JULY 9, 2020
PLANNING COMMISSION MEETING 6:00 P.M.
This meeting will be via Zoom Meetings
If you wish to watch the meeting, please go to the City's
YouTube page at https://www.youtube.com/channel/UCl00z0Zgdmz4y1FoI0l7CJA

1.

6:00 P.M.

Call To Order

2. Citizens To Be Heard
To have your comments considered for the Citizens to Be Heard portion of the electronic meeting, please fill
out the form found here:
HTTPS://DOCS.GOOGLE.COM/FORMS/D/E/1FAIPQLSECP3KYU0F_F8J6J5ROFAEUPTNKW938GR8DVWEOJJH
-AQFNGA/VIEWFORM?VC=0&C=0&W=1

You must submit your comments by 5:00 pm on the day of the meeting. Please limit your
comments to 400 words
3. Action Item
3.1. Action Item - Review And Possible Recommendation To City Council Of Ordinance #2020 -12 Approving A
Zoning Map Amendment For Property Owned By James Nelson, Located At 191 Walnut Lane Moab UT 84532,
Amending The Split Zoned Parcel From R -2 Single -Household And Two-Household Residential Zone And R -4
Manufactured Housing Residential Zone, To Only R -4 Manufactured Housing Residential Zone; And Amending
The City Of Moab Official Zoning Map.
Documents:
PC NELSON COURT REZONE AGENDA SUMMARY 070920.PDF
EXHIBIT A ORDINANCE 2020-12 NELSON COURT REZONE.PDF
EXHIBIT B UPDATE PARCEL SURVEY.PDF
EXHIBIT C CONTEXT ZONING MAP.PDF
EXHIBIT D VACINITY MAP.PDF
4. Future Agenda Items
5. Discussion Item
5.1. Continued Discussion On The Commercial Requirements For Overnight Accommodations In The RC Zone
Documents:
PC AGENDA REPORT 7.9.2020.PDF
EXHIBIT A 4.14.2020 PCCC MEETING MINUTES.PDF
EXHIBIT B PC MINUTES 11.12.2020.PDF

Moab Planning Commission Agenda Item
Meeting Date: July 9, 2020

Title: Review and Possible Recommendation to City Council of Ordinance #2020-12
Approving a Zoning Map Amendment for property owned by James Nelson,
located at 191 Walnut Lane Moab UT 84532, amending the split zoned parcel
from R-2 Single-Household and Two-Household Residential Zone and R-4
Manufactured Housing Residential Zone, to only R-4 Manufactured Housing
Residential Zone; and Amending the City of Moab Official Zoning Map.
Date Submitted: February 25, 2020
Staff Presenter: Cory P. Shurtleff, Assistant Planner
Property Owner: Nelson Court LLC, James Nelson
Applicant: James Nelson
Location: 191 Walnut Lane, Moab, Utah 84532
Zoning: Property is currently split zoned, R-2 Single-Household and Two-Household
Residential Zone and R-4 Manufactured Housing Residential Zone.
Attachment(s):
Exhibit A: Draft Ordinance #2020-12
Exhibit B: Updated Parcel Survey
Exhibit C: Context Zoning Map including Ordinance #2020-01 Zoning Map Amendment
Exhibit D: Vicinity Map prior to Ordinance #2020-01 Zoning Map Amendment
Options:
1. Positive Recommendation to City Council with or without edits; or
2. Negative Recommendation to City Council with specific findings supporting the
recommendation; or
3. Continue or table action to a later meeting with specific direction to the City Staff
and Applicant as to additional information needed to make a decision.
Recommended Motion: I move to forward a Positive Recommendation to City Council
for Ordinance #2020-12 based on the findings required by Moab Municipal Code
17.04.060 Map Amendment Approval Criteria.
Narrative:
The application was submitted by property owner James Nelson on February 25, 2020
with sufficient documentation and fee payment. The narrative submitted by the applicant
was as follows: Amend split zone to one zone, complete to R-4.
Background:
The property located at 191 Walnut Lane, owned by Nelson Court LLC, James Nelson,
is currently operating as a mobile home park with 13 lots. This property is directly west
of the City owned Walnut Lane Property, and adjacent to the east of the vacant Moab
Valley Health Care property. The parcel is currently split zoned with R-4 Manufactured
Housing Residential Zone (in which the property’s use is permitted) on the majority of
the South portion of the parcel; and R-2 Single-Household and Two-Household
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Residential Zone on the northern third of the parcel. The total area of the parcel is
approximately 1.04 acres, with approximately .35 acres of the parcel zoned R-2. The R2 Zone is extending south from the residential neighborhood beyond the northern
boundary of the parcel.
Following the “Walnut Lane” Ordinance #2020-01 rezone, where Planning Commission
forwarded a positive recommendation to City Council, and City Council approved the
ordinance amending the Official Zoning Map, the applicant wants to modify the zoning
on the parcel so that it is all in one zone to allow for easier development in the future.
The “Walnut Lane” Ordinance #2020-01 rezone, is nearly identical in nature where the
applicant is hoping to resolve discrepancy in zoning that was likely adopted in error on
his property.
While researching this rezone request, staff noticed that the parcel information we had
showed an inconsistency in the parcel configuration that was likely been caused by a
survey error. The applicant produced an additional survey to determine the exact legal
description of the parcel to be rezoned. The requested rezone includes the additional
area that has been correctly surveyed as part the subject parcel #01-0001-0107.
Zoning Map Change Criteria:
Section 17.04.060 of the Moab Municipal Code sets forth criteria to consider when
reviewing a Zoning Map Amendment. The criteria are listed below followed by a response
or analysis by city staff as follows:
17.04.060 Map amendment and approval criteria. The Planning Commission and City
Council shall consider the following criteria in reviewing a proposed map amendment.
A. Was the existing zone for the property adopted in error?
Staff Comment: It is likely the property was split-zoned in error, as the established R-2 zone
was drawn down the center of the right-of-way for 200 N and did not follow property
boundaries for three parcels along Walnut Lane. Since then been amended with Ordinance
#2020-01 to align the two adjacent Walnut Lane Properties as entirely R-4, creating a
peninsula of R-2 on this property.
B. Has there been a change of character in the area including, but not limited to: the
installation of public facilities or new utilities; other approved zone changes; new growth
trends; deterioration of existing development; or the need for development transitions?
Staff Comment: The properties own by the City located directly east of this property were
amended with Ordinance #2020-01 and rezoned as is being requested with this application.
C. Is there a need for the proposed zoning within the area or community?
Staff Comment: Yes. The current use on the property is not permitted in the R-2 zone, and it
is best planning practice to correct a split-zoning error when possible.
D. Is the proposed zoning classification compatible with the surrounding area or uses; will
there be adverse impacts; and/or can any adverse impacts be mitigated?
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Staff Comment: The proposed zone change is compatible with the surrounding area. The
adjacent properties are a mix of R-2, R-4, and C-2 zones and include single-family
residential, multifamily residential, a mobile home park, overnight accommodations, and
healthcare services uses.
E. Will benefits be derived by the community or area by granting the proposed zoning?
Staff Comment: Rezoning the property to R-4 will grant the City a higher residential density
to develop more affordable and attainable housing for the community. Additionally, PAD
developments are not permitted in the R-2 zone, so by amending the zone, the City will be
able to use the PAD to redevelop the property.
F. Are adequate facilities available to serve development for the type and scope of
development suggested by the proposed zoning classification? If utilities are not available,
can they be reasonably extended?
Staff Comment: Yes, as no proposed changes are planned for this parcel currently, the
present facilities available to serve the parcel are sufficient. At a time of redevelopment in
the future, upgrades to facilities may be required.
G. Does the application conform with the provisions of the Moab General Plan, the Land
Use Code, and applicable agreements with affected governmental entities?
Staff Comment: The Future Land Use Map of the General Plan shows this property as
Residential, reflecting the current R-2 and R-4 zoning. The zone change will comply with the
elements, goals, and policies of the Moab General Plan, including the following:
• Promote a variety of housing types and neighborhoods for primary residences.
• Encourage housing opportunities for a variety of needs and income levels.
• Promote strategies that improve the ability of all Moab residents to have access to
affordable, quality housing.
Comparison of Uses:

