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MOAB CITY PLANNING COMMISSION MINUTES--DRAFT
REGULAR PLANNING COMMISSION MEETING
June 13, 2019
The Moab Planning Commission held its regular meeting on the above date in the Council
Chambers at the Moab City Center, located at 217 East Center Street.
Regular Meeting—Call to Order and Attendance:
Planning Commission Chair Allison Brown called the meeting to order at 6:01 pm. In
attendance were Planning Commission Members Brian Ballard, Marianne Becnel, Kya
Marienfeld, and Cory Shurtleff. Also, in attendance were Planning Director Nora Shepard, City
Attorney Chris McAnany, and City Recorder Sommar Johnson. Five members of the press and
public were present. An audio recording is archived at:
https://www.utah.gov/pmn/files/507375.mp3 and a video recording is archived at:
Citizens to be Heard:
Joe Kingsley stated the topic on the agenda tonight was very serious. He understands the
pressure from the citizens, and he wanted to make sure the Commission knew it was very
serious both emotionally and for the future. He stated around 1994 the County issued a series of
Planning Commission rules to restrict housing and within six months the economic stream of
Grand County dropped fifty percent. He said it took over five years to get back where they were
at the time. He indicated we are still suffering from those rules. He gave Zacharia Levine credit
for trying to soften the blow of some of those rules which are still in effect. He stated he was
before the Commission now to be careful. He said he has told everybody that it is very easy to
turn off an economic stream, but it is extremely difficult to get back where you were if you find
out you made a mistake. Mr. Kingsley indicated he has no vested interest; he does not have any
overnight rentals and he doesn’t have any clients, but he wanted to share with the Commission
some of the bruises that he has so they don’t fall into the same thing. He stated we have a
problem and he recognizes that and we have to find solutions but be careful. He stated the
economy of the United States is approximately three years overdue in an adjustment. He stated
locally if that happens at the same time and they take an extreme position it will be a double
whammy to this community. He stated it will be extremely difficult to overcome. Mr. Kingsley
stated he knows the Commission wants to solve the problem but be creative, think outside the
box but be careful because you are dealing with a very slippery slope that is very hard to recover
from.
Workshop on Overnight Accommodations and Land Use – Continued Discussion
of Overnight Accommodations and Land Use
Planning Director Shepard provided an overview of where the Commission stands with the
status of overnight accommodations. She stated the workshop would entail a discussion of
where they are in the process, where they are headed, how to deal with existing overnight
accommodations, discussion of the overlay zone second draft, and the next steps in the process.
Planning Director Shepard stated that based on Planning Commission discussions as well as
general input from the City Council the current consensus is to now allow any new overnight
accommodations in any zoning district at this time. She stated the next step was to find a way
for existing overnight accommodations to continue without making them nonconforming uses.
It was her understanding that City Council does not want to create nonconforming uses. She
indicated that business licenses will continue to be required for all overnight accommodations
and have to be kept up in order for people to rent nightly but not use them as a regulatory tool.
She indicated that the business license allows for inspections by the building, fire, and health
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departments but it is more of a license than a land use tool. She also stated that the overlays
need to be refined before they are applied to allow new overnight accommodations. She stated
she does not feel they are ready yet and she thinks they need more work.
Planning Director Shepard stated that she has been thinking a lot about overnight
accommodations and the goal is to keep it as simple as possible. She provided the Commission
with the nonconforming uses section of the Moab Municipal Code. She indicated the concern
with nonconforming uses is the possibility of monthly rental properties kicking tenants out for a
couple nights to keep their overnight use active. She stated that would be an unintended
consequence of making existing overnight accommodations nonconforming.
Commissioner Brown asked if she was living in a unit and she has a business license would she
have to rent it out at all to keep her business license. Planning Director Shepard clarified that
having a business license for overnight rentals has some consequences. She stated you are
required to collect and report TRT taxes and it affects your property tax rate. She also stated that
if you have not rented it nightly in over a year the use has been discontinued. Commissioner
Brown stated that was her question: If she continues to update her license is she still required to
maintain the use? Planning Director Shepard confirmed that she must maintain the use. City
Attorney Chris McAnany clarified that under state law a nonconforming use is defined as
something that is in existence. He stated that if you are only an overnight accommodation on
paper and you are not engaged in you would not be able to claim that you are a legal
nonconforming use.
Commissioner Brown stated that the use was the big issue for the Commission. Planning
Director Shepard stated that nonconforming uses can be pretty prickly. She said they can get
pretty complicated and people don’t usually understand them.
Planning Director Shepard moved on to overlay districts and explained that the County
Planning Commission recommended to the County Council that they adopt three different
overlay zones for their various areas and are recommending they apply those overlay zones to all
the existing nightly rental properties that were legal at the time. She explained that was how the
County was dealing with their existing uses by applying and mapping them. She said they don’t
plan to allow any new overnight accommodations at this time. She said this overlay would only
apply to existing uses. She stated eventually when they feel they have the standards developed
then the overlay could be applied to other areas based upon a legislative action. Planning
Director Shepard indicated that was the County’s approach and the Planning Commission could
choose that option as well. She stated the Commission could adopt an existing overnight
accommodation overlay which would be much simpler than an overlay like the County’s with
specific standards. She stated they could adopt an overlay that says existing overnight
accommodation overlay and what that would do is the base zoning would remain the same and
the overlay would indicate the existing overnight accommodations, which would be mapped,
would continue to be legal. She said it would not be an overlay with a bunch of standards but an
overlay identifying the existing overnight accommodation properties and allowing them to move
forward.
Planning Director Shepard explained another option which doesn’t deal with an overlay at all.
She said it removes the overnight accommodations as a permitted use in the C2, C3, C4, RC and
SAR zones and include new language in each of those zone districts that includes the allowance
for existing overnight accommodations to continue as legal uses. She said it would still be
property-specific, but it would be mentioned in the zone language itself for those zones and refer
to a map. She explained that those were options to discuss in figuring out how to deal with the
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existing overnight accommodation uses.
Planning Director Shepard indicated that we now have a database for every overnight
accommodation business. She stated we have their addresses and all their contact information,
and we can map those now because we have a database. She stated she has gone through all of
the business licenses and a majority of them are in city limits.
Commissioner Brown requested that the Commission discuss existing overnight
accommodations prior to discussing overlay zones. She stated that she understood the process
for the overlay zones but wanted to discuss the best, easiest and most fair way to deal with the
existing overnight accommodations.
Planning Director Shepard stated if they got to the actual overlay language tonight, she would
like to talk about if they are okay, what additional standards the Commission thinks are
important, do we even need them or do we want to put language in each of the zones. She
indicated those are some things for the Commission to think about. She said after whatever
happens by the end of the year, certainly they will need to follow up with a bunch of additional
zone changes and modifications to the code that will really be a fun exercise to try and express
what we are looking for.
Planning Director Shepard said the next steps were the public hearing scheduled for their next
meeting on June 27. She stated the City Council has a public hearing scheduled on July 9 and
the end of the temporary land use regulations expire on August 12, which is a little more than a
week later than the County ordinance.
Commissioner Brown questioned the purpose of the public hearing scheduled for June 27.
Planning Director Shepard said it was for the existing language that was drafted by Landmark
on overlay districts and it is on how we allow existing overnight uses. She stated there were lots
of nuts and bolts to figure out. Commissioner Brown understood from Council that they were
not implementing any overlay districts at this point and Planning Director Shepard concurred,
unless the Commission would like to do an overlay light that deals with the overnight
accommodations in those zones. She indicated that it would be a different kind of overlay that
would be pretty simple without all kinds of standards.
Commissioner Marienfeld stated that in order for them to be able to recommend something to
Council at their following meeting they would need the public hearing to have public notice of
what the specific code change recommendations were. Commissioner Brown questioned
whether the June 27 meeting has anything to do with taking overnight accommodations out of
our current code. Planning Director Shepard confirmed that the public notice has removed
overnight accommodations as permitted uses in all zones.
Planning Director Shepard stated the main concern she has heard was not to take away or make
it difficult for those projects that are nightly rental and allow those uses to continue and make it
as easy as possible for those property owners. She indicated there was concern that we don’t
want to shut down nightly rentals forever because they generate tax revenue and they are really
important because we are a tourist town so eventually, we will want to look at allowing them on
new parcels.
Commissioner Brown asked if there was some middle ground between having a business license
for an overnight accommodation and living someplace that is currently zoned for that and
purchasing some kind of retainment. Planning Director Shepard indicated that she could
Page 3 of 9
June 13, 2019

