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KANAB CITY PLANNING COMMISSION  
November 6, 2012 

76 NORTH MAIN, KANAB, UTAH 
 
 
6:30 P.M. Work Meeting 

• Staff Report 
o Report on Residential Uses With Commercial Zones 

• Council Member Liaison Report 
 
7:00 P.M. Consider Minutes from previous meetings 
 
7:05 P.M.  Public Hearing to consider a Zone change application for Parcel K-6-1-Annex at 476 

South 100 East owned by Gary and Terri Glover from C-2 Commercial to R-1-8 
Residential 

 
7:25 P.M. Consider a Site Plan review and Conditional Use Permit application for the Royal Inn 

motel owned by Peter Patel located at 386 East 300 South. 
 
7:45 P.M. Discussion on strategic planning of land use issues for Planning Commission to 

consider 
 
 
Times listed for each item on the agenda may be accelerated as time permits. If you are planning to attend this public 
meeting and due to a disability need assistance in understanding or participating in the meeting, please notify the City 
eight or more hours in advance of the meeting, and we will try to provide whatever assistance may be required. Please 
contact RaeLene Johnson at the Kanab City offices.  
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Five County AOG 

Memo 

To: Kanab City Planning Commission 

From: Levi Roberts, Community Planner 

CC: Duane Huffman, City Manager; Russ Keller, Zoning Administrator 

Date: 11/1/2012 

Re: Residential Uses within Commercial Zones 

Introduction 

The purpose of this memo is to discuss the content of residential uses within commercial zones and 
make recommendations for possible amendments to Chapter 20 of the current Land Use Ordinance. 

 In some instances, the regulation of residential uses within commercial zones is unclear and should be 
clarified for those interpreting and enforcing the ordinance. For example:  

 “Commercial / Residential Mix” is listed as a permitted use for all commercial zones.  

 “Residential Incidental to the Primary Use of the Business” is listed as a conditional use for all 
commercial zones.  

 In addition to these residential uses, other residential designations include: 

 “Apartment(s)” listed as a permitted use within the C-2 and C-3 zones and not permitted within 
the C-1 zone 

 “Duplex/Residential,” “Single Attached Dwelling Unit,” “Single Detached Dwelling Unit,” 
“Townhouses,” and “Transitional Housing” listed as a conditional use within the C-2 and C-3 
zones and not permitted within the C-1 zone 

 “Mobile / Park Model Home Park” is a conditional use within the C-3 zone and not permitted 
within the C-1 and C-2 zones 

Discussion 

“Commercial / Residential Mix” is defined as:  

The combination of commercial and/or residential uses where part of several buildings or within 
a single building. The main ground floor must be used as a commercial use. 

Although this states that the main ground floor is to be used as a commercial use, it does not state that 
commercial uses are to be the sole use of the ground floor. Although this may not conflict with the 
purpose of this regulation, this phrase should be reviewed if intended otherwise. 
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The current Land Use Ordinance does not include a definition for “Residential Incidental to the Primary 
Use of the Business” and it is not clear how/if this use differs from “Commercial / Residential Mix.” 

All of the commercial zones in the city were established to provide for commercial amenities of various 
scales. The C-1 zone was established “primarily for the convenience of people living in the 
neighborhood.” The C-2 zone was established to “provide space within the city where nearly all types of 
commercial goods and services may be provided.” The C-3 zone was established to “provide space 
within the city where facilities that serve the travelling public can be most appropriately located.”  

Although providing space for commercial uses is important for the local economy, allowing for residential 
uses will complement these commercial uses, reduce parking demand for businesses, and increase 
pedestrian activity. This is particularly important in the downtown area, which the Chapter 3 of the 
General Plan has specified to encourage activities that: increase business and pedestrian activity. In 
Chapter 6 of the General Plan, Section 6.2- Housing Density Mix, it states: 
 

It is the City’s desire to preserve existing areas of low-density housing, while at the same 
time allow for increased quality medium to high-density housing, in designated areas. The 
Downtown District, and some areas adjacent to downtown, is where such housing 
opportunities will be most likely and encouraged. 