Permitted Uses in the R-2 Zone

4 Permitted Uses in the R-4 Zone

ADUs

ADUs

Agriculture

Agriculture

Daycare

Carpentry Shops

Foster care homes

Boys’ and Girls’ Schools and correctional
institutions

Group homes

Day Care

Home occupations

Group Homes

One-household dwellings and accessory
uses

Public Libraries

Places of worship

Home Occupations

Planned unit developments

One-household dwellings and accessory uses

Public facilities

Place of Worship

Public libraries

Planned unit developments

Public parks and public recreation buildings

Public Facilities

Schools

Public Parks and public recreation buildings

Two-household dwellings and accessory
uses

Schools
Two-household dwellings and accessory uses

CITY OF MOAB ORDINANCE NO. 2020-12
AN ORDINANCE APPROVING A ZONING MAP AMENDMENT FOR PROPERTY LOCATED AT 191
WALNUT LANE, CONSOLIDATING A SPLIT ZONE PARCEL FROM R-2 SINGLE-HOUSEHOLD AND
TWO-HOUSEHOLD RESIDENTIAL ZONE, AND R-4 MANUFACTURED HOUSING RESIDENTIAL
ZONE, TO ONLY R-4 MANUFACTURED HOUSING RESIDENTIAL ZONE.

WHEREAS, the following describes the intent and purpose of this ordinance:
a. Applicant and property owner James Nelson has applied to rezone parcel 01-0001-0107 located at
191 Walnut Lane, Moab UT 84532. Taxing description of parcel: BEG SW COR LOT 3 SEC 1
T26S R21E; E 6 2/3 RDS; N 25 RDS; W 6 2/3 RDS; S 25 RDS POB 1.04 AC; and
b. To modify the split zoning of the parcel to have only one zone within the parcel. Currently zoned
R-2 Single-Household and Two- Household Residential Zone and R-4 Manufactured Housing
Residential Zone, to only R-4 Manufactured Housing Residential Zone; and
c.

The portion of R-2 zoned parcel that is being rezoned is approximately .35 acres of the total
parcel approximately 1.04 acres;

d. The property is currently a mobile home park and intends to continue its use as is, for the
immediate future; and
e. The adjacent properties include single-household and multi-household residential, mobile home
park, and health care service; and
f.

The applicant provided the Planning Commission with an application and the appropriate
documents as required in MMC Section 17.04. The Planning Commission reviewed the
application in a duly advertised public hearing held on April 23, 2020; and

g. The Planning Commission determined that the amendment to the zoning maps is in accordance
with the General Plan and development trends of the community and that this zoning amendment
supports opportunity for affordable housing in the local community. Having evaluated the staff
report, statements from the applicant and the public, the Planning Commission concluded that the
proposed change in zoning for this property was an acceptable amendment to the Official Zoning
Map; and
h. The Planning Commission has determined that the review standards in Moab Municipal Code
chapter 17.04.060, Map amendment approval criteria, have been met as follows:
A. The proposed zoning classification for residential use is compatible with the majority of
surrounding uses and impacts to the existing development can be mitigated,
B. Adequate facilities are available to serve the type and scope of the development
suggested by the proposed zoning classification,
C. The surrounding uses will be buffered from other residential and commercial
development in the area; and
D. The application conforms to the provisions of the Moab General Plan.
NOW, THEREFORE, BE IT RESOLVED BY THE MOAB CITY COUNCIL, having considered
public comment, staff comments, and discussion of the pertinent aspects of the proposed zone change, by

adoption of Ordinance #2020-12, does herby find, determine, and declare, that the applicable provisions
of the Moab Municipal Code and the intent of the Moab General Plan can be met;
AND, FURTHERMORE, the City Council approves the application to rezone the property located at
191 Walnut Lane, Moab UT 84532, to a singular zone R-4 Manufactured Housing Residential Zone,
amending the Official Zoning Map, is hereby APPROVED.
PASSED AND APPROVED in open Council by a majority vote of the Governing Body of Moab City
Council on July 21, 2020.

SIGNED: ________________________________
Emily Niehaus, Mayor

ATTEST: ________________________________
Sommar Johnson, Recorder

Resolution #13-2016
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Moab Planning Commission Agenda Item
Meeting Date: July 9, 2020
Title: Continues Discussion of Ordinance 2019-30, an ordinance amending the City of
Moab Municipal Code, Section 17.31 RC Resort Commercial Zone to allow Hotels and
Motels, subject to revised Development Standards.
Disposition: This is a discussion session only and will concentrate on mixed
use/commercial incentives
Staff Presenter: Nora Shepard, Planning Director
Attachments:
Exhibit A: Minutes of joint work session held on April 14, 2020
Exhibit B: Minutes of Planning Commission on November 12, 2020 (Public Hearing on
all of the proposed amendments).
Background/Summary:
PC/CC Direction
As the result of the adoption of Ordinance 2019-18, the City Staff and Planning
Commission have been tasked with drafting of Development Standards so that the City
can, one again, accept applications for new Overnight Accommodations (OAs) in the
City. As discussed by the Planning Commission and City Council in a joint work session
held on Tuesday, August 13, 2019, the Development Standards that need to be
developed shall include:
▪ Energy Efficiency
▪ Density and Size
▪ Aesthetics
➢ Height, bulk and scale
➢ Façade Variation
➢ Color and Materials
➢ Viewshed
▪ Landscaping, buffering
▪ Mixed Use Requirements
▪ Water carrying capacity, existing infrastructure capacity
▪ Contribution to cumulative traffic, connectivity/contribution to nonmotorized/micro vehicle transportation network

Expectations
This effort to modify the regulation of Overnight Accommodations is ambitious. The goal
at this time is to be able to accept new applications in the RC Resort Commercial Zone
for Hotels and Motels. There will be on-going work after the adoption of the
Development Standards to include, but not be limited to:
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•
•
•
•
•

Development Standards for OAs in all commercial zones
Development of Standards for Campgrounds/RV Parks
Standards for redevelopment, remodels and expansions
Refinement of Standards based on the initial roll-out
Revised landscape and irrigation standards