recommend that, but it is not something that the staff recommends because that is a business
function and a function of licensing not a zoning thing. She said it is not something staff is
comfortable with at this time, but it is not impossible to do.
Commissioner Marienfeld asked working within state law how much wiggle room do local
municipalities have working to redefine what a nonconforming use is at their level? She feels
this may be the best way to address existing overnight accommodations. City Attorney McAnany
stated that state code does have provisions to give local governments some leeway into how they
define a nonconforming use. He said there is a statutory definition of what it is but there is also
some flexibility that you can build into your ordinances as to when it comes into being, when it
is deemed abandoned and some authority to structure the definition. He said that is one area
where they have a certain amount of discretion. Planning Director Shepard asked if you can
have different standards of nonconforming use for different situations? City Attorney McAnany
indicated we conceivably could but as a matter of equity he would argue against it. He indicated
that he is cognizant that by tinkering with definitions of the burden is placed on staff and we
have historically had some really close questions in determining if something is an expansion of
a nonconforming use. He stated interpretation questions are difficult at times and consume a lot
of staff resources and his recommendation is, in this effort, to try not to treat existing overnight
accommodation uses as nonconforming uses because of the headaches they bring. He said there
are headaches for owners of nonconforming uses as well; it can be difficult to get financing,
insurance can be problematic, and a whole host of collateral consequences and it can discourage
investment in maintaining those properties. He said as a policy question, the Commission may
want to avoid creating that burden and find other tools to try and constrain the growth of new
overnight accommodations.
Commissioner Marienfeld indicated they are not getting rid of existing overnight
accommodations and she feels there has been some confusion about that publicly or some
intentional obfuscation of what the City and County are trying to do and a lot of fear mongering
about it where our TRT revenue from hotels is not going anywhere and if a room costs more
because there are less available then there will be that higher percentage of TRT revenue going
to the City and the County. She said trying to capture those truly existing or vested overnight
accommodations without allowing something that currently is not a room for rent to be a room
for rent in the future just because it is in a certain zone. She thinks that what the City Council
seemed very clear about at the joint meeting and figuring out a way to do that. She thinks at this
point everything that has been proposed is an either/or. She asked if they were to adopt an
existing OA overlay, what would happen to the place at Entrada that is currently not an
overnight rental on August 12. Planning Director Shepard stated it would be included in overlay
and they would have the option to do overnight accommodations if they wish. Commissioner
Brown asked if that carried over through sales or change of hands and Planning Director
Shepard affirmed that was the case. Commissioner Brown stated there is a possibility that new
overnight accommodations could come online if a number of people who are currently living in
these places decide to sell or turn them into overnight accommodations and we are okay with it
and it is the most fair thing we can do and she hopes there is no disinformation out there that
they are going to take that right way from anybody we just need to figure out how to do it best.
Planning Director Shepard asked if that was the consensus of the Commission and the
Commission confirmed their consensus. City Attorney McAnany said the traditional approach to
how you deal with the expansion of a use that you want to control or regulate is to start looking
at map amendments and looking at what land is available for development and what are the
appropriate uses that should be allowed in those areas because in a lot of ways what has already
been developed, that ship has sailed.
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Commissioner Marienfeld stated that if City Council adopted an existing OA overlay that would
capture only existing projects then the language with respect to expansion and abatement is
going to be critical too.
Commissioner Brown asked City Attorney McAnany if the easiest and best way would be an
overlay. City Attorney McAnany indicated that he was not comfortable making that judgement.
He stated he has counseled everyone to respect existing property rights, go toward simplicity as
much as you can, and don’t create disincentives for arbitrary reasons.
Planning Director Shepard clarified that there are other commercial uses allowed in the zones
and removing overnight accommodations is not a taking. She stated a taking as it is defined is
taking away all beneficial use and there are lots of other uses allowed in those zones that can
provide economic value. City Attorney McAnany clarified that the purpose of this effort is
because there is an excess of one particular use that has crowded out other necessary uses in the
community like housing for people that live here and what zoning tools can you use to restore
that balance while still respecting that property owners may still want to do something with
their property and have development rights that go with it.
Commissioner Ballard asked if he owned property in the C-3 zone if he would be allowed to have
overnight rentals on it. Planning Director Shepard said for now, he could not have overnight
accommodations. Commissioner Ballard questioned why we are trying to restrict overnight
accommodations. Planning Director Shepard explained that there is a sense that overnight
accommodations are considered the highest and best use for pieces of property and in any of the
zones lodging has become the most valuable use from a financial standpoint. Commissioner
Ballard asked if we are trying to tell people what they can do with their property because we
know so much about it. Planning Director Shepard explained that is what zoning does.
Commissioner Ballard stated that if he is a home builder and wants to build a hundred homes,
but it is the City Council’s opinion that he is overdoing it and he decides to build them then it is
his responsibility. He said if he takes a loss or he does something foolish in building the homes
then he takes the hit, but it reflects in a good way because it drives the market down.
Commissioner Ballard indicated that he does not feel like it is their responsibility as a
Commission or as the City Council to play like they are in charge and they are the ones to give
this direction to everybody because they know so much. Commissioner Brow and Commissioner
Marienfeld stated that is their job as the Commission. City Attorney McAnany explained that
lodging uses can crowd out other uses that may be necessary and beneficial for the community.
He explained that zoning allows where uses are appropriate and to select or limit uses if they are
starting to become detrimental. Commissioner Ballard feels that supply and demand is what is
going to take care of it.
Commissioner Brown explained that is the job of the Commission to decide what belongs where
and if the City Council has determined that we don’t need any more overnight accommodations
in the City of Moab for right now, then it is our job as the land use authority to make that
happen and that means removing things out of the code.
Planning Director Shepard stated that the hope is that we can put standards in place for all
commercial zones where lodging would normally be that would allow new lodging to come in
under circumstances where they have to provide mixed use or scale or those kinds of things. She
stated this was not permanent where we don’t want new overnight accommodations in town, it
is that right now we have a lot coming up that have been approved, that are vested, and we need
to take a pause and write regulations for what we want when we allow new overnight
accommodations. Commissioner Ballard gave an example about transportation stating he talked
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with motel owners and made the suggestion that if every room paid one dollar a day for transit
then they would be paying for the new bus service to go back and forth through town. He stated
instead of restricting it completely we could have a bit of leverage. Commissioner Marienfeld
stated she understood where Commissioner Ballard was coming from in that he would like to sit
back and let the market do its job but the reality is in a place like Moab with our geographic
restrictions and the economic drivers here, the nexus study indicated that hotel progress directly
affect the ability of anyone to undertake anything else that is not an overnight accommodation.
She stated if the economy does go bust that we don’t want a town where every business which is
a hotel is going to shudder when that goes down. She stated the faucet has been running so hard
and so fast that we almost don’t have any land left to build anything else and she thinks that is
why the moratorium happened and everyone has overwhelmingly said that we need a pause.
Commissioner Marienfeld said it would be great if the community members who own
commercial property who currently could build overnight rentals chose, even though it wasn’t
the most lucrative use on their property to do something other than an overnight
accommodation but that does not happen and their job as land use regulators is to look at that
and say people's hearts and minds are not going to get us where we need to be as a community
and it is time to do something about it.
Planning Director Shepard stated that the state legislature is relooking at our tax code and
eventually it will impact local government and one of the things they are talking about doing
fairly seriously is removing the TRT tax as an option. She indicated they were looking toward the
future and going toward a more service based taxation system. She stated we have depended on
TRT and there is a real question as to whether that is really going to be our savior long term. She
said it is something to keep in mind that the whole tax paradigm in the state is shifting.
Commissioner Brown asked about the other options in the document. Planning Director
explained that the County Planning Commission recommended an overnight accommodation
overlay be created and applied only to existing accommodations so no new overnight
accommodations. She said it would be applied via a map and it is there short-term solution for
addressing the existing accommodations. She explained that their long-term goal is to further
refine that overlay zone so that it better addresses getting what everyone wants out of overnight
accommodations and applying it elsewhere eventually. Commissioner Brown clarified that the
option chosen by the County does not protect those people living long term in what could be an
overnight rental who may at some point want to turn it in to an overnight rental. Commissioner
Brown feels the biggest issue is not figuring out a way to protect those that are using as
overnight rentals. She feels the biggest issue is to protect those who could use their property as
overnight rentals. She feels the one issue that they need to figure out is how to protect the use
for those properties that are being used long-term so that at some point they can use it as an
overnight rental. Planning Director Shepard agreed and explained if someone owns one of these
units and their retirement plan is to overnight rent it and they depend on that income then we
don’t want to take away that option. Commissioner Brown feels that seems to be the one and
only thing they need to take care of.
Commissioners discussed the different options laid out in the plan by Landmark Design.
Commissioner Brown suggested stopping discussion on options one and four for now and talk
about two and three. She asked Planning Director Shepard which would be the best and easiest
for the Commission and property owners. Planning Director Shepard chose option two because
it was clear and in one place that if you have an existing overnight rental, it is mapped, and the
overlay is applied then it is legal. She explained that option three does the same thing but it does
it within the existing zones themselves. Commissioner Ballard asked which option represents
status quo. Planning Director Shepard explained that none of the represent status quo and the
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intent that she has heard from the Council is that short-term we are not going to allow any new
overnight accommodations to be built. Commissioner Ballard inquired if any of the options
allow new growth. Commissioner Becnel questioned if an overlay was adopted that covered a
40-unit complex but only ten units were being used for overnight accommodations if the overlay
would apply to only the ten units or the entire complex. Commissioner Marienfeld said none of
the existing mechanisms to recommend would make sense and not just make it a cluster.
Commissioner Marienfeld and Brown stated it would apply to the entire development.
Commissioner Marienfeld further explained that if a condo or house in the C-2, C-3 or C-4 that
had the moratorium not happened then those would still be allowed. Commissioner Becnel
explained for the sake of fairness you would look at similar areas built around the same time for
the same intended use and zone those similarly but when you get into other areas on the long
list that we don’t have on a map then it becomes a slippery slope of fairness. Planning Director
Shepard stated she hoped to have a map prior to the public hearing because she has all the
addresses. Commissioner Brown and Marienfeld stated they liked the code changes.
Commissioner Brown thinks an overlay feels like a conditional use and code changes are clearer
law and what was decided and that is why she likes option three. She asked if disregarding the
overlays would have an impact down the road when they decided to allow overnight
accommodations. Commissioner Marienfeld stated she felt it would be better to go with option
three where it is in the code. She explained if in the future there are areas where overnight
accommodations were not built then it could be stricken from the code instead of amending the
entire overlay area. Planning Director Shepard explained that if there are areas that are missed
then the overlay could be applied to those areas through a zone change or they could amend the
map and the references. Commissioner Brown believes that option three is more transparent
than any other way because it is in the code. Planning Director Shepard agreed that if it is going
to be that way then it should be in the zone. Commissioner Becnel sees an overlay as a useful
tool to get what we need as a community when you take the economic resource of overnight
accommodations and you incorporate them into things like low-income housing and mixed use
to get more business space and it becomes a powerful tool. She stated the way she envisions an
overlay is something that describes the language of getting a commodity and the old zoning
might be the most appropriate thing to choose for existing overnight accommodations.
Commissioner Brown believes if we could put what we need in the code right now to retain
existing overnight rentals and restrict those that can’t build then the overlays can come in when
we are at the point that we want to put in new overnight accommodations. Commissioner
Marienfeld suggested keeping the overlay for future developments. She believes that would be a
lot clearer for the public. She explained that the overlay is for the future and code changes are
for existing overnight accommodations.
Commissioner Brown asked if there were any downsides to option three aside from having to
rewrite the code. Planning Director Shepard explained it was not hard and in some respects it is
easier. City Attorney McAnany stated the real challenge is what you want to express as the
forward-looking requirements for new overnight accommodations. Commissioner Brown stated
they have time to do that but what the need to get done before the end of the moratorium is deal
with the existing overnight accommodations and if option three works then she hopes that is the
way we can go.
Planning Director Shepard asked if they wanted to go over the language for overnight
accommodations that Landmark put together. Commissioner Brown clarified the question
asking if the Commission wanted to talk about the proposed overlay that may come in to effect
at some future point. Commissioner Brown wanted to be very clear to the public and everything
they put out there that these overlays may happen at some point and we are trying to make these
something that Moab and the community would like to see. She explained it is not something
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they are going to implement before the moratorium ends and it is not something that is going to
be applied at any future date that the Commission can predict. City Attorney McAnany stated
another observation they may want to share with members of the public is that we have the SAR
zone and RC zone which have to varying degrees very detailed design standards that are already
going in the same direction as what Landmark is proposing. He explained they are already on
the books now and we have some form-based requirements, detailed landscaping, density, etc. It
was also stated that some of those design standards apply because of changes made to largescale developments over 30,000 square feet. City Attorney McAnany explained that these are
incremental changes they are not revolutionary. Planning Director Shepard said they are
evolutionary not revolutionary. He explained we have already been moving in this direction on
the north area and those rules are already in place. Commissioner Brown further clarified that
we are protecting those that already have overnight accommodation uses and that we are not
building any new ones right now. Commissioner Shurtleff explained it was a surprisingly
important afterthought.
Commissioners moved their discussion to the potential overlays for new overnight
accommodations. Commissioner Becnel asked where the overlays are and whether they are
following existing zones that our city has been creating for the past 30 years or are the arbitrarily
outlining certain districts. Commissioner Brown stated she would love to see a very large land
use map and look at the zones that are considered downtown and what is north of town and see
what or if these overlays should be applied there or expanded or not. Commissioners discussed
creating a map to decide where the overlays should be applied. Planning Director Shepard
explained that was a policy decision and Landmark may not do the follow-up work, it may be
done in house. She also explained they could not do the overlay and change the zones to put in
the criteria. Commissioner Brown said they could apply the ideas developed by Landmark to
incorporate into the overlays. Commissioner Becnel indicated she would like included in a
future overlay mixed use, multi-modal transportation, human scale, walkable and safe.
Commissioner Brown feels they should make a distinction about what they would like to see in
the city center and what should happen up north. Commissioner Marienfeld stated she does not
think the downtown center is an appropriate place to apply a new overnight accommodation
zone. She has focused more on the north and south corridor. Planning Director Shepard
explained there may be instances where they need to focus on redevelopment in the downtown
area. Commissioner Brown said she would like the Commission to look through the ideas that
Landmark presented to them and make lists of what they think are good and bad in downtown
and in the north and refine those ideas and discuss what they want to add, modify or delete
entirely. She stated there are some ideas that are very subjective and questioned who would be
making those determinations. Planning Director Shepard agreed and said we need to make the
language so people can understand it and it is enforceable. City Attorney McAnany suggested
taking a look at the existing requirements and perhaps refine the criteria. He said we should try
to be as specific as we can in the code. Commissioner Brown stated she would like the
Commission to come back with very specific things they want in the downtown and very specific
things they want to see in the north corridor.
Future Agenda Items:
Planning Director Shepard stated the Abbey Subdivision will be coming before the Commission.
Commission Chair Brown allowed Mr. Kingsley to provide an update on the transportation
committee. He stated they are making headway in the railroad study. He said UDOT has funded
$6o thousand dollars to study the feasibility of having a commuter train between Salt Lake and
Moab. He said the Moab Giant facility is willing to voluntarily supply their site as a train
terminal because it benefits them and they have all the amenities a train station would need. He
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said the only thing they know will be a pushback is the economic feasibility. He indicated the
other things they are working on is the shuttle in Arches and it is problematic because the Park
Service is not really on board with it. He urged the Commission to check out the shuttle system
in Springdale. He said one of the things that is growing really fast is electric scooters and electric
bikes. He said he personally likes free rides which is an electric golf card that is modified to look
like a taxi that provides guaranteed free rides to a destination within six minutes. He said the
advantage is it keeps the traffic off the road. He indicated they are looking at out of the box
transportation ideas. He stated they want to modify the parking garage and have it be the shuttle
bus hub with the top floor having restrooms and restaurants as a center hub for transportation.
Commissioner Becnel asked about the location for train stations and shuttle stops. Mr. Kingsley
said the easiest one is taking advantage of the Moab Giants facility. He said the UMTRA site
could provide some flexibility as well and Grand County wants it at the airport. He said it could
facilitate that area being a transportation hub. He said the problem is making sure we have
good, reliable shuttle service. Mr. Kingsley said one of the things he is working on in the
affordable housing department is that he is a tiny homes and two things are preventing tiny
homes is that they don’t meet Utah building codes so they have to be a recreational vehicle and
when you get three or more tiny homes together you have to have an HOA for yourself and your
neighbors. He said in his opinion the thing that is most damaging is they lose quality of life. He
said if you have three or more tiny homes then you need to have fairly strict rules to maintain
quality of life.
Adjournment:
Commission Chair Brown adjourned the meeting at 7:44 PM.
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MOAB CITY PLANNING COMMISSION MINUTES
REGULAR PLANNING COMMISSION REGULAR MEETING
JOINT MOAB CITY COUNCIL/PLANNING COMMISSION WORK SESSION
OCTOBER 24, 2019
The Moab Planning Commission held its regular meeting on the above date in the Council
Chambers at the Moab City Center located at 217 East Center Street.
Regular Planning Commission Meeting: At 5:00 PM, Planning Commission Chair Allison
Brown called the meeting to order at 5:00 PM. In attendance were Planning Commission Chair
Allison Brown and Commission Members Kya Marienfeld, Jeanette Kopell and Jessica O’Leary.
Staff in attendance were Planner Nora Shepard, Assistant Planner Cory Surtleff, Engineer Chuck
Williams, and Recorder Sommar Johnson. Five members of the public and media were also
present. An audio recording is archived at: www.utah.gov/pmn/index.html. A video recording of
the meeting is archived at: https://www.youtube.com/watch?v= bIH8V6902Zk&t=18s.
Citizens To Be Heard:
There were no citizens to be heard.
Hillside Development Permit For The Expansion Of The Parking Lot For
Hampton Inn 488 N. Main Street, Moab, Utah
Discussion
Planner Shepard presented the request from Hampton Inn. The HWY 191 widening will
eliminate the on-street parking currently used for oversized parking. Hampton Inn is requesting
to be able to remove a hillside area to put in 24 new parking spaces, 15 of which would
accommodate oversized vehicles. It would remove a section of the hill that their current parking
lot wraps around and is not part of the existing hillside to the east. They would be required to
provide a retaining wall of an estimated 21 feet in height. The lot cannot be expanded to the east
due to a steep slope that continues up the hillside and would be visible from the surrounding
area. Options for action include: 1. Recommend Conditional Approval of the permit to the City
Council by recommending approval of Resolution #56-2019, the City Engineer has reviewed the
plan and supplied a list of conditions that would need to be satisfied in order to move forward. 2.
Postpone or continue the item based on a request for additional information. 3. Recommend
Denial of the Hillside Permit to the City Council based on specific findings.
Commission requested Engineer Williams input. Kopell said that when more and more
development applications were coming up, one of their questions was, “where is the oversized
parking going and no one really thought about it that at that time.” She said that the
Commission did the hillside development before the Hampton was built and it doesn’t sit well
with her to change it now. She doesn’t know if a 21-foot retaining wall is going to fix it if the hill
is removed and asked Williams his opinion. Williams said that if the Resolution is approved, it
could be engineered with a retaining wall made out of materials that look different than
standard gray concrete and it would provide oversize parking, to some degree, that they will lose
with the HWY widening because there will be no parking on either side there. Marienfeld
clarified that code would allow the mound to be removed without needing to change it. Shepard
said that she believed that the Commission has enough flexibility, especially on the size of a
retaining wall and the cut, to decide on an exception. Williams said that they have given it a
thorough review and he has confidence that it can be resolved from an engineering perspective if
it moves forward. There was discussion of why this wasn’t done in the original site plan.
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Commission asked to hear Charlie Shew of SET Engineering. Shew said that he was there on
behalf of SET Engineering and the property owner. He said that it was originally an
interpretation of code that left the mound where it was with the parking lot built around it.
However, he didn’t think that this hill was intended to be referenced in what that code is talking
about. There was further discussion concerning the height of the retaining wall, what vegetation,
if any, could be grown on the mound and soil type. The manager of the property said that they
have attempted to green it, seed it, water it and take care of it and they’ve failed. He said that
they do need additional parking. As a manager of the hotel, the safety of their guests is a concern
because of the parking situation and how congested it is, as well as the congestion on Main
Street.
Motion and Vote: Councilmember Marienfeld moved to Recommend to the City Council on
Resolution 56-2019 Approving a Hillside Development Permit for the Expansion of Parking at
the Hampton Inn subject to the following conditions: 1. Prior to any construction or grading
occurring on the site, the Planning Commission must review and approve the Amended Site
Plan application. That application will not move forward until all the information currently
being requested by the City Engineer and the criteria from 17.55.130 are submitted, reviewed
and approved. 2. Prior to consideration of the Amended Site Plan application by Planning
Commission, the applicant shall submit additional information on the retaining system for the
cut slope that will result from the removal of the hill. Commission member O’Leary seconded
the motion. The motion passed 3-1 with Commission members Brown, Marienfeld and O’Leary
voting eye and Commission member Kopell voting nay.
Planning Commission Chair Brown adjourned the meeting at 5:38 PM.
JOINT MOAB CITY COUNCIL/PLANNING COMMISSION WORK SESSION: at 6:00
PM, Planning Commission Chair Allison Brown called the meeting to order at 6:00 PM. In
attendance were Planning Commission Chair Allison Brown and Planning Commission
Members Kya Marienfeld, Jeanette Kopell, Brian Ballard and Jessica O’Leary, Mayor Emily
Niehaus and City Councilmembers Tawny Knuteson-Boyd, Kalen Jones, Karen GuzmanNewton, Mike Duncan and Rani Derasary. Staff in attendance included City Manager Joel
Linares, Assistant City Manager Carley Castle, City Attorney Chris McAnany, City Planner Nora
Shepard, Assistant City Planner Cory Shurtleff and City Recorder Sommar Johnson. Twelve
members of the public and media were also present. An audio recording is archived at:
www.utah.gov/pmn/index.html. A video recording of the meeting is archived at:
https://www.youtube.com/watch?v= 5Yo-W9l54htpjFrR%3A6.
Development Standards for Overnight Accommodations
Discussion
Planner Shepard briefly reminded everyone of the Development Standards that were voted on in
August. Both the City and the County Planning Commissions have been working on refining the
development standards. There is a fine line between getting the product wanted and not making
it cost prohibitive for someone to ask to do overnight accommodation. Shepard was to draft
language to the C-2 and the RC zone to allow new overnight accommodations to apply under
new development standards. Councilmember Duncan didn’t think that design standards will
address the root problem of too many visitors in town on any day during the high season.
Councilmember Jones said that there are outcomes that were identified during the Moratorium,
including economic resiliency and equity and the need to address tourism impacts for the
community and still have a great experience for visitors.
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Annual metering of new overnight accommodations
Brown asked Council if they would like the Commission to do annual metering and if so, where
to start? Shepard said that the County already does metering for their high density overlay with
stipulations. After they receive a certain number of square footage or units, they cut off
applications for that year and she gave them a chart of sizes of units. They County has also
talked about smaller hotels such as, the Apache and Sage that are around the 15,000 square foot
range. Mayor Niehaus said that she would like to make metering as simple as possible. She isn’t
as concerned about having a metering metric if an applicant complies with all the other limits
they have set. Brown said that the purpose of metering is to limit the amount of development
per year. Discussion ensued regarding the challenges and tools that could assist in metering and
the need for legal advice on extent to which Council can use it. Council agreed that annual
metering would be good and to have some sort of dashboard that shows them where they are.
Councilmember Duncan said that he supports having metering restrictions and the possibility of
overlay application tools available to be used if they need them.
Discussion of limitations on project/building size and scale
Commission Chair Brown said that the Commission has briefly discussed limitations on
projects, and/or the building size in those projects, and asked Council what they would like to
see. She asked if they wanted to put in limitations, and if so, how they are going to implement
them. Councilmember Derasary said that she liked the idea of going in the direction of the
County but felt that she needed a little more information/guidance. Discussion ensued
regarding the limited buildable land within city limits, mixed use and keeping Moab’s character.
Council determined that the size of projects is important, and they would like to have a visual
example of what mixed use would like and to know if other communities have made something
like this work.
Overlay vs. zoning
Commission Chair Brown said that the Commission had assumed that they were going for city
code-based zoning rather than overlay zones. Mayor Niehaus asked for clarification of overlay
zones. Shepard said that overlays provide an extra level of regulation to the base zoning
standards in certain areas. It is common to use them in flood protection zones and aesthetic
purposes and other things that relate to natural features like geology. Mayor Niehaus asked if
every development project would need to go before Council for final approval, or having taken
the conditional uses out, they won’t have the legislative piece. Shepard said that the direction
she had received from both the Commission and the Council was to make the process as simple
as possible for developers would be to modify the zones so that they can look at the zones and
know what is expected and what they can do regardless of whether it's in the code or as an
overlay in the code. There would be a clear set of rules. Discussion ensued regarding what
process would be preferred and the advantages and disadvantages of each. McAnany said that in
overlay zones a new set of rules will apply in every case and there are some problems with lack of
predictability. If you have clear standards, they can be applied on a case by case basis. Council
would have more discretion and their decision making would be more likely to hold up. Linares
agreed and said that goals could be achieved through their other ideas and that he didn’t think
that an overlay was necessary. It was decided that they would move forward with city code
rather than overlays.
Next steps
It was decided that they would have another workshop to work through development standards.
Adjournment:
Commission Chair Brown adjourned the meeting at 6:17 PM.
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Moab City Planning Commission Item
Meeting Date: February 13, 2020
Title:
Disposition:
Staff Presenter:

Continued Public Hearing and possible recommendation to City
Council
Nora Shepard, AICP, Planning Director

Recommended Motion:
I move to forward a positive to the City Council on Ordinance 03-2020 Amending the
Moab Municipal Code to modify Section 17.69 050 E to reduce the minimum size for
Assured Workforce Housing Units from 1,000 sq. ft. to 400 sq. ft.
Background/Summary:
On November 13, 2018, the City adopted a new chapter 17.69 of the Moab Municipal
Code to require new overnight accommodations to provide Assured Workforce Housing
(WAHOO). The ordinance has been in place for over a year and the staff is
recommending that the Planning Commission and City Council make an amendment to
allow for smaller, studio units to be allowed to qualify for the required assured workforce
housing.
Section 17.69.050 E currently reads as follows:
The area of affordable housing units built pursuant to the construction
requirement shall be an average of not less than one-thousand square feet per
unit. Developers shall provide a mix of one bedroom and larger units based in the
expected needs of the project, as further specified in the development
improvements agreement and/or the LURA.
As the staff has been working with developers to satisfy the requirement for assured
workforce housing, it has come to our attention that there is a need for smaller, studio
unit that may not be a minimum of 1,000 sq. ft. in floor area. The City wants to provide a
variety of housing unit types and sizes that are available for workforce housing. One
product type that Moab lacks is a small studio unit for 1 or 2 people. The proposed
amendment would allow a smaller unit (minimum of 400 sq. ft.) in a studio configuration.
The proposed language would read:
17.69.050E:
The area of affordable housing units built pursuant to the construction
requirement shall be not less than four hundred square feet per unit.
Developers shall provide a mix of studio, one bedroom and larger units based
in the expected needs of the project, as further specified in the development
improvements agreement and/or the LURA.

History of the WAHOO Ordinance:
There was significant discussion and public input at the time of the adoption of the
Assured Workforce Housing code provisions. The City Planning Staff has researched
the minutes, staff reports and videos that were associated with the adoption of the
Workforce Housing Ordinance. The Planning Commission recommended the Ordinance
to the City Council with the minimum square footage of 500.
There was significant economic research and modelling that was done prior to delving
info drafting the WAHOO. The number of units required was researched and was based
on the impact of an Overnight Accommodation and the number employees generated
and units needed. When that analysis was done, the “base” unit that was discussed was
1,000 square feet. When the ordinance was being finalized, the City Attorney (Chris
McAnany) advised the City Council that based on the cost of construction in Moab, a
smaller unit (500 square feet) may result in developers actually building units, rather
than just pay the Fee in Lieu of Construction (FILC). The 500 square feet size provided
a slight incentive for a developer to build units on site. This was thought to be the most
desirable outcome, as well as to build units that would provide housing for employees
that work in the project. A 1,000 square foot unit would cost more to build than the FILC.
In other words, it would be cheaper to just pay the FILC than it would be to build the
required number of units if the minimum size is 1,000 square feet.
Summary of research and discussion is as follows:
• Originally the ordinance followed the standards set in the PAD ordinance
• Then because the PAD would be passed after the WAHOO, they wanted the
WAHOO to stand alone, and made the standard relative to sf minimum 500sf per
the underlying zone
• During the second (and last) discussion before the ordinance was passed at City
Council November 13th, Council Member Jones made the recommendation to
increase the required minimum to an average of 1000sf because that was the
number that followed the "NEXUS" AH "FILK" Study. 'Number that is used in
housing economic study linked to computation of number of units. (Essentially a
round number to work the computation off of).
• Comparing the "Fee vs Construction", City Attorney Chris McAnany Construction was at a higher cost to developer than fee with 1000sf. The 500sf
adjustment would create "parity" between Fee vs Construction. This calculation
was provided to council for the meeting.500sf was trying to mitigate issue in cost
discrepancy.
• At this point the Council invited Zacharia Levine up to speak on behalf of the
county. He presented the County Version with 1000sf and Parity in their fees.
Zacharia summarized that 500sf would be a way to incentivize construction and
flexibility, if the council wanted to stick to "mathematics that are going to be
simplest and most defensible and logical" they could go with 1000sf. The Council
straw polled their favor of 1000sf based on "Defensible and logical".
• The most relevant information to the reason behind the current language and
associated numbers is in the City Council Video from November 13, 2018 (see
link below) Please review the video between 2:18:33: and 2:27:55.

https://www.youtube.com/watch?v=rKh9vgKg0Sg&feature=youtu.be

There is a demand for small, studio apartments accommodating 1 or 2 people. In many
cases, workers from a new OA development cannot afford a larger unit and/or would
prefer to live alone without other roommates. The reduction in the minimum size would
provide more flexibility for project to provide workforce housing that meets the needs of
their employees and would continue to incentivize developers to put the units on site
that could be used for the employees the project generates. The outcome of leaving the
minimum requirement at 1,000 sf per unit would likely be that units are not build on site,
or off site, and that the developer would choose the option of paying the FILC.
Planning Commission Options:
The Planning Commission is being asked to forward a recommendation on the
proposed amendment. The Planning Commission could take any of the following
actions:
Option 1: Forward a positive recommendation to the City Council, as drafted, to reduce
the minimum square footage of a unit from 1000 square feet to 400 square feet
Option 2: Forward a negative recommendation to City Council on the proposed
amendment based on specific findings:
_____________________________________________________________
______________________________________________________________
Option 3: Forward a positive recommendation with modifications. These modifications
could include requiring a “unit” to be 1,000 sf, but allowing smaller unit configurations.
For example, if the unit size proposed by the developer is 500 sf, two of those would
have to be built to satisfy the requirement for 1 unit.

