217 East Center Street
Moab, Utah 84532
Main Number (435) 259-5121
Fax Number (435) 259-4135
www.moabcity.org

Moab City Planning Commission Meeting
217 E. Center Street
Thursday, September 27, 2018
WORKSHOP AGENDA
5:30 PM
1. Planning Commission Workshop – 5:30 pm
Assured Workforce Housing Ordinance
Dark Skies Ordinance

**********************************************************************

REGULAR MEETING AGENDA
6:00 PM
1. Citizens to be Heard
2. Action Item – Approval of Minutes
September 13, 2018
3. Action Item – Planning Resolution 12-2018
A Resolution Recommending to City Council Conditional Approval of the Final Plat for the Mill
Creek Cove Twin Homes Subdivision Located in the R-3 Zone at 674 South 400 East and 671
South 400 East
4. Future Agenda Items

Chapter 17.70 ASSURED WORKFORCE HOUSING POLICY
Sections:
17.70.010

INTENT

17.70.020

DEFINITIONS

17.70.030

WORKFORCE HOUSING REQUIRED; ALTERNATIVES; EXEMPTION

17.70.040

FEE IN LEU OF CONSTRUCTION

17.70.050

CONSTRUCTION REQUIREMENT

17.70.060

DEDICATION REQUIREMENT

17.70.070

INDEPENDENT FESIBILITY ANALYSIS

17.70.080

ENFORCEMENT

17.70.100

PERIODIC REVIEW

17.70.010

Intent

A.
The City, in conjunction with Grand County, has undertaken to study the lack of
affordable housing and identify policies that can increase the supply of affordable housing for
the Moab/Grand County workforce. The City finds that tourism‐related commercial
development is causing demand for affordable housing units, and that there is a deficit of
housing units available for occupancy by persons employed in tourism‐related occupations.
Based on the results of market data the City finds that it is appropriate and feasible that
lodging‐related commercial development construct affordable housing units or pay a fee in lieu
of construction. The contribution
17.70.020

Definitions

A.
Chapter.

Unless otherwise specified, the definitions in Chapter 17.68 apply in this

17.70.030

Workforce Housing Required; Alternatives; Exemptions

A.
As further provided in this Chapter, applicants seeking land use approval of new
overnight accommodations or conversions of other development into overnight
accommodations shall do one of the following:
1. Construct or provide an appropriate number of affordable housing units in
conjunction with the development of the overnight accommodations (the Construction
Requirement);
2. Pay the Fee in Lieu of Construction (FILC); or
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3. Dedicate real property for future affordable housing development (the
Dedication Requirement).
B.
The remodeling, repair, or reconstruction any overnight accommodations
lawfully existing at the time of the enactment of this Chapter shall be exempt from the
provision of this Chapter, provided that such activity does not result in a new addition or
expansion (measured in square feet) relative to the existing use.
17.70.040

Fee in Lieu of Construction

A.
A developer proposing new or converted overnight accommodations that do not
satisfy the Construction Requirement or the Dedication Requirement must pay to the City a fee
equal to the total finished floor area (measured in square feet) of the overnight lodging
multiplied by the sum of fifteen dollars and fifty seven cents ($15.57)(the Fee in Lieu of
Construction or FILC).
B.
The FILC is due and payable at the time of final land use approval for the
development, and prior to the issuance of a building permit.
C.
The City shall retain the FILC and use same, either individually or in combination
with other funds, for affordable housing purposes. FILC funds shall be held and accounted for
in a separate fund which shall be used solely for the acquisition, construction, maintenance, or
development of affordable housing.
17.70.050

Construction Requirement

A.
A developer may construct new affordable housing units within the project area
of the overnight accommodation, or on other suitable property within the City. The affordable
housing units shall be reviewed under, and subject to, all performance standards, affordability
controls, and other requirements specified in Chapter 17.68, Planned Affordable
Developments, except that all of units constructed under this section shall be affordable.
1. Construction Requirement review procedures may be consolidated with
procedures generally applicable to the review of the overnight accommodations application
(e.g. site plan review), as necessary.
B.
The Construction Requirement is satisfied by the construction of ___ units of
affordable housing for every ____ square feet of finished floor area of the overnight
accommodations. Where the finished floor area of the development is less than ____ square
feet, the developer shall pay the FILC in satisfaction of the affordable housing requirement.
C.
All affordable housing units constructed under the Construction Requirement
shall meet applicable building codes and use requirements for the zoning district in which they
are to be located.
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D.
As an alternative to new construction, a developer may satisfy the Construction
Requirement by converting lawfully existing housing or other buildings into affordable housing
utilizing the same formula as specified in the Construction Requirement in subsection B, above.
Housing converted into affordable housing shall be reviewed under, and subject to, all
performance standards, affordability controls, and other requirements specified in Chapter
17.68, Planned Affordable Developments. All converted housing shall be established and
maintained in a clean, safe, sanitary, and code‐compliant condition.
17.70.060

Dedication Requirement

A.
Subject to City Council approval, a developer may dedicate to the City, or a non‐
profit monitoring agency it designates, real property with a current fair market value which is
equal to or greater than the FILC which would otherwise be payable in conjunction with the
overnight lodging development. The following must be shown to satisfy the Dedication
Requirement:
1. The property must be within the City limits or be subject to annexation within
a reasonable period of time;
2. The property must have legal access to a public street;
3. Domestic water, sewer, and other public utilities must be available in
reasonable proximity to the property;
4. The value of the property must be confirmed by a current appraisal from a
properly licensed and qualified appraiser;
5. The property must be conveyed to the City (or its designee) via warranty
deed, free of all liens or encumbrances; and
6. The property must have a zoning designation that permits housing uses.
B.
The City Council, in its discretion, shall review the proposed conveyance to
determine if the property meets the above criteria and is otherwise suitable for dedication as
affordable housing. If approved, the dedication will be confirmed in a written development
agreement with the developer. The Council may properly reject a proposed dedication if it
determines that the property has one or more attributes or conditions which would render
development infeasible or impractical.
1. By way of example only, and not of limitation, a property may be deemed
infeasible or impractical for development due to: i) extreme topography; ii) unsuitable soil or
geotechnical conditions; iii) excessive cost for roads, utilities, or other infrastructure; iv) lack of
proximity to schools, stores, or other necessary services; v) unsatisfactory environmental
conditions; vi) inadequate size; or vii) other legal, financial, or physical conditions negatively
affecting prospects for development.
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C.
Property conveyed under the Dedication Requirement shall be developed, either
individually or in conjunction with other parcels, for affordable housing uses. All performance
standards, affordability controls, and other requirements specified in Chapter 17.68, Planned
Affordable Developments apply to lands conveyed under the Dedication Requirement.
17.70.070