Description of Revised Development Standards: (as of January 2020)
Below is a description of the latest draft of ALL of the OA Standards. This is included
here as background information.
Energy
▪ It is unlikely that a motel/hotel can practically meet net zero for their project. Net
Zero means that the project generates as much energy as it uses. The Net Zero
standard has been modified so that 80% of the energy needs are produced on
site. The balance of the energy shall be required to be provided by purchasing
renewable energy credits, such as subscriber solar.
▪ Alternately, if a developer chooses to use an energy certification program such
as Leeds or Community Building/Living Challenge, they would be able to do so.
▪ There has been significant discussion on whether 80% of the energy needs can
be produced on site. Energy sustainability is valued in Moab, and a strict
standard may be warranted.
▪ An additional standard has been included the require Electric Vehicle Charging
Stations at a rate of 1 per 25 rooms.
Water
▪ A rainwater catchment system will be required and used on site for beneficial
uses.
▪ Maximum of 10% sod or non-native grass
▪ All new developments will have to use water-wise landscaping and/or xeriscape.
In the future, the landscaping requirements in the MMC should be updated.
▪ Bioretention and bio-infiltration required (if the soil condition will allow it).
▪ Greywater system for common facilities
Transportation
OA Developments shall incorporate into their subdivision plat or site plan the following
transportation infrastructure:
• Space to accommodate a transit or shuttle stop
• Enclosed, lockable bike storage at a rate of 1 space per 2 lodging units
• Active transportation and non-motorized trail easements dedicated to the public
when identified in the Grand County Non-motorized Trails Master Plan.
• OA developments over 40,000 sq ft will also be required to provide a narrative
and transportation solutions that will reduce projected vehicle trips below the ITE
Trip Generation Manual by 20%.
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Mixed Use, Civic Space, and Open Space Standards
One of the primary issues that prompted the changes for OAs is that much of the
development that has occurred recently in our Commercial Zones has been in the form
of OAs and that many commercial uses that benefit the residents and visitors are not
being provided currently in Moab. Requiring mixed use for “in-town” OAs would help this
situation. In addition, Landmark Design is working on creating code that encourages
“commercial nodes” in Moab. That work will move forward as soon as we complete the
Development Standards for OAs.
As a minimum requirement, all hotels and motels will have to provide 5% of their gross
floor area for outdoor civic or usable open space. An addition, 5% of the gross square
footage of a Hotel or Motel must be provided for retail or community commercial uses.
In order to encourage mixed use in the RC zone, the standards include incentives in the
form of additional square footage and building height in exchange for additional assured
workforce housing or additional commercial on-site (but not necessarily in the same
building).
New Hotels and Motels must provide minimum percentages of open space based on
parcel size as follows:
Under 2 acres – 10% contiguous open space
2-5 acres – 15% , minimum of 7500sq.ft of contiguous
Over 5 acres – 25%, minimum or 7500 sq.ft of contiguous
Height
Projects in the RC Zone will have a maximum building height of 2 stories or 30 feet.
Projects along Hwy 191 should be stepped so that the areas closest to the road be onestory with additional stories being stepped back. This is to avoid a “wall” along the
highway. As proposed, OAs could achieve a third story with a maximum height of 40
feet if:
• Additional affordable/employee/workforce housing above and beyond the amount
required for Assured Workforce Housing. Each additional unit would result in an
increase in square footage of 10,000 sq ft. The maximum of 20,000 sq ft would
be allowed with 2 additional workforce housing untis. This would not replace the
Assured Workforce Housing requirement but would be in addition to that.; or
• Dedication of land to the City or other qualified entity for the purposes of building
affordable/employee/workforce housing; or
• As a part of a master plan for the site that includes the overnight accommodation
use as well as at least 20,000 square feet of commercial uses that provide goods
or services for the community and open to the public. Examples include Day
Care Centers, Drug Stores and Pharmacies, Grocery Stores, Open Markets and
similar uses. This would be above and beyond the requirement for Mixed Use,
Civic Space, Open Space. The commercial uses will not be counted toward the
maximum square footage allowable for the Overnight Accommodation uses and
may be in a separate structure.
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Maximum Building/Project Size
One of the issues that was raised during the initial public meetings on Overnight
Accommodations had to do the size and scale of many of the new projects in Moab. In
an effort to ensure that new overnight accommodations are compatible with the historic
scale of Moab, the Planning Commission is recommending maximum building and
project sizes. During this effort, the following research was done to compare sizes of
existing and proposed development in Moab and Grand County:

Project
Hyatt
Homewood Suites
Hampton Inn
Sleep Inn
Wingate
Moab My Place
La Quinta
HooDoo Hotel
World Mark
Moab Rustic
Apache
Bowen
Aarchway Inn

Total Square Footage
(approximately)
74,160 sf (main building)
77,500 sf
46,000 sf
50,700 sf
58,000 sf
29,000 sf

270,000 sf
14,500 sf
15,500 sf
16,350 sf
60,000 sf

# of rooms
110 rooms
96 rooms
79 rooms
87 rooms
120 rooms
64 rooms
100 rooms
115 rooms
152 units
35 rooms
35 rooms
41 rooms
97 rooms

The proposed maximum building size for Overnight Accommodations shall be no more
than 20,000sf with a maximum total project square footage 40,000 sf. Up to 20,000 sq ft
of additional OA square footage could be achieved as described in building height
section. Language has been added that requires a minimum parcel size of 2 acres. If
there is an existing legal lot of record that is less than 2 acres, it can be considered for
new Hotels or Motels.
Site Development and Architectural Standards
The proposed standards are common and are not generally difficult to achieve. The
balance of getting good design vs cost must be considered. We want more aesthetically
pleasing projects, but do not want to make the standards so onerous as to make it
impossible for smaller businesses and local developers to move forward. The Planning
Staff will be working on schematic representations of some of these standards.
Status of the Code Revisions:
On April 14, 2020, the City Council renewed their intent and interest in moving forward
with Code Amendments to allow for new overnight accommodations. The minutes of
that work session are attached as Exhibit A. Specifically, the City Council requested that
the Planning Commission work on:
4

PC Agenda Report 7.09.2020

•
•
•
•

Mixed Use and encouraging commercial uses in new OA Projects
Energy Efficiency requirements – are they feasible as drafted?
Civic Space/Open Space
Building and Project Size

Discussion of Mixed Uses and Incentives to Include Commercial Uses in OAs
At this Planning Commission Meeting, we will begin discussions on requiring or
incentivizing commercial uses in new OAs. The approach that has been proposed
includes:
• Minimum required Commercial Space
• Incentives for additional Commercial Space that may include:
➢ Additional Building Height
➢ Additional Square Footage of OAs
We need to identify the types of Commercial Uses we want to require and/or incentivize
Below is the language relating to commercial use and Incentives in the latest draft of the
ordinance. Because the incentives for commercial use include additional Building Height
and Square Footage, I have included those draft sections as well.

D. Mixed Use, Civic Space, and Open Space Amenities
1. All new overnight accommodations projects are required to provide an area of not
less than 5% of the building square footage for Civic Space, and/or Usable Open
Space.
2. All new overnight accommodations will be required to provide at least 5% of the
building square footage for retail or community commercial uses.
3. Additional commercial uses, either within the hotel, or in a separate building, are
encouraged. Additional square footage and building height are offered as an
incentive as described in appropriate sections below. Additional commercial uses
shall serve the public or the visitors in the north end of the City, and can include
space for outdoor markets, community gardens, freestanding retail (such as a
market), desired community uses such as day care, small retail spaces for lease to
entrepreneurs, Pharmacies and Drug Stores, laundry facilities open to the public,
restaurants open to the public, and similar uses.
F. Building Height
1. The maximum building height for Overnight accommodations shall be 2 stories and a
maximum of 30 feet, except as provided below.
2. An additional story (3 stories and a maximum of 40 feet) of overnight
accommodation uses may be allowed if the developer is willing to provide the
following:
a. Additional affordable/employee/workforce housing above and beyond the
amount required for Assured Workforce Housing. Each additional unit would
5
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result in an increase in square footage of 10,000 sq ft. The maximum of 20,00 sq
ft would be allowed with 2 additional workforce housing untis. This would not
replace the Assured Workforce Housing requirement but would be in addition to
that. The additional units could be placed anywhere on the site; or
b. Dedication of land to the City or other qualified entity for the purposes of building
affordable/employee/workforce housing; or
c. Submit a master plan for the site that includes the overnight accommodation use
as well as at least 20,000 square feet of commercial uses that provide goods or
services for the community and open to the public. Examples include Day Care
Centers, Drug Stores and Pharmacies, Grocery Stores, Open Markets and similar
uses. This would be above and beyond the requirement for Civic or Open Space.
The commercial uses will not be counted toward the maximum square footage
allowable for the Overnight Accommodation uses and may be in a separate
structure.
G. Maximum Building and Project Size
1. The maximum gross square footage of any building housing overnight
accommodations shall be 20,000.
2. The maximum gross square footage of an overnight accommodation project shall be
40,000, except as
3. If the developer chooses to develop commercial uses (over 5% of gross floor area)
within a building or project, that project size could be increased by the gross square
footage of the commercial use, not to exceed a maximum of 20,000 square feet.
4. The minimum parcel size for a new hotel or motel shall be 2 acres. If there is an
existing lot of record as of the date of adoption of this ordinance that is under this
minimum, it will be allowed to proceed.
Discussion Questions:
1. Should the minimum required commercial space be increased from 5%?
2. Does the idea of incentives for additional commercial use make sense?
3. Do we want to look at allowing additional building height and OA square footage as
incentives?
4. What types of commercial uses should be required as a minimum and what types would
be allowed in order to gain the incentive density/height?
Exhibit B is the minutes of the November 21, 2020 Planning Commission meeting. This is the
meeting where the public hearing was held on the amendments.
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MOAB CITY COUNCIL WORKSHOP WITH PLANNING COMMISSION AND MOAB
CITY COUNCIL
REGULAR MEETING MINUTES
April 14, 2020
The Moab City Council held a Joint Workshop with the Planning Commission and its Regular
Meeting on the above date. Per Executive Order 2020-5 issued by Governor Gary R. Herbert on
March 18, 2020, this meeting was conducted electronically. An anchor location was not
provided. An audio recording of the meeting is archived at
http://www.utah.gov/p.mn/index.html. A video recording is archived at
https://www.youtube.com/watch?v=eWN5zGxSx-o.
MOAB CITY COUNCIL WORKSHOP WITH PLANNING COMMISSION MEMBERS
Call to Order and Attendance:
Mayor Emily Niehaus called the City Council Workshop with the Planning Commission to order
at 6:00 P.M. Participating remotely were Councilmembers Derasary, Duncan, Guzman-Newton,
Jones, and Knuteson-Boyd. Also participating remotely were Planning Commission members
Kya Marienfeld and Luke Wojciechowski. Planning Commission Member Ruben VillalpandoSalas joined the meeting at 6:36 P.M. Staff participating remotely were City Manager Joel
Linares, Assistant City Manager Carly Castle, City Attorney Laurie Simonson, Planning Director
Nora Shepard, Assistant Planner Cory Shurtleff, Finance Director Klint York, and City Recorder
Sommar Johnson.
Continued Discussion of Overnight Accommodation Regulations
Mayor Niehaus explained that the purpose of the workshop was to get the City Council and
Planning Commission on the same page regarding overnight accommodations. Planning
Director Shepard gave an overview of the development standards discussed to date including
energy efficiency, water, and transportation, and said she needs Council to give her feedback on
their highest priority for those standards. She wanted guidance from the City Council about
what benefit they are looking for in return for allowing overnight accommodations. She said
Planning Commission feels strongly about requiring additional commercial uses that would
serve the community and they intend to include a base minimum requirement for commercial
use and the possibility of adding an incentive to make it more attractive for developers. Planning
Director Shepard said other development standards discussed were civic/open space, building
height, building size, building design, and site configuration. She said her overarching bigpicture questions are: is the City Council still committed to the process to explore allowing
overnight accommodations with revised development standards in the Resort Commercial Zone;
is it a priority; and does everyone still agree with the premise that we allow new overnight
accommodations in the RC zone.
Mayor Niehaus went through the three questions with each Councilmember. She began with the
question of whether Councilmembers were still committed to the process to explore overnight
accommodations with revised development standards in the Resort Commercial Zone.
Councilmember Knuteson-Boyd said she is committed to doing something. She feels they are
heading in the right direction, but they need to try and agree on some basic standards.
Councilmember Derasary said she is committed to doing something and the Council has been
encouraged to allow overnight accommodations somewhere. She said her outlying question is if
and how metering will fall in.
Page 1 of 9
April 14, 2020

