) working days after receipt of the city’s written request, an updated 

written certification that the sign has been retested and has been repaired or 

modified, as necessary, to comply with the requirements of this section. 



section 9-13-4 of the St. George City Code, Specific Regulations For Zones Page 12 of 16 

The St. George City Code is current through Ordinance 2025-049, passed June 19, 2025. 

(C)  The city may also, without a complaint or cause, verify an EMS compliance 

with the requirements of this section, including by selecting and engaging 

qualified experts to measure the sign’s illuminance. If the city reasonably 

determines that an EMS is not in compliance with such requirements, then the 

owner or operator of the sign shall correct the noncompliance within ten (10) 

calendar days after written notice from the city, and shall reimburse all of the 

city’s costs reasonably incurred in connection with such determination. 

56.  Roof Signs: Roof signs shall conform to the following provisions: 

a.  Roof signs shall not be higher than the roofline or parapet wall, and shall not be 

larger than twenty percent (20%) of the wall face of the building. 

b.  All roof signs shall be installed or erected in such a manner that the support 

structure or brace is covered and screened from public view to the extent reasonable 

to do so. 

c.  Roof signs shall not be animated or electronic message signs. 

67.  Projecting Signs: Projecting signs attached to a building shall comply with the following 

conditions: 

a.  Signs projecting over public property may not project more than four feet (4') from 

a wall of a building, nor project closer than three feet (3') to the back of the curb. A 

minimum clearance of ten feet (10') above the sidewalk must be maintained. 

b.  Signs projecting over private property may not project more than six feet (6') from a 

wall of a building. 

c.  Signs shall not extend above the roofline. 

d.  No more than one projecting sign per tenant space and only at the ground level of 

the building. 

e.  The maximum sign area for projecting signs shall be one square foot of sign area 

for each linear foot of building frontage up to a maximum of thirty two (32) square feet 

per sign face (64 square feet maximum for both sides of a projecting sign). 
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78.  Special Standards: The following special standards for commercial signs shall apply for 

all signs located on streets not listed in subsection B1c(2) of this section (streets not 

designated as major commercial streets) and for planned development zones unless a 

specific sign plan has been approved as part of the PD zone. 

a.  Freestanding Signs; Design Standards: Freestanding signs are hereby limited to 

monument and low profile pole type signs with the following design standards: 

(1)  Height: The maximum height of the sign shall not exceed ten feet (10') from 

adjacent natural grade, except that signs adjacent to buildings with two (2) or more 

stories or greater than eighteen feet (18') in height shall not exceed fifteen feet 

(15') in height. Where the natural grade at the sign location is below the curb 

elevation, the height may be measured from the curb height, provided the overall 

sign height is not increased by more than five feet (5'), and the sign is within thirty 

feet (30') of the curb. 

(2)  Size: A monument or low profile pole type sign shall be limited in size to 

seventy-five (75) square feet for properties with up to one hundred feet (100') of 

frontage on a public road. An additional one square foot of sign area may be 

allowed for each additional two feet (2') of public road frontage up to a maximum 

size of one hundred twenty (120) square feet per sign. 

(3)  Location: Signs must be located on private property and not within any public 

right-of-way. Signs shall not obstruct visibility at driveway entrance and exits, 

intersections and other points along the roadway. 

(4)  Number: Each parcel of property or commercial complex may have one 

monument or low profile pole type sign. One additional monument or low profile 

pole type sign is permitted if the property has more than two hundred feet (200') 

of frontage on a public street. Where two (2) freestanding signs are constructed, 

they shall be separated by at least one hundred feet (100'). A third monument or 

low profile pole type sign is allowed for properties with more than four hundred 

feet (400') of frontage on a dedicated public street, and a fourth monument or low 

profile pole type sign is permitted for properties with six hundred (600) or more 

feet of public road frontage. 
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(5)  Sign Materials: Sign materials shall be similar to or compatible with the 

structure which they identify. Signs shall be constructed predominantly of natural 

materials such as redwood, ceramic tile, masonry, stucco, stone or materials which 

simulate the referenced materials. Letters may be illuminated and of a plastic, 

metal or similar material, including neon. Requests to use alternative materials 

may be approved by the community development director. Flashing lights, rotating 

parts or other animation is not permitted. An EMS is permitted when part of a 

larger sign. 

(6)  Color: Bright “day-glo” or fluorescent colors are prohibited. Letters should 

provide sufficient contrast to be easily legible. Overall color schemes should 

complement the color scheme of the building. Registered national trademarks are 

permitted as part of the sign. 

b.  Minor Variances: In accordance with section 9-13-11 of this chapter, the sign review 

board is authorized to approve minor variances from the standards set forth above. In 

addition, the sign height and sign area may exceed the above described limits upon 

review and approval of the sign review board as a means to accommodate unique 

circumstances including, but not limited to: a large center with multiple tenants, 

visibility issues, and traffic speeds, providing only one sign when the size of the 

frontage would permit a second or third sign, etc. Regardless, the height under no 

circumstances shall exceed twenty five feet (25'), and the sign area shall not exceed 

two hundred (200) square feet. If necessary to maintain the purpose of this chapter, 

the sign review board may impose other conditions of approval. In considering 

variance requests, the sign review board may approve minor variations to the 

standards where aesthetic values are not compromised, and the purpose of this 

chapter is maintained, as determined by the sign review board. 

c.  Entrance, Exit Signs; Roof Signs And Projecting Signs: Entrance and exit signs, wall 

signs, roof signs and projecting signs are permitted subject to provisions contained 

elsewhere in this chapter. 