 
Currently, the only permitted residential use within the downtown area is “Commercial / Residential 
Mix.” This is a desirable use in the downtown area as it encourages pedestrian activity while still 
providing space for commercial. However, it should be considered to allow other high-density housing 
to conform to the City’s General Plan and further encourage pedestrian activity in the area. Because 
development within the C-1 zone is subject to design standards and guidelines of the Downtown 
Overlay, there presence should not detract from the attractiveness of the downtown area.  
 
Recommendations 
 
The Planning Commission should review and clarify the difference between “Commercial / Residential 
Mix” and “Residential Incidental to the Primary Use of the Business.” The easiest and perhaps most 
appropriate action would be to simply omit “Residential Incidental to the Primary Use of the Business” 
from the chart. In addition to this review, the planning commission should clarify the definition for 
“Commercial / Residential Mix” if this use is intended to allow only commercial uses on the main ground 
floor.  
 
To encourage pedestrian and business activity in the downtown area, the Planning Commission should 
consider allowing high and medium density housing within the C-1 zone, including apartments and 
townhouses. Doing so would better conform to section 6.2 of the General Plan. 
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KANAB CITY PLANNING COMMISSION MEETING 
OCTOBER 16, 2012 

KANE COUNTY COMMISSION CHAMBERS 
 
 
PRESENT:  Chairman Arlon Chamberlain, Members Byard Kershaw, Tom Avant, Teresa 
Trujillo, Terril Honey, and Jim Sorenson. Building Inspector Russ Keller. 
 
ABSENT:  Members Dennis Day, and Dave Borup 
 
WORK MEETING:   
Staff Report- City Manager Duane Huffman spoke to the Commission regarding how often they 
would like to hold meetings. Member Honey felt that both meetings are needed and felt that the 
City Ordinance needed to read that if it’s only a work meeting no chairman needs to be present. 
Member Sorenson would like to adopt a rule that if both Chairman and Chairman Elect were 
going to be absent they could assign a designated chair for that meeting. In the end all members 
said they were committed to two meetings a month. Mr. Huffman also stated that he would like 
to see the Planning Commission set some goals. Items that need to be worked on are:  
-Site Plan redraft 
-Sensitive land  

-Residential uses within commercial zones 
-Parcel line adjustments 

At the next meeting, the Commission will prioritize items to work on and set goals.  
 
Chairman Arlon Chamberlain opened the regularly scheduled meeting at 7:09 p.m. 
 
APPROVAL OF MINUTES:  A motion was made by Member Kershaw and 2nd by Member 
Avant to approve the minutes of the September 18, 2012 meeting as written. Motion passed 
unanimously. 
 
 
PUBLIC COMMENT PERIOD:  Joan Thacher read a statement concerning the Land Use 
Ordinances and the changes she felt needed to be made. Marlene Barnes read a statement 
concerning the removal of R&D from the list of industrial uses. And Caralee Woods also read 
her comments concerning the chart for Manufacturing Zones and corresponding industries. 
 
 
SITE PLAN REVIEWS:  Discussion on the progress that was made at the last meeting. 
Discussion on CUP. Member Avant felt that there needed to be a separate chart just for the 
different types of conditional use permits. 
7:55 Member Avant excused himself. 
Member Sorenson will contact Levi Roberts of five County and discuss a detailed list of 
conditional use permits. Member Honey would like to have the City Engineer review the tiers for 
their input. 
 
A motion to adjourn was made by Member Honey 
 
 
_______________________________    _____________________ 
       CHAIRMAN           DATE 
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Mayor City Council 
   Nina Laycook   James G. Sorenson 

City Manager  Cheryl Brown 
   Duane Huffman   Ed Meyer 

Treasurer   Steven R. Mower 
   RaeLene Johnson   Anthony Chatterley 
 

 

 

 

 

KANAB CITY PLANNING COMMISSION STAFF REPORT- November 6, 2012 

I. I. APPLICATION    I.  ITEM:   

Proposed zoning change from existing C-2 (Commercial) to R-1-8 (Single Family Residential) 
for parcel K-6-1 Annex  

II.  BACKGROUND:  

The property owners of parcel K-6-1 Annex, located at 476 South 100 East, have submitted an 

application for a zone change from the existing C-2 (commercial) designation to a R-1-8 (residential) 

designation. The 0.51 acre parcel is currently of single family residential use, and has been used as a 

residence since 1973. Adjacent property uses include a veterinary clinic to the south, a vacant lot to the 

north, a high school to the west, and a R.V. park to the east. The applicant is currently researching 

refinancing options and is experiencing difficulty finding a lender who is willing to refinance due to the 

commercial zoning status. Below are possible reasons to approve or reject this zoning amendment 

request. 