Councilmember Jones said he is still interested in pursuing it but is not sure what the priority is
because there may not be much demand for new development. He thinks overnight
accommodation regulations have been largely consuming the Planning Department’s capacity
and feels they are close to the finish line for the RC zone. He does not want overnight
accommodations to take up all surplus capacity in the Planning Department and not get other
things done.
Councilmember Duncan said he is conditionally committed to it. He said his questions relate to
metering and he believes the public interest in this is not with the standards for overnight
accommodations but the sheer number of them. He said development standards could be a way
of metering overnight accommodations but he would like some way of slowing down growth.
Councilmember Guzman-Newton said she is still interested in pursuing the development
standards and potentially interested in doing it all at once, not just for the RC zone, but at a pace
where the Planning Commission can work on it over time. Planning Director Shepard asked if
she wanted to look at the C-2 and C-3 zones at the same time. Councilmember Guzman-Newton
confirmed and said it feels like we are really close, and it might not be difficult to include the
other zones.
Mayor Niehaus moved to the second question of whether it is a priority and said based on the
answers from the Council, this is still a priority.
Mayor Niehaus moved to the final question of whether Councilmembers agreed with the
premise to allow new overnight accommodations in the RC zone and regulate new projects
through enhanced development standards.
Councilmember Knuteson-Boyd asked what the major differences are between the RC zone and
the C-2 and C-3 and wondered if it would be better to develop standards for the zones
simultaneously or one at a time. She agrees with Councilmember Duncan that regulating
overnight accommodations using only development standards can be tricky.
Councilmember Derasary said she is still concerned with metering and she does not want to only
regulate through development standards without including metering. She said she can see pros
and cons of working on more zones but felt they should finish the RC zone considering the
amount of time spent on that zone.
Councilmember Jones said he prefers to focus on the RC zone for now and is fine regulating new
projects through development standards. He said he is sympathetic to Councilmember Duncan’s
concerns about the volume of tourists and does not think Council can escape that question, but
the RC zone is small enough that he is willing to stay the course. He felt the other commercial
zones are bigger and more complex and he would like to work on overnight accommodations in
those zones with an overall work plan.
Councilmember Duncan said he has mixed feelings about considering other zones but feels the
Council should finish the RC zone. He felt the only reason for considering other zones at the
same time would be to maintain consistency with the development standards.
Councilmember Guzman-Newton said she appreciates the work that has been done and would
like to finish but personally feels they should look at all other commercial zones for overnight
accommodations at the same time.
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Planning Director Shepard asked about the most important community benefits that Council
has in mind as a trade-off to allowing new overnight accommodations. She asked which
standards discussed were the most important in terms of getting benefits for the community.
Councilmember Knuteson-Boyd listed mixed-use, open/civic space, and additional commercial
space for small businesses. She said energy efficiency is important but she does not rank it first
and believes aesthetics is important but very subjective.
Councilmember Derasary said the whole list is an important package together but she listed
mixed-use with commercial on the ground floor, housing, staying within the confines of the
water we have and not over-allocating the aquifer, and energy.
Councilmember Jones listed housing as his top priority but listed transportation impacts,
maximizing tax revenue per visitor, energy standards, and climate impacts of tourism.
Councilmember Duncan listed mixed-use as his top priority.
Councilmember Guzman-Newton listed mixed-use, transportation, and water.
Planning Commission member Marienfeld said she did not have anything to add but felt there
was more clarity in the direction from the City Council. She said Planning Commission agrees
with mixed-use as a community benefit.
Planning Commission member Wojciechowski agreed that mixed-use is an important aspect for
the community to add diversity to our economy.
Planning Commission member Villalpando-Salas said mixed-use and housing are important.
Mayor Niehaus clarified that the next steps will be workshops with the Planning Commission
and then proposed code revisions forwarded to the City Council.
REGULAR CITY COUNCIL MEETING 7:00 P.M.
Regular Meeting—Call to Order and Attendance: Mayor Niehaus called the regular
meeting to order at 7:03 p.m. Participating remotely were Councilmembers Derasary, Duncan,
Guzman-Newton, Jones, and Knuteson-Boyd. Staff participating remotely were City Manager
Joel Linares, Assistant City Manager Carly Castle, City Attorney Laurie Simonson, Planning
Director Nora Shepard, Assistant Planner Cory Shurtleff, Finance Director Klint York, and City
Recorder Sommar Johnson. Moab Regional Hospital CEO Jennifer Sadoff joined the meeting at
7:52 p.m. Former Finance Director Rachel Stenta joined the meeting at 7:55 p.m. Planning
Director Shepard joined the meeting at 9:32 p.m. Assistant Planner Shurtleff joined the meeting
at 9:40 p.m.
Approval of Minutes: Councilmember Derasary moved to approve the minutes for February
18, 2020, March 10, 2020, with corrections, and March 20, 2020. Councilmember KnutesonBoyd seconded the motion. There was no discussion. The motion passed 5-0 with
Councilmembers Duncan, Knuteson-Boyd, Jones, Guzman-Newton, and Derasary voting aye in
a roll call vote.
Mayor and Council Reports
Mayor Niehaus reported attending a Water Quality Board meeting, an Association of Local
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Governments meeting, a subcommittee with the Governor’s Office of Economic Development
(GOED) meeting, two ULCT Board Meetings and some Special City Council meetings. She
wanted to specifically report on meetings she attended with the League and ULCT to share some
thoughts and ideas for consideration about new terms including “reactivate” and “new normal”
with COVID-19 in the State of Utah. She discussed the release of the Utah Leads Together 2.0
plan from the Governor and indicated the special legislative session had 21 new bills introduced.
She said the League is tracking the bills as they are introduced, and two or three bills are
important on a local rural level because they cover how the federal CARES act distributes funds
to small cities. She said the League has been advocating on our behalf to equally distribute the
funds among cities and towns, but they are still awaiting counsel and guidance from the
Treasury Department. She stated there is a clear battle between the health departments and
elected officials because many cities lack representation on health departments and feel left out
of conversations with the health department. She said the League is planning to advocate for a
bigger voice for cities with their local health departments at the Legislature. She stated it does
not impact us because we have good coordination and collaboration with the County and our
local health department, but other cities do not, so there is a big push to consider taking some
power away from the health departments. She said another bill being discussed is stimulus
number four that distributes funds specifically to cities and towns. She said if we cannot access
some of the original funding that came out that there may be future stimulus money for the City.
Councilmember Derasary reported attending Special City Council meetings on April 1 and April
10, an online Housing Task Force meeting on April 2, and an EMS Board meeting on April 6.
She said the EMS call numbers for March started strong but tapered after the health department
issued the closure order. She reported the January through March numbers are only 15% ahead
of last year and could see a 40% decrease in call volume depending on the length of the order.
She said EMS is doing a good job in trying to assess the possibilities of what impact COVID-19
may have on their budget. She said the EMS Board looked at RFPs for the folks that applied for
the design assist contract and based on scoring a unanimous decision was made to recommend
Hogan Construction. She reported that HB 389 passed, creating a restricted fund to assist rural
EMS with funding, putting a regional representative in place to support rural areas, and funding
a $2.4 million grant program for licensed EMS in counties of the third, fourth, fifth and sixth
classes.
Councilmember Duncan reported attending the City Water Conservation and Drought
Management Advisory Board and said Assistant Planner Cory Shurtleff provided a nice
presentation about waste and water-related standards that were approved by the Board. He said
City Engineer Chuck Williams appeared before the board twice to talk about water rates and he
encouraged him to present information about the very old cast-iron water pipes that are
breaking in our system and said it is money in our pocket to replace them now rather than doing
piecemeal replacement later. He explained that water rates need a substantial increase and
asked City Engineer Williams to show typical rate increases under different scenarios and asked
for lower base rate increases for lower-tier water users and higher base rates for higher-tier
water users.
Councilmember Knuteson-Boyd reported attending three meetings for the Care Center on
March 27, April 2, and April 9. She said that in the March 27 and April 2 meetings the board
discussed strategies for moving residents from the care center to other accommodations if there
was a surge in COVID-19 cases at the hospital but ultimately decided against it. She said the
board also sent a letter to CIB asking for deferment on payments but has not heard back. She
said they were the first in the state to make the request and assumes others will also and believes
the CIB is coming up with a plan or process to deal with those requests.
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Councilmember Guzman-Newton reported following state and federal regulations for small
businesses because she owns a small recreation business that has been hit hard. She reported
attending a Zoom Chamber Board meeting and the Chamber is working closely with the Grand
County Economic Development team and Zacharia Levine to get information out to small
businesses. She said she was in a call with Senator Romney and ULCT discussing the Utah Leads
Together plan, which has three phases of response: urgent, stabilization, and recovery. She
stated we definitely have a couple more weeks in the urgent phase but she thinks it is helpful for
businesses to have some sort of beacon. She reported participating in a call with Congressman
Curtis, attending a Salt Lake City Chamber meeting, and listening to a call with Governor
Herbert and Lt. Governor Cox. She said there was a Utah Office of Outdoor Recreation Summit
that discussed the Utah Leads Together bridge loan for small businesses sponsored by EDC
Utah. She said their office is giving loans of $5,000-$20,000 loans to small businesses in Utah
and 25% are going to rural Utah. She said the loans are 0% interest for five years and the first
payment is not due for a year. She said the coronavirus.utah.gov/business website has amazing
resources for businesses. She reported taking sessions through the David Eccles School of
Business, attending a two-by-two budget council meeting, and listening in on the Town Hall for
Local Government where they discussed going into special session. She reported that 80,000
people filed unemployment claims in Utah and the leisure and hospitality industry is the hardest
hit sector, followed by healthcare.
Mayor Niehaus added that Grand County is at 17% unemployment and said the Office of
Outdoor Recreation is doing another event tomorrow.
Councilmember Guzman-Newton added that she spoke with Trail Mix and they will be doing
infrastructure work and will open up volunteer time with appropriate social distancing if anyone
is interested.
Councilmember Jones reported attending a Moab Travel Council meeting and said the March
TRT is effectively zero, making the advertising budget for later this year look dismal until we get
significant visitation to replenish the coffers. He said the Travel Council has a plan through the
state cooperative marketing program to rework the Mighty Five campaign to keep Utah in the
minds of travelers as we emerge from this crisis. He reported attending a Housing Task Force
meeting where they discussed resources for tenants currently impacted by the COVID-19
situation. He said the Grand County COVID-19 Task Force has a subcommittee that created a
resource guide for those experiencing hardship specifically related to shelter and focuses on
employers and employees/tenants. He said they spent a lot of time talking about the role of
landlords and providing resources for them because they are under their own pressure due to
mortgages. He also reported attending a lot of virtual meetings.
Mayor Niehaus wanted to let the Council know before the agenda moved to administrative
reports that a proclamation will be coming out on social media to address community concerns
about our elderly population and people being isolated. She said the proclamation will be about
a neighborly salute at the same time each day. She said a wave to neighbors at the same time
each day is a great way to check in on each other.
Administrative Reports
City Manager Linares reported the appointment of Finance Director Klint York and welcomed
him as a member of the team. He said UDOT is putting together the regional transportation plan
and said there is a stakeholder meeting scheduled for April 29 from 4-5:30 p.m. to appoint six
members to the stakeholder group. He reported that the bike skills park being built off 100 East
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is about to start construction in the next couple weeks. He said the Highway 191 widening
project is moving forward and UDOT is committed to leaving one lane of traffic open in both
directions to avoid disruptions. So far the work has been along the sides of the road but we’ll
start seeing major construction in lanes next week. He said the shared bike path will remain
open throughout the project but the striped bike lane on the highway itself is going away. He
said UDOT is not planning on doing any night construction. He reported that the RAP tax
deadline with the County is approaching and he will provide a RAP tax update at the next
meeting.
Citizens to Be Heard
Mayor Niehaus summarized the process for submitting Citizens to be Heard comments and said
that one form was received for this meeting.
Michael Peck said, “We all know if we allow a four-story anything, parking garage, a hotel that
everything built from then on will be 4 stories. Look at what happened with the Hilton hotel. A
shuttle service from Moab to parks would help the traffic and parking problem.”
Old Business
COVID-19 Updates
City Manager Linares said the health department plans to extend their order to May 4. He said
current restrictions on lodging will remain in effect, but changes to the order may allow
restaurants to open for walk-in customers. He said the health department will review mitigation
plans for businesses to determine their ability to open safely. He said the health department
thanked the City Council and public for the support they received. He also said the health
department is also aware of the legislation taking place and asked for letters of support for what
the health department is doing.
Councilmember Derasary asked if it was confirmed that schools will remain closed through the
end of the year. City Manager Linares said the announcement today closed schools through the
end of the year and many colleges are announcing a switch to online classes for the summer
semester.
Councilmember Derasary asked if tests were available for anyone with one key symptom in rural
areas or if that only applied to the Wasatch Front. City Manager Linares said they recently
included San Juan County and the Navajo Nation in the task force discussions to see what
assistance we can provide. He said it is his understanding is that testing is expanding statewide.
Councilmember Derasary asked if testing was locally available for anyone with the key six
symptoms. Mayor Niehaus stated she asked Jen Sadoff, CEO of Moab Regional Hospital, to join
the meeting during the COVID-19 update.
Councilmember Derasary said it was her impression from the April 10 notification from the
health department the people are encouraged to wear masks in public places and wanted to
confirm her understanding.
Mayor Niehaus welcomed Moab Regional Hospital CEO Jen Sadoff to the meeting and asked
where things stand around testing.
Jen Sadoff said the health department changed their guidelines around testing yesterday so
anybody with one symptom of COVID-19 can be tested at Moab Regional Hospital.
Mayor Niehaus asked how the hospital was doing with facemask donations. Ms. Sadoff said the
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hospital has a lot of masks and they are grateful for the community for bringing them in. She
said the masks that the community makes are used for patients and visitors and employees
working in non-aerosolizing areas. She said they are still in need of hospital grade N95 masks
for those treating patients in an aerosolizing environment. She said currently there are no
hospitalized COVID-19 patients at Moab Regional Hospital.
Councilmember Knuteson-Boyd asked if there was still only one confirmed case in Grand
County. Ms. Sadoff confirmed there is only one positive test in Grand County.
Mayor Niehaus thanked Jen Sadoff for joining the meeting and answering questions.
New Business
Budget Workshop for Proposed Fiscal Year 2020-2021 Annual Budget
Former Finance Director Stenta presented an overview of the budget. She reminded Council
that the budget in front of them was put together prior to any closures related to COVID-19 and
said it includes the $1.2 million decrease that was needed prior to COVID-19. She said the
financial plan with different tiers should be viewed as a budget overlay and implemented in
stages as revenue losses are realized.
Mayor Niehaus thanked Former Finance Director Stenta for the presentation and information
for Council to review. Councilmember Derasary also thanked Rachel for answering her
questions.
Proposed Ordinance 2020-05: An Ordinance Repealing Alcohol Licensing in
Moab City
Briefing and Possible Action
Discussion: Councilmember Knuteson-Boyd felt it was straightforward and did not have any
questions. She felt it was redundant based on DABC’s updated rules. Councilmember Duncan
said with the removal of 5.20 he was unclear as to what the difference was between public and
private events and special events and how local consent is done. Former Finance Director Stenta
said DABC is the final authority for all regulations for private events versus public events and
those definitions are in State code. She explained when an applicant applies with DABC that
local consent is confirmation that the local authority has knowledge that the applicant applied
for that type of license. Councilmember Derasary asked about the various provisions outlined in
this chapter and asked if they stay, move to another chapter, or go away. She asked if the code
needs to indicate how to apply and the process for application. City Manager Linares clarified
that the process is through DABC and applicants will need to follow their guidelines. Former
Finance Director Stenta clarified that the City Manager still signs local consent requests and
eliminating it in this chapter does not mean that local consent goes away. Councilmember
Derasary said this chapter outlined which parks allow alcohol and where and when. She asked if
that needed to be included in the code. City Manager Linares explained that the park policy
outlines that information. Councilmember Derasary expressed confusion as to whether the park
policy is a stand-alone document or if it was part of code. City Manager Linares said the park
policy is self-standing document and will be available online for people making park
reservations. He explained that we are making graphs and trying to finalize the document before
we open for business. Councilmember Derasary asked if it needs to be referenced in code. City
Manager Linares said after we get through COVID-19, overnight accommodations, and the
budget that it would be good to go through and straighten up the code.
Motion and Vote: Councilmember Guzman-Newton moved to approve proposed Ordinance
2020-05, repealing alcoholic beverage and licensing and associated fees. Councilmember
Knuteson-Boyd seconded the motion. The motion passed 5-0 with Councilmembers Derasary,
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Duncan, Knuteson-Boyd, Jones, and Guzman-Newton voting aye in a roll call vote.
Award of the 2019/2020 Water Meters Bid to Meterworks Incorporated in an
Amount not to Exceed $120,000
Briefing and Possible Action
Discussion: Councilmember Derasary asked about next fiscal year’s budget and wanted to
make sure we are budgeting and replacing enough meters each year.
Motion and Vote: Councilmember Jones moved to award the 2019/2020 Water Meter Bids to
Meterworks Incorporated in an amount not to exceed $120,000. Councilmember Duncan
seconded the motion. The motion passed 5-0 with Councilmembers Duncan, Guzman-Newton,
Knuteson-Boyd, Jones and Derasary voting aye in a roll call vote.
Proposed Resolution 19-2020: A Resolution Approving an Amended Plat for Pear
Tree Estates to Delete a Plat Note Requiring Street Improvements Along Pear
Tree Lane Prior to Development of Parcel 2 of the Subdivision
Briefing and possible action
Discussion: Councilmember Guzman-Newton recused herself from voting but remained in the
meeting for discussion. Councilmember Derasary asked how this requirement ended up on the
plat but not on others. Planning Director Shepard explained that the property was illegally
subdivided by the previous owners and to fix the illegal subdivision the requirement was put on
the plat.
Motion and Vote: Councilmember Duncan moved to approve Resolution 19-2020, a
resolution approving an amended plat for Pear Tree Estates to delete a plat note requiring street
improvements along Pear Tree Lane prior to development of parcel two of the subdivision.
Councilmember Jones seconded the motion. The motion passed 4-0 aye with Councilmembers
Knuteson-Boyd, Duncan, Jones, and Derasary voting aye in a roll call vote. Councilmember
Guzman-Newton abstained from the vote.
Proposed Resolution 20-2020: A Resolution Approving an Amendment to the
Subdivision Plat for Properties located at 237, 239, 241, 243, and 245 West 400
North, Moab, from the Park West Condominiums, to the Moab Park West
Townhomes
Briefing and possible action
Discussion: There was no discussion.
Motion and Vote: Councilmember Derasary moved to approve Resolution 20-2020, an
amendment to the Subdivision Plat located at 237, 239, 241, 245, and 245 West 400 North,
Moab UT 84532, from the Park West Condominiums, to the Moab Park West Townhomes.
Councilmember Knuteson-Boyd seconded the motion. The motion passed 5-0 with
Councilmembers Jones, Guzman-Newton, Derasary, Knuteson-Boyd, and Duncan voting aye in
a roll call vote.
Proposed Resolution 02-2020: A Resolution of the Governing Body of the City of
Moab Declaring Certain Property Owned by the City of Moab as Surplus
Briefing and possible action
Discussion: Councilmember Derasary noted there were two resolutions on the agenda
declaring surplus property and questioned what kind of motion Council would like to make.
Mayor Niehaus said she would entertain a motion for each one or both.
Proposed Resolution 16-2020: A Resolution of the Governing Body of the City of
Moab Declaring Certain Property Owned by the City of Moab as Surplus
Briefing and possible action
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Discussion:
Motion and Vote: Councilmember Derasary moved to approve Resolution 02-2020 as well as
Resolution 16-2020, resolutions of the Governing Body of the City of Moab declaring certain
property as surplus. Councilmember Guzman-Newton seconded the motion. The motion passed
5-0 with Councilmembers Jones, Derasary, Guzman-Newton, Duncan, and Knuteson-Boyd
voting aye in a roll call vote.
Proposed Ordinance 2020-11: An Ordinance to Create the Arches Hotspot Region
Coordinating Committee for the City of Moab to include Title, Chapter and
Section Number
Briefing and possible action
Discussion: Councilmember Derasary asked if the ordinance needs language that talks about
what constitutes a quorum. City Manager Linares said that language is not necessary because
you can refer to State code and it can be incorporated into the bylaws. He said we are doing the
basic framework to set up any committee. He said the Council was free to make changes to the
ordinance as part of the motion and they will be incorporated into the document.
Councilmember Derasary asked if there was text missing from powers and duties. She said there
was a number three listed but no text. City Manager Linares said the he and Assistant City
Manager Castle were making changes back and forth to the document and number three did not
get deleted. Councilmembers set a special meeting for Thursday, April 16, 2020, at 1 p.m. to
choose representatives to serve on the committee.
Motion and Vote: Councilmember Jones moved to adopt Ordinance 2020-11, an ordinance to
create the Arches Hotspot Region Coordinating Committee for the City of Moab to include Title,
Chapter and Section Number. Councilmember Guzman-Newton seconded the motion. The
motion passed 5-0 with Councilmembers Jones, Knuteson-Boyd, Duncan, Guzman-Newton,
and Derasary voting aye in a roll call vote.
Approval of Bills Against the City of Moab
Councilmember Knuteson-Boyd moved to approve the bills in the amount of $764,016.14.
Councilmember Duncan seconded the motion. The motion passed 5-0 with Councilmembers
Jones, Knuteson-Boyd, Duncan, Guzman-Newton, and Derasary voting aye in a roll call vote.
Adjournment
Councilmember Jones moved to adjourn. Councilmember Knuteson-Boyd seconded the motion.
The motion carried 5-0 with Councilmembers Knuteson-Boyd, Jones, Derasary, Duncan and
Guzman-Newton voting aye. Mayor Niehaus adjourned the meeting at 8:59 P.M.
APPROVED: __________________
Emily S. Niehaus, Mayor