C.  Agricultural And Open Space Zones: The following provisions regulate signs in agricultural, 

mining and grazing, and open space zones (OS, A-1, A-5, A-10, A-20, and M-G): 

1.  Property Signs: Property signs; as permitted in a commercial zone. 

https://stgeorge.municipal.codes/Code/9-13-11
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2.  Nameplates: Nameplates; as permitted in a residential zone. 

3.  Identification Signs: Signs identifying churches, schools, public utilities, buildings and 

facilities, publicly owned and operated properties, hospitals, homes for the aged, nursing 

homes, convalescent homes, private clubs, fraternal organizations and roadside stands, 

subject to the following: 

a.  Such signs shall not exceed twenty-four (24) square feet in area and shall contain 

no advertising copy. It shall be located on the property to which it pertains and number 

shall be limited to one. 

b.  Such sign may be illuminated, but the source of illumination shall not be visible and 

shall be without animation. It may be freestanding or placed against the wall of a 

building, but no higher than twelve feet (12') above grade and not above the roofline. 

When freestanding, it shall be parallel with the street, and it shall not be located in or 

project into any required yard. 

4.  Recreational Facilities Signs: Signs identifying golf courses, parks, tennis courts, public 

riding stables, boarding stables and similar recreational facilities, subject to the following: 

a.  Such signs shall not exceed twenty-four (24) square feet in area and may be 

illuminated, but the source of illumination shall not be visible and shall not be 

animated. Such sign shall contain no advertising copy. 

b.  There shall be one such sign per entrance to said facility, and the sign may be 

double faced. It must be located on the property to which it pertains. It may be 

freestanding or placed against the wall of a building, in which event it shall be no 

higher than twelve feet (12') above grade and not rise above the roofline. 

5.  Directional Signs, Temporary: Temporary directional signs, not to exceed twelve (12) 

square feet in area, nonilluminated, containing no advertising copy, and to be removed 

from the property within ten (10) days after the purpose of the sign is fulfilled. 

6.  Freestanding Signs, Temporary: Temporary, freestanding signs pertaining to the 

subdivisions of subsection A2 of this section. (Ord. 2015-09-001, 9-3-2015; amd. Ord. 2025-006, 

1-16-2025; Ord. 2025-022, 3-20-2025) 
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POWERPOINT PRESENTATION 
 



Sign 
Regulation 
Amendment

ELECTRONIC MESSAGE 

SIGNS

2025-ZRA-011



PROPOSED CHANGES 
TO DEFINITIONS

 Redefine Animated 

Sign

 Remove Electronic 

Display Screen

 Remove Electronic 

Message Center

 Electronic Message 

Sign (EMS) stays the 

same

 Electronic Message 
Sign View Area stays 

the same



Proposed changes to Definitions

SIGN, ANIMATED: A sign which involves motion or rotation of any part by mechanical or artificial 

means or displays flashing or intermittent lights, time, and temperature and electronic type message 

center.

SIGN, ELECTRONIC DISPLAY SCREEN: Any sign or portion of a sign that displays an electronic image or 

video, which may or may not include text. This definition includes television screens, plasma screens, 

digital screens, flat screens, LED screens, video boards, and holographic displays.

SIGN, ELECTRONIC MESSAGE CENTER: Any sign or portion of a sign, that uses changing lights to form a 

sign message or messages in text form wherein the sequence of messages and the rate of change is 

electronically programmed.



Existing Definitions

ELECTRONIC MESSAGE SIGN (EMS): Any sign, or portion thereof, that displays electronic 

images, graphics or pictures, with or without textual information. Such a sign has the capability 

of being changed or altered by electronic means on a fixed display screen composed of a 

series of lights, including light emitting diodes (LEDs), fiber optics, plasma displays, light bulbs, 

or other illumination devices within the display area where the message is displayed. EMS 

includes computer programmable, microprocessor controlled electronic or digital displays.

ELECTRONIC MESSAGE SIGN VIEW AREA: The view area for any EMS shall be measured as 

follows: beginning from the outside edge of the sign face, measure one hundred fifty feet (150') 

to each side, then measure at a ninety degree (90°) angle three hundred feet (300') in the 

direction that the sign is facing, and ninety degree (90°) angle until the two (2) lines intersect.



ELECTRONIC MESSAGE 
SIGN VIEW AREA: The view 
area for any EMS shall be 
measured as follows: 
beginning from the outside 
edge of the sign face, 
measure one hundred fifty 
feet (150') to each side, then 
measure at a ninety-degree 
(90°) angle three hundred 
feet (300') in the direction 
that the sign is facing, and 
ninety-degree (90°) angle 
until the two (2) lines 
intersect.



Changes to 
EMS 
Adjacent to 
Residential 
Zone

CURRENT CODE PROPOSED AMENDMENT

Animated Signs Electronic Message Signs 

(EMS)

No Animated Signs adjacent 

to residential zone

Property within 300 feet of a 

residential zone measured 

property line to property line 

EMS is allowed if:

1. EMS light is obstructed

2. If EMS light not completely 

obstructed

a. EMS must be minimum 300’ 

from residential zone

b. Must follow curfew

3.  Sign View Area not 

oriented toward residential 

zone



EMS Adjacent to Residential Zone

9-13-4B-3c.  Location: An EMS is prohibited on any property within three hundred feet (300’) of a 
residential zone, measured property line to property line, unless it complies with the  

 following conditions:

(1) The light emitted from the EMS shall be screened from the residential zone by a 
permanent structure or geological feature that fully obstructs visibility of the sign light. 

(2) If the light emitted from the EMS cannot be completely obstructed from the 

       residential zone, the EMS shall be located a minimum of three hundred feet (300’) from   

       the residential zone and the EMS must default to a solid, unilluminated black  

       screen between the hours of 10:00 P.M. and dawn. of the following day. EMS signs 

       located on major commercial streets noted in subsection B1c(2) or adjacent to I-15 must 

       default to a solid, unilluminated black screen between the hours of 12:00 A.M. and 6:00 A.M. 

       of the following day.