Exhibits:
Exhibit A: Proposed Ordinance

ORDINANCE # 03-2020

AN ORDINANCE AMENDING THE CITY OF MOAB MUNICIPAL CODE SECTION 17.69.050E TO
MODIFY THE MINIMUM SQUARE FOOTAGE FOR CONSTRUCTION OF WORKFORCE HOUSING
UNTIS FROM 1,000 SQUARE FEET TO A MINIMUM OF 400 SQUARE FEET.

The following finding describe the intent and purpose of this ordinance:
a. The City has enacted Title 17.00, Zoning, of the Moab Municipal Code, which governs
land use and development within the City Limits.
b. From time to time the City undertakes revisions of Title 17.00 to improve the quality
of land development and align the Code with state law and contemporary planning
concepts.
c. The City finds that this ordinance will serve the public health, safety, and welfare,
and that adoption is in the best interest of the Moab community.
d. 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.
e. This ordinance was reviewed by the Planning Commission on ___________, and the
Commission favorably recommended approval of the ordinance to City Council.
f. Section 17.69.050E currently requires a minimum of 1,000 square feet for a unit size.
g. There is a demand in the community for smaller, studio affordable units.
h. The City of Moab has recognized the need for Assured Workforce Housing by
requiring that all new Overnight Accommodations provide assured workforce
housing units and has adopted Section 17.69 of the Moab Municipal Code (MMC).
Therefore, the City of Moab hereby modifies MMC 17.69.050E to reduce the minimum
square footage from 1,000 square feet to 400 square feet and adds a studio unit as an
acceptable configuration, as noted below:
17.69.050:
E. The area of affordable housing units built pursuant to the construction
requirement shall be an average of not less than one thousand four hundred square
feet per unit. Developers shall provide a mix of studio, one bedroom and larger units
based on the expected needs of the project, as further specified in the development
improvements agreement and/or the LURA.

PASSED AND APPROVED in a public meeting of the City Council by a majority vote of the Moab
City Council on the ___ day of __________, 2020. This ordinance shall take effect immediately
upon passage.

SIGNED:
_________________________
Emily S Niehaus, Mayor

ATTEST:
________________________
Sommar Johnson, City Recorder

Moab Planning Commission Agenda Item
Meeting Date: February 13, 2020

Title: Review and Consideration to Adopt Moab Planning Resolution #01-2020,
Conditionally Approving a Level II Site Plan for The Four Corners Community
Behavioral Health (FCCBH) – Moab Clinic and Clubhouse on Property
Located at 76 E 300 North (Nob Hill) Moab, Utah 84532 in the C-5,
Neighborhood Commercial Zone and approving a reduction in required parking
Date Submitted: July 29, 2019
Staff Presenter: Cory P. Shurtleff, Assistant Planner
Property Owner: Four Corners Community Behavioral Health, Inc.
Applicant: MHTN Architects – Curtis Leetham, AIA
Location: 76 E 300 North (Nob Hill), Moab, Utah 84532
Zoning: C-5 Neighborhood Commercial
Attachment(s):
Exhibit A: Draft Planning Resolution #01-2020
Exhibit B: Application
Exhibit C: Project Narrative
Exhibit D: Plat
Exhibit E: Site Plan
Exhibit F: Letter to Moab City from Applicant
Exhibit G: Parking Study
Exhibit H: City Engineer Conditions
Exhibit I: Water Consultant Conditions
Options:
1. Approve Moab Planning Resolution #01-2020, with or without modifications; or
2. Continue or table action to a later meeting with specific direction to City Staff and
Applicant as to additional information needed to make a decision; or
3. Deny the Site Plan Application, giving specific findings for decision.
Motion for Approval: I move to adopt Moab Planning Resolution #01-2020 approving
The Level II Site Plan for The Four Corners Community Behavioral Health – Moab Clinic
and Clubhouse, with the reduced parking requirement of (35) spaces as approved by
the Planning Commission, and with the following condition:
1. All outstanding engineering comments shall be addressed to the satisfaction of
the City Engineer as conditions of approval for Planning Resolution #01-2020,
and satisfied prior to the issuance of a grading permit and/or building permit.
Comments included as Conditions of Approval are expressed in attachments:
a. Exhibit H: City Engineering Conditions
b. Exhibit I: Water Consultant Conditions
Background:
The application for this Level II Site Plan was received from MHTN Architects – Curtis
Leetham, AIA, and land surveyor Dayton Law, Civil Solutions Group, on July 29, 2019.
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The site plan application was reviewed by the Development Review Team (DRT)
resulting in a list of comments on September 3, 2019. These comments were addressed
by the applicant in a resubmittal on November 12, 2019. The DRT reviewed the
resubmittal, resulting in a revised list of comments that were re-addressed between the
applicants and staff.
At this time, after review of the resubmitted materials, the Site Plan Application has
been submitted for review to the Moab City Planning Commission, on February 13,
2020.
Project Description:
Location: 76 E 300 North, Moab UT 84532
Property Owner: Four Corners Community Behavioral Health
Applicant: MHTN Architects – Curtis Leetham, AIA
Parcel Size: 1.92 acres
Zoning: C-5 Neighborhood Commercial Zone
Proposed Use: Professional Office & Clinic
Project Size: ~16,400 sf
Parking: (35) total; (4) ADA
Narrative Summary:
The Four Corners Community Behavioral Health (FCCBH) Moab Clubhouse and Clinic
is proposed as an ~16,400sf, 2-story wood frame structure that will house the
organization’s functions which are currently serving the regional community out of
two separate buildings.
The proposed FCCBH facility is split into two main functions with the ground-level
consisting primarily of counseling offices and group rooms and the upper-level
comprised of activity and training spaces related to the treatment and services
provided by the organization.
Vehicular access to the facility will be provided via a new private drive that will
connect to 300 N and the new parking lot with stalls for 35 cars including (4) ADA
accessible stalls. While this parking is for both employees and patrons of the facility,
it has been calculated with consideration that most of the patrons arrive at the
facility by walking or bicycle. Covered accommodations for bicycle parking will be
provided in the exterior court area on the west end of the facility near the Clubhouse
entrance.
Parking Reduction:
The standard computation of the proposed use for Off-street parking and loading –
Number of spaces, requires 55 parking spaces. The applicant is proposing 35 spaces,
and requesting a parking requirement reduction as it is allowed in Municipal Code Title
17.09.220. Q. Special Exceptions to the Parking Requirements. This reduction can be
approved by the Planning Commission if the applicant can prove the lower than
minimum requirement is adequate for the needs of the development.
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The applicant has submitted information supporting their requested reduction in parking.
It is attached as Exhibit F. In their analysis, they calculated the number of staff spaces
necessary at any one time, the number of clients they can see at any one time, and
observations of client behavior. The staff has reviewed the request and parking study
and supports the request.
General Plan Compliance:
The General Plan as expressed through the current Zoning Map designates this area as
a C-5 Neighborhood Commercial Zone. Related uses such as Group Homes, Day Care,
Professional Offices, and Public Buildings are permitted uses within this zone.

CITY OF MOAB PLANNING RESOLUTION NO. 01-2020
A RESOLUTION APPROVING A LEVEL II SITE PLAN FOR THE FOUR CORNERS COMMUNITY
BEHAVIORAL HEALTH – MOAB CLINIC AND CLUBHOUSE, A COMMERCIAL DEVELOPMENT
ON PROPERTY LOCATED AT 300 NORTH 46 EAST, MOAB, UTAH 84532, IN THE C-5,
NEIGHBORHOOD COMMERCIAL ZONE.

WHEREAS, the following describes the intent and purpose of this resolution:
a. Four Corners Community Behavioral Health, as the Owner of record and ("Owner") of property
located at 300 North 46 East, Moab, Utah 84532, has applied through their agent, MHTN
Architects – Curtis Leetham, AIA, 420 E South Temple, Salt Lake City, Utah, for a Level II Site
Plan Approval; and
b. Applicant has furnished a site plan and description of the property located at 300 North 46 East
Moab Utah, 84532; Parcel 01-0001-0063; Tax ID 26-21-1-81; Entry 523201; and
c. The City adopted Site Plan Review regulations in order to promote the health, safety and the
general public welfare of the residents of the City by establishing standards for development in
zones including the C-5 Neighborhood Commercial Zone; and
d. The Moab Planning Commission reviewed the application for Level II Site Plan for commercial
development on property located at 300 North 46 East, Moab, Utah in a regularly scheduled
meeting held on February 13, 2020; and
e. Substantial evidence provided by the applicant proved that a lower than minimum requirement is
adequate for the off-street parking needs of the development; and
f.

The number of parking spaces being proposed as (35) spaces, will be recognized as the required
amount of parking upon approval; and

g. Following the consideration of the technical aspects of the pertinent code sections, the Moab
Planning Commission, pursuant to Moab Resolution #09-2020, hereby finds, that all applicable
provisions of the Moab Municipal Code have or can be met.
NOW, THEREFORE, BE IT RESOLVED BY THE MOAB PLANNING COMMISSION, the
application for The Four Corners Community Behavioral Health – Moab Clinic and Clubhouse is hereby
APPROVED, with the reduce parking requirement of (35) spaces as approved by the Planning
Commission, and with the following condition:
1. All outstanding engineering comments shall be addressed to the satisfaction of the City
Engineer as conditions of approval for Planning Resolution #01-2020, and satisfied prior to
the issuance of a grading permit and/or building permit.
a. Conditions of Approval include:
i. General notes number 3 refers to APWA Standard Plans and Specifications
2012 edition which is an old edition. It should refer to Utah APWA most
recent version.
ii. Future main water construction may not be built in time frame to serve
proposed clinic building. Please design your water service line to be
connected to water main on 300 N (Nob Hill).
iii. We received a legal description of the drainage easement on Mr. & Mrs
Tuttle property. Please submit the signed agreement between the parties or
the recorded documents.

iv. Our previous comment regarding culinary water and sanitary sewer system
impact studies has not been addressed: 9/3/2019 - Please contact the City
culinary water consultant Hansen Allen & Luce Inc (attention Ben Miner)
and sanitary sewer consultant Bowen Collins & Associates (attention Jeff
Beckman) for system impact study of new development. Provide a letter or
memo from the consultants about the new development’s impact on culinary
water and sanitary sewer systems.
v. Plat Comments:
1. Please extend easement line to boundary & label distance from
intersection to boundary corner to east.
2. Please correct the call out "15' Water Easement" to "15' Utility
Easement".
3. Please show the bearings of Southwest corner jog-out where the
sewer stub will be located.
PASSED AND APPROVED in an open meeting of the Planning Commission by a majority vote of the
Governing Body of Moab Planning Commision on February 13, 2020.

SIGNED: ________________________________
Kya Marienfield, Chair
ATTEST: ________________________________
Sommar Johnson, Recorder

Moab Planning Resolution #01-2020
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MHTN Architects - Curtis Leetham, AIA
420 E South Temple, Salt Lake City, Utah 84111
801-595-6700
curtis.leetham@mhtn.com

Project Narrative
July 01, 2019
Four Corners Community Behavioral Health: Moab Clubhouse and Clinic
The Four Corners Community Behavioral Health (FCCBH) Moab Clubhouse and Clinic
is proposed as an 18,100sf, 2-story wood frame structure that will house the
organization’s functions which are currently serving the regional community out of
two separate buildings. This phase of the development will occupy approximately
65% of the 2-acre parcel located at 76 E 300 N (Nob Hill) that has previously been
re-zoned to allow this use. The site currently has a single family detached residence
and some small utility out-buildings which will be demolished. The easterly portion of
the parcel will remain in its current state to be developed by FCCBH at a later date.
The proposed FCCBH facility is split into two main functions with the ground-level
consisting primarily of counseling offices and group rooms and the upper-level
comprised of activity and training spaces related to the treatment and services
provided by the organization.
Vehicular access to the facility will be provided via a new private drive that will
connect to 300 N and the new parking lot with stalls for 35 cars including four ADAaccessible stalls. While this parking is for both employees and patrons of the facility,
it has been calculated with consideration that most of the patrons arrive at the
facility by walking or bicycle. Covered accommodations for bicycle parking will be
provided in the exterior court area on the west end of the facility near the Clubhouse
entrance.

SURVEYOR'S CERTIFICATE
I, DENNIS P. CARLISLE, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND
SURVEYOR, AND THAT I HOLD CERTIFICATE NO. 172675 IN ACCORDANCE WITH
TITLE 58, CHAPTER 22 OF UTAH STATE CODE. I FURTHER CERTIFY BY AUTHORITY
OF THE OWNERS(S) THAT I HAVE COMPLETED A SURVEY OF THE PROPERTY
DESCRIBED ON THIS PLAT IN ACCORDANCE WITH SECTION 17-23-17 OF SAID
CODE, AND HAVE ALSO SUBDIVIDED SAID TRACT OF LAND INTO LOTS, STREETS,
AND EASEMENTS, AND THE SAME HAS, OR WILL BE CORRECTLY SURVEYED,
STAKED AND MONUMENTED ON THE GROUND AS SHOWN ON THIS PLAT, AND
THAT THIS PLAT IS TRUE AND CORRECT.
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DATE

A portion of the NE1/4 of Section 1, Township 26 South, Range 21 East, Salt Lake Base &
Meridian located in Moab, Utah, more particularly described as follows:
Beginning at a point on the extension of an existing fence line and the westerly line of that
Real Property described in Deed Book 826 Page 469 of the Official Records of Grand County
located N89°44'17”W along the monument line 50.51 feet and North 205.38 feet from the
centerline monument at the intersection of 200 North and 100 East (Basis of Bearing:
N89°44'17”W along the monument line between ring & lid monuments at the intersections of said
100 East and 100 West); thence N87°59'00”W along a fence line 83.94 feet; thence S89°00'45”W
along a fence line 95.28 feet to a rebar & cap; thence N89°36'41”W 90.62 feet to a rebar & cap on
the easterly line of that Real Property described in Deed Book 629 Page 101 of the Official
Records of Grand County; thence N0°12'50”E along said deed 110.66 feet; thence S89°55'50”W
along a fence line 8.70 feet to a rebar & cap; thence N0°12'50”E 56.42 feet to the north line of
said deed; thence N89°58'10”W along said deed 2.33 feet; thence N0°23'20”E along a fence line
and extension thereof 130.91 feet to a nail found in the asphalt of 300 North; thence S89°52'29”E
along the north line of that Real Property described in Deed Book 849 Page 553 of the Official
Records of Grand County 314.38 feet; thence S1°05'00”E along the extension of, and along a
fence line 158.43 feet to the north line of said deed described in Book 826 Page 469; thence along
said deed the following 4 (four) courses and distances: N89°39'29”W 39.08 feet; thence
S0°24'31”W 13.75 feet; thence S89°39'29”E 2.00 feet; thence S0°24'31”W 127.29 feet to the
point of beginning.
Contains: 2.02+/- acres

144.48
S1°05'00''E

NOB HILL CREST, LLC
827/497

DENNIS P. CARLISLE
PROFESSIONAL LAND SURVEYOR
CERTIFICATE NO. 172675
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OWNER'S DEDICATION

S0°24'31''W
13.75

KNOW ALL MEN BY THESE PRESENTS THAT WE, THE UNDERSIGNED OWNERS OF
THE ABOVE DESCRIBED TRACT OF LAND, HAVING CAUSED THE SAME TO BE
SUBDIVIDED INTO LOTS, EASEMENTS, AND STREETS OR OTHER PARCELS
INTENDED FOR PUBLIC USE, TO BE HEREAFTER KNOWN AS:

S89°39'29''E
2.00
CENTERLINE
OF
POLE LINE
EASEMENT
115/8

S89°55'50''W
8.70

FCCBH
SUBDIVISION
DO HEREBY DEDICATE FOR THE PERPETUAL USE OF THE PUBLIC ALL PARCELS OF
LAND SHOWN ON THIS PLAT AS INTENDED FOR PUBLIC USE, AND WARRANT,
DEFEND, AND SAVE THE CITY HARMLESS AGAINST ANY EASEMENTS OR OTHER
ENCUMBRANCES ON THE DEDICATED STREETS WHICH WILL INTERFERE WITH
THE CITY'S USE, OPERATION, AND MAINTENANCE OF THE STREETS AND DO
FURTHER DEDICATE THE EASEMENTS AS SHOWN FOR THE USE BY ALL SUPPLIERS
OF UTILITY OR OTHER NECESSARY SERVICES.

N0°12'50"E
110.66

113.13
N0°07'31"E

HOLLAND REAL ESTATE, LLC
629/101

127.29
S0°24'31''W

10' WATERLINE EASEMENT

DESERT ROSE APARTMENTS, LLC
826/469

IN WITNESS WHEREOF, WE HAVE HEREUNTO SET OUR HANDS THIS________ DAY
OF___________ , 20___ .

________________________________________ (SIGNATURE)
FOUR CORNERS COMMUNITY
BEHAVIORAL HEALTH, INC.
BY:____________________________________ (PRINTED NAME)
N87°59'00"W 95.69

95.28
S89°00'45"W

90.62
N89°36'41"W

ITS:____________________________________
POINT OF
BEGINNING

CORPORATE ACKNOWLEDGMENT
SCOTT ANDERSON
CYNTHIA BURROWS
829/927

ON THIS _________ DAY OF ______________ 20___, PERSONALLY APPEARED BEFORE
ME, _______________________________, WHOSE IDENTITY IS PERSONALLY KNOWN
TO ME (OR PROVEN ON THE BASIS OF SATISFACTORY EVIDENCE) AND WHO BY
ME DULY SWORE/AFFIRMED, DID SAY THAT HE/SHE IS THE _________________ OF
__________________________________ AND THAT SAID DOCUMENT WAS SIGNED BY
HIM/HER IN BEHALF OF SAID CORPORATION BY AUTHORITY OF ITS BYLAWS, OR
RESOLUTION OF ITS BOARD OF DIRECTORS, AND SAID _______________________
ACKNOWLEDGED TO ME THAT SAID CORPORATION EXECUTED THE SAME.

DAVID P. TEMPLE
505/207

JOSEPH P. LOHMULLER
870/807

205.38
NORTH

CRAIG G. & SHERON S. TUTTLE
453/230

10'
DRAINAGE EASEMENT
889/390

MY COMMISSION EXPIRES: ________________

_________________________________
NOTARY PUBLIC (SIGNATURE)

WEST

RESIDING IN ____________ COUNTY
MY COMMISSION No. ______________________

STREET MONUMENT
(RING & LID)
TYPICAL

N89°44'17''W

50.51
N89°44'17''W

1,122,13 (MEASURED)

200
NORTH

FCCBH
SUBDIVISION

100

100
EAST

BASIS OF BEARING:

_________________________________
PRINTED FULL NAME OF NOTARY

LOCATED IN THE NE1/4 OF SECTION 1, T26S, R21E, SLB&M
MOAB, GRAND COUNTY, UTAH

PUBLIC WORKS APPROVAL
APPROVED AS TO FORM THIS_____________ DAY OF
_____________________, 20______

CACHE VALLEY | P: 435.213.3762
SALT LAKE | P: 801.216.3192
UTAH VALLEY | P: 801.874.1432
info@civilsolutionsgroup.net
www.civilsolutionsgroup.net

PLANNING COMMISSION
APPROVED AS TO FORM THIS_____________ DAY OF
_____________________, 20______ BY THE MOAB CITY
PLANNING COMMISSION.

MOAB CITY ENGINEER
I HEREBY CERTIFY THAT THIS OFFICE HAS
EXAMINED THIS PLAT AND IT IS CORRECT IN
ACCORDANCE WITH INFORMATION ON FILE IN THIS
OFFICE.

MOAB CITY COUNCIL
PRESENTED TO THE MOAB CITY COUNCIL THIS _______ DAY OF
_____________________, 20______. AT WHICH TIME THIS SUBDIVISION WAS
APPROVED AND ACCEPTED.

