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DEFINITIONS:
Public hearing = a hearing at which members of the public are provided a reasonable opportunity to comment on the subject of the hearing.
Public meeting= a meeting required to be open to the public pursuant to the requirements of Title 52, Chapter 4, Open and Public Meetings; the public
may or may not be invited to participate.
Legislative act = action taken by the County Council or Planning Commission; amending ordinances, adopting general plan, Annexations, zoning and
rezoning; a reasonable debatable action that could promote the general welfare of the community.
Administrative act = action taken by the Planning Commission, County Council or staff interpreting ordinances and regulations, conditional uses,
approving subdivision, site plans, issuing building permits; an administrative decision must satisfy the requirements prescribed under state law or the
County Land Use Code, whichever is stricter.
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Peak View Subdivision (High Density Housing Overlay – HDHO25)

POSSIBLE MOTIONS :
Motion 1:
Move to send a (favorable or unfavorable) recommendation to the County
Council for applying the High Density Housing Overlay (HDHO-25) to the parcel
located at 3640 Spanish Valley Drive, conditioned upon the following:
a) The applicant shall designate the HDHO Lots and additionally restricted
lots prior to a public hearing with the County Council; and,
b) The applicant shall fully comply with all County engineering
requirements, including stormwater runoff/drainage and
transportation improvements.
Motion 2:
Move to approve the proposed preliminary plat for Peak View Subdivision
HDHO Development contingent upon the following:
a) The County Council approves the development agreement committing
developer to the deed restriction requirements of Section 4.7 and
applies the HDHO-25 to the subject parcels;
b) The developer’s final plat and building design standards comply with all
other requirements of Section 4.7 – High Density Housing Overlay.
STAFF RECOMMENDATION:
Review and consider application materials provided to the planning
commission related to the proposed Peak View Subdivision. Staff recommends
a favorable recommendation for the HDH 25 Overlay to be applied to the
subject parcel. Staff also recommends approval of the Preliminary Plat,
contingent upon the statements included in Motion 2 above. Approval of the
Preliminary Plat does not constitute legislative action applying the HDH overlay
to the subject parcel. The applicant will be required to seek legislative approval
of the High Density Housing (HDH) overlay from the County Council in order for
the conditional Preliminary Plat approval to be valid if the Planning Commission
grants it. A conditional Preliminary Plat approval does not constitute a final
approval of the subdivision’s technical elements either; the County will require
the applicant comply with all engineering requirements and receive a final
approval for infrastructure improvements.
BACKGROUND:

See staff report attached and below for project specifics.
The applicant is seeking a Preliminary Plat approval of the Peak View
Subdivision HDHO Development from the Planning Commission, contingent
upon the High Density Housing Overlay (HDHO) Approval from the Grand
County Council. Planning Commission shall make recommendations on the two
items separately. First, a recommendation should be made as to the legislative
application of the HDHO 25 to the subject parcel. Second, Planning
Commission shall review the Preliminary Plat application for Peak View
Subdivison. Planning Commission shall express its approval of the Preliminary
Plat as conditional approval and state the conditions of such approval, if any, or
if disapproved, shall express its disapproval and justifications.
ATTACHMENT(S):
• Preliminary Plat Application
• High Density Housing Application
• Applicant Statement
• Restricted Units
• Preliminary Plat
• Drainage Plan
• Survey
• Title Report
• Application Fee

STAFF REPORT
COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT
GRAND COUNTY, UTAH
DATE: Tuesday, September 10, 2019
TO: Grand County Planning Commission
SUBJECT: Peak View High Density Housing Overlay District 25 (HDHO-25) Application

PROPERTY OWNER: Terill Johnston
PROP. OWNER REP: Terill Johnston
ENGINEER: SET Engineering / Jeff Pillus
PROPERTY ADDRESS: 3640 Spanish Valley Drive
SIZE OF PROPERTY: 20 Acres
EXISTING ZONE: Rural Residential (RR)
EXISTING LAND USE: Vacant Lot / Agricultural
ADJACENT ZONING AND LAND USE(S): Rural Residential (RR) & Multi Family Residential (MFR)
APPLICATION TYPE
High Density Housing Overlay (HDHO-25) / Preliminary Plat
STAFF RECOMMENDATION: Approve with Conditions
Comments (optional): Condition preliminary plat approval upon Council application of the HDHO-25 to the subject
parcel; designation of the HDHO Lots and additionally restritcted lots prior to a public hearing with the County
Council; and, the applicant’s full compliance with all County engineering requirements.
APPLICATION PROCEDURE
Decision Type: Legislative
Public Notices: ☐ Public Meeting at:
☐ Planning Commission
☐ County Council

☒ Public Hearing at:
☒ Planning Commission
☒ County Council

Attachments:
☐ Approval Letters
☒ Site Plan
☐ Landscape Plan
☒ Vicinity Map
☒ Legal Notice

☒ Legal Description
☐ Public Comments
☒ Agency Comments
☒ Response to Standards
☒ Other: applicant narrative

SUMMARY OF REQUEST
The subject property is a 20 acre lot located in the Rural Residential (RR) zone at 3640 Spanish Valley Drive.
The developer is requesting application of the HDHO-25 overlay to their parcel. If granted, the developer
proposes a subdivision comprised of nine (9) 4-plex sites, thirty-five (35) twin homes and twenty-one (21) single
family homes. The total unit count for this development would be one hundred and twenty-seven units. In
effect, the developer is requesting to combine the legislative and administrative components of the HDH overlay
process, which is allowd by code and acceptable to staff.
SITE IMPROVEMENTS / ADDITIONS / CHANGES

The subdivision would extend power, water, and sewer services to each lot. The developer would also be
responsible for constructing, or bonding for, the proposed multi-use pathway along the property’s frontage.
CONSIDERATIONS FOR APPROVAL, DENIAL, AND/OR POSTPONEMENT
Article 4.7 HIGH DENSITY HOUSING (HDH) OVERLAY DISTRICT
4.7.1 Purpose.
A. Grand County has established a High Density Housing Overlay (HDHO) district to facilitate the provision of new housing
units used for primary residential occupancy by actively employed households. The HDHO districts (See Map- Exhibit A) are
intended to provide the opportunity and means for the County to meet its estimate of additional residential and workforce
housing needs, to achieve the goals of the housing element of the County’s General Plan, and to implement the policies
and goals of the housing element of the County’s General Plan.
B. These regulations are intended to encourage the development of new housing units by assisting both the public and
private sector in making the provision of these units economically viable, while providing assurances to the County that
these units will maintain a high degree of quality and will remain financially accessible to residents and local area workers.
C. These regulations are further intended to encourage the provision of primary residential housing through the
combination of the HDHO districts with multiple-family and single-family residential zoning districts within the County
where the residential housing projects are determined to be feasible and are consistent with the County’s General Plan.
D. The HDHO is intended to:
1. Provide a means of directing and simplifying the process for creating and maintaining primary residential
housing.
2. Provide a means of directing and simplifying the process for creating and maintaining affordable housing
constructed to meet the Assured Housing requirements of Section 6.15.
3. Provide incentives to developers, whether in new or rehabilitated housing, to maintain primary residential
rental and ownership units in perpetuity.
Staff believes the developer’s narrative and proposed preliminary plat meet the legislative intent of the High Density
Housing Overlay. The applicant is proposing to restrict half of the HDHO designated Lots futher than is required by
the County’s HDHO Ordinance; the applicant is proposing to incoroporate a price appreciation cap of 5% per year
for the first five years following an initial property sale to keep the HDHO Lots affordable to subsequent owners if
sold by the initial owner. In other words, the applicant wants to avoid speculative buying of the proposed lots.
Staff recommends planning commission make a recommendation on the HDH Overlay application and preliminary
plat approval conditioned upon the comments below (and specified in the stated motion of the Agenda Summary).
4.7.5(C)
C. Property Development Standards. The following development standards shall apply to HDHO units in the HDHO districts.
1. General Design Standards. The development shall be designed and developed in a manner compatible with and
complementary to existing and potential development in the immediate vicinity of the development site. Site
planning on the perimeter shall provide for protection of the property from adverse surrounding influences and
shall protect surrounding areas from potentially adverse influences from the property. To the greatest extent
possible, the design of the development shall promote privacy for residents and neighbors, security, and use of
passive solar heating and cooling through proper placement of walls, windows, and landscaping.
Staff belives that the general design of the subdivision meets the above standards.
2. Minimum Design Standards. Minimum design standards are included to ensure a high degree of quality in the
development of HDHO units. Unless modified by the County Council, the following design standards shall apply to a
development that utilizes the density increases allowed by this Article.