Independent Feasibility Analysis

A.
If, on the basis of individual development costs, employment load, or other
similar data, an applicant believes that the FILC is excessive, as applied to its development
application, the applicant may submit to the City data, calculations, and statements in support
of an alternative to the FILC. All such materials shall be accompanied by supporting cost data
(e.g. land contracts, construction contracts, and the like) and be accompanied by a written
attestation by the applicant signed under penalty of perjury.
B.
The City Manager shall review materials submitted by the applicant, or evidence
submitted by City staff (if any) and may: approve the independent analysis; reject the
independent analysis and order the applicant to pay the FILC; or order that the applicant pay an
alternative sum supported by the evidence.
1. The applicant shall be provided copies of any staff comments or materials
submitted to the City Manager and be given a reasonable period of time in which to
respond to any submittals prior to issuance of a decision.
2. The City Manager shall provide his/her decision in writing and explain the
basis for the conclusion reached. In reaching a decision the City Manager has discretion
to weigh the strength of the evidence offered in the matter.
17.70.080
Enforcement
All provisions of this Chapter shall be enforced in
conformity with the remedies and procedures specified Section 17.68.150.
17.70.090
Appeals
Persons wishing to appeal any decision or interpretation made
under this Chapter may appeal to the Appeal Authority, pursuant to the procedures provided
by Sections 17.72.120 through 17.72.170.
17.70.100
Periodic Review
City staff is directed to review market conditions, the
availability of affordable housing, and provisions of this ordinance no later than two (2)
calendar years from the date of enactment and, if appropriate, recommend amendments or
changes to this ordinance for review.
Passed and adopted by action of the City Council this ___ day of November, 2018. This
ordinance shall take effect immediately upon passage.
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By:__________________________
Mayor Emily Niehaus
Attest:

By:__________________________

___________________

Rachel Stenta, Recorder

Date
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DRAFT
ORDINANCE #2018-__
AN ORDINANCE AMENDING THE MOAB MUNICIPAL CODE (MMC) WITH THE
ADDITION OF A NEW CHAPTER 15.28, OUTDOOR LIGHTING
The following findings describe the intent and purpose of this ordinance:
a.
On July 11, 2017, the City Council adopted the City of Moab General Plan Update that includes
the goal to, “Enhance Moab’s rural character through protection of the natural darkness of the night sky”.
b.
From time to time the City undertakes to revise its zoning ordinances to improve the quality of
life for residents and visitors by conserving the visual, cultural, and natural resources of the area.
c.

The City has established the goals of:
i. Receive IDA International Dark Sky Community designation by 2019;
ii. Reduce human caused sky glow as measured at one or more nearby state of federal
parks by
20% by 2025.
iii. Inventory city owned outdoor lighting, and bring into best practices by June 30, 2018;
iv. Support local organizations and efforts to educate about and promote dark skies, and
quality outdoor
lighting practices; and
v. Update and amend the Moab Municipal Code outdoor lighting elements to ensure that
new and
existing
lighting provides for safe and aesthetic illumination, while
minimizing light trespass on
neighboring properties and upward directed lighting.

d.
Council believes that changes to the development regulations are necessary to provide clear
regulations to serve the needs of the community.
e.
It is the intent of this Code amendment to encourage lighting practices and systems which will:
minimize light pollution, glare, light trespass; reduce greenhouse gases; conserve energy and resources
while maintaining night-time safety, utility, security and productivity; and curtail the degradation of the
night time visual environment.
f.
It is recognized that since topographic and atmospheric conditions surrounding the City of Moab
are uniquely suited for viewing the night skies. Since National and State Parks are established in the
City's vicinity, the City of Moab, through these provisions, promotes the reduction of the impacts of light
pollution which interfere with the visual enjoyment of the sky from these public places and within the
city.
g.
The City finds that this ordinance will serve the public health, safety, and welfare, and that
adoption is in the best interests of the Moab community and the surrounding areas.
h.
This ordinance was reviewed by the Planning Commission in a public hearing held on _______
__, 2017, and in a __-__ vote, recommended that City Council approve Ordinance #_______-__.

Chapter 15.28
OUTDOOR LIGHTING
Sections:
15.28.010
15.28.020

Intent
Scope and Applicability
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15.28.030
15.28.040
15.28.050
15.28.060
15.28.070
15.28.080
15.28.090
15.28.100
15.28.110

Conformance with codes.
Definitions.
Fully Shielded Fixture Requirements
Total Light Output
Lighting Hours
Lighting Color
Specialized Outdoor Lighting Conditions and Standards
Application and Review Procedures
Amortization of Nonconforming Outdoor Lighting

15.28.010 Intent.
The intent of this chapter is to:
A.

Encourage outdoor lighting practices that will minimize light pollution, glare, light trespass and
sky glow to curtail the degradation of the night time visual environment;

B.

Prevent lighting nuisances on properties located in and adjacent to Grand County;

C.

Promote energy conservation

D.

Improve night time safety, utility, security, and productivity;

E.

Develop an attractive nighttime appearance in the County;

F.

Minimize lighting health risks arising from inappropriate quantities and qualities of lighting;

G.

Prevent unnecessary or inappropriate outdoor lighting;

H.

Minimize nighttime impacts on nocturnal wildlife;

I.

Facilitate the economic development potential of astro-tourism, and the enhancement of the
visitor experience in the Moab Area;

J.

Maintain the rural atmosphere of the County; and

K.

Encourage quality outdoor lighting through the use of efficient bulbs and light sources, fully
shielded light fixtures, and limits on the location and uses of outdoor lighting.

15.28.020 Scope and Applicability
A.

Scope. The provisions of this code apply to the construction, alteration, movement, enlargement,
replacement and installation of outdoor lighting throughout the City of Moab, Utah.

B.
Purpose. The purpose of this code is to preserve the relationship of the residents of the City of
Moab to their unique desert environment through protection of access to the dark night sky. Intended
outcomes include continuing support of astronomical activity and minimizing wasted energy, while not
compromising the safety, security, and well-being of persons engaged in outdoor night time activities. It
is the intent of this code to control the obtrusive aspects of excessive and careless outdoor lighting usage
while preserving, protecting, and enhancing the lawful nighttime use and enjoyment of any property. It is
recognized that developed portions of properties may be required to be unlit, covered, or have reduced
lighting levels in order to allow enough lumens in the lighted areas to achieve light levels in accordance
with nationally recognized recommended practices.
C.

All lighting should be purpose driven.
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D.

E.

All exterior outdoor lighting installed after the effective date of this section in all zones in the
County shall conform to the requirements established by this section. This section does not apply
to indoor lighting.
All existing outdoor lighting that does not meet the requirements of this chapter and is not
exempted by this chapter shall be considered a nonconforming use or part of a nonconforming
structure subject to an amortization schedule outlined in section ____ of this chapter.

15.28.030 Conformance with codes. All outdoor illuminating devices shall be installed in conformance
with the provisions of this code, the building code, the electrical code and the sign code of the authorizing
jurisdiction as applicable and under appropriate permit and inspection.
15.28.040 Definitions
For the purpose of this section, certain words, phrases and terms shall have the meaning assigned to them
by this section.
“Accent or Architectural Lighting” means lighting of building surfaces, landscape features, statues, and
similar items for the purpose of decoration, ornamentation, creation of visual hierarchy, sense of
liveliness, or other purpose unrelated to safety, business operation, or essential lighting function.
“Backlight” means all the light emanating behind a luminaire.
“B.U.G. Rating” means backlight, up-light, and glare rating, which exists on a scale of zero to five (0 to
5) and describes the light output of a luminaire.

“Correlated
Color
Temperature” (CCT) is a specification of the color appearance of the light emitted by a lamp, relating its
color to the color of light from a reference source when heated to a particular temperature, measured in
degrees Kelvin (K). The CCT rating for a lamp is a general "warmth" or "coolness" measure of its
appearance. Lamps with a CCT rating below 3,000 K are usually considered "warm" sources, while those
with a CCT above 3,000 K are usually considered "cool" in appearance.
Image by the City of Fort Collins

“Direct Illumination” means illumination resulting from light emitted directly from a bulb, luminary, or
reflector. This does not include light reflected from other surfaces such as the ground or building faces.
“Floodlight” means a fixture or bulb designed to "flood" an area with light. A specific form of bulb or
fixture designed to direct its output in a specific direction. Such bulbs are often designated by the
manufacturer and are commonly used in residential outdoor lighting.
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“Fully Shielded Fixture” means an outdoor light fixture constructed so that the installed fixture emits no
light above the horizontal plane, as determined by photometric test or certified by the manufacturer.
Where a light manufacturer provides a BUG rating, the uplight rating (U) must equal zero (0). Fully
shielded light fixtures must be shielded in and of themselves. Surrounding structures, like canopies, are
not to be considered when determining if the fixture is fully shielded. Fully shielded fixtures must be
appropriately mounted so that the shielding prevents light from escaping above the horizontal and all light
is directed downward.