OFFICE OF THE CITY ATTORNEY
APPROVED AS TO FORM THIS________ DAY OF
____________________,A.D., ___________

RECORDED # _____________________________________________________
STATE OF UTAH, COUNTY OF GRAND, RECORDED AND FILED AT THE REQUEST
OF:
______________________________________________________________________
DATE: ____________ TIME: ____________ BOOK: ___________ PAGE: __________
$_____________________________ _______________________________________
FEE
GRAND COUNTY RECORDER

__________________________________________________
PUBLIC WORKS DIRECTOR

____________________________________________________
PLANNING COMMISSION CHAIRPERSON

____________
DATE

____________________________________
MOAB CITY ENGINEER

ATTEST TO: _______________________________
MOAB CITY CLERK

_____________________________
MAYOR

______________________________________________________
ATTORNEY FOR MOAB CITY

11/14/19

Four Corners Community Behavioral Health Moab Office Parking Study
Period of study: 5 months
Staff Member vehicles
Average number of FCCBH staff vehicles occupying the parking lot from 8 am to 5 pm: 9 vehicles
Additional vehicles of part-time staff occupying the parking lot from 8 am to 10 am: 2 vehicles
Average number of FCCBH staff vehicles occupying the parking lot from 5 pm to 8 pm: 2 vehicles
Client Vehicles
Individual clinical appointments are on average 1-2 hours long between 8am and 5 pm.
6 clients can be seen simultaneously, so 6 client cars is the maximum for these appointments.
Most clients, however, do not have vehicles. Average number of individual cars for these
services at one time is 4.
Group Therapy Hours are held in the late afternoon and evening, for 2 hour sessions. Groups
have up to 7 cars parked during these sessions.
TOTAL AVERAGE VEHICLES occupying the FCCBH parking lot from 8 am to 5 pm: 13-16 vehicles
Total vehicles occupying the FCCBH parking lot after 5 pm: 2-9 vehicles
SUMMARY:
Current maximum spaces needed for office operation- 16 parking spaces
Nob Hill Location Planned Parking Spaces-35 parking spaces (including accessible parking)
The plan for 35 parking spaces is more than double what the office currently requires which will
generously accommodate for future growth.
Suggested spaces-55 spaces this is more than triple the needed spaces and would require us to
dramatically reduce affordable staff housing by ½ from 6 townhomes to 3.
When the townhomes come on line, this will reduce required parking as those workers will simply leave
their cars parked at home and walk to work, thus reducing the need for parking spaces.
55 Parking spaces would increase expense in terms of development costs, and costs to hire additional
staff to monitor the area for unauthorized parking in the empty spaces.

217 E. Center Street
Moab, Utah 84532-2534
Phone: 435-259-5129

Cory P. Shurtleff
Assistant Planner

Moab Planning Resolution #01-2020: Exhibit H
The following comments are representative of the conditions of approval for Moab Planning Resolution
#01-2020, The Four Corners Community Behavioral Health – Moab Clinic and Clubhouse. These
comments shall be addressed to the satisfaction of the City Engineer as Conditions of Approval; and
satisfied prior to the issuance of a grading permit and/or building permit. This document will act as
Exhibit H, City of Moab - Conditions of Approval – Engineering; for the Level II Site Plan Application
seen by the Moab Planning Commission February 13, 2020.
Cory P. Shurtleff
Assistant Planner
City of Moab
217 East Center Street
Moab,UT 84532
FCCBH Engineering Comments:
1.
General notes number 3 refers to APWA Standard Plans and Specifications 2012 edition which is
an old edition. It should refer to Utah APWA most recent version.
2.
Future main water construction may not be built in time frame to serve proposed clinic building.
Please design your water service line to be connected to water main on 300 N (Nob Hill).
3.
We received a legal description of the drainage easement on Mr. &Mrs Tuttle property. Please
submit the signed agreement between the parties or the recorded documents.
4.
Our previous comment regarding culinary water and sanitary sewer system impact studies has not
been addressed: 9/3/2019 - Please contact the City culinary water consultant Hansen Allen & Luce Inc
(attention Ben Miner) and sanitary sewer consultant Bowen Collins & Associates (attention Jeff
Beckman) for system impact study of new development. Provide a letter or memo from the consultants
about the new development’s impact on culinary water and sanitary sewer systems.
Plat Comments:
1.
Please extend easement line to boundary & label distance from intersection to boundary corner to
east.
2.
Please correct the call out "15' Water Easement" to "15' Utility Easement".
3.
Please show the bearings of Southwest corner jog-out where the sewer stub will be located.

Chuck Williams PE
City Engineer
City of Moab
217 East Center Street
Moab,UT 84532

Moab Planning Commission Discussion Item
Meeting Date: February 13, 2020
Title: Continued Discussion on Development Standards for Hotels and Motels
in the RC Zone.
Disposition: Discussion only
Staff Presenter: Nora Shepard, Planning Director
Attachment(s):
- Documents for City Council discussion on January 14, 2020
- Applicable minutes from the January 14, 2020 discussion session with
the City Council
Background/Summary:
For the last year, the City and County have been working together on
developing new Development Standards for Overnight Accommodations.
Attached is the most recent information given to the City Council at their
meeting on January 14, 2020. The City discussed this information and asked
the staff to work with the Planning Commission to revise the proposed
standards. I would recommend watching the City Council discussion that
occurred on January 14, 2020. Here is a link to the YouTube Video. The
discussion can be seen from 1:04:55 to 2:08:46.
https://www.youtube.com/watch?v=hSItnAIK9KU

Minutes from this portion of the meeting are also attached for your
information.
At your meeting on January 23, 2020, I distributed the January 14, 2020
packet information for your use. They are attached again for your reference
and in preparation for the discussion on February 13, 2020.
Further Review and Discussion by Planning Commission
The City Council directed staff to work with the Planning Commission on the
following items:
• Energy Efficiency – Is the requirement for 80% of energy to be
generated on site realistic?

• Commercial Requirement – should we be asking for more commercial
development as a base requirement, rather than allowing a larger
building and another floor as an incentive to provide additional
commercial uses on site.
• Design Criteria – review the criteria by looking at examples of hotels
that do and do not meet the criteria. What are the most important
design elements?
The staff will present additional information at your meeting that will assist
the Planning Commission in providing the direction the Council is requesting.