Staff has reviewed the proposed preliminary plat for compliance with the following standards:
a. Sidewalks shall be installed along all street frontages where otherwise required by this LUC.
There currently is a 4’ wide sidewalk proposed along Gemini Bridges Lane, Johnson Drive, Judy Way, Gary Street,
and Nora Court.
b. Screening Requirements
The developer is not proposing anything that would require screening.
i.

Outdoor Storage Screening. All outdoor storage areas for materials, trash, mechanical equipment,
vehicles, or other similar items shall follow the standards outlined in Section 6.4.3.

ii.

Parking Lot Screening. Parking lot screening must be provided between those portions of an off-street
parking area containing six (6) or more parking spaces and a different zoning district or a public street
and shall be designed according to the following:
a. Parking lot screening must be provided within ten feet (10’) of the perimeter of the parking lot
to be screened, except for parking lots adjacent to rain gardens/bio-retention systems, other
landscape features, or where screening may negatively impact the traffic sight distance (as
defined by the American Association of State Highway and Transportation Officials (AASHTO)
and verified by the County Engineer)
b. Parking lot screening shall be not less than eighty percent (80%) opaque and be a minimum of
three feet (3’) in height as measured from the highest finished adjacent grade of the parking
area. When shrubs are used to provide the screen, such shrubs must be at least two feet (2’)
tall at planting and anticipated to grow to at least three feet (3’) tall at maturity.
c. No landscaping or screening shall interfere with driver or pedestrian visibility for vehicles
entering or exiting the premises.
d. Screening for a parking lot may be comprised of plants found in Section 6.4.3.F.
e. Content: Parking lot screening must consist of at least two (2) of the following:
i. A compact hedge of evergreen or densely twigged deciduous shrubs spaced to ensure
closure into a solid hedge at maturity;
ii. A berm with plantings as described above;
iii. Transit shelters, benches, bicycle racks, and similar features may be integrated as a part
of the screen;
iv. Fencing may be integrated as part of the screen. All wood fencing shall be stained and
sealed with a weatherproof product.

iii.

Parking Island Design. Off-street parking areas with at least twenty-five (25) parking stalls shall contain
interior landscaped islands. Such islands shall be bounded by a raised concrete curb, pervious curbing,
or an approved equivalent and shall contain mulch to retain soil moisture. This provision shall not apply
to parking structures. The standards for landscaped islands are as follows:
a. Landscaped parking lot islands shall be required at the beginning and end of each parking row
and shall contain a minimum of one hundred eighty (180) square feet and a minimum width of
nine feet (9’).

b. A minimum of one tree shall be provided for each island.
c. Shrubs, perennials or ornamental grass shall be incorporated in each landscaped island that
does not contain a tree.
d. Islands shall be prepared with topsoil to a depth of two feet (2’) and improved to ensure
adequate drainage, nutrient, and moisture retention levels for the establishment of plantings.
e. All perimeter and interior landscaped areas in parking lots shall be equipped with an irrigation
system adequate for establishing and maintaining the plant materials within it.
c. Building Exterior Façade Standards.
These standards are to be reviewed at the time a building permit is requested. They are administrative
requirements for development within an HDH Overlay.
i.

Exterior finishes may be of wood, masonry, stone, stucco, HDO board or other high quality material
permitted by the building code, but shall not utilize vinyl siding; cedar or wood shakes; highly
reflective, shiny, or mirror-like materials; or exposed plywood or particle board.

ii.

Buildings shall utilize at least two (2) of the following design features to provide visual relief along
the front of the residence:
a. Projections, recessions, or reveals such as, but not limited to, columns, pilasters, cornices,
and bay windows
b. Dormers.
c. Gables.
d. Recessed entries, a minimum of three (3) feet deep.
e. Covered front porches.
f. Cupolas.
g. Architectural Pillars or Posts.
h. Quoins.
i. Corbeling on wall.
j. Decorative lintel.
k. Incorporation of brick or stone on at least 25% of front surface area

iii.

Planning staff shall have the authority to waive this requirement when the building is not visible
from adjacent properties or the public right-of-way.

d. Where HDHO units may be placed on the same lot as current or future temporary or short-term
accommodations, dedicated HDHO units shall be clustered together so as to minimize the exposure of
residents to temporary guests. In all other developments, where temporary or short-term accommodations
units do not exist and cannot exist due to zoning restrictions, dedicated HDHO units shall be dispersed
throughout the residential development.
e. Where there is a combination of commercial and residential uses, the commercial uses shall front along the
highest road designation. Residential development shall be located behind commercial development or on
upper floors above commercial development.
f.

The County Council may waive, or modify, any, or all, of these requirements when the Council finds it is
infeasible to comply due to physical or other constraints on the lot.

3. Minimum Building Site Area and Lot Width. There shall be no minimum building site area, minimum lot width, or
maximum lot coverage requirements for individual lots or individual dwelling sites in a HDHO district development.
However, the building site area lot widths, and lot coverage percentages shall be designated on a site plan pursuant
to Section 9.17 or preliminary plat pursuant to Section 9.4 approved by the Planning Commission.

Thirty-five (35) twin-homes lots, twenty-one (21) single family lots and nine (9) 4-plex buildings, are proposed, which
totals one hundred and twenty-seven (127) units.
4. Density. Overall density of site development within an HDHO district shall not exceed the limits established in
Section 6.14.040.
The proposed one hundred and twenty-seven units (127) units are within the limits allowed by the HDH 25 district.
5. Building Height.
These standards are to be reviewed at the time a building permit is requested.
a. Maximum building heights shall not exceed the limits defined in the underlying zone district except that
buildings constructed in the HDHO 35b district shall not exceed four (4) stories or forty-two (42) feet in
height.
b. To the maximum extent possible, building heights and locations shall minimize shading and interruption of
solar access to adjacent properties with existing residential structures or commercial agricultural
operations.
c. All structures shall conform to the Ridgeline Standards of Section 6.9.8.
d. Structures built under the HDHO must comply with the setback and buffer requirements of the underlying
zone. The maximum height of the building at the exterior wall shall be the greater of:
i.

20 feet

ii.

The building’s setback at that point

e. From the exterior wall, the building’s height may increase to its maximum height at a rate not greater than
a 45° angle from the maximum allowable height of the exterior wall.
6. Setbacks. The minimum setbacks from the lot line of the development shall be determined by the buffer
requirements of Section 5.4.1.B and the compatibility standards of Section 6.10.
The preliminary plat complies with all standards of Section 6.10.
7. Parking.
The preliminary plat appears to have adequate parking spaces.
i.

Number of spaces required
a. For every single-family or two-family dwelling, there shall be provided at least two (2) off-street
parking spaces for each unit. Parking spaces provided in a garage or carport may count towards the
minimum requirement.
b. For every attached multifamily dwelling, off-street parking spaces shall be provided in accordance with
Section 6.1.4:
Multi-family
dwellings

Efficiency and one-bedroom

1.5 per dwelling unit

Two-bedroom

1.75 per dwelling unit

Three-bedroom and Larger

2.0 per dwelling unit

ii.

