
 

Community Development 

ITEM 2     

 General Plan Amendment  
 

 
 

PLANNING COMMISSION AGENDA REPORT:  04/12/2022 
 

Dixie Drive Apartments 
General Plan Amendment (Case No. 2022-GPA-005) 

Request: 

Consider approval of an ordinance changing the general 
plan future land-use map from Commercial (COM) to  
High Density Residential (HDR) on approximately 7  
acres located on the west side of Dixie Drive just south 
of Gap Canyon Parkway for a project to be known as 
Dixie Apartments. 

Applicant: Tonaquint Inc 

Representative: Tim Stewart 

Location: West side of Dixie Drive, south of Gap Canyon Parkway 

Existing General Plan: Commercial (COM) 

Proposed General Plan: High Density Residential (HDR) 

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

Land Area: Approximately 7 acres 
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BACKGROUND:   
The General Plan is a guide for land-use decisions and contains various policies to help 
direct decisions related to land use and development of the City. This proposal is for 
approximately 7 acres of undeveloped land. The parcel totals 10.13 acres. The 
application will be leaving approximately 3.13 acres as commercial potential along Dixie 
Drive. The purpose of this request is to change the land use map from commercial to a 
high-density residential classification to be able to build high density housing at this 
location. High Density Residential land allows 16- 22 dwelling units per acre. 
 
The adjacent land to the west and south has the land-use designation of Low Density 
Residential (LDR) and the adjacent land to the north is Commercial (COM) with the land 
to the east being COM and Park (PK). If approved, this would reduce the size of the 
commercial land use and increase the density of this general location.  
 
The existing zoning for this site is Single Family Residential, minimum lot size 10,000 sf 
(R-1-10). To the south and to the west are all single family residentially zoned properties 
as well. This property is also within the hillside overlay and will be required to go to the 
Hillside Review Board before any development can occur. 
 
 
RECOMMENDATION: 
Due to the proximity of Low Density Residential property that surrounds this land and the 
amount of existing and approved High Density Residentially designated properties in this 
area, staff recommends a better fit for the land use designation for this property would be 
Medium Density Residential.  
 
ALTERNATIVES: 

1. Recommend approval of this General Plan Amendment. 
2. Recommend approval of Medium Density Residential. 
3. Recommend denial of this General Plan Amendment. 
4. Table the proposed General Plan Amendment to a specific date. 

 
POSSIBLE MOTION:  
The Planning Commission recommends approval of this General Plan Amendment with 
staff’s recommendation to change the land use designation to Medium Density 
Residential.  

 
FINDINGS FOR APPROVAL: 

1. The proposed land-uses are compatible with the surrounding land uses in this 
area. 

2. This land use amendment will not be harmful to the health, safety and general 
welfare of residences and businesses in the area. 

3. Vacant sites that are less desirable for residences (such as busy intersections) 
might be suitable for individual commercial or business establishments 
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Exhibit A 

Applicant’s Narrative 
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Exhibit B 

Public Comments 
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Carol Davidson <carol.davidson@sgcity.org>

Case No. 2022-GPA-005

1 message

Adam Meyer <adammeyer@berryglobal.com> Fri, Apr 22, 2022 at 2:37 PM
To: "carol.davidson@sgcity.org" <carol.davidson@sgcity.org>

Mrs. Davidson,

 

I am not able to attend the meeting related to Case No. 2022-GPA-005 due to my work
travel schedule, so please accept my written comments for the public hearing on April
26, 2022.

 

This letter is regarding the request for a general plan amendment to change the land use
from Commercial (COM) to High Density Residential (HDR) on the 10.13 acres located
West of Dixie Drive and just South of Gap Canyon Parkway.

 

When I purchased my property in 2008, I knew the empty neighboring lots would
eventually be developed, so my concern isn’t having a neighbor, but amending this to a
High Density Residential area seems like nothing but a selfish investment
for the City
and Developer without any regard for the natural resources to sustain this, or any
residential building for that matter.

 

St. George only receives 10” of rainfall per year on average compared to the US average
of 38”. We only receive 2” of snowfall compared to the US average of 28”. The average
family uses, on average, 300 gallon of water per day! With a population
nearing 200,000
back in mid-2021 (probably much higher now), means that we need 60,000,000 gallons
of water per year to sustain a population of 200,000 not including agricultural, swimming
pools etc. Considering we are, and have been in a
Severe drought with no foreseeable
end in sight, proposing to add ANY residential housing, much less
High Density
Residential areas is irresponsible and negligent for the City to consider much less
approve!