MOAB CITY COUNCIL MINUTES--DRAFT
REGULAR CITY COUNCIL MEETING
January 14, 2020
The Moab City Council held its regular 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=5lh0bolF_VA.
Executive Closed Session:
Councilmember Mike Duncan moved to enter an Executive Closed Session to Discuss the
Character, Professional Competence, or Physical or Mental Health of an Individual or
Individuals. Councilmember Karen Guzman-Newton seconded the motion. The motion passed
4-0 with Councilmembers Mike Duncan, Karen Guzman-Newton, Kalen Jones and Rani
Derasary voting aye. Councilmember Tawny Knuteson-Boyd arrived at 5:40 PM. Mayor Emily
Niehaus called the Executive Session to order at 5:38 PM. Councilmember Kalen Jones moved
to end the Executive Closed Session. Councilmember Rani Derasary seconded the motion. The
motion passed 5-0 with Councilmembers Derasary, Jones, Knuteson-Boyd, Guzman-Newton
and Duncan voting aye. Mayor Niehaus ended the Executive Closed session at 5:58 PM.
Pre-Council Workshop – 6:00 PM
At 6:03 PM, Mayor Emily Niehaus called a workshop meeting to order for a presentation by
Casey Hill of Red Hill Strategic to discuss legislative strategy. In attendance were Mayor Emily
Niehaus, Councilmembers Kalen Jones, Karen Guzman-Newton, Mike Duncan, Rani Derasary
and Tawny Knuteson-Boyd. Staff in attendance were City Manager Joel Linares, Assistant City
Manager Carly Castle, City Attorney Laurie Simonson, City Finance Director Rachel Stenta,
Senior Project Manager Kaitlin Myers, City Planner Nora Shepard, Assistant City Planner Cory
Shurtleff, City Recorder Sommar Johnson, and Deputy Recorder Joey Allred. Five members of
the public and media were present.
2020 Legislative Strategy Session with Casey Hill, Red Hill Strategic
Mayor Niehaus stressed that this workshop would be interactive with questions back and forth.
Casey Hill said that he is representing the Council as part of a team and that the members of his
team are David Stewart, Greg Curtis, and Mark Walker. He said that the Council will probably
meet his team when the Council goes to the Capitol during the legislative session. Hill gave
Council a brief history of his experience prior to 2005. He previously served on the Kaysville
City Council, and he explained how he began work as a lobbyist. He spoke about some of the
issues that are upcoming in the state legislature, some of the things that his team is currently
working on with City staff, and items which his firm needs further direction from the Council on
how they wish proceed. Mayor Niehaus said that she was happy to have him present, and that
the Council had discussed wanting better representation on Capitol Hill. Mayor Niehaus also
stated that one of the nice things that his firm has to offer is that Mark Walker is on their team;
He was born and raised in Moab and can speak to how Moab has changed. That is a unique and
important voice to tell Moab’s story to the legislature. Hill said that he believed that there were
some important issues facing Moab at this time which need to be acted on. There is one issue
that, if not acted on right away, could result in the loss of a significant opportunity and revenue
for the City. He reminded Council of the 0.5% municipality TRT (Transient Room Tax) tax and
the history of it. When the tax was first created, it gave municipalities twenty-five years to utilize
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that optional 0.5%, and that the twenty-five years is coming to an end in 2021. He has spoken to
Representative Carl Albrecht who sponsors a piece of legislation that has to do with reallocating
how counties are able to use their portion of the restaurant tax. This legislation would free up
some money for counties from the restaurant tax, which would allow them to use the funds
more freely and effectively in other areas. The Utah Association of Counties is willing to allow
the City to work with them and include the City’s issue as part of it. UCA §59-12-353 needs to
have the sunset language either removed or amended with language to make it clear that
municipalities can use it for 25 years or until the indebtedness is paid off. Hill didn’t think that
there would be any concerns with getting this accomplished. Utah Tourism is working with
Grand County on this issue and was happy to hear that the City is actively engaged in this
process. The Utah Tourism group thought that it would be beneficial to sit down and come up
with the answer to the question from Moab’s perspective. He felt that an important question
that the City would need to be ready to answer would be: What is Moab trying to solve, not just
in the terms of the 0.5%, but what is the purpose? The City should be able to show what they
need the revenue for. Finance Director Stenta asked Hill about the legislation which his firm is
looking to put together with the Utah Association of Counties, and if that would open it up to
new indebtedness in addition to extending the sunset? Hill said that was exactly what he had
meant. Hill has been working with Linares and Castle to compile a list of issues that would be
pertinent for the City, and that they would like the Council to give Hill direction on. David
Stewart is the lead on Hill’s team and has been talking with the State Senate President, Stuart
Adams.
TRT Extension is a short-term goal for this legislation, and Hill thinks that they can get it done
with significant time and effort. However, he noted that his team members are having
conversations with legislators about things that are still undecided and, while they have some
positive statements in their favor, it doesn’t indicate that decisions have been made, or that they
should assume that things are already decided. There is still a legislative process for each bill.
There is still a committee hearing in both the House and the Senate and a floor vote in both the
House and the Senate that the bills will have to pass.
Regarding OHV’s, Hill feels that having someone on their team who is from Moab and has
family in Moab gives them a good understanding of what Moab is like. Hill recommended a
proactive working together approach with the OHV community as they have a large active group
at the capitol, as the reality is that their concerns are legitimate and real and could have far
reaching impact on the community and the rest of the state. Mayor Niehaus stated that she
thought it was worth saying that the community is full of outdoor recreation, and OHV’s are one
piece of the community’s outdoor recreation pie. She doesn’t believe that the Council wants to
negatively affect those businesses. She believes that the Council cares a lot for the people that
operate those businesses and who are in that industry. She said that the Council wants to make
sure that the OHV’s are protected as one of the ways people want to get out and play in Moab.
There is a clear conflict with some of the OHV’s not being street legal and the noise level.
Council is looking for a resolution of some kind where they can continue to celebrate the offroad community and their form of recreation, while making sure that they listen to the
community’s concerns about noise and safety in the residential areas in the community. Hill
wanted to give Council a clear understanding of what is winnable and to give them a realistic
expectation. One conversation Hill has had was with the Utah Tourism lobbyist and thought that
there are ways to potentially work together to address the issue and move forward with possible
changes that might be meaningful to the community. Councilmember Jones said that he thought
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there was a bill to eliminate the off-highway tag out-of-state-reciprocity and asked Hill if he was
familiar with it, and if so, what Hill thought of its chances? Hill said that he was not familiar, but
that he would investigate it. Councilmember Duncan said that he isn’t concerned with OHV’s
being in town, but he is concerned about the noise. He wondered why OHV groups would fight
any effort to make them quieter. Hill didn’t feel that he could say if OHV groups are adamantly
opposed to the idea of requiring machine modifications. Hill believes that Moab City would be
much better served to form a coalition, work with the Utah League of Cities and Towns, and
work with other resort communities that might be affected and go back to the legislature once
they have a coalition. Moab City standing alone to take on this issue is not likely to end with
success in this legislative session. Councilmember Knuteson-Boyd thought that the Council
needs to address the perception that the City hates those who come to Moab to ride OHV’s and
the way that they recreate. OHV groups’ choice of recreation makes some of our neighborhoods
very noisy. Duncan thinks that the Council should focus on the noise. Councilmember
Knuteson-Boyd thought that it would be a good idea to get legislators here to hear the noise that
the locals hear in their neighborhoods. Hill will work on trying to get legislators here in April.
Mayor Niehaus wanted to make sure that it be known that within the OHV community there is a
diversity of opinions as well. She also mentioned that there was a suggestion about curfews.
Assistant City Manager Castle and City Manager Linares said that significant push back
occurred after a curfew was brought up. City Manager Linares said that there are about eight
different organizations that are united into the OHV group. Moab is currently standing alone.
There was discussion about the creation of a CIB for a Tourism Board, and how that would
work. Hill said that it will take some work, but he believes that they can get some traction on it.
City Manager Linares said that areas that are heavily impacted by tourism can have access to
funds in the form of grants or loans with a lower percentage rate. Councilmember Duncan
wanted to know if the TRT tax would be used on the CIB. City Manager Linares said that the
CIB would be a separate, new tax associated with the tourist industry.
Hill’s firm has had conversations with the president of the senate regarding his concerns about
the overnight accommodations issue. Hill believes that President Adams’ concerns have been
addressed and the potential fires have been controlled. The City is working hard to listen to the
community about how to deal with unintended consequences. The Council and the Planning
Commission are still working to get the overnight accommodations issue resolved. Hill said that
President Adams understands the problems that the City is facing.
Hill reported that Inland Port litigation is important and explained how it could affect Moab. He
said that Salt Lake City has said that they may pursue appeal, and there are issues that they
argue which have a compelling state interest. He wanted the Council to know that the court case
could have far reaching impacts because it can empower the legislature to feel that, in every
instance where they disagree with something that a City Council is doing, there’s a compelling
temptation to step in. It could open the path for the legislature to do so, and he wanted the
Council to keep that in mind and encourage Salt Lake City to be cautious as they proceed.
Hill spoke on tax reform. The legislature passed the tax reform in a special session in December
and there were conversations about resort community tax and sales distribution that came up.
Hill said that they haven’t heard what the legislature is intending to do with those items at this
time. Councilmember Derasary said that community members may be concerned about a tax on
food and asked if he had any information on that. Hill believes that the legislature is currently
waiting to see how the referendum succeeds if they get enough signatures. Hill said that if the
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referendum is successful, the legislature will probably pass a “skinny budget” because it won’t be
on the ballot until November. Legislative session starts January 27th.
Councilmember Derasary mentioned ongoing concerns about anything that is taking away local
control for the community, whether it’s land use planning, water, or flexibility with spending
TRT funds. Hill explained that they are dealing with TRT using the restaurant tax and adjusting
that, but they won’t be adjusting TRT. Councilmember Derasary said that the County’s EMS is
working with fire professionals on potential legislation as apparently there is nothing in the state
code that requires communities to have EMS services. She will send Hill a copy of the draft
legislation and would like him to look into it. He said that he would and that he would be
interested to find out more.
Mayor Niehaus recessed the meeting at 6:57 PM.
Regular Meeting—Call to Order and Attendance:
Mayor Niehaus called the meeting to order at 7:03 PM and had a moment of silence for a
councilmember who lost a loved one recently. Mayor Niehaus then led the Pledge of Allegiance.
In attendance were Councilmembers Kalen Jones, Karen Guzman-Newton, Mike Duncan, Rani
Derasary and Tawny Knuteson-Boyd. Staff in attendance were City Manager Joel Linares,
Assistant City Manager Carly Castle, City Attorney Laurie Simonson, City Finance Director
Rachel Stenta, Senior Project Manager Kaitlin Myers, City Planner Nora Shepard, Assistant City
Planner Cory Shurtleff, City Communications and Engagement Manager Lisa Church, City
Engineer Chuck Williams, City Recorder Sommar Johnson, and Deputy Recorder Joey Allred.
Seventeen members of the public and media were present.
Approval of Minutes:
Councilmember Duncan moved to approve the minutes of the December 2, 2019, December 6,
2019, and December 10, 2019 meetings with a correction noted by Mayor Niehaus.
Councilmember Knuteson-Boyd seconded the motion. The motion passed 4-0, with
Councilmembers Jones, Knuteson-Boyd, Guzman-Newton and Duncan voting aye.
Councilmember Derasary abstained from the vote.
Mayor and Council Reports:
Mayor Niehaus reported that she attended a Millcreek Community Collaborative Meeting, and
hosted Moab’s first investors’ speed dating event with Grand County Community Development
Director Zacharia Levine. Jim Sorenson of the Sorenson Innovation Center was in attendance
and it was a nice event to introduce projects to money. She gave a shout-out to City Senior
Project Manager Myers for presenting the City’s Walnut Lane project. She also attended the
League of Cities and Towns Board Meeting and the Legislative Policy Committee (LCP) Meeting;
They are getting ready for the legislative session. She attended the USU Advisory Council
meeting, and they are currently doing new member recruitment. Their focus for this year is on
continued fundraising and programing. Councilmember Duncan has agreed to take over that
position.
Councilmember Derasary attended an EMS Special Service District Meeting. 2019 was the
busiest year by far with 1,463 calls which surpassed the previous year by 14%. 2018 had an
increase of 11%, which means that have had an increase of 25% over the past two years. It hadn’t
been predicted that they would reach 1,400 calls until 2023. There are EMT classes going on for
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both the High School and the public. She missed a Canyonlands Healthcare Special Service
District Meeting due to a death in the family.
Councilmember Duncan attended a Homeless Coordinating Committee Meeting and found that
they are at an impasse on being able to utilize the Center Street Gym as an emergency shelter
due to rules, regulations, and lack of funding; but he thanked the staff for trying to make it
happen. He attended the Water Advisory Board meeting and thanked Assistant City Manager
Castle for helping the board to become more organized. He said that the Board will try to
maintain more of an educational process. They will focus more on keeping an updated annual
report to use as a vehicle to communicate recommendations, and then prepare presentations
that the Water Board should provide to both staff and the Planning Commission.
Councilmember Knuteson-Boyd attended a Housing Authority Meeting that was short, but the
biggest take-away was that the Moab Area Land Trust is moving forward with their
infrastructure. They are very excited about how far they have come in a short period of time. The
Moab Arts Council invited Knuteson-Boyd to join their meeting when they choose who their
donations went to this year; those choices are on their website.
Councilmember Guzman-Newton attended the Millcreek Collaborative Meeting with the Mayor
and staff, and they are getting ready in the next month for community outreach to share with the
public. She attended a Transit Authority Meeting, where there was discussion of creating a
formal board or keeping the group as more of a think-tank to offer suggestions. They outlined
the priorities for 2020 which were: shuttle infrastructure planning, working with Planning and
Zoning, code changes with overnight accommodation, new design standards in order to offer
something to the statewide rural long-range plan that is being worked on for both short-term
and long-term strategies for transportation to Salt Lake City. She attended an Airport Board
Meeting and was introduced to the new Airport Board Manager, Andy Solsvig. They sent the
Board’s recommendation to the County Council to accept the bid of SkyWest Airlines to operate
the airport. The local US Census Group was awarded a $25,000 grant for the complete count
committee and they are working on promotional materials.
Councilmember Jones attended the Travel Council Meeting, which was about the role of
recreational assets in the City as a draw for tourists. Jones believes that the Travel Council will
need to do some sort of coordinated recreational asset prioritization. They have been working on
coordinating advertising in Western Colorado to promote the Dinosaur Diamond. He wanted to
make Council aware that the BLM is moving towards an oil and gas lease sale on a couple of
parcels in Sand Flats.
Mayor Niehaus announced that Brad Lancaster, Author of Rainwater Harvesting for Drylands
and Beyond, has contacted Niehaus and is willing to come to Moab on Wednesday, March 25,
2020. She has tentatively reserved the Council Chambers at lunch and in the evening, and she
encouraged staff to attend. She asked the Council if they would like to have Brad Lancaster
present to them as a Council Meeting, or more as a public gathering that takes place in the
Council Chambers. It was decided that the Council would like to encourage as much of the
community as possible to attend, and that it would take place in the evening.
Administrative Reports:
Linares stated that their Strategic Planning Session is scheduled for Friday, February 14th. It will
be on a Friday rather than a Saturday this year so that more staff will be available. The highway
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widening is still on course to tentatively begin on February 24th. The City will be posting
information about the project on both their website and Facebook page. People can request to be
emailed or mailed updated information from the City’s Communications and Engagement
Manager about the project. They can also make a request to UDOT, who will have their own
website about the project. Staff will be getting the impact fee analysis going this week. City
Public Works Director Antillon has left the City’s employ and Linares will be working as interim
Public Works Director until further notice. Antillon has moved to be closer to his family and
Linares thanked him for his service. Linares stated that the use of the Center Street Gym as an
emergency winter shelter is still in progress. They have worked out the permitting and
requirements from the state, but they are still working on funding for finance parts of it and
volunteers. It doesn’t look like it will get done this year, but they are working on how to make it
work in the future.
Engineer Williams gave updates on projects. The Regional Transportation Plan has a consultant
selected and it’s a maximum of a one-year project per the scope. There will be stakeholder
groups and public involvement. They’ve also received a UDOT grant through their technical
assistance planning to form a Unified Plan. It’s a joint plan with Grand County to update the
City/County Transportation Master Plan. Staff calls it the Unified Plan, but Council should be
the ones to name it. Grand County is putting in $20,000, the City is putting in $15,000 and
UDOT is contributing the rest of the money to get it done. The City and County will manage the
project in coordination with UDOT. UDOT opened bids on the highway widening and they came
in at 10% greater than what their engineer had estimated; This means that they will need to reevaluate. The North Sewer Trunk Line is moving along, and the Millcreek Waterline Design
Project’s plan should be done in about 6 weeks.
Citizens to be Heard:
Mayor Niehaus reminded the public that each person was allowed three minutes for their
comments.
Sara Melnicoff said that the City has bent over backward to make the Center Street Gym work as
an emergency winter shelter, but the committee couldn’t come up with funding for staff or
volunteers. Linares said that the City is still willing to proceed. She updated Council on the
fundraising for an Emergency fund. At City Market, they raised $11,180, and then there were
private donations. If they get donations from the City, they would be close to $25,000.
However, she spent $4,056 last month which is double what she plans to spend each month.
$2,200 went for lodging and rent. This month she has spent $3,190 thus far and a lot of that was
also rent and lodging. There is a lot of need and this was probably the busiest December they’ve
ever had. She has been promoting Moab Solutions Recycling Center and hopes that everyone
can work together in the future.
Rikki Epperson, Executive Director of Community Rebuilds, wanted to clarify a few things about
Ordinance 20-2002 and addressed concerns she has heard from the community regarding the
Community Rebuilds request for zone change. She also mentioned community concerns
regarding “commercial creep” and the possibility of the Rancho Fandango turning back into a
nightly rental. She said that she believed those issues had been addressed in Community
Rebuilds’ plan. Nothing in the neighborhood will change except that one more house will be in
the housing stock when the new office gets built. She said that they don’t have much office
traffic, but she feels that the current location of the office has more of a commercial creep feel
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than where the new office would be. Community Rebuilds is going to deed restrict both
properties as they don’t want nightly rentals in that area. The residential feel will be preserved.
Kenny Fallon said that he is an AmeriCorps Vista and he is grateful that he was able to get
housing with Community Rebuilds in their service worker lodging. He said that his friends have
had trouble finding housing. It is very difficult to find affordable housing, particularly if you are
in a volunteer program or community internship; He is grateful that he was able to get into
housing that is reserved for service organization workers. He is hoping that the zone change will
go through because it will increase that supply and help more people.
Zacharia Levine owns property bordering part of the Community Rebuilds property and he
believes that it would be beneficial to do the zone swap. He believes that it makes more sense for
the commercial parcel to have more frontage on a public road rather than being on the flag lot
portion. He would prefer the zone change because it fits more with the character of the area. He
supports Community Rebuilds as an organization and the mission and goals that it is working to
reach.
Kimberly Pettit said that she had previously sent a booklet to the Council and the Mayor
regarding her understanding of this issue. She was under the impression that, before this was to
be considered by the Council, they would have a public hearing prior to a decision being made.
She read an email that she had sent to Council earlier in the evening. She is thoroughly against
the rezone and said that she could find no postings for this meeting. She said that she also was
not notified of the public hearing on this issue when it was before the Planning Commission, and
she was not interviewed by anyone to convey a narrative to support such a zone change. She said
that the documents provided to the Planning Commission for their public hearing included a
document (number 3) approving the proposed zoning map amendment when it was only
supposed to be a public hearing. Mayor Niehaus notified Pettit that she was one minute over the
allowable three minutes for Citizens to be Heard Comments, but would allow her to finish. Pettit
mentioned that the minutes from the public hearing held by the Planning Commission stated
that the Commission passed the ordinance only with the understanding that the Council would
not pass it until they held a public hearing, but there has been no notice. She asked that Council
table this matter.
Dennis Silva said that he lives in the county but has communicated his feelings about the
Humane Society’s Trap and Neuter program. He asked that the Council talk to the Humane
Society about the program because cats kill birds. He said that he has documentation that
proves that the program kills a lot of birds, especially songbirds. He believes that birds should be
considered in the decision and a suggestion be made to the Humane Society about reducing that
program.
Ellen Amuso said that she is a Board member of the Humane Society and she read out a
statement from the Humane Society explaining how the Community’s feral cat population has
stabilized and has, in fact, decreased. She said that records showed that the City euthanized
almost 2000 cats between 1997 and 2004 at taxpayer expense in addition to paying staff salary.
The Humane Society’s Feral Cat program has successfully stopped the community runaway feral
cat population and reduced Moab’s animal shelter costs. The cat population has been steadily
declining in response to the program.
Diane Walker said that she sent a letter regarding the zone change of Community Rebuilds
earlier in the day. She said that she has been involved in a lot of zone changes in that
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neighborhood over the years and gave Council some history including the zone change
applications that had been denied. She is very much opposed to this zone swap and thinks it’s a
poor precedent for the City. She worries that this type of thing will come up again.
Proclamations:
Proclamation of January 20, 2020 as Martin Luther King Jr. Day in the City of Moab.
Mayor Niehaus read out the proclamation that annually, on the third Monday of January, be
declared Martin Luther King Jr. Day as a federal holiday to represent Dr. King’s birthday. It will
be celebrated on January 20, 2020.
Old Business
Community Contributions Recommendations for FY 2019-2020
Discussion: Communications and Engagement Manager Lisa Church and Assistant City
Manager Carly Castle were available for any questions the Council may have had.
Motion and vote: Councilmember Duncan moved that the City fund the Humane Society as
the Committee has suggested with the caveat that, in subsequent years, any funding requests
from the Humane Society should show significant deductions in the feral cat population.
Councilmember Guzman-Newton seconded the motion. Mayor Niehaus stated that there are
more items on the Community Contributions list, but she was comfortable with isolating this as
a motion if Council agreed, however they would still need a motion for the remaining
contribution items. There was no further discussion. The motion passed 5-0 with
Councilmembers Duncan, Guzman-Newton, Derasary, Knuteson-Boyd and Jones voting aye.
Motion and vote: Councilmember Jones moved to approve the Community Contributions Ad
Hoc Committee’s recommendations for the rest of the fiscal year 2019-2020 grants.
Councilmember Knuteson-Boyd seconded the motion. Councilmember Derasary asked if the
motion was to approve the rest of the recommendations as is, and Councilmember Jones said
that it was. Councilmember Derasary said that there was interest in revisiting the
recommendation for the Youth Garden Project at the last meeting. Councilmember GuzmanNewton had a suggestion of moving some funds from KZMU to give to the Youth Garden. She
also mentioned that WabiSabi’s request could be reallocated. Councilmember Derasary asked if
there was any interest in reallocating any funding that is allotted for events for groups, and
Councilmember Jones said that he was interested. Mayor Niehaus called for a vote of the motion
on the table to approve the recommendations as is. The motion failed 4-1 with Councilmember
Duncan voting aye and Councilmembers Derasary, Knuteson-Boyd, Guzman-Newton and Jones
voting nay.
Motion and vote: Councilmember Guzman-Newton moved to approve the Community
Contributions Ad Hoc Committee’s recommendations for 2019-2020 grants with the deletion of
$1000 from WabiSabi and $500 from KZMU to enable $1,500 to go to the Youth Garden Project
for their Summer Camps. Councilmember Knuteson-Boyd seconded the motion. The motion
passed 5-0 with Councilmembers Guzman-Newton, Knuteson-Boyd, Derasary, Duncan and
Jones voting aye.
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Ordinance 2019-30: An Ordinance Amending the City of Moab Municipal Code
Section 17.31 RC Resort Commercial Zone to Allow New Hotels and Motels,
Subject to Revised Development Standards:
Discussion: City Planner Nora Shepard presented and said that she was looking for some
direction from the Council, as she had received wide-ranging comments and questions from the
Council at the last meeting. The Planning Commission didn’t have a quorum for last week’s
meeting, so they were unable to vote on a recommendation. She gave a brief history and pointed
out what has been approved by the County Council as well as the recommendations that were
made by City Council. The County approved overlays by use. Shepard provided updated
numbers of all existing motels and hotels as well as those that are pending. There are 388
bedrooms pending rather than the 38% increase number that has been thrown around in the
community. Shepard said that it is unknown where the 38% number actually came from
City Planner Shepard said that they are looking for direction on energy efficiency, density and
size, incentives for commercial square footage and the mixed-use requirements. Mayor Niehaus
asked if the Council was in favor of moving forward with metering, if they would like to revisit
overlays, or move forward in the Resort Commercial zones with standards. Councilmember
Duncan said that the Council hears a lot about slowing down overnight accommodations from
the community. He was uncomfortable with using strict standards to try to slow things down.
He is nervous about pursuing standards alone and asked how the rest of the Council felt about
it. Councilmember Guzman-Newton was in favor of starting with very strong standards and
loosening them a little if they are too onerous. She would like more minimum commercial space
than the 5%. Councilmember Knuteson-Boyd would prefer higher standards to overlays. She
also stated that there are apartments that are 100% solar. They generate everything they need
and sell back to the grid. They have a zero-waste component to rent the apartments so it’s not
going to be as lucrative, but she believed that it could be done. Councilmember Jones said that,
for the RC zone only, he was willing to try using standards to balance the benefits of new
development with other community benefit needs. He was accepting of the standards as written.
The assured housing offers an option to calculate the economics of individual developments and,
for the developer, to propose alternative assured housing numbers. However, Councilmember
Jones is still concerned that a developer will come back and say that they are in favor of the
standards and also assured housing, but what if a developer cannot afford the housing because
they build to the stricter standards? City Manager Linares said that the Council passed the
Assured Housing Ordinance over a year ago, and staff doesn’t have the authority to negotiate
one for the sake of the other. That is something that would have to be done through the Council
if they wanted to do it as a per project type of approval. Councilmember Jones is concerned that
there may be a loophole. City Manager Linares assured him that staff does not see it that way.
Councilmember Duncan agreed with Councilmember Guzman-Newton about requiring more
than a 5% minimum commercial. He also likes the idea of the setback tiered levels, but that it
creates a shade issue for solar panels. Councilmember Derasary said that she could see why
people wanted to discuss the overlays, and she feels that the community needs some sort of
metering, but she is accepting of the standards in the RC zone. Mayor Niehaus clarified if, for
the RC zone, Council Derasary is amenable with standards; Derasary said that she was. She
didn’t currently have an opinion on the percentage of commercial space requirement. Mayor
Niehaus summarized that the Council was going to continue moving forward with standards for
the resort commercial zone. She stated that the outstanding standard questions are on the 80%
on-site energy development requirements, the percentage of commercial space requirements,
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and the impact that this may have on their ability to leverage affordable housing units through
the WaHoo if they have greater restrictions. Mayor Niehaus asked City Planner Shepard to go
back to the Planning Commission and have deeper conversations about commercial space.
Shepard said that she could do that, or Council could give her direction of what they think
makes sense. Mayor Niehaus said that if the on-site energy development, commercial space,
stepping of the levels, and basic design criteria were workshopped by the Planning Commission,
and a recommendation came back to the Council, they would be in a good place. She suggested
that a couple of the Council and Planning Commission members get together to discuss design
criteria. Councilmember Knuteson-Boyd said that she could be on the committee.
Councilmember Jones was willing to do so, as well. It was noted that the County Council
included a greywater standard, but it is not legal unless the legislature passes the greywater rule
for commercial properties. There was extensive discussion fleshing out the best way to go about
metering overnight accommodations.
New Business:
Confirmation of Mayoral Appointment of Luke Wojciechowski to the City
Planning and Zoning Commission:
Discussion: There was no discussion.
Motion and vote: Councilmember Jones moved to confirm the mayoral appointment of Luke
Wojciechowski to the City Planning and Zoning Commission, effective immediately, to replace
the appointment formerly held by Allison Brown. Councilmember Knuteson-Boyd seconded the
motion. The motion passed 5-0 with Councilmembers Derasary, Duncan, Knuteson-Boyd,
Guzman-Newton and Jones voting aye.
Reappointment of Arne Hultquist to the Water Conservation and Drought
Management Advisory Board term commencing immediately and expiring on
December 31, 2022:
Discussion: There was no discussion.
Motion and vote: Councilmember Duncan moved to approve the reappointment of Arne
Hultquist to the Water Conservation and Drought Management Advisory Board commencing
immediately and the term expiring on December 31, 2022. Councilmember Jones seconded the
motion. The motion passed 5-0 with Councilmembers Derasary, Duncan, Knuteson-Boyd,
Guzman-Newton and Jones voting aye.
Reappointment of Kara Dohrenwend to the Water Conservation and Drought
Management Advisory Board, term commencing immediately and expiring on
December 31, 2022:
Discussion: There was no discussion.
Motion and vote: Councilmember Guzman-Newton moved to approve the reappointment of
Kara Dohrenwend to the Water Conservation and Drought Management Advisory Board
commencing immediately and the term expiring on December 31, 2022. Councilmember
Duncan seconded the motion. The motion passed 5-0 with Councilmembers Derasary, Duncan,
Knuteson-Boyd, Guzman-Newton and Jones voting aye.
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Ordinance 2020-01: An Ordinance Approving a Zoning Map Amendment for
Property Owned by the City of Moab at 193 Walnut Lane (Mailing Addresses 250
& 280 W. Walnut Lane) from R-2 Single-Household and Two-Household
Residential Zone to R-4 Manufactured Housing Residential Zone, and Amending
the City of Moab Official Zoning Map:
Discussion: Senior Project Manager Kaitlyn Myers was present to answer any questions that
the Council might have. Councilmember Derasary said that she received a note from Walnut
Lane neighbors who are in support of the project; however, they are concerned that things may
change in the future, and that they could end up with a three-story apartment building next
door. She was assured that the City was going for a PAD in that area and that they would need to
bring a site plan to the Council for approval before they could proceed. There will also be public
design meetings and a tall solid fence along the property line, no matter how they move
forward.
Motion and vote: Councilmember Duncan moved to approve Ordinance 200-01: An
Ordinance Approving a Zoning Map Amendment for Property Owned by the City of Moab at 193
Walnut Lane from R-2 Single-Household and Two-Household Residential Zone to R-4
Manufactured Housing Residential Zone and Amending the City of Moab Official Zoning Map.
Councilmember Jones seconded the motion. The motion passed 5-0 with Councilmembers
Derasary, Duncan, Knuteson-Boyd, Guzman-Newton and Jones voting aye.
Ordinance 2020-02: An Ordinance Approving a Zoning Map Amendment for
Properties Owned by Community Rebuilds, from R-3 Multi-Household
Residential, to C-2 Commercial Residential Zoning, and from C-2 Commercial
Residential, to R-3 Multi-Household Residential Zoning; and Amending the City
of Moab Official Zoning Map:
Discussion: Assistant Planner Cory Shurtleff presented the current zoning as well as the
proposed zoning, which would be swapping the zones to allow an office to be built.
Councilmember Duncan asked if a C-1 zone would work. Shurtleff said that parking, setbacks
and landscaping buffer requirements made C-2 the better option. Councilmember GuzmanNewton asked how they could legally deed restrict the property, and will that deed restriction
last in perpetuity? She stated that it isn’t realistic to believe that Community Rebuilds will own
the property forever. Councilmember Derasary noted that, in full disclosure, she is a neighbor to
the property and can see the points on both sides of the issue. There was extensive discussion
regarding the pros and cons of the zone swap, and the possible zones that could and couldn’t
work. The idea of classifying Community Rebuilds as school lodging due to the scope of their
mission and operations was discussed. Councilmember Derasary asked why they weren’t having
a public hearing on the issue. City Manager Linares said that the Council hadn’t received correct
information during public comments, and that the Planning Commission can only recommend a
zoning change for approval since the Council makes the decision. The Planning Commission
recommended that the Council have a public hearing, and Linares balanced that with the due
process rights of the applicant. The public hearing was held at the Planning Commission during
the first stage, which met the due process rights of both the applicant and the neighbors; the
City can’t get into a situation where it would appear that the Planning Commission is giving the
Council direction rather than the other way around. Mayor Niehaus stated that she was not part
of the conversation about the public hearing at the Planning Commission; Linares agreed and
clarified that the discussion was internally done. Derasary inquired if there were any creative
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planning tools that could be utilized to allow a one-time office without allowing offices in all of
the R-3 zone. Linares said that the Council needs to decide if they would like to have another
public hearing on the matter or not. He also said that this zone flip flop is really unique.
Shepard said that Utah state code doesn’t allow use variances, so that’s not an option in this
situation. Mayor Niehaus reiterated the idea of classifying Community Rebuilds as a school,
which would permit an office in a residential zone. City Manager Linares said that option would
require research before a decision could be made.
Motion and Vote: Councilmember Jones moved to approve Ordinance 2020-02: An
Ordinance Approving the Zone Change for Community Rebuilds based on the findings required
by Moab Municipal Code 17.04.060 Map Amendment Approval Criteria. The Motion died due to
lack of a second. Councilmember Derasary moved to table this agenda item to allow staff time to
look into the possibility of Community Rebuilds being designated as a school. Councilmember
Guzman-Newton seconded the motion. The motion passed 4-1 with Councilmembers Derasary,
Duncan, Knuteson-Boyd, Guzman-Newton voting aye, and Councilmember Jones voting no.
Review of Council Member Community Organization Liaison and Board
Assignments:
Discussion: There was no discussion.
Motions and vote: Councilmember Knuteson-Boyd moved to table this agenda item.
Councilmember Duncan seconded the motion. The motion passed 5-0 with Councilmembers
Derasary, Duncan, Knuteson-Boyd, Guzman-Newton, and Jones voting aye.
Appointment of the 2020 Mayor Pro Tem
Discussion: Mayor Niehaus reappointed Councilmember Knuteson-Boyd as Mayor Pro Tem
Appointment of the Council Member Responsible for Reviewing the City’s Bills in
2020:
Discussion: Mayor Niehaus reappointed Councilmember Knuteson-Boyd as the
Councilmember responsible for reviewing the City’s bills in 2020.
Approval of Bills Against the City of Moab:
Councilmember Knuteson-Boyd said that she went through the bills to see what they were
spending locally; she noted that the City’s charges to Amazon went down markedly last month.
She moved to approve the bills in the amount of $270,516.30 and noted that $150,163.36 of that
was spent locally. Councilmember Jones seconded the motion. The motion carried 5-0, with
Councilmembers Derasary, Jones, Knuteson-Boyd, Duncan and Guzman-Newton voting aye.
Adjournment: Councilmember Duncan moved to adjourn the meeting. Councilmember
Guzman-Newton seconded the motion. The motion carried 5-0, with Councilmembers Derasary,
Jones, Knuteson-Boyd, Duncan and Guzman-Newton voting aye. Mayor Niehaus adjourned the
meeting at 10:01 PM.
APPROVED: __________________
Emily S. Niehaus, Mayor