“Glare” means the visual sensation caused by excessive brightness and which causes annoyance,
discomfort, or a disability loss in visual performance or visibility.
“Internally Illuminated” as it relates to signs, means any sign which has a light source entirely enclosed
within the sign and not directly visible to the eye.
“Light Pollution” means any adverse effect of manmade light. Often used to denote "sky glow" from
developed areas, but also includes glare, light trespass, visual clutter and other adverse effects of lighting.
“Light Source” means the part of a lighting fixture that produces light, e.g. the bulb, lamp, or chips on
board.
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“Light Trespass” means any light that falls beyond the legal boundaries of the property it is intended to
illuminate.
“Lumen” means a unit of luminous flux equal to the light emitted by a uniform point source of one candle
intensity. Lumens refers to the amount of light emitted by a bulb (more lumens equals brighter light).
“Luminaire” means a complete electric light unit (used especially in technical contexts).

*Include a table like this as an example of common lumen to wattage relations?

“Manufacturer's Catalog Cuts” means a publication or other printed material of a bulb or lighting
manufacturer offering visual and technical information about a lighting fixture or bulb.
“Net Acre” means a gross acre excluding: public rights-of-way, lands with natural slopes greater than 45
percent, jurisdictional wetlands, lands in the 100 year floodplain, public drinking water supply water
sources (recharge areas for the aquifer in the Glen Canyon Formation), lands affected by immitigable geohazards, riparian habitats, archeological sites, and required open space.
“Outdoor Light Fixture” means a complete lighting unit consisting of a lamp(s) and ballast(s) (when
applicable), together with the parts designed to distribute the light, to position and protect the lamps, and
to connect the lamps to the power supply. Also known as a luminaire, or simply as a fixture.
“Partially Shielded Light Fixture” means an outdoor light fixture …
“Recreational Lighting” means lighting used to illuminate sports fields, ball courts, playgrounds, or
similar outdoor recreational facilities.
“Skyglow” means the brightening of the nighttime sky resulting from the scattering and reflection of
artificial light by moisture and dust particles in the atmosphere. Skyglow is caused by light directed or
reflected upwards or sideways and reduces one’s ability to view the nighttime sky.
“Spotlight” means a fixture or bulb designed to light a small area very brightly. See definition of
Floodlight.
"Total" means the sum of shielded and unshielded light.
"Total outdoor light output" means the total amount of light measured in lumens from all bulbs installed
in outdoor lighting fixtures. For bulb types that vary in light output as they age (such as fluorescent and
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high intensity discharge (HID) bulbs), the initial lumen output as defined by the manufacturer shall be the
lumen value used.
“Tower” means any monopole, antenna, or the like that exceeds eighteen feet (18') in height.
“Unshielded Fixture” means a fixture that has no shielding at all that would otherwise specifically prevent
light emission above the horizontal.
“Uplight” means all the light emanating above the horizontal plane of a luminaire.
15.28.050 Fully Shielded Fixture Requirements
A.

Unless specifically exempted by this section, all outdoor lighting shall use fully shielded fixtures
and shall be installed so light is directed downward with no light emitted above the horizontal
plane of the fixture. Where a light manufacturer provides a BUG rating, the uplight rating (U)
must equal zero (0).

B.

In order to qualify as a "fully shielded" fixture, a light fixture must have the top and sides made of
completely opaque material such that light only escapes through the bottom of the fixture.
Fixtures with translucent or transparent sides, or sides with perforations or slits, do not qualify as
fully shielded. Any glass or diffuser on the bottom of the fixture must be flush with the fixture
(no drop lenses). Merely placing a light fixture under an eave, canopy, patio cover, or other
similar cover does not qualify as fully shielded.

C.

Fixtures must not be placed at a location, angle, or height that directs illumination outside the
property boundaries where the light fixtures are located.

D.

All residential and commercial luminaires within twenty-five (25) feet of adjacent residential
property lines shall be fully shielded.

E.

Exemptions to Fully Shielded Fixture Requirements:
a.

All lights exempted by this section shall be included in the calculation for total light
output.

b.

Fixtures having a total light output less than one thousand (1,000) lumens are exempted
from the fully shielded requirement provided the following criteria are met:

b.

i.

The fixture has a top that is completely opaque such that no light is directed
upwards.

ii.

The fixture has sides that completely cover the light source and are made of
opaque or semi-opaque material. Fixtures with opaque sides may have incidental
decorative perforations that emit small amounts of light. Semi-opaque material
such as dark tinted glass or translucent plastic may be used if the light source is
not discernable behind the material. Completely transparent materials, such as
clear or lightly tinted colored glass, are not allowed.

iii.

The light source must not be visible from any point outside the property on which
the fixture is located.

Spotlights controlled by motion sensors having a light output less than one thousand
(1,000) lumens per lamp are exempted from the fully shielded requirement provided:
i.

The fixture is a spotlight or other type of directed light that shall be directed
straight down; and
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iii.

Lights controlled by motion sensors shall not be triggered by movement or
activity located off the property on which the light is located.

Pathway lights less than eighteen inches (18") in height are exempted from the fully
shielded fixture requirement, if the total light output from each pathway light is less than
three hundred (300) lumens.

d.

Temporary exterior lighting intended as holiday or seasonal decorations displayed
between November 15 and the following January 15, provided that individual lamps do
not exceed 70 lumens and neither cause light trespass nor interfere with the reasonable
use and enjoyment of any other property.

e.

Traffic control signals and devices.

f.

Temporary emergency lighting in use by law enforcement or government agencies or at
their direction.

g.

The lighting of federal or state flags, provided that the light is a top-down and narrow
beam aimed and shielded to illuminate only the flag.

h.

An applicant requesting approval for lighting that does not conform to these standards
shall follow the procedures and findings requirements set forth in Section 9.14 Variances.
Total Light Output

Commercial. Total outdoor light output shall not exceed fifty thousand (50,000) lumens per net
acre. Streetlights used for illumination of public rights-of-way are excluded from this calculation.
a.

B.

The fixture must not be placed in such a manner that results in illumination being
directed outside the property boundaries where the light fixtures are located.

c.

15.28.060
A.

ii.

In non-residential zone districts, unshielded lighting on a property shall not exceed 5,000
lumens per net acre, and shall be included in the total outdoor light output calculation

Residential. Total outdoor light output shall not exceed ten thousand (10,000) lumens of lighting
per net acre. Parcels smaller than one-half (1/2) acre shall be permitted five thousand (5,000)
lumens of lighting regardless of parcel size. Total outdoor light output, of any apartment
development shall not exceed twenty thousand (20,000) lumens of lighting per net acre.
a.

b.