ATTEST: ___________________
Sommar Johnson, City Recorder
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MOAB CITY PLANNING COMMISSION
WORKSHOP MINUTES
November 21, 2019
The Moab City Planning Commission held a workshop meeting on the above date in the Council
Chambers at the Moab City Center, located at 217 East Center Street. An audio recording of the
evening meeting is archived at: https://www.utah.gov/pmn/index.html and a video recording is
archived at: https://www.youtube.com/watch?v=e5BhLGvAqh8.
The Planning Commission Chair Allison Brown called the meeting to order at 5:02 PM.
Commission Members Allison Brown, Kya Marienfeld, Jeanette Kopell, Marianne Becnel and
Jessica O’Leary were present. Commission Members Brian Ballard and Becky Wells were
absent. Staff present were Planning Director Nora Shepard, Assistant Planner Cory Shurtleff,
Assistant City Manager Carly Castle, and Deputy Recorder Joey Allred. Seven members of the
public and media were present.
Citizens to Be Heard:
There were no citizens to be heard
Approval of Minutes:
There were no minutes to be approved.
Review and Possible Recommendation to The City Council for Approval of
Resolution 63-2019 Approving the Mick Minor Subdivision of Property Located At
600 Mill Creek Drive, Moab, Utah 84532:
Discussion: Shurtleff presented the history regarding the property in question. This
Resolution was to clean up an agreement between Dan Mick and the City to clear up property
lines, but it was never recorded, and Mr. Mick couldn’t subdivide the property without the deed
being cleared up. That has now been accomplished and he would like to subdivide the property
for his son to build a home. There was discussion of needing more density in R-2 zones. That is
something that can be looked at in the future.
Motion and vote: Commission member Becnel moved to approve forwarding a positive
recommendation to the City Council for the approval of Resolution 63-2019 the Mick Minor
Subdivision, subject to the following condition: All engineering comments shall be addressed to
the satisfaction of the City Engineer prior to review by the City Council. Commission member
Kopell seconded the motion passed 5-0 with Commission members Brown, Marienfeld, Kopell,
Becnel and O’Leary voting aye.
Review and Possible Recommendation to The City Council for Approval of
Resolution 64-2019 Approving the Bailey Minor Subdivision of Property Located
At 62 South 200 East, Moab, Utah 84532:
Discussion: Shurtleff presented the background of this property.
Motion and vote: Commission member Marienfeld moved to approve forwarding a positive
recommendation to City Council approving the Bailey minor subdivision, subject to the
following: All engineering comments shall be addressed to the satisfaction of the City Engineer
prior to review by City Council. Commission member O’Leary seconded the motion. The motion
passed 5-0 with Commission members Brown, Marienfeld, Kopell, Becnel and O’Leary voting
aye.
Public Hearing:

Planning Commission Public Hearing and Possible Recommendation to The City
Council on Ordinance 2019-30, An Ordinance Amending the City of Moab
Municipal Code, Sections 17.21 C-2 Commercial Residential Zone and the 17.31 RC
Resort Commercial Zone to Allow New Overnight Accommodations, Subject To
Revised Development Standards:
Discussion:
Shepard gave a brief presentation regarding the development of overnight accommodation
standards in RC and C-2 zones. She explained the Moratorium and the history of how the City
got to where they are with development standards to allow new overnight accommodations. She
went over the new Ordinance and what has stipulated to and what has been amended within it,
including: energy and water conservation, transportation, building height, building and project
size site configuration, building design and materials and colors.
Commission Chair Brown opened the public hearing at 6:35 PM.
Amy Weiser- “My name is Amy Weiser and I’m here today representing my employer that has
property in both the RC and the C-2 zones. Can I have a little bit more than three minutes? I’m
the only one that’s signed in and I have a lot of questions.” Commission Chair Brown said that
she could. Weiser said, “Okay, I’ll go as fast as I can.” Shepard noted that comments could also
be submitted in writing and the City Council will get it. Weiser said, “I just want to thank you,
the Commission. I know you guys have been, you and Nora, have been working really hard, and
I know you had an aggressive schedule and you’re; you’re rocking your schedule. So, I just, I just
want to acknowledge that, and I know you guys are working really hard. So, I’ve got a couple
questions. The water language that was in Nora’s agenda summary got cut short and it continues
to get cut short in all of the proposed ordinances and, basically, the language in your narrative
was great, but it says, it says maximum feasible rainwater catchment system and to use the
water for beneficial on-site uses such as reducing ……. That I didn’t get in the other versions, so I
was just hoping that would get included. It stops in the other version at ‘maximum feasible
rainwater catchment system’ and then it just dies, and it says, ‘applicants shall apply for water
rights.’ That it was great language and I was just hoping it would stay. Then landscaping
requirements. I know that the Sustainability Director recommended some landscaping ideas
and, and are the landscaping requirements in another section of the code? And if so, there’s no
feasible reference to them in the proposed ordinances.” Shepard said, “we do have a separate
section of the code that deals with landscaping ordinance keeping requirements. There’s also a
section of the code that deals with projects greater than 30,000 square feet and those would
continue to apply and there are some very specific landscape standards. We need to update our
landscape standards based upon a lot of the work that Rosemarie has done on sustainability, so
that is a follow-up to this, but for now our existing landscape requirements will apply. Weiser
said, “thank you, you clarified that for me. Then I think you clarified for me my other question
about the 20,000 square feet per building. So, you can do more than one building of overnight
accommodations, each building cannot exceed 20,000 square feet and you can have a total of
60. There’s the 60,000 for maximum project. Does that include the required housing?” Shepard
said, “no, and if a developer chose to include additional affordable housing beyond what’s
already required with the WAHO that would not subtract from the 60,000 square feet. So, if
somebody wants to do a market or something else that would not count against them in terms of
the accommodation allowances. Weiser said, “okay, great. And then the 80% energy usage. I was
just wondering if you must produce the 80% of energy on your project site. I was just wondering
if there’s any other cities in Utah that have something close to it, or in Colorado? It just seemed
like the 80% was rather high.” Shepard said, “it’s consistent with some other communities.
There are some communities that are going to Net Zero and we realize that that’s not realistic, so
we’re recommending 82% which is a fairly high standard to me. We understand that and, again,