Parking design requirements
c. Parking areas for single-family or two-family dwellings need not be paved.
d. Parking areas for attached multifamily dwellings shall be subject to the off-street requirements
outlined in Section 6.1.7.
e. Uncovered surface parking may be permitted in the rear and side setbacks but is not permitted in the
front or street-side setback.
f. Garages, carports, and individual locking storage units are subject to the setback standards outlined in
Section 5.4.1.
g. Required spaces for multifamily developments equal to or greater than five units shall be covered in a
carport or a garage except that for multifamily dwellings with four or fewer units, parking spaces can
be uncovered.

8. Minimum Standards of Physical Condition. A HDHO unit is required to have and maintain those minimum
standards of physical conditions set forth in Exhibit B - Minimum Standards.
These standards are to be reviewed at the time a building permit is requested, and included in the deed restrictions
attached to each lot’s title.
9. Streets. All public streets within or abutting the proposed planned development shall be dedicated and improved
to County specifications for the particular classification of street; all private streets shall meet fire code and access
standards.
Spanish Valley Drive is a County owned and maintained road with adequate right-of-way width. All other roads
appear to meet County Standards. The developer has submitted a traffic study. The County Engineer has reviewed the
study and feels comfortable with the development proceeding in the development review process, although a final
approval of roadway design and necessary improvements to Spanish Valley Drive, if needed, shall occur prior to final
plat approval.
10. Signs. Signs shall be permitted only to the extent allowed under Section 6.5, Signs, and must be approved by the
Planning and Zoning Administrator.
The developer has not proposed signage to date.
11. Construction Timing. The HDHO units shall be ready for occupancy no later than the date of the initial or
temporary occupancy of any unrestricted units within the development or applicable phase thereof. If the
unrestricted units are developed in phases, then the HDHO units may be developed in proportion to the phasing of
the unrestricted units. For example, in an approved development that includes 100 units built in two 50-unit phases
the first phase must include at least 40 HDHO units.
80% of the units will need to be deed restricted in accordance with Section 4.7. At this time, the deed restricted units
have not been designated as to the requirements of Section 4.7 and the additional price appreciation maximums
proposed by the applicant.
Article 7 Subdivision Standards
Staff has reviewed the preliminary plat application for subdivision standards not specified within the HDH Overlay or
addressed above. The following findings are pertinent to planning commission’s review of the preliminary plat.

Lighting: The developer has not submitted a street lighting plan, or exterior lighting plans for the individual strucutres. The
street lighting plan will be required prior to final plat approval and the exterior lighting plans for individual structures will be
required at the time building permit applications are reviewed.
Fire Protection: The Fire Deparment supports the general subdivision layout.
COMPATABILITY WITH GENERAL PLAN
The proposed subdivision is not explicitly supported by the general plan, but it is supported by the HDH overlay
ordinance adopted by the County Council in January 2019. Inasmuch as Council anticipates adding the HDH
overlay to the General Plan as an amendment or compliment to the Future Land Use Plan, the proposed
subdivision is supported.
COMPATABILITY WITH LAND USE CODE (ZONING)
The subject property is zoned Rural Residential (RR), and is in the HDHO-25 overlay zone. The developer is
seeking legislative approval of the High Density Housing Overlay being applied to the subject parcel. Once the
HDH overlay is applied, the proposed preliminary plat will need to comply with all standards in Section 4.7 and
Articles 5, 6, 7, and 9.
LAND USE CODE REFERENCE SECTIONS
Section 3.1 Use Table

4.7.4A

High Density Housing (HDH) District
HDH 35a

Maximum Density
35 units per acre

HDH 35b

35 units per acre

HDH 25

25 units per acre

HDH 15

15 units per acre

HDH 10

10 units per acre

HDH 5

5 units per acre

4.7.6 Assurance of primary residency and occupancy.
HDHO units developed under this Article shall remain available to persons and families who live and work in Grand County
according to the standards set forth in Section 4.7 in perpetuity. The developer shall be required to enter into a
development agreement with the County to ensure primary residential occupancy by actively employed households is
maintained prior to recordation of final plat or issuance of a building permit for the applicable development. Each housing
unit designated for primary restricted residential occupancy by an actively employed household (an HDHO unit) shall also
include a deed restriction attached to its title in accordance with the standards set forth in this section. Grand County
reserves the right to revoke, deny or suspend any permit, including a land development permit, conditional use permit,
building permit, certificate of occupancy, or discretionary approval if the standards of this section are not met.
The developer has submitted a development agreement to the County following the standard form provided by the County.
Staff will request that the County Attorney provide a review of the applicant’s propsed price appreciation cap prior to
County Council. Application of the HDH-25 Overlay to the subject parcel is contingent upon the County Attorney’s and
Council’s approval of the development agreement. Because a preliminary plat approval is contingent upon application of
the HDH-25 Overlay, the development agreement will be part of the County Council’s review, and approval or denial. If the
HDH-25 Overlay is approved and the Applicant is permitted to develop under the HDHO standards (as per the preliminary
plat), each deed restricted lot shall be designated on the plat prior to final plat approval and recordation. Further, each
deed restricted lot shall include such restriction on its chain of title in perpetuity.
PROPERTY HISTORY
The parcel is undeveloped. It has been used to grow alfalfa in the past. The property does include an easement
that requires the developer incorporate drainage infrastructure sufficient to deal with stormwater runoff from the
Rim Village subdivision adjacent to it. As part of the appliant’s drainage plan, they are proposing to send some
runoff across an adjacent landowner (Spears, Whites Ranch). The County Attorney and Engineer are aware of
this proposal and support the design as it will benefit the County’s stormwater management system.
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Emery Telcom Conditional Use Permit

FISCAL IMPACT:

N/A

PRESENTER(S):

Community and Economic Development Staff

Prepared By:
KENNY GORDON
GRAND COUNTY
PLANNING & ZONING
ADMINISTRATOR

STATED MOTION :
Move to forward a (favorable/unfavorable) recommendation to the Grand
County Council with the following conditions:
•
STAFF RECOMMENDATION:

FOR OFFICE USE ONLY:
Attorney Review:
N/A

Review and consider application materials provided to the planning
commission related to the proposed Emery Telcom yard. Staff recommends the
planning commission move to forward a (favorable/unfavorable)
recommendation to the Grand County Council with the noted conditions
above.
BACKGROUND:
See staff report attached.
ATTACHMENT(S):
• Application & Applicant Statement
• Survey
• Storm water design
• Title Report
• Building Sheets
• Lighting Sheets
• Fee

STAFF REPORT
COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT
GRAND COUNTY, UTAH
DATE: Tuesday, September 10, 2019
TO: Grand County Planning Commission
SUBJECT: Emery Telcom Conditional Use Permit

PROPERTY OWNER: Emery Telecommunications & Video, Inc.
PROP. OWNER REP: Mike Behling
ENGINEER: Johansen & Tuttle Engineering Inc.
PROPERTY ADDRESS: 1728 South Rocky Road
SIZE OF PROPERTY: 1.75 Acres
EXISTING ZONE: General Business (GB)
EXISTING LAND USE: Emery Telcom yard
ADJACENT ZONING AND LAND USE(S): General Business (GB) & Large Lot Residential (LLR)
APPLICATION TYPE
Conditional Use Permit
STAFF RECOMMENDATION: Choose an item.
Comments (optional): Click or tap here to enter text.
APPLICATION PROCEDURE
Decision Type: Choose an item.
Public Notices: ☒ Public Meeting at:
☒ Planning Commission
☐ County Council

☒ Public Hearing at:
☐ Planning Commission
☒ County Council

Attachments:
☐ Approval Letters
☒ Site Plan
☐ Landscape Plan
☐ Vicinity Map
☐ Legal Notice

☐ Legal Description
☐ Public Comments
☐ Agency Comments
☐ Response to Standards
☐ Other: Click or tap here to enter text.