ATTEST: ___________________
Sommar Johnson, City Recorder
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Moab City Council Agenda Item
Meeting Date: January 14, 2020
Title: 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.
New language in this staff report is in italics
Disposition: The Planning Commission has not yet forwarded a recommendation to the
City Council. They are scheduled to discuss and possibly take action at their next
meeting on January 23, 2020. Therefore, this City Council item will be for discussion
only and possible policy direction.
Staff Presenter: Nora Shepard, Planning Director
Attachments:
Exhibit A: REVISED Draft Ordinance 2019-30
Exhibit B: Analysis of number of Overnight Accommodations (OAs) currently licensed in
the City.
Exhibit C: Map and list of developable parcels in the RC Zone
Exhibit D: Approved Grand County Ordinance to Revise Overnight Accommodations
Development Standards
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 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
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CC 1.14.2020 Draft Development Standards
Nora Shepard

Where Are We in the Process?
The City and County have been working together to develop consistent Development
Standard for Overnight Accommodations. While there may be some differences, the
goal is to have similar standards inside and outside the City boundaries
There have been numerous public meetings and work sessions to discuss and refine
the proposed standards. Such meetings were held with the City Planning Commission
and Council and with the County Planning Commission and Council.
Based on public input received and on comments from the City Council and Planning
Commission, the draft code provisions have been amended to address issues and
concerns raised. The revisions are primarily clarifications and refinements.
The County approved an Ordinance to Revise Overnight Accommodations
Development Standards on January 7, 2019. The final and approved draft is attached is
Exhibit D.
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:
• 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
Status of the Code Revisions:
The City Council and Planning Commission have held public hearings on the proposed
amendments. Changes have been made to the draft code revisions to address the
comments raised by the public, Planning Commission and City Council. In some cases,
input given was contradictory. In those cases, the staff has evaluated the comments
based on the intent and purpose of this process, as outlined by the Planning
Commission and City Council on August 13, 2019. At this time, the Planning
Commission is being asked to provide a recommendation to the City Council on the
proposed code revisions.
Description of Revised Development Standards:
In reviewing and revising the Development Standards, the staff considered the following
(new information is in Italics):
Energy
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▪

▪
▪
▪

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).
▪ There has been discussion about including a requirement for a graywater system
for all shared or group shower or laundry facilities. They are not currently allowed
by Utah State Code, but it is anticipated that the State Legislature will discuss
this at this year’s legislative session. At this time, this has not been included in
the proposed standards.
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%. This remains in the proposed code changes.
The goal is to provide development standards and to allow the developer to
propose their own solutions.

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
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“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 20,00 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.; 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.
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
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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 fairly 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
latest draft has some clarifying language, but no substantive changes have been made.
The Code will include schematics to explain the required massing shifts and they will be
presented at the Planning Commission meeting on January 9, 2020.
Metering
Several Planning Commissioners and City Council Members have asked the staff to
provide information on potential “metering.” Given staff and time constraints, the
recommendation at this time is that the Development Standards will serve as the
metering mechanism. The logistics and rational basis for limiting new rooms on an
annual basis are not considered viable at this time.
5
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Updated Data on Existing/Proposed Overnight Accommodations
In response to questions about the “real numbers” on existing and proposed overnight
accommodations in Moab, staff has updated the information on OAs based on business
licenses. Some of the hotels that were “pending” have now been built and the status of
the “pending” applications has been updated. See Exhibit B. In summary, Total OA
Units Built and Licensed:
3451 (all OAs)
Existing Hotel Rooms: 2136
Pending Hotel Rooms: 604
These numbers do not include the Lion’s Back Project.
Vacant Parcels in the RC Zone
Exhibit C includes a map of the developable parcels in the RC Zone. There are 4
parcels on the south (or west) side of Hwy 191 that are undeveloped. All of the parcels
could accommodate a new hotel or motel, consistent with the Development Standards,
but they are all under 4 acres. Sine the minimum size parcel eligible for development of
an OA is 2 acres, the parcels could not be subdivided to accommodate more than 1 OA
use. As you can see from the map, the parcel sizes are comparable to other Hotels and
Motels in this area.
On the north (or east) of Hwy 191, there are 3 developable parcels. One is owned by
Grand County. The other 2 are large in area, but the development area of each is
limited due to topography. The Tramway parcel has been subdivided into 2 parcels.
One of the parcels has an active Site Plan application. There is also a pre-annexation
agreement that describes the development that could be associated with those parcels.
There is another parcel that is privately owned but is deed restricted so that it cannot be
developed into an OA. The final parcel is adjacent to Moab Springs Ranch. The parcel
does not have entitlements for development or access as an extension of Moab Springs
Ranch. There is does not appear to be access from the Highway.
Grand County Approved Ordinance to Revise Overnight Accommodations
Development Standards
On January 7, 2020, the Grand County Council approved an ordinance to revise
overnight accommodation development standards. There are some fundamental
differences between the City proposal and the approved County ordinance and some
minor differences in the specific Development Standards.
Overlay vs Base Zoning
As previously discussed, the County has chosen to use an Overnight Accommodation
Overlay (OAO), rather than modify any of their existing base zoning. This means that
anyone who wants to build an overnight accommodation must go through a legislative
process to have the overlay applied to the individual parcel(s). As discussed previously
in this report, the City has decided to change the base zone (RC Zone at this time) to
include specific development standards for OAs. In the approved Grand County
6
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Ordinance, there are specific findings related to the impact of the proposed
development on:
“Grand County’s effort to achieve or maintain a balanced ratio of mixed uses
in the County, including residential, lodging, and commercial uses; and
1. In determining what constitutes a balanced ratio of mixed uses, the
County Council shall consider the following factors:
a. Grand County’s early 2019 development ratio of 1.4
overnight accommodation units to 1 primary residential unit;
b. Carrying capacity analyses or additional studies specific to
Grand County; and
c. The considerations of interest in Section 4.6.7(C)(2)(g)(1).”
The findings “shall consider” the factors in granting application of the OAO district.
Other Development Standards
The approved County Ordinance includes development standards for Bed and
Breakfasts, Dude Ranches or Destination Resorts, Recreational
Vehicle/Campground/Trailer Parks and Residential Units.
Differences is the Specific Development Standards
The County Ordinance and City proposals have some difference in the standards
themselves. In the draft of the City Ordinance (attached as Exhibit A), comments have
been added indicating those differences.
Policy Questions to Discuss:
Since the last work session and discussion with the City Council, held on December 10,
2019, staff has received input and comments from several City Council Members. Many
of the recent changes are in response to those comments. Given the nature of some of
the comments, possible items for discussion and direction by the City Council include:
1.
2.
3.
4.
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DRAFT 01.08.2020
CITY OF MOAB ORDINANCE #2019--030
AN ORDINANCE AMENDING THE CITY OF MOAB MUNICIPAL CODE SECTION 17.31 RC
RESORT COMMERCIAL ZONE TO ALLOW NEW HOTELS AND MOTELS, SUBJECT TO
REVISED DEVELOPMENT STANDARDS.
The following findings describe the intent and purpose of this ordinance:
a. The City has enacted Title 17.00, Zoning, of the Moab Municipal Code (MMC), which
governs land use and development within the City Limits. Text Amendments to the
Moab Municipal Code are authorized pursuant to MMC § 17.04.070 and Utah Code
Annotated 10-9a-503(1)(b) and (c).
b. From time to time the City undertakes to revise its zoning ordinances to improve
the quality of land development and align the Code with state law and contemporary
planning concepts.
c. The City has experienced rapid growth of Overnight Accommodations as a result of
the growth of tourism in the region. Between 2010 and 2018 visitation to Arches
National Park and Canyonlands National Park increased 60.1% and 58.9%,
respectively, with Arches posting 1,663,557 visits, and Canyonlands posting 739,449
visits in 2018.1
d. Overnight Accommodations have displaced long term rental housing in Moab and
are a contributing factor in the affordable housing shortage that exists in Moab. 2
e. The City desires that new zoning regulations be developed to result in new
overnight accommodations that better reflect the long-term interests of the City.
f. There is a finite supply of developable land within the City, and market conditions
have resulted in Overnight Lodging uses being developed to the detriment of the
development of other necessary uses, including retail, commercial, office, and housing
uses.3
g. The City has experienced an increase in traffic, congestion, noise, crowding, and
related impacts associated with tourism and Overnight Lodging, and those impacts
have affected the quality of life for Moab residents. The City recognizes that resident
concerns are valid and justify changes to City zoning regulations.
h. The City finds that there is good cause to make these text amendments. There
have been fundamental changes to the City and to the zoning districts that are the
subject of this ordinance. Current development impacts and the overall growth of
overnight accommodations were not foreseen at the time many zoning classifications
were adopted and, therefore, the zoning scheme requires modification to reflect
1

Source, National Park Service Official Visitation Statistics.
Source, BAE Urban Economics, Moab/Grand County Nexus Study, Phases I and II, 2018.
3
See Id.
2

1

current realities. This ordinance will facilitate a more diverse land use mix and
provide important benefits for the development of affordable housing and other retail
and commercial land uses.
i. The United States Geological Survey is finalizing a draft report that includes
findings from a recent multi-year study of the Moab area watershed. The study found
that: a) safe yield of groundwater removal (the amount of water that can be removed
without depleting aquifers) is less than previously estimated (11,000 to 13,000
acre/feet per year);
j. This ordinance is consistent with the City’s General Plan, which expresses a desire
to preserve the quality of life in Moab, the availability of affordable housing, and a
diverse, resilient local economy.
k. This ordinance is the product of a substantial public process and public outreach,
including public hearings and forums facilitated by Landmark Design in conjunction
with Grand County, and public hearing held before the City of Moab Planning
Commission on June 27, 2019 at which members of the public expressed a desire that
the City curtail Overnight Lodging growth.
l. On July 23, 2019, the City Council adopted Ordinance 2019-018, removing
Overnight Accommodations as a permitted use in the C-1, C-2, C-3, C-4, RC and SAR
Zones and recognized Established Overnight Accommodations as legal uses.
m. Development Standards are being proposed to better regulate new Overnight
Accommodations in the RC Zone.
THEREFORE, LET IT BE ORDAINED THAT THE FOLLOWING AMENDMENTS BE ADOPTED:
SECTION 1: Amend Section 17.06.020 Definitions to add definitions for
“Civic Space” refers to the 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 or speeches occur.
“Usable Open Space” means any space on a lot not enclosed within a building which is
designed for specific recreational purposes, including active and passive recreational
activities. Usable open space includes common yards (except the required front yard
setback), courtyards; and common balconies, decks, porches. Usable open space does not
include driveways, aisles, or parking spaces

SECTION 23: Allow New Hotels and Motels in the RC Resort Commercial Zone subject to new
Development Standards by amending the following Code Sections:

2

SSECTION 2.1 Amend Permitted Uses to include Hotels and Motels, as follows:
17.31.020
Permitted uses and regulations.
A. Permitted Uses. The following uses shall be permitted-by-right. If a use is not listed it is
prohibited.
1. Accessory buildings and uses;
2. Bars;
3. Caretaker or guard residence, accessory;
4. Custom personal services;
5. Eating establishments;
6. Established Overnight Accommodations. Established Overnight Accommodations, as
defined in this Code and as indicated on the Established Overnight Accommodations Map,
shall be considered legal, conforming uses.
a. Established Overnight Accommodations will be allowed to make improvements to the
property, so long as no new Overnight Accommodation units are proposed.
7. Gasoline service station, subject to the supplementary regulations of Section 17.31.050(B);
8. General retail (indoors);
9. Hotels and motels may be approved subject to the Development Standards outlined in
17.31.060.
109. Multi-household dwellings;
110. Municipal facilities and services;
121. Office, business or professional;
132. One-household dwelling and accessory uses;
143. Outdoor recreational uses, commercial;
154. Outfitters and guide services and facilities;
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165. No New Recreational vehicle/travel trailer parks are allowed. Established recreational
vehicle/travel trailer parks as identified on the Existing Overnight Accommodations Map are
considered legal conforming uses and shall be subject to the supplementary regulations of
Section 17.31.050(C)
176. Single-household dwelling.
187. Two-household dwelling and accessory units.
SECTION 2.2: Add Development Standards to the RC Zone by adding Section 17.31.060:
17.31.060

Development Standards for Overnight Accommodations.

Notwithstanding other provisions of this title to the contrary, the following supplementary
regulations shall apply to new overnight accommodations in the RC, Resort Commercial District:
17.31.060
Development Standards for Overnight Accommodations
Notwithstanding other provisions of this title to the contrary, the following supplementary
regulations shall apply to new Overnight Accommodations in the RC, Resort Commercial District:
A. Energy:
1. OA Developments shall produce eighty percent (80%) of their energy needs on-site
through solar, geoexchange, or other renewable energy sources.
2. OA Developments shall purchase their remaining energy needs through renewable
energy credits such as subscriber solar.
3. OA Development may meet this energy requirements by submitting a certification
through the Green Building Challenge (Leed Gold or above), Living Building Challenge,
Net Zero Building Certification, or other established industry standard.
4. OAO Developments shall submit an annual report demonstrating compliance with the
above standards by notarized affidavit to the County on or before January 31 each year.
Failure to comply with this requirement could result in the loss of a business license.
5. Electric vehicle charging stations at the rate of rate of 2 stations per the first 25 units,
with one being ADA accessible, and 1 station per additional 25 units.
B. Water
1. OA developments shall install the maximum feasible rainwater catchment system and
use the water for beneficial on-site uses, such as reducing the use of culinary water for
landscaping irrigation.
2. OAO Developments shall utilize drought-resistant, water-wise, and xeriscape
landscaping design principles. Turf grass may not exceed 10% of the landscaped area or
3,000 square feet, whichever is less.
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3. To the maximum extent possible, OA Developments shall utilize bio-retention and bio
infiltration systems to manage storm water runoff, as soil conditions allow.
C. Transportation
1. OA Developments shall incorporate into their subdivision plat or site plan all of 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
• Oversized Parking as deemed necessary by the developer
2. All projects over 40,000 sq ft will be required to Transportation Management Plan that
will reduce projected vehicle trips below the ITE Trip Generation Manual by 20%.
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.
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E. Open Space
New overnight accommodations developments shall incorporate into their subdivision plat
or site plan the following usable, functional open space together with a public access
easement at the following levels based on the size of all parcels included in the
Development:
a.
0-1 acre: 5%; All contiguous.
b.
1-2 acre: 10%; At least half contiguous.
c.
2-5acre: 15%; Minimum 7,500 sq. ft. of contiguous.
d.
5+ acre: 25%; Minimum 7,500 sq. ft. of contiguous.
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.
5
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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 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.

H. Site Configuration
1. All development must fit the property – no mass grading or grading of a flat building
envelope (building must step with terrain);
2. All development shall stay out of wetlands.
3. Protect major existing trees and vegetation wherever possible (existing trees). If
mature trees must be removed for construction, they shall be replaced as a ratio of 3
trees to 1 removed. This is in addition to the required trees as required by the MMC
Landscape requirements and standards.
6
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4. Primary uses must face the fronting street with a defined entrance fronting the
roadway. Where parcel or site configurations create challenges for meeting this
standard, the applicant shall present alternative use and design features that create an
appealing and active interface with the fronting roadway.
5. Ensure building scale, orientation, and design relates to the surrounding uses and
streets;
6. Creates a cohesive visual identity and an attractive street scene;
7. Ensure site design for efficient pedestrian, bicycle, transit, and vehicular circulation
patterns;
8. Create a high-quality pedestrian environment;
9. Promote design environments built to human scale;
10. Ensure delivery, trash, and loading facilities are screened and located so as not to
impede regular vehicular and pedestrian circulation and access routes; and
11. Ensure safe and efficient access between buildings and parking areas.
I. Building Design Will have examples
1. All hotel structures of 10,000 square feet or greater in gross floor area shall be
composed of at least three visual building masses of differing heights and planes;
2. No façade or building wall shall exceed 60 linear feet. More than 5 ft shift in vertical
and horizontal façade is required for each 30 linear feet;
3. Building design shall vary between vertical facade divisions and from adjacent
buildings by the type of dominant material or color, scale, or orientation of that
material;
4. All properties along Hwy 191 will include a single-story element along the roadway.
The second story must be set back at least 15 feet from the first story plane;
5. For uses located on the ground floor facing the primary fronting street, at least 30%
of Ground Story Transparency is required measured floor to floor. Transparency is
any glass in windows and/or doors, including any mullions, that is highly
transparent with low reflectance;
6. No rectangular area greater than 30% of a story’s facade, as measured from floor to
floor may be windowless, and no horizontal segment of a story’s facade shall be
greater than 15 feet in width can be windowless. An exception may be considered if
the wall area is to be used as a mural (not a sign);
7. All facades of the proposed building must comply with the building design
standards;
8. Air conditioning units and similar mechanical requirements should be avoided on
rooftop locations, and fully screened from view when unavoidable. Parking shall be
located to the side or rear of buildings;
9. Plastic or vinyl awnings are not permitted. Awning types and colors for each
building face shall be coordinated
10. If installed, shutters, whether functional or not, shall be sized for the windows. If
closed, the shutters shall not be too small for complete coverage of the window.
Shutters shall be wood or other durable material.
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J. Materials and Colors
1. Permitted primary building materials will include high quality, durable, natural
materials such as stone, adobe-type materials, wood lap siding, fiber cement board
lapped, shingled, or panel; metal siding; glass, architectural metal panels and cladding
and high quality durable stucco.
2. Other high-quality synthetic materials may be approved as details or accents for a
unified theme or design concept. Other durable materials will be considered as
technologic improvements are made.
3. Aside from solar panels or other infrastructure related to energy efficiency and water
use/reuse, OA Developments shall utilize non-reflective materials.
4. OA Developments shall utilize earthtone colors that are complementary to the
surrounding landscape and visual backdrops. Exceptions can be made for public art (not
signs).

SECTION 4: Severability Clause: This ordinance shall be construed so as to be harmonious
with Utah law. If any term, requirement, or provision of this ordinance shall be found to be
invalid under applicable law it shall be stricken and the remainder of the ordinance shall be
enforced without the offending term, requirement, or provision.