Total outdoor light output, of any residential development other than apartments shall not
exceed ten thousand (10,000) lumens of lighting per net acre, with a minimum of five
thousand (5,000) per lot.
In residential zones, unshielded lighting on a property shall not exceed 1,000 lumens per
lot, and shall be included in the total outdoor light output calculation:

15.28.070
Lighting Hours
A.
Commercial establishments shall turn off all outdoor lighting, except that listed below, by twelve
o'clock (12:00) midnight:
1.
Businesses open to the public after twelve o'clock (12:00) midnight may leave all outdoor
lighting on until close of business.
2.
Lighting to illuminate the entrance to the commercial establishments.
3.
Parking lot and pathway lighting required for the safety of guests or customers.
B.

Recreational lighting (residential and commercial) shall be turned off by ten o'clock (10:00) P.M.
except to conclude a specific sporting event that is underway.
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15.28.080

Lighting Color

All exterior lighting shall utilize light sources with correlated color temperature not to exceed 3,000
Kelvin (K).

15.28.090

Specialized Outdoor Lighting Conditions and Standards

A.

Gas station canopies may be illuminated provided all light fixtures are mounted on the
undersurface of the canopy and all light fixtures are fully shielded. Merely placing the fixtures on
the underside of the canopy does not qualify as fully shielding the light fixture.

B.

Roadway and street lights are prohibited unless recommended by the County engineer or required
by UDOT to provide for the safety of the public. All streetlights shall utilize lamp types that are
fully shielded luminaires that minimize sky glow, light trespass, and other unintended impacts of
artificial lighting. All streetlights shall utilize the lowest illuminance levels acceptable to the
County engineer and UDOT.

C.

Parking lots may not utilize spot or flood lighting whether mounted on a post or exterior building
wall. The overall height of any light post used to illuminate parking lots in commercial zones
shall not exceed fourteen feet (14'). All post mounted parking lot lights shall be set back from
property lines a distance equal to two and one-half (2.5) times the height of the pole. The overall
height of any light post used to illuminate parking lots in residential zones shall not exceed eight
feet (8'). All parking lot lighting shall use fully shielded downward directed fixtures. Such
fixtures shall not be angled as to cast light to additional areas of the property.

D.

Outdoor recreation areas or athletic fields at publicly owned facilities may use illumination to
light the surface of play and viewing stands and for the safety of the public. The following
standards shall apply to outdoor recreation area or athletic field lighting:

E.

1.

The recreational lighting does not exceed illuminance levels for class IV sports lighting
set by the Illuminating Engineering Society of North America.

2.

The recreational lighting provides illuminance for the surface of play and viewing stands,
and not for any other areas or applications.

3.

Off-site impacts of the lighting will be limited to the greatest practical extent possible

4.

The lighting for areas or applications outside the surface of play and viewing stands shall
conform to all provisions in this chapter.

5.

The recreational or athletic facility shall extinguish lighting exempted by this section no
later than 11:00pm or one hour after the end of play, whichever is earlier.

6.

The recreational lighting shall have timers that automatically extinguish lighting to
ensure lights are not left on after the curfew or when the facilities are not in use.

Outdoor amphitheaters may use illumination to light the performance area of the amphitheater
and for the safety of the public. The following standards apply to all amphitheater lighting:
a.

Lighting used to illuminate the performance area must be either directed spotlighting or
fully shielded lighting. If directed spotlighting, the light source must be located and
designed such that it is not visible beyond the property boundaries.
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F.

b.

Lighting used to illuminate the performance area may only be turned on during
performances or rehearsals.

c.

Lighting used to illuminate the seating areas, pathways, and other areas of the
amphitheater must meet all standards of this chapter.

Signs shall comply with the standards of Section _._:
a.

Signs may be unlighted, lighted externally, lighted internally, or backlit. All sign lighting
must be designed, directed, and shielded in such a manner that the light source is not
visible beyond the property boundaries where the sign is located. Lighting for signs must
be directed such that only the sign face is illuminated. All lighted signs must have
stationary and constant lighting. All sign lighting is included in the calculation of total
light output for a property.
i.

Standards for Externally Illuminated Signs:
1.

Lighting for externally illuminated signs must be aimed and shielded so
that light is directed only onto the sign face and does not trespass onto
adjacent streets, roads or properties or into the night sky.

2.

Lighting for externally illuminated signs must be mounted at the top of
the sign (or within 2 feet of the top of a wall mounted sign), except for
freestanding monument style signs which may be illuminated by ground
mounted lighting.

3.

Lighting shall consist of no more than four (4) individual fixtures (or
lamps) per sign face and produce a maximum of 40,000 lumens per
fixture.
*Use a better image

Permitted and Prohibited External Sign Lighting Configurations
Allowed

Fully Shielded

ii.

Not Allowed

Fully Shielded

Unshielded

Standards for Internally Illuminated Signs:
1.

Only sign text areas and logos may be illuminated on an internally
illuminated sign.
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2.

iii.

iv.

15.28.100
A.

Internally illuminated signs shall use semi-opaque materials for sign text
and logos such that the light emanating from the sign is diffused.
Transparent or clear materials are not allowed for sign text and logos.
Non-text portions of the sign (e.g., background and graphics other than
the logo) shall be made of completely opaque material.

Standards for Backlit Signs:
1.

The light source shall not be visible.

2.

Backlit signs shall only allow indirect illumination to emanate from the
sign. For example, signs that create a "halo" effect around sign copy are
allowed.

Standards for Illuminated Window Signs
1.

Businesses may display a maximum of two (2) illuminated window signs
positioned to be primarily visible outside the business structure.

2.

Illuminated window signs shall not exceed four (4) square feet in area.

3.

Illuminated window signs shall not be illuminated when the business is
closed.

Application and Review Procedures

Lighting Plan
All sign permit applications, subdivision applications, site plan applications, building permit
applications, and other development review applications within any zone district shall include a
lighting plan that shows evidence that the proposed lighting fixtures and light sources comply
with this code. Lighting plans shall include the following:

B.

1.

Plans or drawings indicating the proposed location of lighting fixtures, height of lighting
fixtures on the premises, and type of illumination devices, lamps, supports, shielding and
reflectors used and installation and electrical details.

2.

Illustrations, such as contained in a manufacturer's catalog detail sheets, of all proposed
lighting fixtures. For commercial uses, photometric diagrams of proposed lighting
fixtures are also required. In the event photometric diagrams are not available, the
applicant must provide sufficient information regarding the light fixture, bulb wattage,
and shielding mechanisms for the planning commission to be able to determine
compliance with the provisions of this chapter.

3.

A table showing the total amount of proposed exterior lights, by fixture type, wattage,
lumens, and lamp type.

Approval Procedure:
1.

The lighting plan for all new development shall be submitted for approval concurrent
with the associated application process.

2.

A certificate of occupancy shall not be issued until such time as the property is subject to
a post installation nighttime inspection by the Grand County Building Official.

DRAFT
15.28.110

Amortization of Nonconforming Outdoor Lighting

A.

The County shall require the termination of use of any and all nonconforming outdoor lighting
fixtures, structures, lamps, bulbs or other devices that emit or generate light which are not
otherwise exempted by this chapter, pursuant to the amortization schedule contained in this
section.

B.

All outdoor lighting legally existing and installed prior to the effective date of this chapter and
which is not exempted shall be considered nonconforming and shall be brought into compliance
by the property owner as follows:

C.

a.

Immediate abatement as a condition for approval upon application for a building permit,
sign permit, conditional use permit, new (nonrenewal) business license, site plan review
or similar County permit or review when said site improvements, construction,
reconstruction, expansion, alteration or modification of existing sites, structures, or uses
individually or cumulatively equal or exceed one thousand five hundred (1,500) square
feet, or 50(?)% of existing such improvements, whichever is less. Projects less than one
thousand five hundred (1,500) square feet in size will not be subject to immediate
abatement. However, they will count towards a cumulative total of projects on the same
property. When the cumulative total equals or exceeds one thousand five hundred (1,500)
square feet abatement shall be immediate.

b.