SUMMARY OF REQUEST
Emery Telcom wishes to expand the existing facilities and opperations at 1728 South Rockey Road. There
currently is an approximately 650 square foot building used to shelter equipment on site, this structure would
remain and Emery Telcom has proposed the addition of a 1,200 square foot builing to be used for equipment and
a 1,830 square foot office/equipment building. The renovations would include extension of utilities to the
proposed office/equipment building, the addition of a parking lot, and the addition of storm drain facilities.
SITE IMPROVEMENTS / ADDITIONS / CHANGES
The renovations would include extension of utilities to the proposed office/equipment building, the addition of a
parking lot, and the addition of storm drain facilities.

CONSIDERATIONS FOR APPROVAL, DENIAL, AND/OR POSTPONEMENT

9.11 Conditional Use Permits
9.11.6 Conditional Use Criteria
Conditional use permits shall be approved where the County determines that there will be no significant negative impact
upon residents of surrounding property or upon the public. The following criteria shall be considered in the application
review:
A.

Effect on Environment

The location, size, design and operation characteristics of the proposed use shall not be detrimental to the health, welfare,
and safety of the surrounding neighborhood or its occupants, nor be substantially or permanently injurious to neighboring
property, nor cause substantial or permanent interference with the right to peaceful enjoyment of property.
B.

Compatible with Surrounding Area

The proposed site plan, circulation plan and schematic architectural designs shall be complementary with the character of
the surrounding area with relationship to scale, height, landscaping and screening, building coverage, and density.
C.

External Impacts Minimized

The proposed use shall not have negative impacts on existing uses in the area and in the County through the creation of
noise, glare, fumes and odors, dust, smoke, vibration, fire hazard, excessive light, or other injurious or noxious impact. The
applicant shall provide adequate mitigation responses to these impacts.
D.

Infrastructure Impacts Minimized

The proposed use shall not have negative impacts on existing uses in the area and in the County through impacts on public
infrastructure such as roads, parking facilities and water and sewer systems, and on public services such as police and fire
protection and solid waste collection, and the ability of existing infrastructure and services to provide services adequately.
E.

Consistent with LUC and General Plan

The proposed use will be consistent with the purposes of this LUC, the General Plan, and any other statutes, ordinances or
policies that may be applicable, and will support rather than interfere with the uses otherwise permitted in the zone in which it
is located.
F.

Parcel Size

The proposed use may be required to have additional land area, in excess of the lot area otherwise allowed by the
underlying zoning district, as necessary to ensure adequate mitigation of impacts on surrounding land uses and the zoning
district.

COMPATABILITY WITH GENERAL PLAN
Staff believes the proposed Emery Telcom yard is supported by the General Plan. Specifically, the following elements of the

General Plan are noted:
Chapter 3.2 (Vision: Recreation and Access), Goal 1, Strategy F – Foster a business-friendly atmosphere where
entrepreneurs can thrive.
COMPATABILITY WITH LAND USE CODE (ZONING)
3.2.3 Commercial Use Standards (See staff comments in red italics)
S.

Utility Substation

Electricity regulating substations, gas pressure control stations or similar utility substations shall be subject to the following
standards.
1.

Any structure shall be set back not less than 25 feet from all property lines or the minimum setback requirements
of the applicable zoning district, whichever is greater. All structures are set back at least 25 feet from all property lines.

2.

The uses shall be enclosed by a screen and landscaped as required by Section 4.4F. Dumpster is shielded by two

buildings and behind a fence. Fence also acts as screening for yard uses.
3.

The storage of equipment on the premises shall be shielded from view offsite. Fence also acts as screening for yard

uses.

LAND USE CODE REFERENCE SECTIONS

3.1 Use Table

3.2.3 Commercial Use Standards

S.

Utility Substation

Electricity regulating substations, gas pressure control stations or similar utility substations shall be subject to the following
standards.
1.

Any structure shall be set back not less than 25 feet from all property lines or the minimum setback requirements

of the applicable zoning district, whichever is greater.
2.

The uses shall be enclosed by a screen and landscaped as required by Section 4.4F.

3.

The storage of equipment on the premises shall be shielded from view offsite.

3.4.8 Public and Civic Use Categories
J.

Utilities
Characteristics:
Public or private infrastructure serving a limited area with no on-site personnel (Minor Utility) or the general
community and possibly having on-site personnel (Major Utility).
Examples

Accessory Uses

Uses not included

Minor Utilities:

Control, monitoring, data or

Maintenance yards and buildings (See

Stormwater retention and

transmission equipment

Light industrial Service)

detention facilities

Off-street parking

Utility offices (See office)

Telephone exchanges

Storage

TV and radio studios (See office)

Water and wastewater pump

Reservoir (See Parks and Open

stations

Areas)

Major Utilities:
Cell antennae
Cell towers
Electrical substations
Natural gas pumping station
Telecommunication towers and
facilities
Television and radio
broadcasting transmitters
Waste treatment plants
Water towers, tanks, or
standpipes

PROPERTY HISTORY
There currently is an approximately 650 square foot building used to shelter equipment on site. Emery Telcom
uses the site for storage of equipment.

Gen. Business (GB)
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INTERIOR LIGHTING FIXTURE SCHEDULE
ABBREVIATIONS
LUMINAIRE OPTIONS

B
C
F
G
P
PL
R
S
W

-

BASE
CEILING
FLANGE
GRID
PENDANT
POLE
RECESSED
SURFACE
WALL

ARHR
DL
EQC
F
HLD
HS
PS
QRS
ST
WG
WL

-

AIR RETURN AND HEAT REJECTION
DAMP LOCATION
EARTHQUAKE CLIPS
FUSING
HINGED AND LATCHED DOOR
HOUSE SIDE SHIELD
PHOTOCELL SWITCH
QUARTZ RESTRIKE
STATIC
WIRE GUARD
WET LOCATION

HEIGHT

E

-

FINISH

DIAMETER

MW
BL
SL
GL
CL
PW
EA
S
GS
C
CBA
SCBA

-

CCA

-

FS
209D
TP

-

FL
R
M

-

-

MATTE WHITE
BLACK
SILVER
GOLD
CLEAR
PAINTED WHITE
EXTRUDED ALUMINUM
STEEL
GALVANIZED STEEL
CAST
COLOR BY ARCHITECT
STANDARD COLOR BY
ARCHITECT
CUSTOM COLOR BY
ARCHITECT
MEETS FEDERAL
STANDARD 209D
THERMALLY
PROTECTED
FLUSH
REGRESS
MITERED

DIFFUSER/LENS

REFLECTOR

#A
#OA
GC
GO
GF
SGL
HPL
DO
CGL
S

OP
SP
SS
D
SC
PR
FDR
DS
LI
IR
SL
GL
CA

-

ACRYLIC #THICK
ACRYLIC #THICK (OPAL)
GLASS (CLEAR)
GLASS (OPAL)
GLASS (FROSTED)
SOFT GLOW LENS
HIGH PERFORMANCE LENS
DROP OPAL
CONVEX GLASS LENS
SATIN LENS

-

NONE/OPEN
SPECULAR
SEMI-SPECULAR
DIFFUSE (WHITE ENAMEL)
SPECULAR (COLORED)
PRISMATIC
FULL DEPTH REFLECTOR
DIFFUSE (SEMI SPECULAR) SILVER
LOW IRIDESCENT
IRIDESCENT
SILVER
GOLD
CLEAR ALZAK

HEIGHT

8. REFER TO SPECIFICATIONS FOR IMPORTANT TECHNICAL REQUIREMENTS FOR
LIGHTING FIXTURES, DRIVERS, AND LAMPS.
9. ALL LIGHT FIXTURES TO BE EITHER "DLC" OR "LIGHTING FACTS" LISTED OR TO BE
APPROVED BY ARCHITECT/ENGINEER AND OWNER.

