GRAND COUNTY
Planning Commission
Tuesday, September 25, 2018
5:00 P.M. Regular Meeting
Grand County Courthouse
Council Chambers
125 E. Center St., Moab, Utah
Type of Meeting:

Regular Meeting

Facilitator:

Gerrish Willis, Chair

Attendees:

Planning Commissioners, interested citizens, and staff

5:00 PM

Citizens to be heard

Chair

Public Hearing

Amending Section 9.5 Final Plat Procedures

Staff

Public Hearing

High Density Housing (HDH) Overlay

Staff

Public Hearing

Amending Section 6.5.3 Exempt Signs, Political Signs

Staff

Action Item

Approval of September 11, 2018 Meeting Minutes

Chair

Future Considerations

Chair
Staff

County Council Update – Mary McGann

Council Liaison

ADJOURN
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.

AGENDA SUMMARY
GRAND COUNTY PLANNING COMMISSION
September 25, 2018
TITLE:
FISCAL IMPACT:

N/A

PRESENTER(S):

Zacharia Levine, Community and Economic Development Director

Prepared By:
KENNY GORDON
GRAND COUNTY
PLANNING & ZONING
ADMINISTRATOR

FOR OFFICE USE ONLY:
Attorney Review:
N/A

Amend Section 9.5 Final Plat Procedures

STATED MOTION :
Move to amend Grand County Land Use Code, Section 9.5 Final Plat
Procedures.
BACKGROUND:
The purpose of the amendment is to align Grand County’s Land Use Code
with Utah State Code with respect to providing a final plat approval and
allowing developers the option of bonding for infrastructure or having
infrastructure completed and accepted by County prior to recordation.
Legal review has been provided and the attached draft reflects accepted
and recommended changes.
ATTACHMENT(S):
Amendments to Section 9.5 Final Plat Procedure.
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Final Plat

9.5.1
Final Plat Submittal Requirements
The owner of land on which preliminary plat approval has been obtained shall prepare and submit: (a) a
non-erasable Mylar copy, and (b) a digital copy of the final plat (including all lines, bearings, corners,
etc., necessary to describe the subject lot(s) or parcel(s), and all easements), in the latest version of
AutoCAD, or other format compatible with the County GIS as may be specified by the Zoning
Administrator (currently preferred in State Plane Coordinates – Utah Central Zone or the Valley
Coordinate System) with all measurements stated in feet, and (c) one 24 x 36 copies, or more if specified
by the Zoning Administrator. The plat shall be drawn to a scale of 100 feet to one inch, or other scale
approved by staff. When necessary the plat may be on several sheets accompanied by an index sheet
showing the entire subdivision. For large subdivisions, the final plat may be submitted for approval
progressively in phases satisfactory to the County Council. The final plat shall show or be accompanied
by the following:
A.

Control Points; Acres

The primary control points, or descriptions and “ties” to such control points, to which all dimensions,
angles, bearings, and similar data on the plat shall be referred shall be placed on the final plat. The area of
the subdivision, in acres, shall be shown.
B.

Boundary Lines and Bearings

Tract boundary line sufficient to locate the exact area proposed for subdivision, rights-of-way lines of
streets, easements and other rights-of-way, and property lines of residential lots and other sites; with
accurate dimensions, bearings or deflection angles, and radii, arcs and central angles of all curves shall be
placed on the final plat.
C.

Streets

Name and rights-of-way width of each street or other rights-of-way shall be placed on the final plat.
D.

Easements

Location and dimensions of all easements shall be placed on the final plat.
E.

Lot and Block Numbers

Number to identify each lot or site and each block, and the dimensions of lots and blocks, shall be placed
on the final plat.
F.

Purpose of Sites

The purpose for which sites, other than residential lots, are dedicated or reserved shall be indicated on the
final plat.
G.

Building Lines

Minimum building setback lines when required or approved by the Planning Commission shall be placed
on the final plat.
H.

Monuments
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Location and description of monuments shall be placed on the final plat. Monuments shall include
centerline monuments at all curve points and intersections.
I.

Adjacent Land

References to recorded subdivision plats or adjoining platted land by record name shall be placed on the
final plat.
J.

Surveyors Certificate and Legal Description

A legal description and surveyor’s certificate, in the following form, shall be placed on the final plat:
KNOW ALL MEN BY THESE PRESENTS:
That I, ____________________, do hereby certify that I am a registered Utah Land Surveyor, and that I
hold certificate No.________ as prescribed under the laws of the state of Utah, and I further certify that
under the authority of the owners, I have made a survey of those lands as shown here on and described
below, and that I have subdivided said tract of land into lots and streets, hereafter to be known as
_____________________________ and that same has been correctly surveyed and staked on the ground
as shown on this plat.
_______________________________________
Signature
K.

Approval Certification

Certification of approval by the Planning Commission and County Council, in the following form, shall
be placed on the final plat.
APPROVED this _______ day of _______________, 20___, by the Planning and Zoning Commission of
Grand County, Utah
______________________________________
Chairman
APPROVED this _______ day of _______________, 20___, by the Grand County Council
______________________________________
Chairman
______________________________________
County Recorder
L.