 

carol.davidson
Text Box
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Furthermore, Dixie Drive today isn’t capable of handling the current volume much less
the additional traffic associated with High Density Residential housing. There are times
due to high traffic, excessive speed and island that prevent
you from turning in to the
center median,  that it may take 10 minutes OR MORE to turn left from Gap Canyon
Parkway on to Dixie Drive! It is difficult and dangerous! So, taxpayers will eventually be
on the hook for the cost of road modifications as well if
this change is approved.

 

And just like that, we’re on the road to all the problems that population density leads to.
Higher cost of living, depletion of natural resources, traffic congestion, car accident rates,
higher property crime…..I could go on.

 

I feel its time to stop the greedy growth and start making decisions that are data driven!
Can our natural resources sustain the growth we are seeing? I would propose that
question to the division that handles our Natural Resources let
that determine if you
approve or disapprove this project.  

 

People are fleeing out of communities to escape exactly what you are going to create by
over crowding our City for the sake of money.  

 

Thank you for your time.

 

Adam Meyer

Tuscan Hills Resident

361-676-5031

 

 Disclaimer

 This E-mail (including attachments) is confidential and the property of Berry Global, Inc. and its subsidiaries
(collectively, \"Berry\"). If you are not the intended recipient, reading, copying, disclosure or any action or
forbearance based on the E-mail is prohibited. Berry retains all copyright and other intellectual property
rights and objects to misuse. IF YOU HAVE RECEIVED THIS E-MAIL IN ERROR, IMMEDIATELY
CONTACT THE SENDER TO SO ADVISE OF THE ERROR AND PERMANENTLY DELETE THIS E-MAIL.

carol.davidson
Text Box

carol.davidson
Text Box
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Exhibit C 

PowerPoint Presentation 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Dixie Drive Apartments
GENERAL PLAN AMENDMENT
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Dixie Drive Apartments
RECOMENDATION



 

Community Development 

ITEM 3  

     CUP Communication Transmission Facility 
 

PLANNING COMMISSION AGENDA REPORT:  04/26/2022 

 

CONDITIONAL USE PERMIT 

Atlas Cell Tower LLC 

Case # 2022-CUP-004 

 

Request: Consider a Conditional Use Permit (CUP) to construct an 80’ tall, unmanned 

telecommunication facility at 1842 W Sunset Blvd 

  

Location: SG-NCS-4 

 

Applicant:  Atlas Cell Tower, LLC 

 

Representative: Carri Wullner 

       

General Plan:  Com (Commercial) 

 

Zoning:  C-3 (COM) 

 

Background: Atlas Tower is proposing a new telecommunications tower. The new tower 

would be in the C3 zone at the property address of 1842 W Sunset Blvd. This 

request does require a conditional use permit.  The facility will be roughly 

1,600 square feet and house an 80’ monopole tower that can accommodate up 

to four wireless carriers. 

 

Height: 80’ to top of monopole.  The submitted plans show a 60’ monopole.  The 

applicant will need to submit updated plans for the site plan review process 

showing the true proposed height if approved for 80’ pole. 

 

Fencing: The City requires a 6’4” solid masonry wall enclosure. The applicant will be 

required to install the solid masonry fence. 
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Ordinance(s): 

 

10-8B-1: ALLOWED USES: 

 

Allowed Uses Commercial 

                                                                                                                                C-1  C-2  C-3   C-4 

Service businesses, limited to the following uses: 

Body piercing, ancillary to a permitted use 
 

P P P 

Carpet and rug cleaning 
 

P P P 

Child care center  
P P P P 

Communication transmission facilities, including wireless, primary 
 

PS PS PS 

Communication transmission facilities, including wireless, primary, 

height over 50' 

C C C C 

 

 

10-17B-3: REVIEW CRITERIA: 

In reviewing an application for a conditional use permit, the land use authority shall consider 

whether the application: 

A.  Identifies the maximum intensity of the proposed development and use; 

B.  Complies with all provisions of the code; and 

C.  Compared to permitted development and uses within the zone, substantially mitigates the 

adverse impacts that are reasonably anticipated from the magnitude and intensity of the 

development and use, as proposed, considering: 

1.  The size and location of the site; 

2.  Traffic generation, timing and nature of traffic impacts and the existing condition and 

capacity of the streets in the area; 