All damaged or inoperative nonconforming lighting shall be replaced or repaired only
with lighting equipment and fixtures compliant with this chapter.

c.

All outdoor lighting not previously scheduled for amortization or otherwise exempted
shall be brought into conformance with this chapter within five (5) years from the
effective date of this chapter.

The County shall perform two (2) audits of all outdoor lighting in the County, one two (2) years
and the other four (4) years after the effective date hereof. These audits will identify all lighting
that does not conform to the standards of this chapter. The results of these audits will be made
available to the public.

AND, FURTHERMORE, Section 17.55.070, Application submittals, paragraph 6. That reads, “Other
Information. Other reports, plans, and information as may be deemed necessary by the city staff or
planning commission may be required with the application as a condition of the application process.”
SHALL BE REPEALED AND REPLACED WITH: 6. Lighting and Signage Plan. A lighting and
signage plan shall be submitted to the City for review by City Staff and the Planning Commission in
accordance with MMC Section 15.28.210, Application and review procedures. The applicant shall adhere
to all requirements of Chapter 15.28, Outdoor Lighting.
AND, 17.67.040 D, SHALL BE AMENDED TO READ: D. Lighting Plan. The lighting plan shall show
number and types of fixtures for walkways, building exterior lighting, and parking areas. An acceptable
lighting plan shall consist of full cutoff, fully shielded, downward directed lighting types. The plan shall
include manufacturer’s information detailing the fixtures to be used. Internal or external shielding may be
used to prevent glare toward other properties or into the roadway. Lighting of required parking areas
shall be a minimum of one-half foot-candle at all areas of the parking lot. Wall mounted flood lights that
direct outward toward other properties and roadways are prohibited. The lighting plan shall be reviewed
by City Staff and the Planning Commission for compliance with MMC Chapter 1_.28, Outdoor Lighting.

DRAFT
In effect on the day of passage;
PASSED AND APPROVED in open Council by a majority vote of the Governing Body of Moab City
Council on the ___ day of _______, 2017.
SIGNED:

Emily S. Niehaus, Mayor

ATTEST:

Rachel Stenta, Recorder
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**
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MOAB CITY PLANNING COMMISSION
MEETING
:: MINUTES: SEPTEMBER 13, 2018:
Members Present:

Wayne Hoskisson, Brian Ballard, Marianne Becnel, Dave Cool, Kya Marienfeld,
Allison Brown, Jeanette Kopell

Members Absent:

None

City Councilmembers:

None

City Staff:

Planning Director Jeff Reinhart, Development Services Coordinator Sommar
Johnson, Deputy Recorder I Stephanie Haycock

Members of the Public:

0

The Moab City Planning Commission held their regularly scheduled Planning Commission meeting on the above
date in the Council Chambers of Moab City Offices, located at 217 East Center Street Moab, Utah. Planning
Commission Chair Kopell called the meeting to order at 6:00pm.

1. Citizens to be Heard
There were no citizens to be heard

2. Action Item – Approval of Minutes
August 9, 2018
August 23, 2018
Commissioner Becnel motioned to approve the Minutes from August 9, 2018 and August 23, 2018.
Commissioner Cool seconded the motion. There was no further discussion. The motion passed 7-0 aye.

Commissioner Cool withdrew his MOU discussion as an addition to the PAD and he would also like to withdraw
the discussion on the segregation housing as it is already covered in the Utah State code. He submitted a paper to
the City regarding preservation and character in the zoning for clarification from the City. If it comes back then he
would like to have a discussion in regards to it.

3. Discussion Item
Planned Affordable Development (PAD)
Assured Workforce Housing
Director Reinhart gave a recap of the past meetings and the discussion of the PAD. There was some discussion on
parking, size, and project area. Commissioner Ballard feels like the size of the structure is still important to have a
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minimum square footage required. Director Reinhart said that with the IBC and the required setbacks it will help
with the size. Commissioner Marienfeld asked if we were back to a discussion about minimum size. She thought
looking at the minutes and the past discussion that it was decided there would be no minimum size that we would
use the Building Code to dictate the size. Commissioner Ballard said at some point we are going to have to
discuss it, to make a recommendation. Director Reinhart said with no lot size you would want to build smaller
unit. Commissioner Ballard feels like it is one of the most important aspects of the PAD. Commissioner Brown is
not so concerned with the size, she is worried about occupancy. The size of home and how many are living in the
home. Development Services Coordinator Johnson said the Fair Housing Act protects from asking questions
about the occupants and relationships of those living in the home. Commissioner Hoskisson said that a minimum
size per occupant per housing unit for a healthy living space could be added. Commissioner Marienfeld asked if
we could propose restrictions on the units. Commissioner Becnel said she had heard that a child that is older than
7 has to be roomed with a child of the same gender, she asked if that is still correct. Some of the Commissioners
said not they didn’t think that could be legally dictated. Commissioner Marienfeld said that she agrees with
Commissioner Brown on setting an occupancy requirements/restrictions. Commissioner Becnel asked if we could
have subletting laws. Commissioner Marienfeld said that it is common in leases to have a restriction on how long
someone can stay in your residence and a period of time between guests. This would need to be lease enforced.
Commissioner Brown asked if the Planning Staff could do some research on occupancy requirements.
Commissioner Cool suggestion was to look at Charleston, Illinois. They put in their zoning a classification for
student housing. Director Reinhart said that a lot of the occupancy regulations are based on the building code, it
would be simple to convert that over. There was some discussion amongst the Commissioners on how much an
average cost of a tiny home would be. There was discussion about making sure that it is a land home package,
with a deed restriction. There was also discussion in regards to rental and sales, compounding rates, and what you
can make on a resale. Development Services Coordinator Johnson said that we are not going to be able to
anticipate every loop hole that someone might use or find. We just want to make it as rock solid as possible,
making it where it is not compounded is a simple fix that should be added. We are not discussing single lots this is
a development, we have covered a lot of those bases in the previous discussions. Commissioner Becnel stated she
has seen several models where this has worked well. She asked are we zoning where a group of families could go
in and use one architect to design a development between them. Development Services Coordinator Johnson said
the PAD should cover that. Director Reinhart went over the rates and how many units would have to be affordable
versus market rate. Also adding the language with whatever system we end up with that the Affordable Housing
Program gets the right of refusal on the resale of the units. Commissioner Marienfeld asked if we could discuss
percentages, she asked if we had a trigger. Director Reinhart said not as of right now. Commissioner Marienfeld
said we always want the five percent to apply. Commissioner Brown said she would like to see twenty as the
trigger. There was discussion on what the trigger should be for smaller developments. Commissioner Brown said
her threshold is for the extremely low. If you have twenty or more units you have to have at least one that is
extremely low. If you only have ten units you don’t have to have one be extremely low but they all have to be
below market rate. Commissioner Marienfeld stated she liked that. Commission Brown said if you don’t have
something you can take twenty percent of then you can only have one be market rate. Director Reinhart asked if
the proposal is less than ten then only one unit could be market rate. There was a general agreement amongst the
Commission that these numbers would work. Commissioner Ballard stated that we need to find a happy medium,
where they will be nice looking but still affordable. Director Reinhart gave an overview of things that were
discussed and agreed upon from the previous meetings/workshops regarding the PAD like the improvements
agreement, phasing to include market rate, low, and extremely low units. There was discussion about subdividing
in regards to the PAD and needing language to make sure the Parcel as a whole is being tracked for future phases
of the development. Commissioner Ballard asked if Trailer homes can be part of this. Development Services
Coordinator said that our current code states that a Trailer Park has to have a minimum of ten acres. She also
stated that there is a difference in the International Building Code between a mobile home and a manufactured
home. She also stated that the purpose of this ordinances is to create a way to have creative developments and
smaller scale developments that can be affordable for many levels are we achieving that or not. Director Reinhart
stated that he did distribute a template of an improvements agreement that could possibly be used. It would cover
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a multitude of things at one time. Then the deed restrictions would be the second part that would spell it out for
the individual properties and/or property owners.
Commissioner Marienfeld mentioned about the housing and the affordability in the PAD if it could restrict
residency in some way, so it doesn’t become a second home for someone. There was conversation with the
Commissioners about this and wanting clear language for this concern. Commissioner Hoskisson read from the
proposed ordinance where it does state that “all persons occupying affordable housing must use the housing as
their sole residence.” Commissioner Marienfeld said that would cover it. Commissioner Becnel said her
impression of this is that we are doing affordable housing in tiers over time. At this point we have a lot of people
in town that are working that can’t find a place to live and this would apply to them. Other things like bunk
houses and trusts that business would pay into for their own employee housing would be more seasonal than what
this is intended for. There was more discussion with the Commissioners on fitting under the qualifications how
that would look. Do we need to change the language so it doesn’t leave out a permanent resident that works parttime? There was discussion to remove B from the Ordinance on the qualifications. There was discussion about the
R-2 areas in town. It was stated that the PAD is going to change the R-2. There was discussion of cost to build
high density. It was discussed how the PAD applies to all the R zones, but it will change R-2. Commissioner
Becnel mentioned community and social open space for the high density building. How are we considering the
trade off with high density housing and open space? Director Reinhart said there is a draft ordinance to address
that. He discussed where the development of for sale lots was added into the ordinance and everything else was
fine in the ordinance and the previous discussions of the PAD. Development Services Coordinator Johnson
clarified that Director Reinhart was looking at the old version because our City Attorney combined the PAD with
the Assured Housing which will not be the case. The PAD and Assured Housing will be two different Ordinances.
Commissioner Hoskisson feels like we need to reference that this is consistent with our general planning, and
where it list performance standards they should reference the previous parts of the ordinance were they are more
specific. He also thinks we need to be careful when we are talking about leeway, waivers, or additional
requirements and documenting those as part of the record. Director Reinhart said that would be part of the
findings and/or conditions and we will make sure that goes in as part of the development improvements
agreement as that is the contract between the City and the developer.