 

Reasons to approve zoning amendment request 

 

1. The zoning designation is creating a financial hardship to the property owners 

2. The current and past use of the property is single family residential 

3. The current use of the property does not conflict with surrounding land uses. The transitional 

commercial corridor includes a mix of commercial and residential uses. Surrounding parcels are of 

residential use. 

4. Based upon the low intensity of commercial development in the corridor and the presence of several 

vacant lots in the vicinity, the use of the property does not appear to inhibit the potential for 

commercial development in this part of the city.  

 

Reasons to reject zoning amendment request 

 

1. All properties adjacent to Hwy. 89-A on this corridor are currently zoned commercial. Changing the 

zoning designation would create an exception to this characteristic. 
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2. The Future Land Use Map in the Kanab City General Plan displays this parcel as “transitional 

commercial overlay.”   

 

3. Although the zoning designation is creating financial hardship for the property owner, the current 

zoning designation is not inhibiting the inhabitants from maintaining a residential use. 

If the zoning designation were changed to residential, a future commercial developer would have to 

request a rezone before approval for the development.  

 

III. STAFF RECOMMENDATION:  

Kanab City Land Use Ordinance Section 1-17 (Zoning Amendments) stipulates that “proposed 
(zoning) amendments shall first be submitted to the Planning Commission for 
recommendations.” Staff proposes that the Planning Commission discuss the above items 
before submitting a recommendation of approval or rejection to the City Council pertaining to 
the aforementioned zoning designation change to Kanab City Land Use Ordinance.  
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 KANAB CITY PLANNING COMMISSION STAFF REPORT- November 6, 2012 

I. I. APPLICATION    I.  APPLICANT:  Peter Patel (Royal Inn & Suites)  

REQUEST:  Application for Site Plan Review 
 

LOCATION:     386 East 300 South, Kanab, UT  
Current Zone: Commercial (C-2) 

Peter Patel, authorized representative for Royal Inn Kanab, is requesting Site Plan Approval for 
the proposed project located at 386 East 300 South. The property resides in the C-2 commercial 
zone which is the underlying zone for the Transitional Commercial Overlay. The proposed project 
includes an addition to the existing structure which requires a conditional use permit and a design 
and site plan approval as part of the building permit process. 

 

II.  STAFF ANALYSIS:  

Site Plan Review 

The property resides in the C-2 commercial zone and is located within the Transitional 
Commercial Overlay. The proposed project is an addition to the existing structure and includes a 
15 ft. X 28 ft. patio to be constructed directly in front of (north of) the existing hotel office. Section 
9-5 of the Land Use Ordinance stipulates that the Planning Commission shall consider the 
following matters in their review: 

1. Considerations relating to traffic safety and traffic congestion. 
a. The effect of the site plan on traffic conditions of abutting streets. 
b. Vehicle/pedestrian ingress and egress. 
c. Adequacy of off-street parking including lighting and surfacing. 
d. Circulation patterns within the development. 

 
According to the site plan, the proposed construction will not inhibit the line of sight for motorists. 
Because the addition does not involve the addition of rooms or other traffic generators, it will 
require additional parking. Impact to traffic safety and traffic congestion as a result of the 
proposed addition is anticipated to be negligible. 
 
 
 

11-6-12 Planning Commission Packet Page 13 of 33



2 
 

 
2. Conditions relating to outdoor advertising. 
 
The proposed construction does not include any changes to outdoor advertising. Impacts relating 
to outdoor advertising are anticipated to be negligible.  
 
3. Conditions relating to buildings and site layout. 

a. Consideration of building location, mass, and relationship to the neighborhood. 
b. Consideration of exterior design (height, bulk, architectural features) in relation to 

adjoining structures.   
 

The proposed 15X28 ft. patio will modestly affect the existing building mass and relationship to 
the neighborhood considering the overall lot and building size and available open space.   
 