3.  Utility demand and available capacity, including storm water retention; 

4.  Emergency vehicle access and anticipated average- and peak-day demand; 

5.  Location and amount of off-street parking; 

6.  Internal vehicular and pedestrian circulation system, including delivery vehicles, loading 

and unloading; 

7.  Fencing, screening, and landscaping to separate the conditional use from adjoining 

property and uses; 

8.  Building mass, bulk, design and orientation, and the location of buildings on the site 

including orientation to buildings on adjoining lots or parcels; 

9.  Usable open space; 

10.  Signs and lighting; 

11.  Physical design and compatibility with surrounding structures in terms of mass, 

scale, style, design, and architectural detailing; 

12.  Noise, vibration, odors, steam, or other factors that might adversely affect people and 

property on site and off site; 

13.  Control of delivery and service vehicles, loading and unloading zones; 

https://stgeorge.municipal.codes/Code/10-2-1__2f06f1c4a5ad89d0a77b35221457db52
https://stgeorge.municipal.codes/Code/10-2-1__b92c309c981544866cdb3ff537001e17
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14.  Generation and screening of trash, and automated garbage collection (dumpsters); 

15.  Recycling program and pickup areas; 

16.  The potential adverse impacts arising from the conduct of patrons, guests, employees, 

occupants, or their affiliates; 

17.  Within and adjoining the site, the impacts of the use on public property and 

environmentally sensitive lands; 

18.  Hours of operation, delivery and use; 

19.  Special hazards arising from the use, or from its reasonably anticipated secondary effects, 

including its potential to attract criminal behavior; and 

20.  Demand for public infrastructure or services 

 

10-17B-4: CONDITIONAL USE PERMIT STANDARDS: 

…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: 

1.  Persons employed within or using the proposed development; 

2.  Those residing or working in the vicinity of the proposed use or development; 

3.  Property or improvements in the vicinity of the proposed use or development; or 

4.  Not impose disproportionate burdens on the citizens of the city. 

 

Staff Recommendation:  

Review criteria of note has been formatted in bold. 

Staff recommends approval of the proposed CUP with findings that the Application requirements 

per 10-17B-1, the review criteria per 10-17B-3 and the Conditional Use Permit Standards in 10-

17B-4 have been met.   

 

The preferred design is an 80’ tall monopole structure enclosed with a 6’4” tall masonry fence. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Page 4 of 7 

PC 2022-CUP-004 

Atlas Cell Tower 

 

 

 

 

 

Site 
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Zoning C-3 
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Site Plan 
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Height (Monopole) 
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NAME:
CONTACT:
PHONE:

LOCATION MAP N

DRIVING DIRECTIONS CONTACT INFORMATION INDEX OF SHEETS

SHEET DESCRIPTION

T-1 4

T1 TITLE SHEET

TOWER COORDINATES

SITE PLAN
Z2 TOWER ELEVATION
Z3 COMPOUND DETAIL

1842 W SUNSET BLVD
ST. GEORGE, UT 84770

(WASHINGTON COUNTY)

SITE NAME:
ST GEORGE - C3M

145978.311153

PROJECT INFORMATION

SITE NAME:
PROJECT DESCRIPTION:

TOWER TYPE:
SITE ADDRESS:
(E911 ADDRESS TBD)

80' MONOPOLE

ST GEORGE - C3M

AREA OF
CONSTRUCTION:

1,600 ± SQ. FT.
(LEASE AREA)

SITE CONSTRUCTION MANAGER:
WiBLUE, INC.
CORNELIUS WHITEHEAD
(303) 448-8896

SITE APPLICANT:

ORIGINAL SURVEYOR:

CIVIL ENGINEER:
TOWER ENGINEERING PROFESSIONALS
500 E 84TH AVE, SUITE C-10
THORNTON, CO 80229
NICHOLAS M. CONSTANTINE, P.E.
(303)566-9918

ELECTRICAL ENGINEER:
NAME:
ADDRESS:
CITY, STATE, ZIP:
CONTACT:
PHONE:

PROPERTY OWNER:

NAME:
ADDRESS:
CITY, STATE, ZIP:
CONTACT:
PHONE:

NAME:
ADDRESS:
CITY, STATE, ZIP:
PHONE:

NAME:
ADDRESS:
CITY, STATE, ZIP:
CONTACT:
PHONE:

NAME:
ADDRESS:
CITY, STATE, ZIP:

  W 113° 37' 21.22" *
N   37° 07' 26.07" *LATITUDE:

LONGITUDE:

GROUND ELEVATION:                                                      2790 *

ELECTRICAL CONSULTANTS INC.
660 WEST 700 SOUTH
WOODS CROSS, UT 84087
(801) 292-9954

C3M LLC
144 E 2580 S 
ST. GEORGE, UT 84790

TOWER ENGINEERING PROFESSIONALS
326 TRYON ROAD
RALEIGH, NC 27603
GRAHAM M. ANDRES, P.E.
(919) 661-6351

PROPOSED TELECOMMUNICATIONS 
FACILITY

1842 W SUNSET BLVD
ST. GEORGE, UT 84770
(WASHINGTON COUNTY)

TOWER ENGINEERING PROFESSIONALS
500 E. 84TH AVE, SUITE C10

THORNTON, CO 80229
OFFICE: (303) 566-9914

www.tepgroup.net

CODE COMPLIANCE

ALL WORK AND MATERIALS SHALL BE PERFORMED AND INSTALLED IN
ACCORDANCE WITH THE CURRENT EDITIONS OF THE FOLLOWING CODES
AS ADOPTED BY THE LOCAL GOVERNING AUTHORITIES. NOTHING IN THESE
PLANS IS TO BE CONSTRUED TO PERMIT WORK NOT CONFORMING TO THE
LATEST EDITIONS OF THE FOLLOWING:

1. INTERNATIONAL BUILDING CODE
(2000 EDITION)

2. INTERNAL CODE COUNCIL
3. ANSI/TIA/EIA-222-G

4. NATIONAL ELECTRIC CODE
(2017 EDITION)

5. LOCAL BUILDING CODE
6.    CITY/COUNTY ORDINANCES

CALL FOR UNDERGROUND
UTILITIES PRIOR TO DIGGING

(800) 662-4111

EMERGENCY:

CALL 911

UTILITIES:
POWER COMPANY:
ADDRESS:
CONTACT:
PHONE:
POLE # NEAR SITE:

TELEPHONE COMPANY:
ADDRESS:
CONTACT:
PHONE:
PEDESTAL # NEAR SITE:

TBD
N/A
N/A
N/A
TBD

0 10-08-18 ZONING

4

KES NMC

REV

PROJECT DESCRIPTION & NOTES

CONSTRUCTION OF A TELECOMMUNICATION FACILITY, CONSISTING OF ANTENNAS
& ASSOCIATED APPURTENANCES ON A PROPOSED MONOPOLE, FENCED
COMPOUND & SERVICE EQUIPMENT FOR FUTURE CARRIERS.  NO WATER OR
SEWER IS REQUIRED.

1. FACILITY DESIGNED IN ACCORDANCE WITH THE CITY OF ST. GEORGE
REGULATIONS.

2. THIS IS AN UNMANNED FACILITY WHICH WILL NOT REQUIRE ANY WATER OR
SEWER FACILITIES.

3. TRAFFIC WILL CONSIST ONLY OF MAINTENANCE PERSONNEL, VISITING THE SITE
APPROXIMATELY TWICE A MONTH.

FROM LAS VEGAS, NV: MERGE ONTO I-15 N AND FOLLOW FOR
115 MILES. TAKE EXIT 5 FOR DIXIE DRIVE. KEEP LEFT AT THE
FORK TO CONTINUE TOWARD DIXIE DR. STAY ON DIXIE DRIVE
FOR 4.7 MILES. SITE WILL BE ON THE RIGHT BEHIND WENDY'S.

ATLAS TOWER 1, LLC
3002 BLUFF ST,  SUITE 300
BOULDER, CO 80301
CARRI WULLNER
(303) 448-8896

PARCEL #: SG-NCS-4

* INFORMATION TAKEN FROM GOOGLE EARTH.

Z1
4

4

N1 GENERAL NOTES

ZONING JURISDICTION: CITY OF ST. GEORGE

ZONING: C-3 (GENERAL COMMERCIAL)

TBD
N/A
N/A
N/A
TBD

1 01-02-19 ZONING

4
4

2 01-16-19 ZONING

3 01-18-22 ZONING

ZONING

REVIEW

4 03-24-22 ZONING
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TOWER ENGINEERING PROFESSIONALS
500 E. 84TH AVE, SUITE C10

THORNTON, CO 80229
OFFICE: (303) 566-9914

www.tepgroup.net
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