it might be one that after we work with it for a while, we discover that maybe, you know, it’s too
difficult to achieve, but at this point in time, that’s what we’re proposing.” Weiser said, “I’ll get
with you later, I was just wondering. I’m just going to check other communities that have it and
just kind of read what theirs said and maybe see how it’s going for them. In the transportation
section it says there’s an alternate, that says a narrative to reduce vehicle trips below ITE trip
generation manual by 20%. So, either you provide the shuttle stop or you provide pathways, or
you, and then there was an alternate. My question was, is that to reduce vehicle trips? What is
the narrative number one? Do you, okay and then reduce vehicle trips by 20%, is that on your
project site, or is that?” Shepard said that it was. Weiser said, “Okay, good.” Shepard said,
“contributed by your project according to ITE standards.” Weiser said, “Okay, so some other way
to produce, to reduce the trips by 20%.” Shepard said, “acknowledging that we’re just suggesting
some ideas and there may be others.” Weiser said, “Okay, okay, and then the mixed-use section
4c, to number two says, interface between public and private realm. I just want to know a
definition for interface if there is one.” Shepard said, “So, I added a definition of civic space, and
this is something that I may want to play with, but it refers to places in which a community
performs or engages in some part of its political or social life. More broadly, civic space can
include spaces used for community activities including open air environments where public
activities such as assemblies where speeches occur, because most civic spaces are intentionally
designed for use by the public. They express values and culture of a community and have
potential to shape how individuals behave, what they perceive and how institutions perform. So,
that deals with specific space requirements in terms of interface. What we’re talking about is, for
example, on Main Street, we have Homewood Suites, and certainly they could have done more
in terms of the Main Street experience for pedestrians and for people walking by, whether it be
tourists, maybe, you know, having some outdoor dining and some things to kind of encourage
people to interact with the use itself. Usually it’s done with windows and something going on
behind those windows other than just parking which tends to happen in projects, and you know,
perhaps uses that the public might be interested in as well.” Weiser said, “okay the reason I was
asking is because the C-2 requires the commercial on the front on the first floor. So, I guess I’m
just wondering if there’s commercial on the first floor, and then there’s an entrance that goes to
the hotel somewhere in that, once you get in the hotel is the commercial retail the interface, or is
there something, some transition that.” Shepard said, “it would be the interface it’s designed
that way.” Weiser said, “okay, and then the civic space, there was still a blank on what
percentage that would be. Was that decided on, or?” Shepard said, “not yet. We need to come up
with a number for that.” Weiser said, “okay, and then under the mixed-use for the RC zone, it
says that there’s a 5% support commercial. Is that a maximum? It didn’t, it just said, let me look
at the language. I think it said you can, you are allowed to, but I was just wondering if there was
a maximum.” Shepard said, “no. The assumption is that you’ll do, you know most hotels do a
minimum 5% and that’s fine. If you want to do additional commercial that is more oriented
toward the public, then that could count toward getting, perhaps additional building height, or
some of those kinds of things.” Weiser asked, “but for the support commercial that might be it?”
Shepard said, “it’s an assumption that that’s about, you know, what hotels usually provide at
least 5% of support commercial.” Weiser said, “I think it might be nice just to clarify if it’s a
maximum or if it’s not. Okay, and then it, also under site configuration and building design.
Most of them say we’ll have examples. Are those graphics? I figured they’d be graphics. Are
those coming before the Council?” Shepard said, yes, before the Council approves that, we will
definitely have those. Cory’s been collecting them.” Weiser said, “okay, so will the public get to
comment on those or no?” Shepard answered, “it depends on how City Council wants to do the
public meeting.” Weiser asked “okay, so, but they’d be available to see before the December 10th
Council meeting? Okay, thank you. And then for the RC zone, it says that parking should be on,
shall be on the side and the rear. It doesn’t say anything about parking for C-2 that I could find,
so I just want to clarify that.” Shepard said, “it should say the same thing.” Weiser said, “I didn’t