Title; Scale

A title, scale, and north point shall be placed on the final plat.
M.

Street Intersections

The location of the point of intersection and points of tangency of street intersections, and the bearing and
distance of each street rights-of-way center line shall be placed on the final plat.
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Plat Identification

A positive reference and identification of the plat and date of plat shall be placed on the final plat.
O.

Dedication Certificate
1.
The property owner’s certificate or deed of dedication shall be placed on the final plat. The
dedication deed or certificate of dedication shall be executed by all persons, firms or corporations
owning an interest in the property subdivided and platted, and shall be acknowledged in the manner
prescribed by the laws for the state of Utah for conveyances of real property. In the case of surface
lien holders, they may execute a subordination agreement subordinating their liens to all public
streets, alleys, parks, school sites and any other public areas shown on the plat of such subdivision as
being set aside for public uses and purposes. The dedication deed or certificate of dedication shall, in
addition to the above requirements, contain the following:
2.

An accurate description of the tract of land subdivided.

3.
A statement and express representation that the parties joining in such dedication are the sole
owners of such tract of land.
4.
An express dedication without reservation to the public for public use; the streets, trails, rightsof-way, school sites and any other public areas shown on the attached plat.
5.
A positive reference and identification of the plat of such subdivision, date of plat and surveyor
or engineer responsible for the survey.
P.

Tax Certificates

Tax certificates indicating that all taxes on the land being subdivided have been paid to the current year
shall be submitted with the final plat.
Q.

Construction Plans and Cost Estimate

A digital copy and one 24-inch x 36-inch paper copy of the plans for required improvements along with
all data and calculations related to utilities, drainage or other construction in the subdivision and a cost
estimate shall be submitted with the final plat. The construction plans shall conform to all requirements of
the current construction design standards for Grand County. The cost estimate shall bear the signature and
seal of the design engineer. Such plans shall also show all existing or proposed surface and subsurface
improvements and obstructions.
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R.

Deleted: and Performance Guarantee

Subdivision Improvements Agreement

A subdivision improvements agreement for all required public improvements in accordance with the
requirements of this section.
S.

Title Report

An updated title report from a licensed title company or attorney listing the name of the property owner(s)
and all liens, easements and judgments of record affecting the subject property shall be submitted within
15 days immediately prior to final review by the County Council.
T.

Filing Fee
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1.
A filing fee to cover the cost of review in accordance with the fee schedule adopted by
resolution of the County Council.
2.
Additional submission requirements for condominium subdivisions. In addition to the above
submission requirements, applications for condominium subdivisions shall be subject to the
applicable provisions of Section 57-8-1 et seq., Utah Code Annotated 1953.
[Ord. 546, 2016.]
9.5.2
Application Review Procedures
A.
Date of Filing
After approval of the preliminary plat by the Planning Commission and within 12 months of the approval
date unless extended for up to one additional year by action of the County Council, the subdivider may
submit for approval the final plat. The application, meeting all the requirements of Section 9.5.1, shall be
submitted to the Zoning Administrator at least 30 days prior to the meeting at which consideration is
desired. The official filing date of the final plat shall be the date upon which the plat and construction
drawings are found to be in full compliance with the provisions of the preliminary approval after
examination by the Zoning Administrator and the review fees which are established by resolution of the
County Council have been paid.
B.

Conformance with Preliminary Plat

The final plat shall conform substantially to the preliminary plat as approved and, if desired by the
subdivider, it may constitute only that portion of the approved preliminary plat that he or she proposes to
record and develop at the time; provided, however, that such portion conforms to all requirements of these
regulations.
C.

Review of Final Plat

After the presentation of the final plat application for a subdivision to the Zoning Administrator, the
Zoning Administrator shall submit the application to the County Engineer, any district providing utility
service for review and to any other appropriate referral agencies for review. The County Engineer and
other referral agencies shall review the plans and submit comments to the Zoning Administrator for
inclusion in the final plat presentation. The developer shall pay the reasonable cost of review of the
construction plans before the final plat is presented to the County Council.
D.

Review by County Council
1.

Action by County Council

The Zoning Administrator shall submit the final plat to the County Council, along with any
preliminary plat conditions established by the Planning Commission, preliminary plat, and an
appropriate recommendation. The County Council shall consider all proposals with respect to the
dedication of rights-of-way for public use, the construction of utilities, streets, drainage, and other
improvements, and when satisfied with the proposals, shall authorize the establishment of agreements
for same. The County Council shall act on the final plat within 30 days after the Planning
Commission makes a recommendation, or within a reasonable time thereafter.
2.

Review in Stages

An owner or subdivider, at his or her option, may obtain approval of a portion or a section of a
subdivision provided he or she meets all the requirements of this LUC with reference to such portion
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or section in the same manner as is required for a complete subdivision. In the event a subdivision
and the final plat thereof is approved by the County Council in sections, each final plat of each
section is to carry the name of the entire subdivision, but is to bear a distinguishing letter, number or
subtitle.
3.