DEPTH

TYPE

COLOR TEMP

VOLTAGE

WATTS

FINISH

FIXTURE LUMENS

CR

LED

3500K

0-10V DIMMING
(10%)

120/277

19

-

1500

-

6" ROUND, RECESSED LED DOWNLIGHT, SEMI-SPECULAR
REFLECTOR, WHITE TRIM FINISH

-

-

-

0' - 6"

CR

LED

3500K

0-10V DIMMING
(10%)

120/277

23

-

2000

-

2' X 4' LED FLAT PANEL, GRID LAY-IN, PROVIDE FLANGE
KIT
LED WALLPACK, RECESSED JBOX, FULLY GASKETED,
WET LABEL, DARK SKY CERTIFIED

4' - 0"

2' - 0"

-

-

CR

LED

3500K

120/277

40

-

4300

-

-

-

-

-

WS

LED

4000K

0-10V DIMMING
(10%)
0-10V DIMMING
(10%)

120/277

70

BRZ

6000

-

4' LED STRIP LIGHT, WHITE FINISH

4' - 0"

-

-

-

CS

LED

3500K

NO DIMMING

120/277

42

WH

3000

(GF-2)

(SA-1)

-

-

OPTIONS

MOUNTING

0' - 6"

REFLECTOR

DIAMETER/ APERTURE

-

DIFFUSER/LENS

HEIGHT

-

CRI

DEPTH

-

(DX-2)

(OC-32)

MANUFACTURER (CATALOG SERIES)

LENGTH

NOMINAL SIZE

D

CONSULTANTS

7. COMPLY WITH THE "INTERIOR LIGHTING" SECTION OF THE SPECIFICATIONS.

H

DESCRIPTION
6" ROUND, RECESSED LED DOWNLIGHT, SEMI-SPECULAR
REFLECTOR, WHITE TRIM FINISH

3. SUBSTITUTIONS AND/OR EQUAL FIXTURES MUST RECEIVE APPROVAL PRIOR TO
BIDDING, THEY MUST BE SUBMITTED TO THE ENGINEER NO LESS THAN 2 WEEKS
PRIOR TO BID OPENING.

6. VERIFY THE PROPER MOUNTING KITS OR ACCESSORIES TO FACILITATE
INSTALLATION AS SHOWN AT EACH LOCATION ON THE DRAWINGS.

H
GT
N
LE

ID
(DX-1)

E

5. ALL FIXTURES SHALL BE LISTED AND APPROVED FOR THEIR INTENDED USE AND
LOCATION.

DRIVER CONFIGURATION

LENGTH

PT
DE

2. CONTRACTOR ALLOWANCE PRICES ARE ACCURATE WHEN THIS JOB WAS
SPECIFIED, CONTRACTOR AND ELECTRICAL DISTRIBUTOR SHALL VERIFY THIS
ALLOWANCE AND REPORT ANY PROBLEMS TO THE ENGINEER BEFORE THE BID.
ALLOWANCE PRICE MAY OR MAY NOT INCLUDE LAMP(S) OR FREIGHT AS NOTED,
AND DO NOT INCLUDE ANY TAXES.

324 S. State St., Suite 400
Salt Lake City, UT 84111
800-678-7077
801-328-5151
fax: 801-328-5155
www.spectrum-engineers.com

4. SAMPLES MUST BE PROVIDED FOR ANY AND ALL FIXTURES UPON A/E REQUEST
PRIOR TO RELEASING FIXTURES.

NOTES
1

HEIGHT

1. PROVIDE UNIT PRICES AND FIXTURE BRAND SELECTED FOR ADD/DELETE CHANGES
FOR EACH FIXTURE TYPES SHOWN WITHIN 48 BUSINESS HOURS OF THE BID DATE.
FAILURE TO COMPLY WITH THIS REQUIREMENT MAY DISQUALIFY THE PRODUCTS
AND EMPOWER THE ENGINEER TO DETERMINE FAIR VALUE FOR FIXTURE AND
INSTALLATION CHANGES, WITHOUT FURTHER INPUT FROM THE CONTRACTOR OR
INSTALLER.

-

NOTES

MOUNTING

GENERAL NOTES

OPTION 1
OPTION 2
OPTION 3
GOTHAM
LITON
PORTFOLIO
(EVO-35/15-6AR-WD-LSS- (LHALD612C034UE-D10/L (LD6B15D010/EU6B10208
MVOLT-EZ10-TWR)
RALD6SWF160-B60-T35)
035/6LBW2H HB26)
GOTHAM
LITON
PORTFOLIO
(EVO-35/20-6AR-WD-LSS(LHALD625CO71-D10/
(LD6B20D010/EU6B10208
MVOLT-EZ10-TWR)
LRALD6SWF151-B60-T35)
035/6LBW2H HB26)

HE WILLIAMS (VWP H L60
T3 DBZ SDGL PC XX DIM
UNV)
LITHONIA (ZL2N L48 MDD
MVOLT 40K 80CRI WH)

DAYBRITE
(LF4FR3140UDZT)

D

METALUX
(4SNLED-LD4-30SL-LW-U
NV-L840-CD1-U)
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VOLTAIRE ARCHITECTURAL WALL PACK
CATALOG #:

TYPE:

PROJECT:

LED

NOTES:

EXAMPLE

VWP H

- L30/740 -

SERIES NOMINAL
		 LENGTH

LUMEN
PACKAGE

T3

-

DBZ

-

SDGL

-

OPTIONS

CRI & DISTRIBUTION
FINISH
SHIELDING
CCT				

-

OPTIONS/
ACCESSORIES

DIM

-

DRIVER

UNV
VOLTAGE

CROSS SECTIONS
VWPH Weight: 15 Lbs; maximum weight with EM/10WC or HSGX: 27 lbs.

FEATURES
GENERAL

5-11/16”

Engineered with the highest quality
materials to ensure reliability,
performance, and quality.
XX
Provides security and accent lighting for
walkways, entries, perimeters, and
facades.
XX
Intended for use in both uplight and
downlight applications.
XX
Savings of up to 80% energy compared to
HID systems.
XX
Blends seamlessly with a variety of
architectural styles.
XX
Purposefully modeled to allow runoff of
dirt and water for an always-clean
appearance.
XX
Architectural housing extension option can
be used with or without EM to maintain
aesthetics throughout an entire project
XX
Optional energy-saving photocell/
occupancy sensor available.
XX
Available in six standard finish options.
XX
Made Right Here™ in the USA.
XX

16-3/4”

7-5/8”

10-1/2”

Front view

Side View

Side View shown with
EM/10WC or HSGX

VWPV Weight: 23 Lbs

Uplight
Application

9-3/8”

14-3/4”

6-5/8”

Front View

Side View

7-3/8”

Uplight
Application

Side View shown
with EM/4W or HSGX

ORDERING INFORMATION
SERIES
VWP

OPTIONS (Continued)
Voltaire Architectural Wall Pack

DF

TYPE
H
V

PC

H orizontal
Vertical

HSGX

LED PACKAGE
See back for fixture performance data.
Example: L60/740
LUMEN
PACKAGE

NOMINAL
LUMENS

L30

3,000

L60

6,000

CONDUIT ENTRY

MINIMUM CRI
& CCT

AVERAGE
SYSTEM
WATTAGE

730 = 70 CRI, 3000K
740 = 70 CRI, 4000K
750 = 70 CRI, 5000K

36
70

T3
TFT

Fixtures require housing extension when specified with conduit
entry. Conduit entry provided with 1/2” NPT tapered pipe thread
and plug. Conduit fitting to be supplied by others.
CR
CL
CD

Right side conduit entry (back view)
Left side conduit entry (back view)
Dual conduit entry (left and right)

VWPH ONLY

DISTRIBUTION

EM/10WC

Type III
Type Forward Throw

FINISH OPTIONS
For custom color, visit the VWP at hew.com.1
BLK
Black (RAL #9004)
DBZ
Dark bronze
DBR
Medium bronze
GRAY Standard gray
SLV
Satin aluminum (RAL #9006)
WHT White (RAL #9003)

SHIELDING
SDGL
CGL

Double fuse (208V, 240V, or 480V only;
must specify voltage)
Factory-installed button-style
photocell (120V, 208V, or 277V only;
must specify voltage)
Empty housing extension used to
match units with EM or OCC option.