(3) The Sign View Area shall not be oriented toward the residential zone.



Brightness & Certification Requirements 

to Match Off Premise Signs

9-13-4B-3d. Brightness: 

 Maximum lighting level of 0.3 foot-candle over ambient light levels

 Illuminance is measured the same as Off Premise Signs

 Sensor requirement, same as Off Premise Signs

9-13-4B-3e. Certifications:

➢ Certifications required match those of Off Premise Signs



Brightness Requirements to Match Off 

Premise Signs

9-13-4B-3d. Brightness: Each EMS shall be limited in brightness to a maximum lighting level of 0.3 

foot-candle over ambient light levels as measured using a foot-candle meter at the distance 

based on the formula of the square root of the area of the sign face times 100 (sq. root of area of 

sign face × 100). The illuminance of an EMS shall be measured with an illumination meter set to 

measure foot-candles accurate to at least two (2) decimals. Illumination shall be measured with 

the EMS off, and again with the EMS displaying a white image. All measurements shall be taken 

perpendicular to the face of the EMS at a distance determined by the total square footage of 

the EMS face as set forth in the formula above. Each EMS must have a redundant system for 

controlling sign brightness, including an automatic light sensing device that adjusts the brightness 

as ambient light conditions change, and a backup system based on sunrise and sunset times.

All electronic message signs shall be equipped with a sensor or other device that automatically 

determines the ambient illumination and is programmed to automatically dim according to 

ambient light conditions, or that can be adjusted to comply with the 0.3 foot-candle 

measurements. In addition, EMS must have a default mechanism to turn off the sign within twenty-

four (24) hours of a reported malfunction.



Certification Requirements to Match 

Off Premise Signs

9-13-4B-3d. Certifications: The following certifications are additional standards of approval or 
continuation of any electronic message center or electronic display screen:

Within ten (10) calendar days after an EMS is first placed into service, a written certification shall 
be submitted to the city from the owner/applicant that the sign has been tested and complies 
with the requirements of this section.

Based on complaints received, or for other reasonable cause, the city may from time to time 
require the owner or operator of an electronic message center or electronic display screen to 
provide, within (10) working days after receipt of the city’s written request, an updated written 
certification that the sign has been retested and has been repaired or modified, as necessary, to 
comply with the requirements of this section.

The city may also, without complaint or cause, verify an electronic message center or electronic 
display screen compliance with the requirements of this section, including by selecting and 
engaging qualified experts to measure the sign’s illuminance. If the city reasonably determines 
that an electronic message center or electronic display screen is not in compliance with such 
requirements, then the owner or operator of the sign shall correct the noncompliance within ten 
(10) calendar days after written notice from the city, and shall reimburse all of the city’s costs 
reasonably incurred in connection with such determination.
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Main Street Performing Arts Campus
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St. George Place
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Stardust DR and Dixie DR
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Stardust DR and Dixie DR



Possible Motion

 I move that we approve the changes to Title 9-13-2 and 9-

13-4 as proposed by staff and contained in exhibits ‘A’ 

and ‘B’, Case No. 2025-ZRA-011, based on the findings 

listed in the staff report.



ORDINANCE NO. _____________________ 
 
AN ORDINANCE AMENDING TITLE 9 OF THE ST. GEORGE CITY CODE TO REVISE THE 
DEFINITIONS FOUND IN SECTION 9-13-2 AND THE STANDARDS FOR ANIMATED SIGNS 
FOUND IN SECTION 9-13-4. CASE NO. 2025-ZRA-011. 
 

WHEREAS, after careful consideration, the City Council has determined that amending 
Title 9-13, by revising the definitions found in Section 9-13-2 and the standards for animated signs 
found in Section 9-13-4 is in the best interest of the health, safety and welfare of the citizens of 
St. George; and 

 
WHEREAS, the City Council has determined that amending Title 9-13, by revising the 

definitions found in Section 9-13-2 and the standards for animated signs found in Section 9-13-4 
does not negatively impact the health, stability, and/or formation of families within the City; and 

 
WHEREAS, the City Council held a public meeting on September 3, 2026, on the 

requested code amendment; and 
 
WHEREAS, the Planning Commission held a public hearing on August 11, 2026, and 

thereafter forwarded a recommendation for approval of the requested zoning regulation 
amendment to the City Council with a 7-0 vote; and 

 
WHEREAS, the Planning Commission held a public hearing on July 28, 2026, and voted 

3-2 in favor of the requested zoning regulation amendment; and 
 
WHEREAS, the City Council held a work meeting on April 2, 2026, and discussed the 

requested code amendment; and 
 
WHEREAS, the City Council held a public meeting on October 9, 2025, and requested a 

continuation of the item with a 4-0 vote on the requested code amendment; and  
 
WHEREAS, the Planning Commission held a public hearing on September 9, 2025, and 

thereafter forwarded a recommendation for approval of the requested zoning regulation 
amendment to the City Council with a 5-0 vote; and  
 

NOW, THEREFORE, BE IT ORDAINED, by the St. George City Council, as follows: 
 

Section 1. Repealer.  Any provision of the St. George city code found to be in conflict with this 
Ordinance is hereby repealed. 
 
Section 2. Enactment. The St. George city code is hereby amended by adopting changes and 
revisions to Title 9 for the protection of the City and the public, as set forth in Exhibit ‘A’ and ‘B’ 
attached hereto and incorporated herein. 
 
Section 3. Severability. If any provision of this Ordinance is declared to be invalid by a court of 
competent jurisdiction, the remainder shall not be affected thereby. 
 