4. Future Agenda Items
The PAD and a public hearing date for the PAD will be coming. The first meeting in October was agreed upon as
the Public Hearing for the PAD by the majority of the Commissioners. Commissioner Cool would like to wait
until he hears back from the City in regards to the considerations he has asked for before having a public hearing.
Director Reinhart mentioned that the Downtown Master Plan and the Parking Study will be discussed in the Joint
meeting with the City Council in late October. The Assured Housing will also be looked at after the PAD has
been sent to the City Council. A couple of developments will be coming the Commissioner’s way for approval at
the next meeting as well.

Commissioner Kopell adjourned the meeting at 7:34pm.
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Moab Planning Commission Agenda Item
Meeting Date: September 13, 2018
#: 3

Pl-18-37

Title: Review and Adoption of Planning Resolution #12-2018 to Recommend to City
Council Conditional Approval of the Final Plat of the Mill Creek Cove Twinhomes
Subdivision on Property Located in the R-3, Multi-family Residential Zone at 647
and 671 South 400 East Street

Date Submitted: September 5, 2018
Staff Presenter: Jeff Reinhart, City Planner
Applicant: Brian Ballard and J.J. Wang
Attachment(s): Final Plat, Draft Resolution #12-2018, Technical Review
Options: Approve, deny with reasons, or approve with conditions.
Staff Recommendation: Staff recommends adoption of Planning Resolution #12-2018
recommending to City Council approval of the Final Plat.

Recommended Motion: I move to adopt Resolution #12-2018, to conditionally
approve the final plat for the Mill Creek Cove Twinhomes Subdivision with the following
condition(s):

Background/Summary:
The proposal for the Mill Creek Cove Twinhomes Subdivision encompasses much of both
sides of what is proposed as Atlatl Avenue and involves the construction of twenty three
new dwellings. Fifteen lots (Lot 1A-Lot 9) are located on the north side of Atlatl Avenue,
seven lots (Lot 1A-Lot 14) are located on the south side, and one twin home lot (Lot 10A-B)
is located adjacent to the east side of Kiva Drive. Lot 14 is currently developed with a small
single-family residence that will remain in place for the time being.
The full length of “Atlatl Avenue” shown on the plat, will be dedicated as public right-ofway and will link to Kiva Drive. This extension will fulfill connectivity of streets for the
area.
Previous construction undertaken by Mr. Ballard has provided easier access for water and
sanitary sewer utilities to be readily connected to main lines in 400 East Street. This
development will be served by Grand Water and Sewer Service Agency (GWSSA) for the
sanitary sewer. The water is provided by the City of Moab.

September 27, 2018
PL-17-155
Planning Commission
Millcreek Cove Twin Home Subdivision
Final Plat
Page 2 of 2

A Development Improvements Agreement between the developers and the City will be
necessary for the project to proceed with construction. This document will be prepared by
the City Attorney and submitted with the final plat to the City Council for approval.
On December 7, 2017, the Planning Commission held the required public hearing for this
project and approved Resolution #42-2017. The following conditions were included in the
resolution and the status of each is in bold italics.
1. Lot 1A/1B cannot be accessed from 400 East. The structure needs to be oriented so
access is from Atlatl Avenue; While Lot 1A is shown as a flag lot, this condition
will be enforced at time of building permit.
2. The fire hydrant needs to be relocated to the middle of the block; Completed and
shown on the drawings
3. A traffic study is required to determine 400 East traffic island configuration and left
turn option from the subdivision. Completed; changes to the islands are included
in the engineering drawings.
4. Storm drain detention structure is needed on west end of property and connected to
main in 400 East to either Mill Creek or to Pack Creek; The current location and
design of the detention area is shown on the plat.
5. The developer shall cooperate with the Grand Water and Sewer Service Agency to
address the concerns in Sunrise Engineering’s letter dated November 21, 2017.
Completed.
The following conditions are being proposed to be included in Resolution #12- 2018:
1. Structures built on Lots 1A/1B shall be oriented so all access is from Atlatl Avenue.
2. A Development Improvements Agreement between the developers and the City shall be
submitted with the final plat to the City Council for review and approval.
3. Engineering Department comments, must be addressed to the satisfaction of the City
Engineer prior to review by the City Council.