Approval by County Council

The Zoning Administrator shall provide a copy of the decision to the applicant by mail within 10
days of the Commission’s decision. After the County Council has determined that the plat is in
proper form, that any conditions of the preliminary plat are satisfied, that the arrangement of the
development proposed for the property being subdivided is consistent with zoning regulations, and
that the subdivision complies with the provisions of this LUC, it shall act to approve the plat.
4.

Disapproval by County Council

The Zoning Administrator shall provide a copy of the decision to the applicant by mail within 10
days of the Commission’s decision. Final plats that are disapproved by the County Council shall be
returned to the subdivider by the Zoning Administrator with an attached statement of the reasons for
such action.
5.

Action Following Approval
a.

Certification of Approval
(1)
plat.

The County Council’s approval shall serve as the certificate of approval on the final

(2)
In no case shall additions, corrections, or modifications of any kind be made to the
final plat other than signatures required after the final plat has been approved by the County
Council.
b.

Completion of Required Public Improvements or Submission of Completion
Assurance
Before a developer records a plat, the developer shall:
(i)

Complete any improvements shown on the plat or included in the subdivision
improvements agreement to the satisfaction of the County as more fully set forth in the
subdivision improvements agreement; or

(ii)

Post an improvement completion assurance for any required improvements
included in the subdivision improvement agreement.
(a) If a developer elects to post an improvement completion assurance, the developer
shall ensure that the assurance:
(i) Provides for completion of 100% of the required improvements plus a 25%
contingency fee; or
(ii) If the County has inspected and accepted a portion of the required
improvements, provides for completion of 100% of the unaccepted
improvements plus a 25% contingency fee.

c.

Recordation of Plats

The Grand County Land Use Code is current through Ordinance 569, passed December 5, 2017.

Grand County Land Use Code

Page 6/10

(1)
The final plat for any subdivision located within Grand County shall be filed of record
by the developer in the plat records of Grand County, but only after the County Council has
officially acted upon the final plat with reference to improvements, dedications and utilities,
all fees (including recording and review fees) shall be paid by the developer, and the
developer has completed and the County has inspected and accepted required improvements
or posted a completion assurance in compliance with Section b above.

Deleted: then

(2)
If for any reason the final plat has not been recorded within 24 months of County
Council approval, the approving actions shall be deemed void and a new application for Final
Plat will need to be processed through the County.
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[Ord. 546, 2016.]
9.5.3
Responsibility for Payment for Installation Costs
The subdivider shall provide for costs of materials, installation, and maintenance of all required
improvements in accordance with the Grand Construction Standard or the most recent County
construction standards, and the following requirements:
A.

Required Improvements
1.

The subdivider shall pay all costs of materials and installation of the following:

2.

Setting of survey monuments and markers;

3.
Streets and road construction for all street improvements including base, grading, curbs,
gutters, sidewalks, pavement, street name signs, road regulatory signs, culverts, and bridges;
4.

Water and sewer lines installations including fire hydrants and manholes;

5.

Required storm water system and/or other drainage improvements;

6.
All field density and related testing of base, sub-base and other compacted backfill, gradation
tests, concrete cylinder tests, asphalt tests, and/or other related tests required to insure minimum
standard requirements; and
7.
B.

Electric, gas, and other utilities.
Improvement Agreements and Guarantees

Prior to the recording of a final plat, a subdivider shall submit for approval to the Zoning Administrator
an improvements agreement and financial guarantee for construction of any required improvements
designated on the approved final plat or construction plans in accordance with the requirements of this
section.
1.

Form of Agreement

All improvement agreements shall utilize the standard County template (guide) for the format and
content of such agreements. The template may be obtained from the Zoning Administrator.
2.

Engineered Cost Estimate

The improvements agreement shall include a cost estimate for all required improvements prepared by
a Utah-registered, professional engineer.
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Financial Guarantees

The subdivider shall utilize one of the following methods of posting security to cover to the cost of
installing all required improvements; provided, however, that nothing in this section shall preclude
the County Council from approving other forms of liquid financial security in a form approved by the
County. No expiration of the guarantee shall be permitted.
a.

Escrow Agreement

Place on deposit in an approved bank in the name of Grand County, a sum of money equal to
125 percent of the estimated cost (100 percent of cost plus 25 percent contingency) of all
improvements required by this section. Selection of the trustee shall be subject to approval by
the County. The escrow agreement shall be approved as to form and legality in writing by the
County Attorney. The escrow agreement shall state the name of the subdivision and shall list the
improvements the subdivider is required to provide. The County Clerk shall certify in writing
that the securities are a satisfactory guarantee for the County.
b.

Completion Bond

File with the County Clerk a bond executed by a surety company holding a license to do
business in the State of Utah, and acceptable to Grand County on a form approved by the
County, in an amount of 125 percent of the estimated cost (100 percent of cost plus 25 percent
contingency) of all improvements required by this section. The completion assurance bond shall
be approved as to form and legality in writing by the County Attorney. The County Clerk shall
certify in writing that the securities are a satisfactory guarantee for the County.
C.