Section 9-6 (D) states, “All areas in a development not approved for parking, buildings, or other hard 
surfacing, shall be landscaped and properly maintained with landscaping materials approved in 
conjunction with a site plan.” Section 9-6 (B) states “a minimum six foot (6’) wide landscaped area 
shall be installed along the entire frontage of the parcel.” Section 9-4 (E) states “one (1) canopy tree 
in each landscaped area, within a project boundary, shall be required.” The applicant is proposing 
approximately 10 feet wide and 30 feet long of landscaping to be located between the proposed 
patio and the sidewalk. Proposed landscaping includes one 2” caliper deciduous tree and a mix of 
over twenty- 5 gallon shrubs to be spread throughout the landscaping area. Staff believes the 
applicant has adhered to the landscaping standards enumerated in Section 9-6.  

 
Chapter 20, Section 20-4 stipulates “no building shall be erected to be a height lower than twelve 
(12) feet.” Section 20-6 stipulates set back requirements within commercial zones. For Zone C-2, 
front and side yard set backs are 0 feet and rear are 2 feet. Staff believes the applicant has adhered 
to these requirements. 

 
Exhibit B (Transitional Commercial Overlay), Section 1-17 stipulates, “The following guidelines 
apply to new construction and refurbishing the exterior of an existing commercial building. Plans 
must be approved by Kanab City Planning and Zoning.” The section goes on to state, (A) “City 
approved materials include stucco, rock and brick…Colors will also be considered and approved as 
part of the site plan review and must be compatible with the color scheme of businesses in the 
downtown overlay district. Natural earth tone colors are preferable.” The exterior of the patio is 
proposed to be a light tan block wall with Spanish style concrete roof styles to match the existing 
lobby building. Staff believes the applicant has adhered to the standards enumerated in Exhibit B 
and has considered materials and colors that are compatible with the existing building and the 
surrounding businesses. 
 
Conditional Use Permit  
The property resides in the Transitional Commercial Overlay Zone which requires a conditional 
use permit for any structures or uses as defined in Exhibit B, Section 1-2. The proposed addition 
will be used as a lounge and waiting area for guest of the hotel. 

Section 8-6 (B) of the Land Use Ordinance stipulates that in approving a conditional use permit, 
the Planning Commission shall find: 

 
1. That the proposed use is necessary or desirable and will contribute to the general well-being of 
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the community. 
 
The proposed patio will be an added amenity for the hotel and will likely improve the 
attractiveness and experience of hotel guests visiting the community.  

 
2. That the use will not be detrimental to the health, safety, or welfare of persons residing in or 

visiting the community. 
 

The impact of the proposed patio on the health, safety and welfare of the community is anticipated 
to be negligible. 

 
3. That the proposed use will comply with the regulations of the Land Use Ordinance. 

 
Staff has provided a thorough review of compliance of the Land Use Ordinance, included in the Site 
Plan Review above. 

 
4. That the proposed use is in harmony with the intent and purpose of the Kanab City General Plan. 

 
The General Plan provides for that commercial zones include “general shopping facilities to satisfy 
the shopping needs of the community and particular neighborhoods, as well as the commercial and 
service uses serving the needs of thoroughfare traffic and the traveling public.” The proposed use is 
in accordance with the General Plan by better serving the needs of the travelling public. 
 

 
 

III. STAFF RECOMMENDATION:  

That the Planning Commission approves the Application for Conditional Use Permit and Site 
Plan Review 

 
II.  
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Planning and Zoning 

June 21, 2012 

 

Subject: Overlay District Exhibits A, B, & C – Paint, Art Mural, Art Object,  

 

1) Do we need to add a section to all of the Overlay Exhibits A, B, & C for painting a building? 
We don’t have direction or requirement for painting Commercial Buildings similar to the 
requirements in Exhibits A, B, C, section 1-17 pertaining to approval of colors. We require new 
construction and refurbishments to be earth tones, but not paint. ??? 
 
 
 
 

2) Do we need an additional section in Exhibits A, B, C, to define an Art Mural with guidelines that 
are consistent with the General Plan? 
 
 
 
 

3) If a section is created for Art Mural, we can clarify 1-15 as an Art Object so there is a clear 
distinction between the two. 
 
 
 
 

4) Review 1-17 to see if we need any clarification. 

 

 

5) Exhibits B & C 1-3 A. require a CUP for a remodel or façade improvements of existing structures.  
We need to add this to Exhibit A or remove from B & C. (Needs discussion) 
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