Section 4. Effective Date. This Ordinance shall take effect immediately upon execution below 
and upon posting in the manner required by law. 
 



APPROVED AND ADOPTED by the St. George City Council, this 3rd day of September 2025.   
 
 
 
ST. GEORGE CITY:     ATTEST: 
 
 
____________________________   ____________________________ 
Jimmie B. Hughes, Mayor             Christina Fernandez, City Recorder 
 
 
APPROVED AS TO FORM:    VOTING OF CITY COUNCIL: 
City Attorney's Office 
       Councilmember Larkin      _______ 
       Councilmember Larsen      _______ 
____________________________               Councilmember Tanner     _______ 
Jami Brackin, Deputy City Attorney    Councilmember Kemp _______ 
       Councilmember Anderson     _______ 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT A 
PROPOSED CHANGES TO TITLE 9-13-2 

 
 
SIGN, ANIMATED: A sign  which  involves m otion  or ro tation  of any part by m echan ica l or 

a rtificia l m eans or d isp lays flash ing or in te rm itten t ligh ts, tim e , and  tem pera ture  and  

e lectron ic type  m essage  cente r. 

SIGN, ELECTRONIC DISPLAY SCREEN: Any sign  or portion  of a  sign  that d isp lays an  

e lectron ic im age  or video , wh ich  m ay or m ay not include  text. Th is de fin ition  includes 

te levision  screens, p lasm a screens, d igita l screens, fla t screens, LED screens, video boards, 

and  holograph ic d isp lays. 

SIGN, ELECTRONIC MESSAGE CENTER: Any sign  or portion  of a  sign , that u ses changing 

ligh ts to  form  a  sign  m essage  or m essages in  text form  where in  the  sequence  of m essages 

and  the  rate  of change  is e lectron ica lly program m ed. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT B 
PROPOSED CHANGES AND ADDITIONS TO TITLE 9-13-4 
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9-13-4:  

SPECIFIC REGULATIONS FOR ZONES: 

No person shall install or maintain any sign in the city in the following zones as described in title 

10, chapter 4 of this code, except as herein provided. Signs not allowed in the following 

subsections are specifically prohibited: 

A.  Residential Zones: The following provisions regulate signs in residential zones: 

1.  Low Profile Signs: Two (2) permanent low profile identification signs which state the 

official name of the residential development will be allowed in residential zoning districts 

for residential developments; provided, that these signs conform to the following 

regulations: 

a.  Shall be located at the entrance of the residential development and be a minimum 

of ten feet (10') from front property lines. 

b.  Shall be incorporated into a landscape design scheme or planter box. 

c.  Shall be limited to a maximum of four feet (4') in height from finished grade. 

d.  Shall be limited to sixteen (16) square feet in area for each sign. 

e.  Shall be limited to only two (2) signs per subdivision. 

f.  Shall contain no animation or electronic message signs. 

g.  May be illuminated but the source of illumination shall not be visible. 

h.  The community development director, or his/her designee, may approve signs 

attached to an entry wall or similar feature, which vary from provisions of subsections 

A1a through A1d of this section. 

2.  Promotional Signs For Residential Developments: Promotional signs shall be allowed for 

residential developments to promote, market and advertise the entire development 

offering the property for sale and providing pertinent sales information to the public as 

provided in this subsection A2. Promotional signs are not allowed for the sale of individual 

lots, homes, or a portion of the development. 
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a.  Signs shall not exceed twelve feet (12') in height and must be located within the 

boundaries of the development a minimum of ten feet (10') from a street curb, shall 

not project into or be installed on any public right-of-way and shall not be located 

within required intersection clear view zones as set forth in section 10-18-2B of this 

code. The signs permitted hereunder shall be temporary and shall be removed when 

all original lots have been sold. 

b.  Residential developments with less than ten (10) dwelling units may have up to two 

(2) signs offering the project for sale or inspection by the public and the total 

cumulative sign area for both signs shall not exceed forty-eight (48) square feet. Any 

one sign may not exceed thirty-two (32) square feet in area. 

c.  Residential developments with more than ten (10) dwelling units may have up to 

three (3) signs offering the property for sale or inspection by the public and the total 

cumulative sign area for all signs shall not exceed one hundred twenty-eight (128) 

square feet. Maximum sign area shall be calculated at forty-eight (48) square feet for 

the first ten (10) units and an additional two (2) square feet of sign area per unit over 

ten (10) units. Any one sign may not exceed sixty-four (64) square feet in area. 

d.  One flat wall or fence sign (banner) per residential development may also be used 

provided they do not exceed the square footage criteria and quantity described in this 

subsection. Flat wall signs shall not exceed forty (40) square feet (4 feet × 10 feet) and 

must be attached flush against the wall to which they are attached. 

e.  One sign permitted in subsection A2b of this section may be placed on other land 

belonging to the same owner, providing such other land is directly contiguous to the 

subdivision or planned development being advertised, and both properties involved 

are approved phases of the same overall development. Any sign permitted by 

subsection A2b of this section may be illuminated or may be lighted if the source of 

lighting is not visible. Animated illumination, electronic message signs, or lighting shall 

not be employed. 

f.  Action flags are permitted subject to the following provisions: 

(1)  Action flags are permitted in new developments only. Once all original lots 

have been sold the flags must be removed immediately. 
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(2)  Action flags shall not exceed twenty feet (20') in overall height. 

(3)  Action flags shall not exceed fifteen (15) square feet in size. 

(4)  Four (4) flags may be placed along the street at each project automobile 

entrance and two (2) flags at the sales office or model homes. 

(5)  Action flags may be printed with the project or company name and logo. 

(6)  Action flags shall be kept in good condition and must be replaced when worn 

or tattered. 