Engineering Inspection and Tests
1.
Grand County Engineer, applicable service district, or other inspection agent designated by the
Zoning Administrator shall be notified three days before any construction is begun on such public
improvements in order that proper supervision and inspection may be provided. All construction
work, such as street grading, street paving, storm sewers, curb and/or gutter work, sanitary sewers or
water mains performed by the owner, developer or contractor, shall be subject to inspection during
construction by the proper authorities of the County and shall be constructed in accordance with the
approved standards and specifications, and in accordance with the provisions of any other applicable
ordinance of Grand County.
2.
The County will charge fees for engineering inspection during construction and for final
inspection commensurate to the value of services rendered or costs incurred; however, it is to be
understood that the County will do no layout work or daily inspection. Where a special trip(s) to
Grand County by the County Engineer is required, the subdivider shall reimburse the County for the
costs of such trip(s).
3.
The County may require compaction tests on embankments and flexible bases, and depth tests
on flexible bases and pavements, and pressure tests on piping systems, before final inspection and
approval.

[Ord. 546, 2016.]
9.5.4
Plat Approval and Dedication
Approval of the plat and acceptance of dedication on a final plat shall not be effective until the final plat
is recorded in the office of the County Clerk. Approval of the plat and acceptance of a dedication by the
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County shall not imply the maintenance by the County of such dedication. Acceptance for maintenance of
roads, parks, trails and other public dedications requires a separate action of the County Council in
accordance with the requirements of Section 9.5.5D, Final Acceptance. [Ord. 546, 2016.]
9.5.5
Acceptance of Subdivision Improvements
A.
Time Frame for Completion
1.

Plan Resubmittal

If construction has not commenced within one year after approval of the plans, the Zoning
Administrator may require resubmittal of plans for meeting current standards and engineering
requirements.
2.

Expiration and Extension of Approval

If the public improvements for a subdivision have not been constructed and accepted by the County
within 24 months of the recordation of the final plat, said final plat shall be null and void and shall
conclusively be deemed to be withdrawn, without further action by the County. An approved,
unexpired final subdivision plat may be extended once for a period not to exceed 24 months,
pursuant to the following provisions:
a.
The County Council may extend the approval of the final plat, for good cause shown by
the applicant, if there has been no significant change in development conditions affecting the
subdivision plan and the plat continues to comply with all applicable standards and ordinances.
b.
A request for an extension of time to complete final public improvements for a subdivision
pursuant to these provisions shall be submitted to the Zoning Administrator no later than the date
the final subdivision plat expires. The request shall be in writing, and the application shall state
the reason and justification for the requested extension.
B.

Partial Acceptance and Reduction of Security
1.
As public improvements are completed, a subdivider may apply from time to time to the
Zoning Administrator for partial release of the collateral deposited with the County Clerk in
accordance with the procedures of subsection C of this section, Collateral Release Procedure.
2.
If the County Engineer and/or Zoning Administrator determine that any of the required
improvements are not constructed in substantial compliance with approved standards and
specifications, it shall furnish the applicant a list of deficiencies and shall be entitled to withhold
collateral sufficient to insure substantial compliance.
3.
If the County Engineer and/or Zoning Administrator determines that the subdivider will not
construct any or all of the improvements in accordance with all of the approved standards and
specifications, the Zoning Administrator may withdraw and employ from the deposit of collateral
such funds as may be necessary to construct the improvements in accordance with the approved
standards and specifications.
4.
The County Engineer shall independently inspect the construction of improvements while in
progress, and, shall likewise inspect such improvements upon completion of construction. The design
engineer shall certify that construction was completed to plan, and shall have approved any change(s)
to the approved plan in consultation with the County Engineer. After final inspection, the County
Engineer shall notify the subdivider and the Zoning Administrator in writing as to its acceptance or
rejection. The Zoning Administrator shall reject such construction only if it fails to comply with the
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approved standards and specifications contained or referred to herein. If the Zoning Administrator
rejects such construction, the Zoning Administrator shall advise the County Attorney and the County
Attorney shall enforce the guarantees provided in this section.
5.
The design engineer for the subdivider shall submit to the Zoning Administrator a complete set
of as-built drawings in “reproducible” hard copy and digital format showing all subdivision
improvements, including utility locations (gas, water, sewer and telephone), paving and drainage
improvements, and all changes made in the plans during construction. Each hard copy sheet shall
contain an “As-Built” stamp bearing the signature of the engineer and the date. Digital information
shall be provided in the latest version of AutoCAD, or other format compatible with the County GIS
as may be specified by the Zoning Administrator with all measurements stated in feet.
6.
The subdivider shall require his construction contractors, with whom he contracts for
furnishing materials and for installation of the improvements required under this section, and shall
himself be required to furnish to the Zoning Administrator a written guarantee that all workmanship
and materials shall be free of defects for a period of one year from the date of acceptance by the
Zoning Administrator.
7.
Prior to the final acceptance of a subdivision by the County Council, the subdivider shall
furnish a good and sufficient, unconditional warranty bond, or certified check payable to “Grand
County,” in the amount of 10 percent of the contract price with a reputable and solvent corporate
surety in favor of the County, to indemnify the County or any applicable service district(s) against
any repairs that may become necessary to any part of the construction work performed in connection
with the subdivision arising from defective workmanship or materials used therein, for a full period
of one year from the date of final acceptance of the work being warranted.
C.