CITY OF MOAB
PLANNING RESOLUTION #12-2018
A RESOLUTION RECOMMENDING TO CITY COUNCIL CONDITIONAL APPROVAL OF THE
FINAL PLAT FOR THE MILL CREEK COVE TWIN HOMES SUBDIVISION LOCATED IN THE R-3
ZONE AT 647 SOUTH 400 EAST AND 671 SOUTH 400 EAST
WHEREAS, Brian Ballard at 482 Kachina Way Moab, Utah 84532, and JJ Wang 671 South 400 East, Moab
Utah 84532, as “Owners” of record of 3.15 acres located at approximately 647 and 671 South 400 East Street in
the R-3 Zone, and more particularly described as:
Beginning at a point on the east right-of-way of 400 East Street, said point being East 19.50 feet along
the north Section line and South 543.00 feet from the Northwest corner of Section 7, Township 26 South, Range
22 East, Salt Lake Base and Meridian, and running thence East 120.00 feet; thence North 1.62 feet; thence East
628.5 feet; thence South 151.62 feet; thence West 421.50 feet; thence South 72.50 feet; thence West 327.00 feet;
thence North along said road right-of-way 222.50 feet to the point of beginning.
WHEREAS, Owners have proposed a subdivision of twenty-three (23) residential lots for development with
detached and attached single-household residences (twin homes), necessary utilities, and appropriate rights-ofway extensions to connect with existing streets; and
WHEREAS, the proposed residential uses are allowed in the R-3 Zone and the proposal has been reviewed by
City Staff and other affected agencies; and
WHEREAS, Owners provided the Planning Department with the necessary documents, plans and drawings to
complete the application for review of the final plan/plat; and
WHEREAS, the City of Moab Planning Commission (“Commission”) reviewed the proposal in a regularly
scheduled public hearing to hear testimony for compliance with the requirements of the pertinent MMC chapters
on December 14, 2017; and
WHEREAS, the Commission considered Staff recommendations and discussed the pertinent aspects of the
development for Final Plat on September 27, 2018, and found that the proposal has met or can meet the
requirements of Title 16 of the Moab Municipal Code.
NOW, THEREFORE, be it resolved by a __ to __ vote of the City of Moab Planning Commission that adoption
of Resolution #12-2018, recommends to City Council the conditional approval of the Final Plat of the Millcreek
Cove Twin Homes Subdivision with the following conditions.

1. Structures built on Lots 1A/1B shall be oriented so all access is from Atlatl Avenue.
2. A Development Improvements Agreement between the developers and the City shall be
submitted with the final plat to the City Council for review and approval.
3. Engineering Department comments must be addressed to the satisfaction of the City Engineer
prior to review by the City Council.

Jeanette Kopell, Chair

Date

Planning
Department
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TECHNICAL REVIEW
Conditional Approval of a Final Plat for Millcreek Cove Twinhome Subdivision
(Previously Ballard Townhomes Subdivision) Located in the R-3 Zone

For Presentation:
September 27, 2018
Previous Review by PC: December 14, 2017, Meeting and public hearing of the Planning Commission
Date Prepared:
September 4, 2018
Date Updated:
N/A
Prepared By:
Jeff Reinhart, AICP
Planning Director
Name of the Owner(s) of Record:
Brian Ballard
482 Kachina Way
Moab, Utah 84532
JJ Wang
671 South 400 East Street
Moab, Utah 84532
Name and Address of Representative(s):
Same as owner
Project Address:
Approximately 647 and 671 South 400 East Street
Moab, Utah 84532
City Zoning:
R-3, Multi-family Residential
Summary of Significant Issues
During review of the preliminary plat, the Planning Commission considered the following:
1. Does the proposed preliminary plat for the subdivision comply with Moab Municipal Code (MMC) Title
16, Subdivisions and especially Section 16.12, Preliminary Plats?
2. Are adequate measures proposed to mitigate readily identifiable impacts on surrounding uses or on
city utilities?
Project Summary
The proposal is a new development on mostly undeveloped properties located on the north and south
sides of Atlatl Avenue (previously Raspberry Lane). The gross area is 3.15 acres and the property is split
with roughly 1.8 acres on the north side and .55 acres on the south for a total of 2.3 net acres.
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Appropriate street rights-of-way widths will be dedicated to make the connection from 400 East to Kiva
Drive.
The 2.3 acres will be developed with one single-household dwelling and 26 attached single-households
of two dwellings per building as well as the required parking and street extensions. An existing older
structure located on the southeast corner of the intersection of 400 East Street and Atlatl Avenue will
remain on a lot that is .15 acres in size.
An updated storm water study was submitted and is being reviewed by the City Engineering
Department. The required changes to the detention area have been incorporated into the plat.
The submitted Final Plat shows the required additional property needing to be dedicated as street rightof-way for Atlatl Avenue to provide access from 400 East to Kiva Drive.
Review of Submittal Requirements
MMC 16.12, Preliminary Plat, establishes the items that are required to be submitted to the city for
review. Those items include:
A title block located in the lower right-hand corner with:
 The proposed name of the subdivision,
 The address, section, township and range of the property,
 The names and addresses of the owner, the subdivider (if different than the owner) and
the designer of the subdivision,
 The date of preparation,
 The scale (no less than one inch to equal one hundred feet) and
 The north point.
Received
The plat must also show existing conditions and include:
 The location of and dimensions to the nearest benchmark or monument; On plat
 The boundary line of the proposed subdivision indicated by a solid heavy line and the total
acreage; On Plat
 All property under the control of the subdivider, On plat;
 The location, width and names of all existing streets within two hundred feet of the subdivision
and of all prior platted streets or other public ways, utility rights-of-way, parks, and other public
open spaces, permanent buildings and structures, houses or permanent easements, within and
adjacent to the tract; Received
 The location of all wells, proposed or active and abandoned within the tract and to a distance of
at least one hundred feet beyond the tract boundaries; N/A
 Existing sewers, water mains, culverts or other underground facilities within the tract and the
distance of at least one hundred feet beyond the tract boundaries including pipe sizes, grades,
manholes and their exact location; Received
 Existing ditches, canals, natural drainage channels and open waterways and proposed
realignments; N/A
 Boundary lines of adjacent tracts or unsubdivided land, showing ownership where possible;
received
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Contours at vertical intervals of not more than two feet; received
High water levels of all watercourses, if any, shall be indicated in the same datum for contour
elevations and, without exception, shall be shown in the most current North American Vertical
Datum (NAVD) available. N/A
The layout of streets, showing location, widths and other dimensions of (designated by actual or
proposed names and numbers) proposed streets, crosswalks, alleys and easements; Received
The layout, numbers and typical dimensions of lots; On plat
Parcels of land intended to be dedicated or temporarily reserved for public use or set aside for
use of property owners in the subdivision; Rights-of-way shown on plat
A tentative plan or method by which the subdivider proposes to handle storm drainage for the
subdivision. Received

MMC Section 16.12.050, Preliminary plan approval, states that:
 The Planning Commission must hold a public hearing before acting on the plat as submitted or
modified. Completed on December 14,2017
 If the plat is approved, the Planning Commission shall express its written approval with
whatever conditions are necessary. Resolution #42-2017
 If the preliminary plat is not approved, the planning commission shall indicate its decision in
writing and give the reason(s) for denying approval.
 The planning commission action can be appealed to the appeal authority within thirty days of
written notice to the subdivider.
 The receipt of a signed copy of the approved preliminary plat shall be authorization for the
subdivider to proceed with the preparation of the final plat.
 No construction of the subdivision shall commence until final approval has been given and the
plat recorded.
Specific Agency Comments:
ADDRESSED
Engineering:
1. Turning arrangement on 400 E. There are traffic islands in the street and portions of the islands may
need to be removed and/or reconfigured so that there is enough room for the anticipated number of
cars to queue while they wait for opposing traffic to clear. The number of cars should be part of a traffic
study. The removed and reconfigured islands should also accommodate vehicles turning left out of the
subdivision and going south on 400 E.
2. The arrangement of placing storm drain detention on each lot is unacceptable. Such structures might
work for a row home project of 6 connected lots, but not for one with this much street area. Even if
there is some plat requirement that homeowners or an HOA will maintain such structures, there is very
high likelihood that this will not occur. The City has no enforcement mechanism for such things and
adding staff for the maintenance of these drains is not feasible.
Also, the City's main concern with flooding comes from the large area of impervious surface generatednot by the homes- but by the street surface. The current plan would send all of the new street runoff
flooding into 400 E with absolutely no detention. The street side of the homes and driveways would also
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contribute to this, completely bypassing the proposed detention. A detention facility needs to be
situated at the west end of the project, its low side, adjacent to 400 E where catch basins will direct
runoff from the west end of the proposed street. The current detention plan will only worsen flooding in
400 E, not preserve the existing flows now leaving the site. Overflow from the pond should be put into a
storm sewer pipe in 400 East Street that will outfall either north to Mill Creek or south to Pack Creek.
Building Department: When the department receives construction drawings, they will have more to
input.
Health Department: No issues.
Fire Department: Please relocate hydrant to the middle of the block. Shown
GWSSA: Revisions to the plans satisfactorily addressed the original comments of the engineer.
Other utility providers did not respond.
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TECHNICAL REVIEW
Conditional Approval of a Final Plat for Millcreek Cove Twinhome Subdivision
(Previously Ballard Townhomes Subdivision) Located in the R-3 Zone