see anything, but maybe I missed it. In the RC it was under the building design, but I didn’t see
it there in the C-2, nor did I see anywhere else. So, it would be the same on the side and rear?
Thank you very much.”
Ariana Lowe- “I’m Ariana Lowe, thank you all for being here. I was wondering if there are any
provisions in the draft that you are going to allow for control of how fast things are approved
and then built, sort of like the County’s drafting?” Shepard answered, yes, and that was the
metering that I was talking about. The Planning Commission is recommending to the City
Council that we limit the number of, whether it’s total square footage or whether it’s number of
units per year, and the Planning Commission asks that that be based on rational factors like
water usage or that the ratio between our overnight accommodations and our permanent
residents, which is an important ratio, but it be fact based, and we’re having a work session with
the City Council tomorrow to talk a little bit more about that. So, yes there is a desire. What that
looks like, I don’t know at this point in time, and certainly we can before it’s December 10th we
will amend the code to include that language.” Lowe asked, “so, maybe you could elaborate on
right of use that Utah has as far as all developers or property owners being able to engage right
of use with their property? Is that something that Moab’s in danger of falling prey to?” Shepard
answered, “we’re always trying to balance private property rights with the interests of the
community. That’s kind of what zoning is, you know? That is what it’s all about, and so we have
to expect those, respect that there are private property rights. We can’t say, ‘no, you can’t
develop anything on your property.’ We have the right granted to us by the state and also by the
feds to govern ourselves in our community for public health, safety and welfare, and zoning falls
under that category, and we are allowed to regulate uses, sizes, aesthetics, setbacks, building
height, all of those things are allowed. We are also allowed to change those, so that’s basically
what we’re doing at this point, and why we have a public hearing, and why we did a couple of
months of public input, you know, at the beginning of this process, and it is proposed to be a
change even now without allowing overnight accommodations, the RC and the C-2 zones have a
number of commercial uses that they could do. So, now we’re not saying you can’t build
anything. They could come in and do, you know, some of the. In RC they could do multifamily,
they could, you know. There are a variety of commercial uses that can be done. So, they could do
that today and this just cracks the door open a little bit wider.” Lowe said, “and then I guess, my
last question is this Dark Sky Ordinance, is this something that’s already built into the plan?”
Shepard answered, “we’ve already adopted it.” Lowe said, “it seems like some of the hotels are
not quite as Dark Sky as others.” Shepard said, “they have five years to amortize, so, and as new
developments come in, we’re requiring that they comply with the Dark Sky ordinance, both in
exterior lighting and inside, and so that’s implicit because it’s in our code now, which is adopted,
so all these buildings would have to be Dark Sky compliant. I could certainly add something for
emphasis.” Lowe said, “I was just wondering, because it seems like there was quite a
discrepancy.” Shepard said, “yeah, they’re kind of all over. They have time.” Lowe asked, “like,
ever new hotels?” Shepard replied, “it depends on when they actually filed for an application. So,
if they had an application in before the night sky ordinance was adopted, they can, they don’t
have to meet it, but what we’re telling people with the new hotels that are coming online, is
they’re going to have to, in five years, anyway. So, it would maybe be best to become compliant
when you first opened, and we’ve had good success with that.” Commission Chair Brown said,
“and the City has not yet implemented the enforcement of those codes, either. So, people are not
shutting off their lights when they should be and that’s a big thing.” Shepard added, “it’s
gradual.” Lowe said, “thank you.”
Brown asked if there was anyone else who would like to speak. When no one came forward, she
closed the public hearing at 6:52 PM.

Continued Discussion: Shepard told the Commission that she had been asked by the Chair if
the Commission could forward a recommendation to the Council knowing that there were still
some holes in the metering portion and some other areas, with the knowledge that the Council
would go through the process and come up with the metering that they are comfortable with.
She gave the Commission some options on how they might move forward. Commission member
Marienfeld said that metering was very important and that it needed to retroactively apply to
projects that are already in the pipeline. She believes that would assuage some of the
community’s concerns about re-opening the application process when the Moratorium ends.
She had also been looking up code and wanted to make sure “commercial space” is clearly
defined to show that it won’t just cater to the guests. Perhaps a breakdown or list of examples.
She now believes that 60,000 square feet is way too large for C-2 zones. Commission member
Becnel asked if the setbacks or lot sizes for C-2 had been changed at all. C-2 hadn’t been
discussed.
Marienfeld recommends that they just do RC right now because she believes that C-2 is one of
the more controversial zones for overnight accommodations. The Commission reiterated that
they think that the RC zone should have a maximum project size of 60,000 square feet, but no
building size maximum in keeping with energy efficiency. However, they would like input from
City Council. There was discussion of civic and open space in the RC zone. They are thinking
that they would like it to have a flat commercial requirement rather than end up with an empty
lot called open space as is listed in the C-2 zones. The Commission agreed to go back to a
maximum of 40,000 square feet project size in the RC zone and use the extra 20,000 square feet
or an extra story to incentivize the building of more affordable housing and/or commercial (On
or off-site housing). Perhaps a 1 t0 1 ratio number of additional square footage for overnight
accommodations equal to the number of square footage provided for commercial space or
affordable housing with overall project size not to exceed 60,000 square feet. The Commission
felt that they need direction from Council regarding the square footage that would be required
for on-site commercial.
Commission Chair Brown asked Shepard what kind of legislative pressure she is under
regarding opening overnight accommodations. Shepard said that the City had made a
commitment to some state legislators to allow new overnight accommodations somewhere
around the first of the year and that commitment was to provide, “not just lip service, but to
really come up with something that would allow somebody to apply in a meaningful way.” Some
of the Commission members don’t think that this is ready but would like Council’s input.
Future agenda items:
There are three minor subdivision plats coming up. There is another minor plat, Henry Shaw
and Four Corners.
Adjournment:
The meeting was adjourned at 7:42 PM.