Collateral Release Procedure
1.
From time to time, as the improvements are completed, subdivider may apply in writing to the
County for a partial or full release of the letter of credit or substitute collateral; and shall utilize the
standard County-approved form for this purpose. Such release requests shall be complete at least 14
days prior to any desired release date; and must show, or include all of the following:
a.

Dollar amount of commitment guarantee;

b.

Improvements completed, including dollar value;

c.

Improvements not completed, including dollar value;

d.

Amount of previous releases;

e.

Amount of commitment guarantee requested released;

f.
Release or waivers of mechanic’s liens of all parties who have furnished work, services, or
materials for the improvements;
g.
Certification by the design engineer that the improvements have been completed according
to approved standards and specifications; and
h.

Reasonable fee to cover the cost of administration and inspections.

2.
Upon receipt of the application, the Zoning Administrator shall promptly refer the application
to the County Engineer. The County Engineer shall inspect the required improvements, both those
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completed and those uncompleted, at his earliest convenience. If the County Engineer determines
from the inspection that the required improvements shown on the application have been completed as
provided herein, the County Engineer shall so advise the Zoning Administrator, and the Zoning
Administrator shall release that portion of the collateral supporting the commitment guarantee
relative to the completed improvements.
3.
All collateral releases shall be made in writing signed by the Zoning Administrator. Such
releases shall be made in all cases as soon as practical following the submission of a complete
request, as described above.
4.
The County may release 115 percent of the amount of the collateral for the required
improvements completed to date, less 125 percent of the costs of the required improvements not
completed; thus retaining 10 percent of the amount of the collateral for the required improvements
completed to date as identified by the approved cost estimate shall be retained pending satisfaction of
the warranty bond requirements of Section 7. Alternatively, the amount to be released may be 125
percent of the amount of the collateral for the required improvements completed to date, upon
submission of a warranty bond in accordance with the requirements of Section 7.
D.

Final Acceptance

Final acceptance of the required improvements and release of the warranty bond shall be made by
resolution of the County Council in accordance with the requirements of this subsection.
E.

Completion of Required Improvements

Completion of the required improvements shall be verified by the following findings:
1.
Certification by the Design Engineer that the required improvements have been completed
according to the approved standards and specifications;
2.
Verification of the County Engineer that the required improvements have been completed
according to the approved standards and specifications;
3.

Presentation of signatures of final acceptance by any applicable service district(s); and

4.
Submission of as-built drawings in reproducible hard copy and digital format in accordance
with the requirements of Section 9.1.3D.
F.

Maintenance of Improvements

Upon final acceptance, maintenance of the completed improvements shall be assumed by one of the
following as determined by the County Council:
1.

Grand County and/or other applicable service district(s); or

2.
A homeowners’ association formed in accordance with the requirements of Section 9.6,
Mandatory Homeowners’ Association.
G.

Warranty Bond Release

Release of the warranty bond required by Section 9.5.5B.7 shall occur following final acceptance of the
required improvements in accordance with the approved standards and specifications.
[Ord. 546, 2016.]
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High Density Housing (HDH) Overlay

STATED MOTION :
Move to forward a favorable recommendation of the High Density Housing
(HDH) Overlay to the Grand County Council.
STAFF RECOMMENDATION:
Review and consider feedback provided to the planning commission via oral
and written comments related to the proposed HDH overlay. Staff recommends
the planning commission move to forward a favorable recommendation of the
HDH Overlay to the Grand County Council.
BACKGROUND:
With direction from the County Council, Planning Commission, and Grand
County residents, staff have been working on an update to the County’s land
use code related to future development. Staff’s focus throughout the entire
process has been housing that is available and affordable to individuals who
live and work in Grand County. The proposed changes have been referred to as
High Density Housing (HDH) overlays, which integrate development incentives
and housing deed restrictions. The current proposal represents the culmination
of roughly two years of regular meetings, open house events, quantitative and
qualitative analysis, and policy evaluation.
Staff has made a number of updates to the draft HDH overlays based on
feedback provided to date. Staff believe the current HDH Overlay reflects a
balanced approach to guiding future development in a strategic manner. The
table presented on the next page highlights the primary considerations.
If approved by the Grand County Council, staff will work to integrate the HDH
overlay concepts into the County’s general plan to ensure all planning
documents are consistent.
For more information on the HDH Overlay Proposal, why it is being proposed,
how the planning commission arrived at the current proposal, and which
factors were used in determining the overlay boundaries, please
visit: https://arcg.is/0q9jmz
ATTACHMENT(S):
• Proposed HDH overlay map
• Proposed HDH overlay ordinance

•
•
•

Massing studies for HDH 35b, 15, and 5; “Point of View” studies for
HDH 35b; Sun Angles
Citizen comments (in relation to public hearing)
Citizen comments (from open house events)

Topic/Concern
Housing availability and
affordability

Consideration/Feedback
Grand County faces an affordable housing
shortage.