3.  Property Signs; For Sale, Lease, Or Rent: One temporary on premises sign identifying the 

lot or offering the premises for sale, lease, rent, or inspection by the public is permitted 

and shall not exceed twelve (12) square feet in size. Such sign may be double faced or may 

be a movable freestanding sign, and includes advertising for a model home or an open 

house at the premises. 

4.  Property Signs; New Construction:  

a.  No more than one on-site sign offering the premises for sale, lease or inspection by 

the public shall be permitted. Sale signs may also be modified to indicate that the 

property has been sold; provided, that the total for any one sign does not exceed six 

(6) square feet per face. Such sign may be double faced. 

b.  A project construction sign or “built by” or “marketed by” property sign with an 

aggregate total of up to twenty-four (24) square feet may be allowed. Such sign may be 

double faced. 

5.  Nameplates: One lighted or unlighted nameplate identifying the name of the occupant 

of the premises not to exceed a maximum area of two (2) square feet. 

6.  Planned Developments: For planned developments containing more than two hundred 

(200) dwelling units, the planning commission may approve an overall sign scheme for the 

development which provides for larger or more numerous signs than would otherwise be 

permitted under this chapter. 

7.  Landmark Sites, Approved Conditional Uses: Landmark sites and approved conditional 

uses in a residential zone may have one attached or freestanding sign of up to twenty-four 
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(24) square feet in size with a height limit of six feet (6') and located entirely on private 

property. 

B.  Commercial And Industrial Zones: The following provisions regulate signs in commercial and 

industrial zones (C-1, C-2, C-3, C-4, M-1, M-2, A-P and PD commercial): 

1.  Freestanding Signs: Freestanding signs are permitted subject to the following provisions: 

a.  Number: Each parcel of property or commercial complex may have one 

freestanding sign. One additional freestanding sign is permitted if the property or 

complex has more than three hundred feet (300') of frontage on a dedicated public 

street. Where two (2) or more freestanding signs are constructed, they shall be 

separated by at least one hundred feet (100'). The second pole sign shall not be higher 

than seventy percent (70%) of the allowed height of the first sign. A third freestanding 

sign is allowed for properties with more than six hundred feet (600') of frontage on a 

dedicated street. The fourth freestanding sign, or additional freestanding signs, must 

be approved by the sign review board. 

b.  Location: Freestanding and projecting signs shall not project into or over any public 

street right-of-way, except that within the downtown historic district (excluding St. 

George Boulevard) projecting signs may project a maximum of four feet (4') from the 

building provided such projecting sign has a minimum ground clearance of ten feet 

(10') over any sidewalk or street right-of-way. Also, awning signs within the downtown 

historic district may project over the street right-of-way provided there is a minimum 

ground clearance of eight feet (8'). 

c.  Height: Freestanding signs shall not exceed the following heights: 

(1)  Signs located within one thousand five hundred feet (1,500') of a freeway exit, 

excluding exit 4, and located on a designated major commercial street, shall not 

exceed fifty feet (50') in height. 

(2)  Signs located on the following designated major commercial streets shall not 

exceed thirty feet (30') in height. 

The following are determined to be major commercial streets: 

Bluff Street to 1250 North 
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Convention Center Drive 

Highland Drive 

Hilton Drive to Santa Clara River Bridge 

I-15 within 1,500 feet of an I-15 exit or entrance where property is contiguous to 

I-15 right-of-way 

Red Cliffs Drive 

Red Hills Parkway (Highland) 800 East to Washington Interchange 

River Road south to 700 South 

Riverside Drive (I-15 east to 400 East) 

St. George Boulevard 

Sunland Drive west of 400 East 

Sunset Boulevard 

100 South, east of I-15 to 1470 East 

400 East between I-15 and Sunland Drive 

850 North between 2720 East and 3050 East 

1470 East between 100 South and 200 South 

2720 East between Red Cliffs Drive and 850 North 

When a street has seventy percent (70%) or more of its frontage zoned for 

commercial use, the city council shall consider designating such street as a “major 

commercial street.” 

(3)  The height of signs located on all other streets not designated major 

commercial as noted above, shall not exceed ten feet (10') from the adjacent 

natural grade, except that signs adjacent to buildings greater than eighteen feet 

(18') in height shall not exceed fifteen feet (15') in height. Where the natural grade 

at the sign location is below the curb elevation, the height may be measured from 
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the curb height, provided the overall sign height is not increased by more than five 

feet (5'), and the sign is within thirty feet (30') of the curb. 

(4)  Where two (2) or more pole type signs are allowed, subsequent signs shall 

not exceed seventy percent (70%) of the allowed height of the main sign. 

(5)  In the downtown historic district, pole signs shall not exceed twenty feet (20') 

in height. 

(6)  Height shall be measured from nearest curb grade adjacent to the support 

pole. 

d.  Size: The area of freestanding signs shall not exceed the following: 

(1)  Single tenant freestanding signs on major commercial streets noted in 

subsection B1c(2) of this section shall not exceed seventy-five (75) square feet or 

one square foot of sign area per linear foot of street frontage up to one hundred 

twenty (120) square feet maximum per sign face. 

(2)  Multi-tenant signs may have one and one-half (1 1/2) square feet of sign area 

per linear foot of street frontage up to two hundred (200) square feet maximum. A 

single multi-tenant sign may be allowed up to three hundred (300) square feet if 

the following occurs: 

(A)  The sign permit is approved subject to a condition which precludes the 

installation of another freestanding sign; and 

(B)  The sign area does not exceed one and one-half (1 and 1/2) square feet 

per linear foot of street frontage. 

(3)  Signs within one thousand five hundred feet (1,500') of a freeway exit, 

excluding exit 4, may have two (2) square feet of sign area per linear foot of street 

frontage, up to three hundred (300) square feet maximum. 