Solite ® diffused textured tempered glass lens
Clear tempered glass lens

OPTIONS
See page 3 for option details.
EM/4W 4-watt integral emergency LED driver, 500 lumen output
(120-277V only) VWPV includes housing extension
(increases fixture depth)
SF
Single fuse (120V, 277V, or 347V only; must specify
voltage)

		 H.E. Williams, Inc.

Carthage, Missouri

10-watt emergency LED driver, 1000
lumen output, low temperature,
includes housing extension (increases
fixture depth; 120-277V only; not
available with CR and CD options)
OCCWS FSP-211-L_ Factory-installed occupancy sensor,
includes housing extension (increases
fixture depth), must specify lens, see
page 2 for details. Optional FSIR-100
remote controller available, ordered
separately, see accessories.

THERMAL
Integral die-cast aluminum heatsink
provides optimal passive thermal
management.
XX
Concealed heatsink design preserves
architectural appearance.
XX
Rated for -30ºC to 40ºC ambient operating
temperature (-20ºC to 40ºC with
EM/10WC; 0ºC to 39ºC with EM/4W).
XX

OPTICAL
Acrylic precision optics produce standard
IES distributions.
XX
Full cutoff, dark-sky compliant optics
(downlight only) place light where it’s
needed with minimal glare.
XX

ELECTRICAL
0-10V dimming standard.
10kA/10kV surge protection standard.
XX
LED system is designed to minimize
electrical connection points for increased
reliability.
XX
XX

ACCESSORIES (VWPH only)
FSIR-100

Remote controller for occupancy sensor 2

DRIVER
DIM

Dimming driver prewired for 0-10V controls

VOLTAGE
120
208
277
UNV
347
480

120V
208V
277V
120-277V
347V (includes stepdown transformer)
480V (includes stepdown transformer)

w w w.hew.com

417-358-4065

1

2

For custom colors other than RAL,
manufacturers’ code plus two swatches
(minimum 1” square) required.
Please specify quantity required per project.

Wall
Page 1 of 3

VWP
LED

VOLTAIRE ARCHITECTURAL WALL PACK
DISTRIBUTION

SPECIFICATIONS
Housing – Die-cast aluminum enclosure.
Thermal Management – Integral die-cast
aluminum heatsink and LED assembly provide
passive thermal management. Rated -30ºC to
40ºC ambient operating temperature (-20ºC
to 40ºC with EM/10WC; 0ºC to 39ºC with
EM/4W).
Optical System – Precision, injectionmolded, refractive acrylic lensing produces
standard IES distributions.
LED Assembly – ANSI 3000K, 4000K, or
5000K CCT, minimum 70 CRI LEDs.
LED Driver – 0-10V dimming.
Electrical – 120-277, 347, and 480 VAC input
range; 50-60Hz; power factor >.90; THD <20%
at full load. FCC Class A compliant. 10kA/10kV
surge protection standard. Quick-disconnect
wiring provided.
Finish – Super durable polyester powder
coat bonded to phosphate-free, multi-stage
pretreated metal, meets and exceeds AAMA
2604 specifications for outdoor durability.
Available in six standard colors. Custom colors
available.
Mounting – Surface mounts directly over a
4” maximum outlet box. Must be anchored to
adequate structure that can safely support
fixture weight (VWPH = 15 lbs, VWPV = 23
Lbs).
Listings –
■■ cCSAus certified as luminaire suitable for
wet locations.
■■ DesignLights Consortium qualified
product. Not all versions of this product
may be DLC qualified, see the DLC
Qualified Products List at
www.designlights.org/QPL.
■■ Calculated L70 lumen maintenance
>50,000 hours per IES TM-21.
■■ Tested to IES LM-79-08 standards.
■■ Lighting Facts listed.
■■ IDA Dark-Sky approved (downlight
applications only).
■■ RoHS compliant.
■■ IP65 rated.
■■ Title 24 compliant with
OCCWS FSP-211-L_ option.
■■ BUG classified per IES TM-15-11.
Warranty – 5-year limited warranty, see
hew.com/warranty.

T3
Clear Glass (CGL)

T3
Solite Glass (SDGL)

TFT
Clear Glass (CGL)

TFT
Solite Glass (SDGL)

FIXTURE PERFORMANCE DATA
CLEAR GLASS (CGL)
SERIES

LUMEN
1
DISTRIBUTION PACKAGE
WATTAGE

L30

36

L60

70

L30

36

L60

70

L30

36

L60

70

L30

36

L60

70

T3

VWPH

TFT

T3

VWPV

TFT

1
2
3

CCT

SOLITE GLASS (SDGL

DELIVERED EFFICACY DELIVERED EFFICACY
2 3
2 3
2 3
2 3
LUMENS
(LM/ W)
LUMENS
(LM/ W)

3000
4000
5000
3000
4000
5000
3000
4000
5000
3000
4000
5000
3000
4000
5000
3000
4000
5000
3000
4000
5000
3000
4000
5000

3174
3327
3438
5933
6611
6831
2713
2844
2939
5470
5688
5876
3115
3403
3385
6171
6804
6767
2840
3103
3086
5822
5999
5967

88.2
92.4
95.5
84.8
94.4
97.6
75.4
79.0
81.6
78.1
81.3
83.9
86.5
94.5
94.0
88.2
97.2
96.7
78.9
86.2
85.7
83.2
85.7
85.2

2963
3106
3209
5887
6172
6376
2533
2655
2743
5065
5309
5486
2908
3177
3160
5813
6351
6317
2651
2896
2881
5126
5600
5570

82.3
86.3
89.1
84.1
88.2
91.1
70.4
73.8
76.2
72.4
75.8
78.4
80.8
88.3
87.8
83.0
90.7
90.2
73.6
80.4
80.0
73.2
80.0
79.6

BUG
RATINGS

B1-U0-G1

B1-U0-G1

B1-U0-G1

B2-U0-G2

B1-U0-G1

B2-U0-G1

B1-UO-G1

B3-U0-G1

Wattage shown is average for 120V through 277V input.
Efficacy/lumen output shown is average based on voltage input of 120V through 277V.
Photometrics tested in accordance with IESNA LM-79. Results shown are based on 25ºC ambient temperature.

BOLT PATTERN DETAIL
4-7/8”
3-1/2”
2-3/4”

ø1”

Wall
Page 2 of 3
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VWP

VOLTAIRE ARCHITECTURAL WALL PACK

LED

OPTIONS
PART NO.

NOTES: UNLESS OTHERWISE SPECIFIED.
1. INSIDE BEND RADIUS R .03.
2. FORM DIMENSIONS ARE TO OUTSIDE SURFACES.
3. FORM TOOLS IN FLAT PATTERN ARE FORM UP.

VWPH CHRIS VIEW

REV

SHEET

1 of 1

OCCUPANCY SENSOR

FLAT PATTERN
SCALE 1:2

ISOMETRIC VIEW
SCALE 1:2

FORM VIEW
SCALE 1:2

EXAMPLE

OCC WS FSP -211

-

L2

OCCUPANCY
SENSOR

Fully adjustable high and low dimmed light levels.
Designed for LED
EASE fixtures; rated for extreme temperatures and
-REL ENT
UM
up to 200,000PREon/off
cycles.
DOC
VWPH CHRIS VIEW
XX
Hold-off setpoint with automatic calibration option for
convenience and added energy savings.
XX
Adjustable via handheld wireless configuration tool (ordered
separately).
XX
IP66 rated with choice of lenses for wet and outdoor locations,
and mounting heights from 8’ to 20’.
XX
Adjustable time delay and cutoff delay.
XX
Factory set to 10% dimming at 5 minutes,
cutoff at 1 hour.
XX

REV

BY

DESCRIPTION

H.E. WILLIAMS, INC.