Travel distance b/w
home and work

In an ideal world, workers live in close
proximity to their workplaces. This
minimizes vehicle miles traveled (VMT),
emissions, public health concerns, and
infrastructure maintenance costs.
Increased development intensity of
Spanish Valley will increase demand on
roadways

Increased demand on
roadways

Adjacency to existing
above-average densities

Consideration of “edges” within and
between proposed HDH districts and
existing developments

Existing neighborhood
characteristics

Consideration of objective and subjective
characteristics that define neighborhoods,
such as minimum parcel size, fraction of
built-upon or developed lots.

Building heights
• View shed
protection
• Solar access/solar
gain

Avoid the “looming effect” of taller
buildings next to shorter buildings; Create
massing illustrations to evaluate impacts
of HDH projects on view sheds and solar
access of adjacent properties;

Effect on Proposal
80% units/lots created in an HDH project must
be deed restricted for individuals who live and
work in Grand County. Exceptions granted for
retirees and individuals with disabilities.
Highest densities are located near City Limits
and the commercial business district (“CBD”).

Overlay districts and graduated densities
focused around primary north-south
transportation corridors (US Hwy 191 and
Spanish Valley Dr.)
Additionally, progress is continuing on
proposed multi-use pathway along Spanish
Valley Dr. and east-west connectors
HDH boundaries and associated densities
established such that potential HDH projects,
in the long run, allow for smooth transitions
across parcels. Preservation of existing
setbacks, buffers, and heights from underlying
zone reduces visual conflict.
HDH boundaries and associated densities
established to reasonably match existing
neighborhoods noting the following:
• Any new development in a
neighborhood changes its character
• Neighborhoods evolve over time –
they are not static
• Not all parcels will be developed at
maximum densities allowed by overlay
• Residents and decision-makers do not
always agree on what constitutes a
neighborhood or its boundaries
Rather than offering higher building height
limits throughout the Valley, use the
maximums established in the underlying zone
district. One exception is granted for
developments in the HDH 35b district, which is
assumed to result in minimal shading and view
shed impacts due to position relative to
canyon rim, US-191, and existing

Avoidance and
protection of sensitive
development areas
Water resources

Infrastructure (general)
Quality of life
dimensions – noise,
traffic, congestion,
neighborhood character,
community stability,
intergenerational
poverty, dark skies

Water is a natural limit to growth in
desert communities, and an important
long-term consideration for the Moab
Area. Maximum build-out under
current zoning standards raises
questions about water availability and
distribution. However, while increased
density from the HDH overlay may
accelerate an approach to safe yield of
groundwater, it also has the potential to
address several other challenges the
community faces including housing
availability and affordability, sprawl vs
compact development,
overspecialization in tourism, and
displacement of lower income
households.
Maintain the level of service in all
infrastructure systems called for in the
various infrastructure master plans.
Quality of life is paramount to land use
planning, community development, and
economic diversification. The County aims
to support inclusive and sustainable
growth. Rather than focusing on growth vs
no-growth, it may be more helpful to
focus on how the community grows.

developments.
Maintain County standards that prohibit
development on slopes >30% or in historic
drainages
Due to significant uncertainties regarding
current supply, use, and climate, planning
commission and staff have not integrated
water policies into the HDH policy.
Staff advises the County to pay close attention
to the forthcoming USGS groundwater study,
commit to participating in a groundwater
management planning process with
stakeholder groups in the watershed based on
the study findings, adopting policy-responses
for a range of supply and demand scenarios,
and maintaining safe yield of groundwater
resources.

Site HDH boundaries in areas with
infrastructure capacity.
Reduce proposed densities from initial
proposals; change boundaries; add buffer
requirements; enact outdoor lighting
ordinance (separate)
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Article 6.14
HIGH DENSITY HOUSING (HDH) OVERLAY DISTRICT
Sections:
6.14.010

Purpose.

6.14.020

Applicability.

6.14.030

Definitions.

6.14.040

Uses permitted with a development agreement.

6.14.050

Development incentives.

6.14.060

Assurance of primary residential occupancy.

6.14.070

Special Needs Emergency/Transitional Housing.

6.14.080

Pre-application procedure.

6.14.090

Application – Development plans and map required.

6.14.100

Findings.

6.14.110

Periodic Review of Assured Housing Ordinance.

6.14.120

Enforcement.

6.14.010 Purpose.
A. Grand County has established High Density Housing (HDH) districts to facilitate the
provision of new housing units used for primary residential occupancy by actively employed
households. The HDH districts 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 accessible to residents and local area workers over a reasonable
duration of time.
C. These regulations are further intended to encourage the provision of primary residential
housing through the combination of the HDH 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 HDH districts are intended to provide a means of directing and simplifying the process
for creating and maintaining primary residential housing.
E. The HDH districts are also intended to provide incentives to developers, whether in new or
rehabilitated housing, to maintain primary residential rental and ownership units in perpetuity.
6.14.020 Applicability.
The regulations set forth in this Article may be applied to specific sites meeting the following
criteria:
A. The site is located in one of the high density housing (HDH) districts;
B. The site is not located in a FEMA floodplain unless necessary site improvements are
completed prior to site plan or subdivision approval;
6.14.030 Definitions.
A. “Active Employment” or “Actively Employed” means a household with at least one person
who meets one of the following criteria:
(1)