(4)  On corner lots, the street frontage used to determine size of the primary sign 

shall be limited to the street upon which the building fronts. Measurement of the 

street frontage shall include the actual frontage measured to the midpoint of the 

corner radius. A secondary sign may be allowed on the side street, and its size 

shall be based on the frontage of the side street. 
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e.  Animated Signs: Animated signs shall be permitted in commercial zones only. 

However, no animated sign shall be allowed on property adjacent to a residential 

zone. Further, animation shall not include sign rotation or movement. Animation 

shall be limited to electronic message centers or electronic display screens. Flashing 

or blinking signs are prohibited  

fe.  Entrance And Exit Signs: One entrance and exit sign shall be permitted at each 

driveway entering or leaving the premises. Such signs shall not exceed six (6) square 

feet in area nor be more than four feet (4') in height from the ground. 

2.  Wall Signs: Wall signs which are permanently attached or painted with a projection of 

less than twenty four inches (24"), shall be permitted; provided, that the area of any such 

sign shall not exceed twenty percent (20%) of the face of the front wall to which it is 

attached, nor more than ten percent (10%) of the face of a side or rear wall; and further 

provided, that it does not rise above the roofline or parapet wall. 

3.  Electronic Message Signs (EMS), not including off-premises signs: Electronic Message Signs 

shall be permitted under the following conditions: 

a. EMS are permitted in commercial and industrial zones only. 

b. Display: EMS shall not include physical sign rotation or movement and shall 

be prohibited from flashing or blinking. 

c. Location: An EMS is prohibited on any property within three hundred feet 

(300’) of a residential zone, measured from property line to property line, 

unless it complies with the following conditions: 

(1) The light emitted from the EMS shall be screened from the 

residential zone by a permanent structure or geological 

feature that fully obstructs visibility of the sign light.  

(2) If the light emitted from the EMS cannot be completely 

obstructed from the residential zone, the EMS shall be located 

a minimum of three hundred feet (300’) from the residential 

zone and the EMS must default to a solid, unilluminated black 

screen between the hours of 10:00 P.M. and dawn. of the 

following day. EMS signs located on major commercial streets 
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noted in subsection B1c(2) or adjacent to I-15 must default to 

a solid, unilluminated black screen between the hours of 12:00 

A.M. and 6:00 A.M. of the following day. 

(3) The sign view area shall not be oriented toward the residential 

zone. 

d. Brightness: Each EMS shall be limited in brightness to a maximum lighting 

level of 0.3 foot-candle over ambient light levels as measured using a 

foot-candle meter at the distance based on the formula of the square root of 

the area of the sign face times 100 (sq. root of area of sign face × 100). The 

illuminance of an EMS shall be measured with an illumination meter set to 

measure foot-candles accurate to at least two (2) decimals. Illumination shall 

be measured with the EMS off, and again with the EMS displaying a white 

image. All measurements shall be taken perpendicular to the face of the EMS 

at a distance determined by the total square footage of the EMS face as set 

forth in the formula above. Each EMS must have a redundant system for 

controlling sign brightness, including an automatic light sensing device that 

adjusts the brightness as ambient light conditions change, and a backup 

system based on sunrise and sunset times. 

All electronic message signs shall be equipped with a sensor or other device 

that automatically determines the ambient illumination and is programmed 

to automatically dim according to ambient light conditions, or that can be 

adjusted to comply with the 0.3 foot-candle measurements. In addition, EMS 

must have a default mechanism to turn off the sign within twenty-four (24) 

hours of a reported malfunction. 

e. Certifications: The following certifications are additional standards of 

approval or continuation of any electronic message center or electronic 

display screen: 

(1) Within ten (10) calendar days after an EMS is first placed into 

service, a written certification shall be submitted to the city from 

the owner/applicant that the sign has been tested and complies 

with the requirements of this section. 
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(2) Based on complaints received, or for other reasonable cause, the 

city may from time to time require the owner or operator of an 

electronic message center or electronic display screen to provide, 

within (10) working days after receipt of the city’s written request, 

an updated written certification that the sign has been retested 

and has been repaired or modified, as necessary, to comply with 

the requirements of this section. 

(3) The city may also, without complaint or cause, verify an electronic 

message center or electronic display screen compliance with the 

requirements of this section, including by selecting and engaging 

qualified experts to measure the sign’s illuminance. If the city 

reasonably determines that an electronic message center or 

electronic display screen is not in compliance with such 

requirements, then the owner or operator of the sign shall correct 

the noncompliance within ten (10) calendar days after written 

notice from the city, and shall reimburse all of the city’s costs 

reasonably incurred in connection with such determination. 

34.  Property And Project Construction Signs:  

a.  No more than two (2) signs offering the premises for sale, lease or inspection by the 

public shall be permitted; provided, that the total area of each sign does not exceed 

thirty-two (32) square feet. Said signs may be modified to indicate that the property 

has been sold. 

b.  A project construction sign or “coming soon” promotional sign of up to sixty-four 

(64) square feet may be allowed within sixty (60) days of obtaining a building permit for 

such project. Such sign shall be removed within one year from the date the sign was 

erected. 