PASSED AND APPROVED by a majority of the City of Moab City Council. This ordinance
shall take effect immediately upon passage.
SIGNED:

Emily S. Niehaus, Mayor

Date

ATTEST:

Sommar Johnson, City Recorder
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Room Count Sheet

NAME

ADDRESS

#
BEDROO
# UNITS
MS (FOR
(FOR
NIGHTLY
CAMPGR
RENTALS
OUNDS)
AND
HOTELS)
Hotel Rooms

BLACKBURN PROPERTY MANAGEMENT
83 1/2 E CENTER
LLC ST
BRIDGER MOUNTAINS LLC1266 N HWY 191 #10
CREEKSIDE AT MOAB
51 E 200 S / 61 E 200 S
CULOPACO LLC
343 WILLIAMS WAY
EMPTY SPACES LLC
590 & 594 W 470 N
KIRSTIN PETERSON
377 WILLIAMS WAY
LA DOLCE VITA VILLAS, L.L.C.
808 S MAIN
LIONSBACK PROPERTIES LLC
635
dba
W ET635
400 N
MOAB RANCH NO 7, LLC 1266 NO. MAIN UNIT #7
MOAB SPRINGS RANCH #21266
/ GORDON
N HWYWESTRUM
191 #2
MSR4BOB
1266 N HWY 191 UNIT # 4
OLLWEILER WILLIAMS WAY335 WILLIAMS WAY
11th East Properties, LLC DBA
1266Moab
US Hwy
Spring
191,Ranch,
Unit #6
Unit #6
429 Williams Way, LLC
429 W. Williams Way
57 ROBBER'S ROOST
57 E CENTER
AARCHWAY INN
1551 N RIVERVIEW DR
Adventure Time Vacations,57LLC
N Shields Ln
ANDERSON SQUARED LLC 668 W 470 N
ANDERSON, BOYD W
45 SHIELDS LN
APACHE MOTEL INC
166 S 400 E
ARCILLA, JOSE
615 W 470 N
B PROPERTY GROUP LLC 664 W 470 N
BASTIAN, SANDY
632 W 470 N
BATEMAN, LAURA
598 W 470 N
BAZIL, RHONDA J
154 2 100 W
BLACK, ADAM & NICOLE 610 W 470 N
BOWEN MOTEL
169 N MAIN
BOWEN MOTEL LUXURY HOUSE
24 W 200 N
Bruce Fitch & Verginia Bradley
455 Williams Way
BUTLER, KRISTA
639 W 470 N
C&C Entrada Rentals LLC 672 W. 470 N & 442 N 600 W.
C2 ENTRADA LLC
421 N 600 W
CAHOON INVESTMENTS LLC
424 N 650 W
CAHOON INVESTMENTS LLC
420 N 600 W

2
5
5
97
3
2
3
35
4
4
4
4
1
4
45
4
3
4
8
4
4
4

97

35

45

CALI COCHITTA VACATION110
RENTALS
S 200 E
CANYONLANDS MOTEL 16 S MAIN
CAROL STOCKHAM, "A MOAB
198HOUSE"
W CENTER
CASA MOAB LLC
117 BIRCH AVE
CAVANAUGH, MARIE B 57 SHIELDS LN
CENTER STREET CONDO #3132 E CENTER
CHEN, KIM
643 W 470 N
CLIFFORD, KIRK & TARRA 425 N 600 W
COLLEEN, FARNUM
672 W 470 N
COMFORT SUITES
400 N MAIN
Cottonwood Cottage Moab,
166
LLC
S. 100 W.
Curt Herning DBA ET438 Curt
438Herning
N 600 WEntrada 703
D&D INVESTMENTS (IN PROCESS)
111 E 100 S
DALTON, DAN & SUE
80 N 300 E
DAYS INN MOAB
426 N MAIN
DESERT ADVENTURE HOUSE
661LLC
W 470 N
DESERT BLUE
243 W CENTER
DESERT EXPERIENCE LLC 1266 N MAIN UNIT #1
DESERT INN, THE
1075 S HWY 191
Dexter Williams
648 W 400 N
DILLON RENTALS LLC
420 N 650 W
Dillon Rentals LLC
401 Williams Way
Doug & Jane Sorensen
1261 N. Hwy 191, Unit # 16
Doug & Jane Sorensen
1261 N. Hwy 191, Unit #20
Doug & Jane Sorensen
1261 N. Hwy 191, Unit #24
Doug & Jane Sorensen
1261 N. Hwy 191, Unit #21
DOWNTOWN MOAB
283 WILLIAMS WAY
DURLAND DEVELOPMENT 263
LLC S 100 E
DWELL ACCOMMODATIONS
624
LLC
W 470 N
EAST VH EXPEDITION LODGE,
168LLC
N MAIN
EAST VH MOAB LLC
132 N MAIN
EdSu Inc.
624 N 600 W
EGBERT, NICHOLAS
631 W 470 N
ELC MOAB, LLC
550 1/2 N MAIN
ENTRADA 417 LLC
417 N 600 W
ENTRADA 611 LLC
611 W 470 N
Entrada At Moab Home, LLC
643 W 470 N
ENTRADA DOGS, INC
236 N 100 W
ENTRADA DOGS, INC
53 E 100 N
FAMILY GETAWAY PROPERTIES
673 W 470 N
FARNUM, CRAIG & COLLEEN
442 N 600 W
FECTEAU, JACK
285 WILLIAMS WAY
FENTON, MARGO & JOHN 451 WILLIAMS WAY
FITCH, BRUCE
455 WILLIAMS WAY

9
80
4
2
3
1
4
4
4
94
2
4
4
1
50
4
3
1
10
4
3
3
4
4
3
3
3
2
4
36
96
4
4
2
3
4
4
10
4
4
4
3
3
3

80

94

50

10

36
96

FONDA, JAMES & LOUISE 347 WILLIAMS WAY
3
FRANDSEN, DUSTIN
393 WILLIAMS WAY
3
FRANDSEN, PAT
389 WILLIAMS WAY
3
GASKILL, STEPHEN P
429 N 600 W
4
George R. Rathbun, Desert1266
SongNProperties,
HWY 191, Moab
Unit #14
Spring Ranch 2
George R. Rathbun, Desert1266
SongNProperties,
HWY 191, Moab
Unit #19
Spring Ranch 1
Go West Vacation Rentals,285
LLC Williams Way
3
GREENLEY, ERIN
590 N 500 W
5
GREENWELL MOTEL
105 S MAIN
75
Greg & Chris Moffet
405 W. Williams way
3
Hells Revenge Properties, LLC
631(ET
W 400
631)N
4
HENRY SHAW HOTEL (in planning
836 S MAIN
review)
222
HERNING, CURT
438 N 600 W
4
HEUSCHER, SONJA
365 WILLLIAMS WAY
3
HEY GANG HOLDINGS LLC 590 W 470 N
4
HEY GANG HOLDINGS LLC 594 W 470 N
4
HOODOO HOTEL
51 N 100 W
106
HornbacherMoab3 (MSR3)N Main 1266 Ice House Place
1
HOSENFIELD, EDWIN OR SUSAN
424 N 600 W
4
HUANG, BRYAN
619 W 470 N
4
JANNEY, HUGH (Surthing Investments)
381 WILLIAMS WAY
3
1266 N HWY 191 34 ICEHOUSE
JAYHAWK HOLDINGS LLC
1
PL #12
Keogh Company LLC, DBA Grand
41 N Shields
View Cottages
Lane
2
KLAES RENTAL PROPERTIES155
(INW
PROCESS)
CENTER
4
KNUTH, KURT
652 W 470 N
4
KOKOPELLI LODGE
72 S 100 E
25
Kokopelli Lodgings LLC
72 S 100 E Unit # 1
1
Kokopelli Lodgings LLC
72 S 100 E Unit # 2
1
Kokopelli Lodgings LLC
72 S 100 E Unit # 3
1
Kokopelli Lodgings LLC
72 S 100 E Unit # 4
1
Kokopelli Lodgings LLC
72 S 100 E Unit # 5
1
Kokopelli Lodgings LLC
72 S 100 E Unit # 6
1
Kokopelli Lodgings LLC
72 S 100 E Unit # 7
1
Kokopelli Lodgings LLC
72 S 100 E Unit # 8
1
Kokopelli Lodgings LLC
72 S 100 E Unit # 9
1
Kokopelli Lodgings LLC
72 S 100 E Unit # 10
1
Kokopelli Lodgings LLC
236 N 100 W Unit #1
1
Kokopelli Lodgings LLC
236 N 100 W Unit #1
1
Kokopelli Lodgings LLC
236 N 100 W Unit #1
1
Kokopelli Lodgings LLC
236 N 100 W Unit #1
1
Kokopelli Lodgings LLC
236 N 100 W Unit #1
1
Kokopelli Lodgings LLC
236 N 100 W Unit #1
1
Kokopelli Lodgings LLC
236 N 100 W Unit #1
1

106

25

Kokopelli Lodgings LLC
236 N 100 W Unit #1
1
Kokopelli Lodgings LLC
236 N 100 W Unit #1
1
Kokopelli Lodgings LLC
236 N 100 W Unit #1
1
KRIBS LLC
416 N 600 W
4
LAQUINTA INN
815 S MAIN
100
LARKIN ENTRADA LLC
669 W 470 N
4
Lastayo Rentals
1266 N HWY 191, Unit # 21
3
MALDONADO, MIGUEL 644 W 470 N
4
Mark J Howard/Deborah G590
Howard/Hey
W 470 N &Gang
594W
HOlidings
W 470 NLLC
8
MARKLE, CHAD
51 SHIELDS LN
3
MARSH PROPERTIES
52, 54, 56 E 200 N
6
MASTWOOD UTAH, LLC 665 W 470 N
4
MCELHANEY, JERAMEY 100 ARCHES DR
10
MILLIKEN, ALDY OR GRETCHEN
210 E(UP
300THE
S CREEK CAMPGROUND)
Moab Oasis at Entrada 434 N 600 W
3
MOAB DIGS LLC
165 W CENTER
2
MOAB HAMPTON INN
488 N MAIN
79
MOAB HOLIDAY INN EXPRESS
1515 N HWY 191
119
MOAB MY PLACE HOTEL (Building
1520 N MAIN
Permit to be issued soon
64
Moab Nightly Rentals DBA123
Desrt
W Gardens
200 N & 135 W 200 N
6
MOAB PLACE LLC
890 N MAIN
126
MOAB PLACE LLC (CASITAS)
890 N MAIN (3RD METER)
16
Moab Ranch No. 7, LLC 1266 N, HWY 191, Unit #7
3
MOAB RV RESORT LLC (CAMPGROUND)
1261 N HWY 191
MOAB SLEEP INN MAINSTAY
356 S MAIN
87
MOAB SPRINGS RANCH (CONDOS)
1266 N HWY 191
17
Moab Sprints Ranch #2 1266 N Hwy 191 #2
1
MOAB VALLEY INN
711 S MAIN
125
MOTEL 6
1089 N MAIN
66
MSR Twenty Two LLC
1266 N HWY 191, Unit #22
2
OFF CENTER CONDO LLC 132 E CENTER #4
1
OFFICER, ROBYN
185 N 300 E
12
PEAD, ORIN
376 N 100 W
2
PEDS, LLC
443 W. Williams Way
4
PEDS, LLC
469 W Williams Way
4
PICARD, DONALD
61 E 200 S
1
PICARD, JACKIE
51 E 200 S
3
PORTAL VIEW DOWNTOWN
477
RETREAT
WILLIAMS
(COTTONWOODS
WAY
477)
3
PROPERTY TECH, LLC
20 S 400 E
12
QUALITY INN MOAB SLICKROCK
1051 SAREA
MAIN
61
QUALITY SUITES
800 S MAIN
75
QUINTSTAR MANAGEMENT
182 S MAIN
81
RADCLIFFE HOTEL (Building471
Permits
S MAIN
Issued)
38
RAE GAUD INVESTMENTS LLC
419 WILLIAMS WAY
3

100

18

79
119
64
126
16

68
87

125
66

61
75

RED STONE INN
535 S MAIN
Richard Cummins
415 W. Williams Way
RIVER CANYON LODGE 71 W 200 N
RIVERSIDE INN
988 N MAIN
RNB MOAB PROPERTIES LLC
550 W 400 N
RNB MOAB PROPERTIES LLC
552 W 400 N
RNB MOAB PROPERTIES LLC
554 W 400 N
Roel And Deb Rental
1266 N HWY 191, Unit #18
ROHR, HELENE
173 W CENTER
ROHR, HELENE
171 W CENTER
Rose Tree Properties
481 E. Rosetree Lane #1
Rose Tree Properties
481 E. Rosetree Lane #4
Rose Tree Properties
481 E. Rosetree Lane #3
Rose Tree Properties
481 E. Rosetree Lane #2
Rose Tree Properties, (Atomic
72 SMotel,
100 E Unit
LLC)
Rose Tree Properties, (Uptown
53 E 100
MOab,
N Unit
LLC)#1
Rose Tree Properties, (Uptown
53 E 100
MOab,
N Unit
LLC)#2
Rose Tree Properties, (Uptown
53 E 100
MOab,
N Unit
LLC)#3
Rose Tree Properties, (Uptown
53 E 100
MOab,
N Unit
LLC)#4
Rose Tree Properties, Inc (Tiny
236 NHome
100 W
Moab, LLC)
RUSTIC INN, COLIN FRYER 120 E 100 S
S AND S SERVICE GROUP LLC
512 N MAIN
S&D GROUP LLC DBA INCA570
INNN MAIN
Sandy Bastian
632 W 470 N
SCHERER, PAT
439 WILLIAMS WAY
SCHNEIDER, HANS
660 W 470 N
SCHWARTING, TAMARA 323 WILLIAMS WAY
SILVER SAGE INN
840 S MAIN
Simple Holdings, LLC
1266 N. HWY 191, Unit #9
SLICKROCK CAMPGROUND1301 N HWY 191
SLICKROCK HOTEL (Under Construction))
1431 N MAIN
SLOT CANYON DBA CASCADE
245CREEK,
WILLIAMS
LLC WAY
SMITH, MARK
430 N 600 W
STELLA RUBY COTTAGES 38 E 200 N
Steve Vanderburgh
369 Williams Way
Steven & Michelle Richards327 W. Williams Way
STRONG, NOELLE
602 W 470 N
STUCKI, JEFF
147 N 300 E #1
SUN COMMUNITIES - CANYONLANDS
555 S MAINRV (CAMPGROUND)
SUN MOAB VALLEY RV LLC1773
(CAMPGROUND)
N HWY 191
SUPER 8 MOTEL
975 N MAIN
THE BIG HORN LODGE
550 S MAIN
THE GONZO PROPERTY 100 W 200 S
THE GONZO PROPERTY 174 W 200 S

52
3
80
50
4
4
4
1
2
2
5
2
2
2
10
1
1
1
1
10
35
28
24
4
3
4
3
19
3

52
80
50

35
24

19

57
121
3
4
3
3
3
4
6
124
121
146
58
43
1

146
58
43

THE NEIGHBORHOOD SUITES
543 NICHOLS LN
THE TOWN BUNGALOW 72 W 200 N
TIPI SALES GROUP LLC
640 W 470 N
TMB Properties, LLC
639 W 470 N
TYSON, JARED OR LESLIE 635 W 470 N
VIRGINIAN MOTEL
70 E 200 S
WANGSGARD, DAVID OR SARA
606 W 470 N
We Rentals
1266 N HWY 191, Unit #5
WELLS PROPERTIES LLC 123 W 200 N
WESTSIDE FLATS
275 WILLIAMS WAY
WILLIAMS, DEXTER
648 W 470 N
WND LLC
428 N 650 W
WND LLC
623 W 470 N
WOLFGRAMM, MICHAEL 432 N 650 W
WOLFGRAMM, MICHAEL 620 W 470 N
WORLDMARK WYNDHAM 1435
(APPROVED
N MAINTIME-SHARE UNITS)
YOUNG, BRYAN AND HOLLY
628 W 470 N
ZOCALO 2 LLC
81 E 100 S
ZOCALO 2 LLC
338 E 100 S
TOTAL # BEDROOMS
TOTAL # UNITS

4
3
4
4
4
37
4
2
2
4
4
4
4
4
4
159
4
8
8
3451

37

2136
388

In process

222

64

38

121

159

604

NOTES:
RC Zone Parcels, Status, and Area
Cory Shurtleff, Assistant Planner
12/31/19

(Image reference “RC Parcel Map.jpeg”)
West Side of Highway; North to South
-Sun Moab Valley RV LLC (Developed) [Moab Valley RV & Campark; RV PARK]
40431.246077 sm; 435,198.31 sf; 9.99 acres
011260011
1773 N Main

-Moab City Easement

-Giammatteo Investments LLC (Undeveloped)
14779.241188 sm; 159,082.43 sf; 3.65 acres
011260010
1691 N Riverview Dr

-Cottontree Partners Limited Partnership (Undeveloped)
8574.045805 sm; 92,290.26 sf; 2.12 acres
011260009
1653 N Riverview Dr

-Casa De Amigos LLC (Partially Developed)
15219.798889 sm; 163,824.55 sf; 3.76 acres
011260008
1617 N Riverview Dr

-Casa De Amigos LLC (Developed) [Archway Inn]
18088.091309 sm; 194,698.59 sf; 4.47 acres
011260007
1551 N Riverview Dr
-Casa De Amigos LLC (Undeveloped)
6138.098849 sm; 66,069.95 sf; 1.52 acres
011260006
1545 N Riverview Dr

-Moab Lodging LLC (Developed) [Holiday Inn Express]
18313.171689 sm; 197,124.34 sf; 4.53 acres
011260005
1515 N Riverview Dr

-Nature Conservancy (Conservation)
8701.381461 sm; 93,660.89 sf; 2.15 acres
011260004
1493 N Main

-Gardiner Properties Moab LLC (Developed) [World Mark]
64483.029863 sm; 694,089.56 sf; 15.93 acres
011260020
1435 N Main1

-Moab Hospitality LLC (Developed) [Element]
12949.670176 sm; 139,389.09 sf; 3.20 acres
011260019
1431 N Main

-Fleischman Matthew A DBA (Developed) [Slickrock]
28292.732821 sm; 304,540.44 sf; 6.99 acres
011350003
1415 N Main
-Fleischman Mathew A DBA (Developed) [Slickrock]
9438.289595 sm; 101,592.90 sf; 2.33 acres
011350002
1415 N Main

-Buckingham Timothy W (Developed) [Atomic Grill]
4042.883882 sm; 43,517.24 sf; 0.99 acres
011260002
1393 N Main

-Western River Expiditions INC (Developed) [Western River Expeditions]
11106.089008 sm; 119,544.95 sf; 2.74 acres
01135004
1371 N Main

-Moab RV Resort LLC (Developed) [Portal RV] {Office}
1416.775096 sm; 15,250.04 sf; 0.35 acres
011350001
1261 N Main

East Side of Highway; North to South
-Utah State Road Commission (Developed) [Lions Park]
23453.35895 sm; 252,449.85 sf; 5.79 acres
011260017
1850 N Main

-Grand County (Undeveloped) [Mostly Undevelopable]
92731.780171 sm; 998,156.57 sf; 22.91 acres
011260014
1830 N Main Transit Hub

-Salt Lake Accommodation No 338 LLC (Undeveloped) [Tramway] {Subdivision Not Show}
100213.164824 sm; 1,078,685.53 sf; 24.76 acres
(Subdivided Lots; Lot 1 635,388 sf, 14.59 acres; Lot 2 456,711 sf, 10.48 acres)
011260012
1750 N Main

-Hotel Barons LLC (Vested Development) [Moab MyPlace]
28335.841734 sm; 305,004.46 sf; 7 acres
021260010
1520 N Main

-Paladium Foundation (Grand County, outside city limit)
67616.946527 sm; 727,822.75 sf; 16.7 acres
021260137
1500 N Main