DRAWN BY

LEGACY
NUMBER
SURFACE
AREA
VOLUME

9.21 feet^2

401.2 inch^3

UNLESS OTHERWISE SPECIFIED
DIMENSIONAL UNITS:
INCHES
TOLERANCES:
XXXĀ
ā 1/2Ā
ā 1/32
X/X
.XXXX
ā .0050
.XXX
ā .015
.XX
ā .030

ANGULAR
FRACTIONAL
DECIMAL

DATE

REVIEWED BY

DESCRIPTION

DH

VWPH CHRIS VIEW

8/24/2015

MATERIAL

SCALE

DATE

* INFORMATION CONTAINED HEREIN IS THE PROPERTY OF H.E.
WILLIAMS INC. AND IS TO BE HELD IN COMPLETE CONFIDENCE.
REPRODUCE WITH WRITTEN CONSENT ONLY. * DIMENSIONS
SUBJECT TO CHANGE WITHOUT NOTICE, CONSULT FACTORY
FOR VERIFICATION. * DO NOT SCALE DRAWING

831 WEST FAIRVIEW AVE
PO BOX 831 CARTHAGE, MO 64836
PHONE: 417.358.4065 FAX: 417.358.6015

XX

FINISH

1:1

THIRD ANGLE
PROJECTION
SHEET

SIZE

B

PART NUMBER

REV

1 of 1

LENS

OCCUPANCY SENSOR
ORDERING INFORMATION
OCCWS FSP-211-__

Factory-installed occupancy sensor,
must specify lens (120V or 277V only)

LENS
L2
L3

Coverage at 8’ mounting height: ø48’
Coverage at 20’ mounting height: ø40’

0’
5’

10’

0'

15’

8'
24'

11' 7' 3' 0' 3' 7' 11'

24'

20’

20’ 18’ 15’ 12’ 9’

L2 Lens

6’

3’

0’

3’

6’

9’ 12’ 15’

18’ 20’

L3 Lens

PC

FSIR-100 – Occupancy Sensor Remote
Factory-installed
button-style
photocell
(120V, 208V, or
277V only; must
specify voltage)

Initial setup and subsequent sensor
adjustments are made using a handheld
configuration tool (FSIR-100). The wireless
tool stores up to five sensor parameter
profiles to speed configuration of multiple
sensors. Please specify quantity required
per project.
Visit wattstopper.com for more information.

		 H.E. Williams, Inc.

Carthage, Missouri

w w w.hew.com

417-358-4065

Wall
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THIS PLAT IS MADE SOLELY FOR
THE PURPOSE OF ASSISTING IN
LOCATING THE LAND, AND THE
COMPANY ASSUMES NO LIABILITY
FOR VARIATIONS WITH AN
ACTUAL SURVEY.

THIS PLAT IS MADE SOLELY FOR
THE PURPOSE OF ASSISTING IN
LOCATING THE LAND, AND THE
COMPANY ASSUMES NO LIABILITY
FOR VARIATIONS WITH AN
ACTUAL SURVEY.

THIS PLAT IS MADE SOLELY FOR
THE PURPOSE OF ASSISTING IN
LOCATING THE LAND, AND THE
COMPANY ASSUMES NO LIABILITY
FOR VARIATIONS WITH AN
ACTUAL SURVEY.

THIS PLAT IS MADE SOLELY FOR
THE PURPOSE OF ASSISTING IN
LOCATING THE LAND, AND THE
COMPANY ASSUMES NO LIABILITY
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Staff requests that Planning Commission and Council provide clear direction on
any and all priorities related to new standards for overnight accommodations.
Based on feedback received over the last six months, Staff recommends
prioritizing the following categories/types of use-specific standards.
•
•
•
•
•

Energy Efficiency/Emissions
Water Use/Reuse
Transportation Infrastructure/Multimodal Opportunities
Design/Aesthetics
Mixed-Use

Staff anticipates that many development standards explored in this process can
apply to both overnight accommodations and new developments writ large.
The following provides a brief yet incomplete introduction to the types of
regulations the County could consider. In the coming weeks and months, Staff
will continue to research best practices and present them to the Planning
Commission and Council. As noted above, however, Council should provide as
much direction to Staff as possible regarding the types of standards they want
to prioritize.
Energy Efficiency/Emissions
Many jurisdictions require commercial buildings to meet an established green
building standard rather than detailing the specific energy efficiency standards
directly into the land use code. Most commonly, jurisdictions require
commercial buildings to meet Leadership in Energy and Environmental Design
(LEED) Silver or a standard that meets similar energy efficiency objectives.
Some include more lenient energy standards for retrofitted and/or smaller
buildings under 1,000sqft (LEED Certified) and more extensive requirements for
larger and new construction projects (LEED Silver or Gold, Living Building

Challenge, etc.).
In Telluride, Colorado, for example, the land use code outlines specific
minimum requirements but provides the developer the alternative to meet
LEED or other more stringent green building standards. The code also includes a
Renewable Energy Mitigation Program that outlines additional renewable
energy requirements for developments that include exterior pools, hot tubs,
heated garages, snowmelt systems.
Water Use/Reuse
Staff has acquired several model codes related to water use/reuse. Specifically,
Staff has begun reviewing ordinances related to water efficient landscapes,
low-impact design (“LID”, also known as green infrastructure), and greywater
use/reuse. Staff will continue to partner with the Health Department, GWSSA,
and the Moab Area Watershed Partnership to develop appropriate code
language for Grand County developments. The Council could consider
implementing performance-based standards for a site, including a maximum
water budget based on landscape area, minimum irrigation efficiency, and run
times for external water use. Design features could include Low-Impact Design
(LID) stormwater and landscaping design requirements, low-flow faucets and
internal water uses, and greywater ready systems.
Transportation Infrastructure/Multimodal Opportunities
Traffic and congestion has been identified as a primary issue of concern to local
residents. The County is working with UDOT and the City of Moab to develop
regional transportation plans and new multimodal infrastructure. Staff is also
looking model standards for connecting land use and traffic mitigation.
Aspen, Colorado offers a good model for integrating land use approvals and
multimodal transportation infrastructure investments. Aspen’s code requires
that new developments and redevelopments include off-street parking at levels
that reflect their Transportation Impact Analysis (TIA). The TIA determines, if a
project is an exempt, minor, or major project based on anticipated peak trip
generation for the specific uses. Minor and major projects are required to
provide a certain amount of transportation management and multimodal levels
of service to the project, as calculated by the TIA toolkit provided by the City.
An applicant must determine a project’s TIA applicability and parking
requirements to develop a cohesive Mobility Plan that includes the applicant’s
parking and multimodal mitigation requirements, which includes the provision
of parking, utilizing fees-in-lieu, and/or other mobility mitigation options as
required by the TIA toolkit calculator.
Design/Aesthetics
Design guidelines improve the physical quality of buildings, enhance the
pedestrian experience, and protect the character of the surrounding
neighborhood. Council could consider design standards for materials, color, and
texture of exterior facades, building variety, glazing, balconies, and other
aesthetic details. Given the difficulty of identifying a consistent design or
aesthetic in the Moab Area, and varying opinions on what the community’s
aesthetic preference should be, Staff anticipates presenting only moderately
stringent standards in this category.