45.  Off Premises Signs: Off premises signs shall not be permitted, except under the 

following conditions: 

a.  Off premises signs shall be permitted along the Interstate 15 (I-15) highway corridor 

within the city limits upon property which complies with state and federal regulations 

regarding off premises signs and is zoned commercial or manufacturing. The off 
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premises sign must be located within a corridor extending five hundred feet (500') on 

each side of the centerline of said interstate highway. No off premises signs shall be 

allowed in any location along SR-7 (State Route 7), also known as Southern Parkway, 

within the city limits. 

b.  No off premises sign shall be located on an interstate highway or freeway within 

five hundred feet (500') of an interchange, or intersection at grade, or rest area 

(measured along the interstate highway or freeway from the off premises sign to the 

nearest point of the beginning or ending of pavement widening at the exit from or 

entrance to the main traveled way). No off premises sign shall be higher than fifty feet 

(50') above freeway grade or more than seventy feet (70') above adjacent ground level. 

c.  No off premises sign structure shall be located closer than one thousand five 

hundred feet (1,500') to another off premises sign structure, except that within two 

thousand feet (2,000') of an interchange, signs may be five hundred feet (500') apart. 

d.  Off premises signs must be at least three hundred feet (300') away from a 

residential zone. 

e.  The support structure must be painted one of the following city council approved 

Pantone earth tone colors that blends into the natural environment: Pantone 469, 476, 

465, and 477. 

Existing off premises signs not painted in accordance with this provision by January 1, 

2020, will be considered nonconforming. 

f.  An off premises EMS is permitted subject to compliance with this subsection B4, 

UDOT standards, federal standards, and the following standards: 

(1)  Display: Messages displayed on off premises EMS shall have a minimum 

display duration of eight (8) seconds and must be static during each individual 

message. No portion of the message may flash, scroll, twirl, bounce, pulse, twinkle, 

animate, change color, fade in or fade out, or imitate movement. The transition 

from one static display to another must be instantaneous on the entire sign face. 

Off premises EMS must have a default mechanism to turn off the sign within 

twenty-four (24) hours of a malfunction which makes it noncompliant. 

(2)  Audio: Audio speakers shall be prohibited. 
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(3)  Brightness: Each EMS shall be limited in brightness to a maximum lighting 

level of 0.3 foot-candle over ambient light levels as measured using a foot-candle 

meter at the distance based on the formula of the square root of the area of the 

sign face times 100 (sq. root of area of sign face × 100). The illuminance of an EMS 

shall be measured with an illumination meter set to measure foot-candles 

accurate to at least two (2) decimals. Illumination shall be measured with the EMS 

off, and again with the EMS displaying a white image. All measurements shall be 

taken perpendicular to the face of the EMS at a distance determined by the total 

square footage of the EMS face as set forth in the formula above. Each EMS must 

have a redundant system for controlling sign brightness, including an automatic 

light sensing device that adjusts the brightness as ambient light conditions change, 

and a backup system based on sunrise and sunset times. 

(4)  Separation: A minimum separation of one thousand five hundred feet (1,500') 

is required for off premises EMS which face the same direction and are located on 

the same side of I-15. 

(5)  Residential Zones: Off premises EMS must be at least three hundred feet (300') 

away from any residential zone. An existing off premises sign within three hundred 

feet (300') of a residential zone, may be converted to an EMS, if the EMS and the 

residential zone is separated by topography or a geological feature which will 

permanently visually obstruct the sign from the residential zone or the electronic 

message sign view area is not located within the residential zone. 

(6)  Certifications: The following certifications are additional standards of approval 

or continuation of any off premises EMS: 

(A)  Within ten (10) calendar days after an EMS is first placed into service, a 

written certification shall be submitted to the city from the owner/applicant 

that the sign has been tested and complies with the requirements of this 

section. 

(B)  Based on complaints received, or for other reasonable cause, the city may 

from time to time require the owner or operator of an EMS to provide, within 

ten (10) working days after receipt of the city’s written request, an updated 

written certification that the sign has been retested and has been repaired or 

modified, as necessary, to comply with the requirements of this section. 
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(C)  The city may also, without a complaint or cause, verify an EMS compliance 

with the requirements of this section, including by selecting and engaging 

qualified experts to measure the sign’s illuminance. If the city reasonably 

determines that an EMS is not in compliance with such requirements, then the 

owner or operator of the sign shall correct the noncompliance within ten (10) 

calendar days after written notice from the city, and shall reimburse all of the 

city’s costs reasonably incurred in connection with such determination. 

56.  Roof Signs: Roof signs shall conform to the following provisions: 

a.  Roof signs shall not be higher than the roofline or parapet wall, and shall not be 

larger than twenty percent (20%) of the wall face of the building. 

b.  All roof signs shall be installed or erected in such a manner that the support 

structure or brace is covered and screened from public view to the extent reasonable 

to do so. 

c.  Roof signs shall not be animated or electronic message signs. 

67.  Projecting Signs: Projecting signs attached to a building shall comply with the following 

conditions: 

a.  Signs projecting over public property may not project more than four feet (4') from 

a wall of a building, nor project closer than three feet (3') to the back of the curb. A 

minimum clearance of ten feet (10') above the sidewalk must be maintained. 

b.  Signs projecting over private property may not project more than six feet (6') from a 

wall of a building. 

c.  Signs shall not extend above the roofline. 

d.  No more than one projecting sign per tenant space and only at the ground level of 

the building. 

e.  The maximum sign area for projecting signs shall be one square foot of sign area 

for each linear foot of building frontage up to a maximum of thirty two (32) square feet 

per sign face (64 square feet maximum for both sides of a projecting sign). 
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78.  Special Standards: The following special standards for commercial signs shall apply for 

all signs located on streets not listed in subsection B1c(2) of this section (streets not 

designated as major commercial streets) and for planned development zones unless a 

specific sign plan has been approved as part of the PD zone. 

a.  Freestanding Signs; Design Standards: Freestanding signs are hereby limited to 

monument and low profile pole type signs with the following design standards: 

(1)  Height: The maximum height of the sign shall not exceed ten feet (10') from 

adjacent natural grade, except that signs adjacent to buildings with two (2) or more 

stories or greater than eighteen feet (18') in height shall not exceed fifteen feet 

(15') in height. Where the natural grade at the sign location is below the curb 

elevation, the height may be measured from the curb height, provided the overall 

sign height is not increased by more than five feet (5'), and the sign is within thirty 

feet (30') of the curb. 