A full-time (aggregate of 30 hours of employment per week) employee of an

entity or entities located within Grand County Boundaries; or
(2)

An owner or owner’s representative of a business or entity with a primary place

of business within Grand County Boundaries; or
(3)

A full-time (aggregate of 30 hours of employment per week) worker who is self-

employed or work out of their home must provide their entire list of clients/workload so
that it can be verified that a minimum of 75% of their work/clients are based within Grand
County Boundaries; or
(4)

A retired person who was a full-time employee of an entity located within Grand

County Boundaries for at least five continuous years immediately preceding his or her
retirement; or

(5)

A person who is unable to work or does not have a work history required under

subsections (1) through (4) above due to a Disability.
C. “High density housing (HDH) overlay district” means a zoning district that applies in addition
to an existing zoning designation where the County encourages the provision of new housing
units used for primary residential occupancy as further described in this Article.
D. “High density housing (HDH) development” means a subdivision or site plan that exists
within an HDH overlay district and complies with the regulations of this section.
E. “Household” means one (1) person living alone, two (2) or more individuals related to each
other by blood, marriage, or another legally recognized relationship, or a maximum of five (5)
unrelated individuals residing in the same residence.
F. “Primary resident” means a household that meets the “Primary residential occupancy”
requirement.
F. “Primary residential housing” or “Primary residential development” shall have the same
meaning as “High density housing development.”
G. “Primary residential occupancy” means the owner of record occupies the dwelling unit for a
minimum of nine (9) months out of any twelve (12) month period or a renter occupies the
dwelling unit through a lease term no shorter than six (6) months out of any twelve (12) month
period.
H. “Special needs/transitional housing” means temporary housing that is made available to
certain segments of the local population who face significant challenges in finding and retaining
permanent housing. Special needs may include homelessness, substance abuse, domestic
violence, or other similar needs.
6.14.040 Uses permitted with a development agreement.
The following uses are permitted with the execution of a development agreement by the County
and the developer.
A. Residential developments at a density greater than normally permitted by the underlying
zoning district as described in the table below, when the development provides a substantial

level of housing units intended for primary residential occupancy by actively employed
households. A substantial level is defined herein as a minimum of eighty percent (80%) of the
units in the development being restricted to primary residential and actively employed residents.
The maximum density (units/acre) limit shall be based on a calculation that includes all existing
and all new units on the land area that is being included in the calculation. Residential
development qualifying for greater density pursuant to the provisions of this ordinance shall be
permitted to obtain such density by constructing residential housing types not otherwise allowed
in the underlying zoning district. For example, multi-family units may be constructed in a singlefamily residential zone.
High Density Housing
(HDH) District

Maximum Density

HDH 35a

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

B. Accessory uses or structures incidental to the principally permitted use pursuant to Section
3.3 of this LUC. Any accessory dwelling unit permitted under Section 3.3 in a HDH Development
shall meet the occupancy and active employment requirements of subsection A of this Section.
6.14.050 Development incentives.
A. General. In order to reduce costs associated with the development and construction of
primary residential housing, the property development standards set forth in subsection C of this
section are established for the HDH districts. These property development standards represent
a relaxation of standards normally applied to development in the County and are established in
order to facilitate and promote the development of primary residential housing in the County and
shall be extended upon issuance of a site plan or preliminary plat approval. As a further
inducement to the development of primary residential housing beyond the relaxation and
flexibility of development standards, the County, where appropriate, may also extend one or
more of the development incentives set forth in subsection D, the selection of which shall

depend on the quality, size, nature, and scope of the development being proposed. Incentives
shall be targeted to improve the development design or to yield the greatest number of primary
residential units, so as to permit the County to meet its estimate of additional housing needs and
the goals of the housing element of the County’s general plan. It is also the intent of the County
to facilitate primary residential housing by encouraging developer involvement with the Moab
Area Housing Task Force, Community Reinvestment Agencies, and other public and private
entities concerned with the provision of primary residential housing and by cooperating with
such entities.
B. Eligibility. Eligibility for the property development standards set forth in subsection C of this
section requires the developer to propose a housing development containing at least eighty
percent (80%) primary residential units occupied by actively employed households.
C. Property Development Standards. The following development standards shall apply to
primary residential housing units in the HDH district:
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.
2. Minimum Design Standards. Unless modified by the County Council, the following
design standards shall apply to a development that utilizes the density increases allowed
by this Article.
a. Sidewalks shall be installed along all street frontages where otherwise required by
this LUC.
b. Existing vegetation on perimeter shall be preserved to maintain a buffer to existing
surrounding structures. Existing significant trees are to remain whenever feasible.

c. 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.
d. Where primary residential housing units may be placed on the same lot as current
or future temporary or short-term accommodations, dedicated primary residential
housing 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 primary residential housing units shall be dispersed throughout the
residential development.
e. 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 HDH 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.
4. Density. Overall density of site development within an HDH district shall not exceed the
limits established in Section 6.14.040.
5. Building Height. Maximum building heights shall not exceed the limits defined in the
underlying zone district except that buildings constructed in the HDH 35b district shall not
exceed four (4) stories or fifty (50) feet in height.
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.
7. Parking. The parking requirements in the underlying zoning designation of the property
shall apply.