Mixed-Use
Mixed-use developments typically encourage imaginative site and building
design as a part of a compatible mixture of land uses and multimodal
transportation methods. Landmark Design provided draft ordinance language
that requires a high-quality development project that preserves open space,
includes a balanced mix of land uses and employment opportunities,
implements high-quality design methods, and integrates multimodal
transportation. Staff will use the draft standards prepared by Landmark Design
as a starting place for discussions with the Planning Commission and Council.
----------------------------------To be as efficient as possible under the six-month time constraint imposed by
Resolution ___, Staff proposes a coordinated effort with the City of Moab. Staff
has already begun working with Nora Shepard, City Planning Director, to
provide each council and planning commission preliminary information
regarding the types of use-specific standards in the areas of design/aesthetics
and mixed-use requirements. Grand County Staff will take the lead on
standards related to water, energy, and transportation.
BACKGROUND:
The Grand County Council adopted Ordinance 595 on July 18, 2019, which
restricted overnight accommodations to the newly created use-specific
overnight accommodations overlay zones.
Immediately after adopting Ordinance 595, the County Council adopted
Resolution 3180, which notifies developers of overnight accommodations of
the County’s intent to adopt new standards related to mixed use, design, and
operational performance within the following 180 days. As such, any overnight
accommodations development applications submitted within the 180 day
period following July 18, 2019 will be subject to any new standards.
ATTACHMENT(S):
• Staff findings to date on energy, transportation, and water standards.

CED Staff Recommendations as of September 4, 2020
New Overnight Accommodations Development Standards
Note: Some standards could/should apply to all new development, not just OAs

CED Staff have reviewed land use codes for energy, water, and transportation related standards from
several jurisdictions in the western US (e.g. Carbondale, CO; Sedona, AZ; Aspen, CO; Los Angele, CA; Park
City, UT; and others).
Based on our findings, we recommend integrating the following administrative, use-specific standards
into Section 3.2.2 of Grand County’s Land Use Code. Because hotels and motels do not currently have
any use-specific standards beyond the general development standards of Section 6, we propose a new
subsection of 3.2.2 for that use category. With all the proposed standards, it is our goal to strike a
balance between improved development outcomes and staff resources/capacity. We also acknowledge
the need to refine the standards presented below even further.
Energy:




All new overnight accommodations developments (hotels/motels; RV/campgrounds; residential
units used for OAs) shall be net-zero. Net-zero means that the total amount of energy used by a
development on an annual basis is equal to the amount of renewable energy created on the
development site or purchased from off-site sources.
Developers seeking approval to redevelop an existing overnight accommodations development
in order to increase their number of overnight accommodations units shall ensure that the
structural additions are net-zero and the existing structures reduce their net energy
consumption by twenty percent (20%).

*Staff notes the need for consultation with the Building Officials and other individuals certified to
complete energy performance evaluations.
**The most common approach used by other jurisdictions is to refer to a standard energy efficiency
designation such as net-zero, LEED, Living Building Challenge, or other similar certification.
***Longer-term monitoring for satisfaction of performance metrics may be an issue.

Water:







All new overnight accommodations developments shall install the maximum allowable
rainwater catchment systems to reduce their dependence on culinary or agricultural water for
landscape irrigation and/or pools. Utah Code governs sizing for rainwater catchment systems.
All new overnight accommodations developments shall limit the percentage of turf grass in their
landscaped areas to twenty percent (20%) or less.
All new overnight accommodations developments shall (or are encouraged to) install graywater
ready systems to reduce their dependence on culinary or agricultural water for landscape
irrigation.
To the maximum extent possible, new overnight accommodations developments shall utilize
bio-retention and bio-infiltration designs in their storm water management systems.

CED Staff Recommendations as of September 4, 2020
New Overnight Accommodations Development Standards
Note: Some standards could/should apply to all new development, not just OAs


Pools shall be indoors or covered by shade (including a shading factor) to prevent undesired
evapotranspiration.

*Longer-term monitoring for the compliance with the performance metrics may be an issue.
**Consideration should be given to redevelopment as well as new construction.
Transportation:


In addition to other transportation improvements required by the Grand County LUC, all new
overnight accommodations developments shall include both all the items in List A and at least
two (2) items from List B below (Note these lists are not meant to be exhaustive but rather
illustrative)
List A

List B

Bicycle storage areas for guests

Shuttle transportation for guests (including
minimum times/routes/etc.)

X number of bikes per Y sq. ft. of building
square footage available for free guest use
----------

Transit stop (if/when we develop transit)
Payment of a fee in-lieu that will support the
design, development, and/or maintenance of
non-motorized trail infrastructure in Grand
County

*Consideration should be given to redevelopment as well as new construction.

The City of Moab’s Planning Department is taking the lead on identifying standards related to
form/aesthetics and mixed-use. We anticipate focusing on preliminary recommendations related to
form/aesthetics and mixed-use requirements at the September 24, 2019 meeting.
Specifically, City staff has indicated they are reviewing land use standards to address the following:
Form and aesthetic standards:





All new overnight accommodations shall follow form, architectural, and/or aesthetic standards.
Staff is developing standards to dictate the mass, size, and scale of developments, including
both the mass/size of individual units and as a collection of buildings on a site. They are also
considering limiting the number of units allowed in a development, which will inherently restrict
the overall size and scale of projects and will discourage large, corporate overnight
accommodations projects.
All new overnight accommodations shall follow form-based building height standards that
protect solar access and match the nature of surrounding properties. The building height shall
be stepped or gradually increasing in height as dictated by the setbacks or other factors.

CED Staff Recommendations as of September 4, 2020
New Overnight Accommodations Development Standards
Note: Some standards could/should apply to all new development, not just OAs
Mixed-use standards:






Mixed-use requirements shall vary by zone and/or area and shall include uses to benefit both
visitors and residents of the Moab area as appropriate. These uses could include civic, office,
retail, residential, recreational, or other uses beneficial to the community.
All new overnight accommodations shall be required to develop mixed-use space, calculated as
a percent of the size of the development.
The mixed-use requirements may be developed off- or onsite as appropriate.
When possible and appropriate, new overnight accommodations shall be constructed to allow
for porosity between public and private spaces. For example, in the downtown Moab corridor,
overnight accommodations uses shall integrate outdoor restaurant seating, retail, office, or
other uses on the bottom floor to encourage the public to interact in the space.
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Staff is highly supportive of the addition of a spa space and theater. Staff also
sees benefits of placing a conservation easement on the pasture and acreage to
the south and east of SR-128.
The current OAO regulations prohibit expansion of existing OA Developments.
However, Staff anticipates this prohibition on expansion will be relaxed to some
degree once the County adopts new development and redevelopment
regulations (prior to January 14, 2020). Staff is neutral on the requested
expansion of 20 lodging units, and the offer of a conservation easement on
100+ acres is attractive.

N/A
That said, Staff also acknowledges that the acreage being offered up as a
conservation easement is already designated as open space in the recorded
master plan. A conservation easement provides more certainty in the long run
than dedicated open space on a PUD master plan (due to potential approvals of
master plan amendments by future Councils). The County will want to consider
these tradeoffs.
Ultimately, Staff is favorable towards the proposed amendments, including the
increase in lodging units and proposed conservation easement, ONCE the
County amend its OAO ordinance to allow for expansion of existing OA
Developments. Until then, Staff refers the question of whether such an
approval can be granted to the County Attorney and County Council.

BACKGROUND:
Red Cliffs Lodge is proposing several amendments to repeal and replace its
existing Planned Unit Development (PUD) master plan, including the following:





Develop twenty additional overnight accommodations units
Develop a new museum, which will include a gift shop, theater,
outdoor snack patio, and a water feature
Convert a portion of the maintenance area to a small spa room with
two massage rooms, a shower, and a waiting area
Remodel a portion of the maintenance area to two or three deedrestricted employee housing apartments



Restrict a 150-acre scenic conservation easement to The Nature
Conservancy, including 14 acres opposite the river, a 48-acre circular
field, 48 acres on a side hill, and 45 acres on the northern side of Castle
Creek Winery.

ATTACHMENT(S):
Amended Red Cliffs Lodge Plat