(2)  Size: A monument or low profile pole type sign shall be limited in size to 

seventy-five (75) square feet for properties with up to one hundred feet (100') of 

frontage on a public road. An additional one square foot of sign area may be 

allowed for each additional two feet (2') of public road frontage up to a maximum 

size of one hundred twenty (120) square feet per sign. 

(3)  Location: Signs must be located on private property and not within any public 

right-of-way. Signs shall not obstruct visibility at driveway entrance and exits, 

intersections and other points along the roadway. 

(4)  Number: Each parcel of property or commercial complex may have one 

monument or low profile pole type sign. One additional monument or low profile 

pole type sign is permitted if the property has more than two hundred feet (200') 

of frontage on a public street. Where two (2) freestanding signs are constructed, 

they shall be separated by at least one hundred feet (100'). A third monument or 

low profile pole type sign is allowed for properties with more than four hundred 

feet (400') of frontage on a dedicated public street, and a fourth monument or low 

profile pole type sign is permitted for properties with six hundred (600) or more 

feet of public road frontage. 
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(5)  Sign Materials: Sign materials shall be similar to or compatible with the 

structure which they identify. Signs shall be constructed predominantly of natural 

materials such as redwood, ceramic tile, masonry, stucco, stone or materials which 

simulate the referenced materials. Letters may be illuminated and of a plastic, 

metal or similar material, including neon. Requests to use alternative materials 

may be approved by the community development director. Flashing lights, rotating 

parts or other animation is not permitted. An EMS is permitted when part of a 

larger sign. 

(6)  Color: Bright “day-glo” or fluorescent colors are prohibited. Letters should 

provide sufficient contrast to be easily legible. Overall color schemes should 

complement the color scheme of the building. Registered national trademarks are 

permitted as part of the sign. 

b.  Minor Variances: In accordance with section 9-13-11 of this chapter, the sign review 

board is authorized to approve minor variances from the standards set forth above. In 

addition, the sign height and sign area may exceed the above described limits upon 

review and approval of the sign review board as a means to accommodate unique 

circumstances including, but not limited to: a large center with multiple tenants, 

visibility issues, and traffic speeds, providing only one sign when the size of the 

frontage would permit a second or third sign, etc. Regardless, the height under no 

circumstances shall exceed twenty five feet (25'), and the sign area shall not exceed 

two hundred (200) square feet. If necessary to maintain the purpose of this chapter, 

the sign review board may impose other conditions of approval. In considering 

variance requests, the sign review board may approve minor variations to the 

standards where aesthetic values are not compromised, and the purpose of this 

chapter is maintained, as determined by the sign review board. 

c.  Entrance, Exit Signs; Roof Signs And Projecting Signs: Entrance and exit signs, wall 

signs, roof signs and projecting signs are permitted subject to provisions contained 

elsewhere in this chapter. 

C.  Agricultural And Open Space Zones: The following provisions regulate signs in agricultural, 

mining and grazing, and open space zones (OS, A-1, A-5, A-10, A-20, and M-G): 

1.  Property Signs: Property signs; as permitted in a commercial zone. 

https://stgeorge.municipal.codes/Code/9-13-11
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2.  Nameplates: Nameplates; as permitted in a residential zone. 

3.  Identification Signs: Signs identifying churches, schools, public utilities, buildings and 

facilities, publicly owned and operated properties, hospitals, homes for the aged, nursing 

homes, convalescent homes, private clubs, fraternal organizations and roadside stands, 

subject to the following: 

a.  Such signs shall not exceed twenty-four (24) square feet in area and shall contain 

no advertising copy. It shall be located on the property to which it pertains and number 

shall be limited to one. 

b.  Such sign may be illuminated, but the source of illumination shall not be visible and 

shall be without animation. It may be freestanding or placed against the wall of a 

building, but no higher than twelve feet (12') above grade and not above the roofline. 

When freestanding, it shall be parallel with the street, and it shall not be located in or 

project into any required yard. 

4.  Recreational Facilities Signs: Signs identifying golf courses, parks, tennis courts, public 

riding stables, boarding stables and similar recreational facilities, subject to the following: 

a.  Such signs shall not exceed twenty-four (24) square feet in area and may be 

illuminated, but the source of illumination shall not be visible and shall not be 

animated. Such sign shall contain no advertising copy. 

b.  There shall be one such sign per entrance to said facility, and the sign may be 

double faced. It must be located on the property to which it pertains. It may be 

freestanding or placed against the wall of a building, in which event it shall be no 

higher than twelve feet (12') above grade and not rise above the roofline. 

5.  Directional Signs, Temporary: Temporary directional signs, not to exceed twelve (12) 

square feet in area, nonilluminated, containing no advertising copy, and to be removed 

from the property within ten (10) days after the purpose of the sign is fulfilled. 

6.  Freestanding Signs, Temporary: Temporary, freestanding signs pertaining to the 

subdivisions of subsection A2 of this section. (Ord. 2015-09-001, 9-3-2015; amd. Ord. 2025-006, 

1-16-2025; Ord. 2025-022, 3-20-2025) 
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The St. George City Code is current through Ordinance 2025-049, passed June 19, 2025. 

The St. George City Code is current through Ordinance 2025-049, passed June 19, 2025. 

Disclaimer: The city recorder has the official version of the St. George City Code. Users should 

contact the city recorder for ordinances passed subsequent to the ordinance cited above. 

City Website: www.sgcity.org 

City Telephone: (435) 627-4000 

Hosted by General Code. 

https://www.sgcity.org/
tel:435-627-4000
https://www.generalcode.com/
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