-Johnson Neil Bruce (Undeveloped)
No access onto highway, no legal access from Moab Springs Ranch
10097.832241 sm; 108,M692.16 sf; 2.49 acres
011260001
1340 N Main

GRAND COUNTY, UTAH
ORDINANCE ________ (2020)

AMENDING SECTIONS 3.2.3 AND 4.6 OF THE GRAND COUNTY LAND USE CODE
TO REVISE OVERNIGHT ACCOMMODATIONS DEVELOPMENT STANDARDS
WHEREAS, Title 17 Chapter 27a of the Utah Code authorizes Grand County to enact
ordinances, resolutions, and rules and to enter into other forms of land use controls and
development agreements that the County considers necessary or appropriate for the use and
development of land within the unincorporated area of Grand County, including ordinances,
resolutions, rules, restrictive covenants, easements, and development agreements governing:
uses; density; open spaces; structures; buildings; energy-efficiency; light and air; air quality;
transportation and public or alternative transportation; infrastructure; street and building
orientation and width requirements; public facilities; fundamental fairness in land use regulation;
and considerations of surrounding land uses to balance the foregoing purposes with a
landowner's private property interests and associated statutory and constitutional protections;
WHEREAS, Title 17 Chapter 27a of the Utah Code requires Grand County to provide for the
health, safety, and welfare of its residents; improve the peace and good order, comfort,
convenience, and aesthetics of the County; protect the tax base; foster the state’s agricultural and
other industries; promote the orderly development of urban and nonurban development; provide
fundamental fairness in land use regulation; and facilitate orderly growth and allow growth in a
variety of housing types;
WHEREAS, the Grand County Council (County Council) adopted the Grand County General
Plan Update (General Plan) on February 7, 2012 with Resolution No. 2976;
WHEREAS, the County Council adopted the Grand County Land Use Code (LUC) on January
4, 1999 with Ordinance No. 299, adopted significant amendments to it on February 19, 2008
with Ordinance No. 468, and has since amended it with additional ordinances for the purpose of
regulating land use, subdivision and development in Grand County in accordance with the
General Plan;
WHEREAS, from time to time the County adopts ordinances to modify its LUC and zoning map
to improve the quality and order of land development and align the LUC with changing
community conditions, state law, and contemporary planning concepts;
WHEREAS, while the General Plan acknowledges the important contribution of tourism to the
local economy, it also states that growth in new business sectors should be balanced with tourism
to achieve year-round economic diversification with higher-paying jobs;
WHEREAS, the County Council adopted Ordinance 595 on July 18, 2019 and ratified the same
on August 6, 2019, which modified the use rights and approval procedures associated with new

Overnight Accommodations developments;
WHEREAS, the County Council adopted a Resolution 3180 on July 18, 2019, which notified
the public of a pending ordinance that would modify the use and design standards for Overnight
Accommodations developments within 180 days (before January 14, 2020);
WHEREAS, the County Council adopted Resolution 3197 on December 3, 2019, which
stated its desire and goal of achieving 100% net-renewable energy consumption in Grand
County by 2030;
WHEREAS, the United States Geological Survey recently published a report of its findings
from a multiyear groundwater study of the Moab Area Watershed, which states that: a)
safe yield1 for the Area is less than previously estimated; b) the amount and location of return
flows into Mill Creek, Pack Creek, and the Colorado River must be studied more; and c) data
is lacking on actual diversion volumes for private springs, private wells, and Pack Creek
surface diversions, which findings demonstrate the need for additional water study and a
multi-agency, intergovernmental groundwater management plan that includes a variety of
water conservation policies;
WHEREAS, a recent transportation study found that during a typical Friday in the month of
May roughly 2,300 vehicles pass through downtown Moab during a peak hour (8:00 a.m. to
9:00 a.m. or 4:00 p.m. to 5:00 p.m.), and projections for the year 2030 suggest that number will
increase to 2,750 vehicles per peak hour,2 which traffic volumes have resulted in lower levels
of service, longer travel times through Spanish Valley, safety concerns for different user
groups, and a diminished experience of downtown Moab for pedestrians and drivers;
WHEREAS, the General Plan makes clear that residents and tourists alike value and
appreciate the unobstructed and iconic views of the Moab Rim and other landscape features in
the Moab Area;
WHEREAS, the Grand County Council and Planning Commission see the need for
thoughtful, aesthetically pleasing, efficient and sustainable building design to preserve and
enhance the character of Grand County in keeping with the Vision, Goals, and Strategies of
the General Plan;
WHEREAS, the Grand County Planning Commission held a public hearing on December 10,
2019 to solicit written and oral comment from the public regarding the amendments to overnight
accommodations development standards proposed in this Ordinance and unanimously voted to
send a favorable recommendation to the County Council;
WHEREAS, the County Council held a public hearing on December 17, 2019 to solicit written
and oral comment from the public regarding the amendments to overnight accommodations
development standards proposed in this Ordinance;
1
2

The amount of water that can be withdrawn each year without risking harm to the aquifer.
Fehr and Peers 2018

NOW, THEREFORE, BE IT ORDAINED that the Grand County Council hereby amends and
modifies Section 3.2.3 and Sections 4.6.1, 4.6.5, 4.6.6 of the LUC as follows:
See Exhibit A.
PASSED, ADOPTED, AND APPROVED by the Grand County Council in a public meeting on
January 7, 2020 by the following vote:
Those voting aye: ____________________________________________
Those voting nay: ____________________________________________
Those absent: _______________________________________________
ATTEST:

GRAND COUNTY COUNCIL

Chris Baird, Clerk\Auditor

Evan Clapper, Chair

Exhibit A
Section 3.2.3 Commercial Use Standards
D.

Bed and Breakfast. See Section 4.6, Overnight Accommodations Overlay

F. Dude Ranch or Destination Resort. See Section 4.6, Overnight Accommodations
Overlay.

L. Recreational Vehicle/Travel Trailer Park. See Section 4.6, Overnight Accommodations
Overlay

M. Residential Units Used for Overnight Accommodations. See Section 4.6, Overnight
Accommodations Overlay.

Section 4.6.1 Purpose
The -OAO, Overnight Accommodations Overlay Districts are overlay districts intended to
designate subdivisions and developments within which overnight accommodations are permitted.
Overnight accommodations, while part of the Grand County economy and tradition, are not
appropriate in all zone districts and parts of the County. -OAO Districts should be applied only
to parcel(s) planned or historically used primarily for such use and activity, accessible directly by
an arterial or collector street, and where appropriate and compatible with adjacent land uses and
neighborhoods.
The -OAO Districts ensure that overnight accommodations are designed and developed in a
manner that addresses the impacts and the increased service needs they generate, including but
not limited to traffic, employee housing, natural resources (e.g., land and water), sewerage, law
enforcement, and emergency medical services. The -OAO Districts also ensure that Grand
County maintains a healthy amount of developable commercial land and mix of commercial uses
that support a diverse economy. The -OAO Districts should be applied to ensure that new and
redeveloped projects result in tangible community benefits through the application of creative
design, the incorporation and support for mixed uses both on site and elsewhere in the
community, and through the provision and support for public uses and spaces to provide a
balanced community structure.
Section 4.6.2 Applicability
The regulations set forth in this Section may be applied to real property located within the OAO
Boundaries shown on Exhibit A upon application to and approval by the County Council
pursuant to the provisions herein.

When approving or denying an -OAO District Application, the Council shall consider and make
findings related to the impact of the proposed development on:
A. Grand County’s effort to achieve or maintain a balanced ratio of mixed uses in the
County, including residential, lodging, and commercial uses; and
1. In determining what constitutes a balanced ratio of mixed uses, the County
Council shall consider the following factors:
a. Grand County’s early 2019 development ratio of 1.4 overnight
accommodation units to 1 primary residential unit;
b. Carrying capacity analyses or additional studies specific to Grand County;
and
c. The considerations of interest in Section 4.6.7(C)(2)(g)(1).
Upon approval, and subject to all applicable zoning regulations, the -Development Agreement
and Master Plan shall control development of the applicable real property.
Section 4.6.5 Design Standards in -OAO Districts
Unless otherwise specified below, all development in an -OAO District shall comply with the
design standards of the underlying zoning district and this Section 4.6, as amended.
A. Energy.
1. OAO Developments in the OAO-Hotel/Motel District and Residential Units used
for overnight accommodations in the OAO-Residential District and all structures
owned or managed by OAO Developments in the OAO-RV/Campground District
shall produce eighty percent (80%) of their energy needs on-site through solar,
geothermal, or other renewable energy sources.
2. OAO Developments are encouraged to purchase their remaining energy needs
through renewable energy programs and credits.
3. OAO Developments may meet these energy requirements by submitting a
certification through the Green Building Council (LEED Zero or better), Living
Building Challenge, Net Zero Building Certification, or other established industry
standard.
4. OAO Developments shall submit an annual report demonstrating compliance with
the above standards by notarized affidavit to the County on or before January 31
each year. Failure to comply with this requirement could result in the loss of a
business license.
B. Water
1. OAO Developments shall install the largest feasible rainwater catchment system
based on rooftop size, layout, and an analysis of average storm events, as
demonstrated by a stamped engineering plan; provided, however, that Developers
shall not be required to install systems that would generate more water than is
needed to satisfy a development's outdoor water/landscaping irrigation needs.
a. OAO Developments shall use the water for beneficial on-site uses such as
reducing the use of culinary water for landscaping irrigation. Unless

C.

D.

E.

F.

exempt, Developers shall register their capture and storage of precipitation
with the State of Utah Division of Water Rights prior to placing the water
to beneficial use.
2. OAO Developments shall include greywater reuse systems for all shared or group
shower or laundry facilities and use the greywater for beneficial on-site uses such
as reducing the use of culinary water for landscaping irrigation.
3. OAO Developments shall utilize drought-resistant, water-wise, and xeriscape
landscaping design principles. Turf grass may not exceed 10% of the landscaped
area or 3,000 square feet, whichever is less.
4. To the maximum extent possible, OAO Developments shall utilize bio-retention
and bio-infiltration systems to manage storm water runoff.
Transportation
1. OAO Developments shall incorporate into their subdivision plat or site plan the
following transportation infrastructure:
a. Space to accommodate a transit or shuttle stop.
b. OAO Hotel/Motel Developments shall provide covered, lockable bike
storage at a rate of 1 space per 2 lodging units.
c. Active transportation and non-motorized trail easements dedicated to the
public where identified in the Grand County Non-Motorized Trails Master
Plan.
d. Electric vehicle charging stations at the rate of rate of 2 stations per the
first 25 units, with one being ADA accessible, and 1 station per additional
25 units.
2. OAO Developments shall incorporate into their subdivision plat or site plan
transportation solutions that will aim to reduce projected vehicle trips below the
ITE Trip Generation Manual by 20%.
Mixed Use
1. OAO Developments must comply with the Assured Housing Requirements of
Section 6.15.
Open Space
1. OAO Developments shall incorporate into their subdivision plat or site plan the
following usable, functional open space together with a public access easement at
the following levels based on the size of all parcels included in the Development:
a. 0-1 acre: 5%; All contiguous.
b.1-2 acre: 10%; At least half contiguous.
c. 2-5acre: 15%; Minimum 7,500 sq. ft. of contiguous.
d. 5+ acre: 25%; Minimum 7,500 sq. ft. of contiguous.
Height
1. OAO Developments shall be required to provide a viewshed analysis as part of
their OAO application, which analyzes the impact of the proposed height and
citing of structures on the visibility of surrounding landscape features.
2. Potential viewshed impacts, as determined by the viewshed analysis, shall be
reasonably mitigated, which may include height and citing restrictions.

3. OAO Developments may be constructed to the maximum height allowed by the
underlying zone district only if the viewshed analysis is determined to show no
detrimental impacts on the visibility of surrounding landscape features.
4. OAO Developments shall be subject to the Ridgeline Standards in Section 6.9.8
of the Grand County Land Use Code
G. Density & Scale
1. Hotel/motel and residential developments used for overnight accommodations
shall have a maximum building size of 15,000 sq ft and 35 bedrooms.
2. Hotel/motel and residential developments used for overnight accommodations
shall have a maximum project size of 50,000 sq ft and 60 bedrooms.
3. RV/Campground developments shall be limited to a maximum of 60 spaces.
H. Site Configuration
1. Primary uses must face the fronting roadway. Where parcel or site configurations
create challenges for meeting this standard, OAO developers shall present
alternative use and design features that create an appealing and active interface
with the fronting roadway.
2. All development must fit the topography of the property. No mass grading or
grading of a flat building envelope (building must step with terrain) is permitted.
3. Additional off-street parking may be required as necessary to mitigate impacts on
adjacent land uses and neighborhoods as determined by the Zoning Administrator
and County Engineer.
I. Building Design
1. No façade or building wall shall exceed 60 linear feet. More than 5 ft shift in
vertical and horizontal façade is required for each 30 linear feet;
2. Building design shall vary between vertical facade divisions and from adjacent
buildings by the type of dominant material or color, scale, or orientation of that
material and at least two of the following:
a. The proportion of recesses and projections;
b.The location of the entrance and window placement, unless storefronts are
utilized;
c. Roof type, plane, or material, unless otherwise stated in the Building Type
requirements.
3. No rectangular area greater than 30% of a building story’s facade, as measured
from floor to floor may be windowless, and no horizontal segment of a building
story’s facade greater than 15 feet in width may be windowless, unless otherwise
approved. An exception may be considered if the wall area is to be used to display
public art (not a sign).
4. Air conditioning units and similar mechanical requirements should be avoided on
rooftop locations, and fully-screened from view when unavoidable. Rooftop
parking shall be shielded from view and integrated into the overall building
design.
5. Plastic or vinyl awnings are not permitted. Awning types and colors for each
building face shall be coordinated. Awnings must be of solar stabilized materials.

6. If installed, shutters, whether functional or not, shall be sized for the windows. If
closed, the shutters shall not be too small for complete coverage of the window.
Shutters shall be wood or other durable material.
J. Materials and Colors
1. OAO Developments shall be constructed of durable, primary materials such as
stone, brick and adobe-type materials; wood lap siding; fiber cement board
lapped, shingled, or panel; metal siding; glass, or engineered stone. Aside from
solar panels or other infrastructure related to energy efficiency and water
use/reuse, OA Developments shall utilize non-reflective materials.
2. OAO Developments shall utilize earth tone colors that are complementary to the
surrounding landscape and visual backdrops. Exceptions shall be allowed for
public art.

4.6.6 Use and Occupancy Standards
In addition to the requirements of Section 4.6.5 above, all principal and accessory structures in
an OAO Development shall comply with the following use and occupancy standards
requirements. An individual land use permit and business license shall be required for each
RV/campground, hotel/motel, or dwelling unit rented for time periods of less than 30 days.
A. Bed and Breakfasts
Bed and breakfasts shall comply with the standards of this section:
1. Bed and breakfast facilities shall meet the minimum performance standards for offstreet parking as specified in Section 6.1, including reasonably expected extraordinary
parking demands.
a. On-street parking by bed and breakfast guests is expressly prohibited;
b. Driveways and other access ways to the principal structure do not satisfy the
off-street parking requirements for bed and breakfast guests.
2. One sign shall be allowed, in accordance with the requirements of Section 6.5, Signs,
of this LUC;
3. Information for emergencies must be made available to guests.
4. The zoning administrator may revoke a bed and breakfast permit if it is determined
that:
a. The applicant has misrepresented any material fact on his or her application, or
supporting materials;
b. The bed and breakfast fails or ceases to comply with applicable standards,
conditions or criteria for issuance of a permit;
c. The operation of the bed and breakfast violates any statute, law, ordinance or
regulation; and/or
d. The operation of the bed and breakfast constitutes a nuisance or poses a real or
potential threat to the health, safety or welfare of the public. [Ord. 569, 2017;
Ord. 548, 2016.]

B. Dude Ranch or Destination Resort
Dude ranches and destination resorts shall be permitted in the OAO-Hotel/Motel Districts. All
dude ranches or destination resorts shall comply with the standards of this section:
1. Accessory facilities may include restaurants, gift shops, employee housing, equestrian
facilities and health spas;
2. Provide adequate public facilities and services based on the type and scope of the
development proposed; a private water and/or sewerage system may be required where
the capacity of available public water system and/or sewage treatment system is
insufficient to serve current zoned density;
3. Provide public trail and/or road rights-of-way dedications as necessary to maintain
historic access to public lands;
4. Provide complete food service for all guests;
5. Provide a recreational amenity package suitable for the scale of the project.
6. Signs allowed on site shall comply with the requirements of Section 6.5, provided,
however, that:
a. Maximum allowable signage, defined as the aggregate total square footage of
signs on-site, shall be as determined by the Planning Commission up to a
maximum of 192 square feet, provided that no individual sign shall be larger than
92 square feet; and
b. Signs that are not visible from off-site shall not be considered in the maximum
allowable signage.
7. The density of accommodations units shall be limited to one (1) per 2.5 acres, and the
average size of all accommodations units shall not exceed 600 square feet; provided,
however, that the County may permit bonus density up to one (1) unit per acre and/or
bonus average unit size, where the County specifically finds that a proposed development
will provide significant and substantial public benefit, as compared to alternative uses for
the subject property, by exceeding county standards with respect to:
a. Protection of sensitive lands on the site;
b. Dedication of view shed easements across the property from high public use
areas;
c. Dedication of 80 percent or more of the site as open space;
d. Protection and enhancement of wildlife habitat; and
e. Diversification of the local economy.
8. Employee housing shall be provided and such housing shall be restricted in accordance
with the requirements of Section 6.14.
C. Recreational Vehicle, Campground, and Travel Trailer Park
Recreational vehicle, campground, and travel trailer parks shall comply with the following
standards
1. Each space may be occupied only by persons using “park model” units, travel trailers,
truck campers, small cabins (traditional KOA-style), and tents for overnight, short
duration, or seasonal camping;

2.
3.
4.
5.
6.
7.

Each space RV/travel trailer space shall be at least 1200 square feet in area;
Each cabin or tent space shall be at least 800 square feet in area;
Each space shall be at least 30 feet in width;
Each park shall be served by public water and sewer facilities;
No space shall be located more than 200 feet from a water and sewage service building;
The County may require landscaping and screening pursuant to the provisions of
Section 6.4, Landscaping and screening; and
8. One (1) tree of a species suitable for the area shall be provided for each 2 spaces, and
shall be located in close proximity to those spaces. (Existing trees on the site may be
used to satisfy this requirement.)
D. Residential Units Used for Overnight Accommodations
Residential units used for overnight accommodations shall comply with the following
requirements:
1. Each residential dwelling unit used for overnight accommodations shall require its own
land use permit and business license even when multiple units are owned or managed by
one entity.
2. Such units shall be managed by Utah-licensed property management agents or companies
with a local, Grand County representative, and shall collect and pay all applicable taxes,
including but not limited to, the Transient Room Tax (TRT).
3. Additional off-street parking may be required as necessary to mitigate impacts on
adjacent land uses and neighborhoods.
4. Properties used for overnight accommodations shall have direct access to an arterial or
collector street.
5. Current contact information for property owners or management agencies or companies
shall be posted in an accessible location outside such units or project.
4.6.7 -OAO District Application
C.
2.
g. A narrative that includes:
(1) A description, stated with specificity, of how the proposed development
impacts or benefits the following considerations of interest to Grand County
and how any such impact shall be addressed or mitigated:
a. Economic diversification
b. Job creation
c. Increased wages
d. Community aesthetics
e. Civic and open space
f. County infrastructure such as roads, water, sewer, and storm water
g. Public services such as law enforcement and emergency medical
services
h. Traffic, in quantity and circulation

i. Water resources, in quantity and quality
j. Housing demand
k. Crowding or congestion in national parks and other nearby public
lands.
(2) A description, stated with specificity, of additional beneficial public
services and goods the proposed development provides to the community.
(3) An analysis that compares the stated community benefit(s) with the
proposed impact(s).