For Presentation:
September 27, 2018
Previous Review by PC: December 14, 2017, Meeting and public hearing of the Planning Commission
Date Prepared:
September 4, 2018
Date Updated:
N/A
Prepared By:
Jeff Reinhart, AICP
Planning Director
Name of the Owner(s) of Record:
Brian Ballard
482 Kachina Way
Moab, Utah 84532
JJ Wang
671 South 400 East Street
Moab, Utah 84532
Name and Address of Representative(s):
Same as owner
Project Address:
Approximately 647 and 671 South 400 East Street
Moab, Utah 84532
City Zoning:
R-3, Multi-family Residential
Summary of Significant Issues
During review of the preliminary plat, the Planning Commission considered the following:
1. Does the proposed preliminary plat for the subdivision comply with Moab Municipal Code (MMC) Title
16, Subdivisions and especially Section 16.12, Preliminary Plats?
2. Are adequate measures proposed to mitigate readily identifiable impacts on surrounding uses or on
city utilities?
Project Summary
The proposal is a new development on mostly undeveloped properties located on the north and south
sides of Atlatl Avenue (previously Raspberry Lane). The gross area is 3.15 acres and the property is split
with roughly 1.8 acres on the north side and .55 acres on the south for a total of 2.3 net acres.
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Appropriate street rights-of-way widths will be dedicated to make the connection from 400 East to Kiva
Drive.
The 2.3 acres will be developed with one single-household dwelling and 26 attached single-households
of two dwellings per building as well as the required parking and street extensions. An existing older
structure located on the southeast corner of the intersection of 400 East Street and Atlatl Avenue will
remain on a lot that is .15 acres in size.
An updated storm water study was submitted and is being reviewed by the City Engineering
Department. The required changes to the detention area have been incorporated into the plat.
The submitted Final Plat shows the required additional property needing to be dedicated as street rightof-way for Atlatl Avenue to provide access from 400 East to Kiva Drive.
Review of Submittal Requirements
MMC 16.12, Preliminary Plat, establishes the items that are required to be submitted to the city for
review. Those items include:
A title block located in the lower right-hand corner with:
 The proposed name of the subdivision,
 The address, section, township and range of the property,
 The names and addresses of the owner, the subdivider (if different than the owner) and
the designer of the subdivision,
 The date of preparation,
 The scale (no less than one inch to equal one hundred feet) and
 The north point.
Received
The plat must also show existing conditions and include:
 The location of and dimensions to the nearest benchmark or monument; On plat
 The boundary line of the proposed subdivision indicated by a solid heavy line and the total
acreage; On Plat
 All property under the control of the subdivider, On plat;
 The location, width and names of all existing streets within two hundred feet of the subdivision
and of all prior platted streets or other public ways, utility rights-of-way, parks, and other public
open spaces, permanent buildings and structures, houses or permanent easements, within and
adjacent to the tract; Received
 The location of all wells, proposed or active and abandoned within the tract and to a distance of
at least one hundred feet beyond the tract boundaries; N/A
 Existing sewers, water mains, culverts or other underground facilities within the tract and the
distance of at least one hundred feet beyond the tract boundaries including pipe sizes, grades,
manholes and their exact location; Received
 Existing ditches, canals, natural drainage channels and open waterways and proposed
realignments; N/A
 Boundary lines of adjacent tracts or unsubdivided land, showing ownership where possible;
received
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Contours at vertical intervals of not more than two feet; received
High water levels of all watercourses, if any, shall be indicated in the same datum for contour
elevations and, without exception, shall be shown in the most current North American Vertical
Datum (NAVD) available. N/A
The layout of streets, showing location, widths and other dimensions of (designated by actual or
proposed names and numbers) proposed streets, crosswalks, alleys and easements; Received
The layout, numbers and typical dimensions of lots; On plat
Parcels of land intended to be dedicated or temporarily reserved for public use or set aside for
use of property owners in the subdivision; Rights-of-way shown on plat
A tentative plan or method by which the subdivider proposes to handle storm drainage for the
subdivision. Received

MMC Section 16.12.050, Preliminary plan approval, states that:
 The Planning Commission must hold a public hearing before acting on the plat as submitted or
modified. Completed on December 14,2017
 If the plat is approved, the Planning Commission shall express its written approval with
whatever conditions are necessary. Resolution #42-2017
 If the preliminary plat is not approved, the planning commission shall indicate its decision in
writing and give the reason(s) for denying approval.
 The planning commission action can be appealed to the appeal authority within thirty days of
written notice to the subdivider.
 The receipt of a signed copy of the approved preliminary plat shall be authorization for the
subdivider to proceed with the preparation of the final plat.
 No construction of the subdivision shall commence until final approval has been given and the
plat recorded.
Specific Agency Comments:
ADDRESSED
Engineering:
1. Turning arrangement on 400 E. There are traffic islands in the street and portions of the islands may
need to be removed and/or reconfigured so that there is enough room for the anticipated number of
cars to queue while they wait for opposing traffic to clear. The number of cars should be part of a traffic
study. The removed and reconfigured islands should also accommodate vehicles turning left out of the
subdivision and going south on 400 E.
2. The arrangement of placing storm drain detention on each lot is unacceptable. Such structures might
work for a row home project of 6 connected lots, but not for one with this much street area. Even if
there is some plat requirement that homeowners or an HOA will maintain such structures, there is very
high likelihood that this will not occur. The City has no enforcement mechanism for such things and
adding staff for the maintenance of these drains is not feasible.
Also, the City's main concern with flooding comes from the large area of impervious surface generatednot by the homes- but by the street surface. The current plan would send all of the new street runoff
flooding into 400 E with absolutely no detention. The street side of the homes and driveways would also
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contribute to this, completely bypassing the proposed detention. A detention facility needs to be
situated at the west end of the project, its low side, adjacent to 400 E where catch basins will direct
runoff from the west end of the proposed street. The current detention plan will only worsen flooding in
400 E, not preserve the existing flows now leaving the site. Overflow from the pond should be put into a
storm sewer pipe in 400 East Street that will outfall either north to Mill Creek or south to Pack Creek.
Building Department: When the department receives construction drawings, they will have more to
input.
Health Department: No issues.
Fire Department: Please relocate hydrant to the middle of the block. Shown
GWSSA: Revisions to the plans satisfactorily addressed the original comments of the engineer.
Other utility providers did not respond.