8. Minimum Standards of Physical Condition. A primary residential housing unit is required
to have and maintain those minimum standards of physical conditions set forth in Exhibit A
- Minimum Standards.
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.
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.
11. Construction Timing. The primary residential housing 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 primary residential housing 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 primary residential units.
D. Additional Development Incentives. In addition to the relaxed and flexible development
standards set forth in subsection C of this section, the County may offer other development
incentives should the County Council determine that such incentives are warranted and in the
best interest of the County. For example, the County may offer exceptions, waivers or
modifications of other development standards that would otherwise inhibit density and
achievement of affordable housing goals for the development site, including, but not limited to,
placement of public works improvements. The County may also offer impact fee waivers,
property tax abatements, or direct financial contributions.
[IF ADDITIONAL INCENTIVES OFFERED, TIE TO COMMUNITY BENEFITS AND CLEAR
STIPULATIONS OF OCCUPANCY AND/OR AFFORDABILITY]
6.14.060 Assurance of primary residency and occupancy.
Primary residential housing 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
6.14.030 in perpetuity. The development 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 and every housing unit designated for primary
residential occupancy by an actively employed household 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.
6.14.70 Special Needs Emergency/Transitional Housing.
Pursuant to the applicable County codes, a developer may, at the sole discretion of the County
and subject to certain requirements, satisfy a portion of its primary residential housing
requirements by provisioning special needs/transitional housing units through either direct
construction, land donation or the donation of existing units. There must be a quantified,
demonstrated need for the emergency/transitional housing within the Grand County boundaries.
The housing must be developed in collaboration with a federally recognized, 501(c)(3) nonprofit
organization. The housing must satisfy all requirements of the applicable local, state and federal
requirements. Given the unique and varying characteristics of the population to be served, the
rents for special needs/transitional housing must be approved in advance by the County Council
or its designee.
6.14.080 Pre-application procedure.
Prior to submitting an application for a HDH development, the applicant or prospective
developer should hold preliminary consultations with the Community and Economic
Development Director and other County staff as may be desirable, to obtain information and
guidance before entering into binding commitments or incurring substantial expense in the
preparation of plans, surveys and other data. Such preliminary consultations should include
information on potential federal, state, and local affordable housing funding availability, and
program requirements in guaranteeing the development’s consistency with the objectives of this
overlay district.
6.14.090 Application – Development plans and map required.

An application for a HDH development must be for a parcel or parcels of land that is under the
control of the person, corporation, or entity proposing the development. The application shall
meet all requirements of and include all submission materials required in connection with an
application for preliminary plat or site plan approval and shall be submitted with the County’s
standard application form. In addition to the foregoing, the application shall include the
following:
A. The proposed means for assuring the continuing existence, maintenance and operation of
the development as a primary residential housing project; and
B. Such other information as may be required by the Community and Economic Development
Director to allow for a complete analysis and appraisal of the planned development.
6.14.100 Findings.
In approving a development with respect to which the high density housing district zone is
applicable, the County Council, upon the recommendation of the Planning Commission, shall
make the following findings to ensure that the application is appropriate to the purpose and the
location:
A. The concessions granted for density and deviation from design standards, are
commensurate with the level of primary residential occupancy provided by the development.
Specifically, the greater the extent of concessions and incentives, the greater the level of
primary residential occupancy.
B. The developer enters into a development agreement to maintain the occupancy and
employment restrictions of the development specific to the requirements of the County and any
funding sources with greater or longer occupancy requirements.
6.14.110 Periodic Review of High Density Housing Ordinance.

The County Council shall review this Article at least biennially to determine what adjustments, if
any, are advisable to meet the housing needs of the residents of the County.
6.14.120

Enforcement.

A. It shall be a misdemeanor to violate any provision of this Article. Without limiting the
generality of the foregoing, it shall also be a misdemeanor for any person to sell or rent to
another person a primary residential housing unit under this Article who does not meet the
residency and occupancy requirements of this Article or to sell or rent a primary residential
housing unit to a household not qualified under this Article. It shall further be a misdemeanor for
any person to provide false or materially incomplete information to the County or its designee or
to a seller or lessor of a primary residential housing unit to obtain occupancy of housing for
which the person is not eligible.
[ADD LANGUAGE THAT ENABLES PLACING A LIEN ON A PROPERTY IN VIOLATION. ADD
SPECIFIC FINE LEVEL ASSOCIATED WITH MISDEMEANOR.]
B. The County may institute any appropriate legal actions or proceedings necessary to ensure
compliance with this Article, including: (i) actions to revoke, deny or suspend any permit,
including a land development permit, conditional use permit, building permit, certificate of
occupancy, or discretionary approval; (ii) actions to recover from any violator of this Article civil
fines, restitution to prevent unjust enrichment from a violation of this Article, and/or enforcement
costs, including attorney fees; (iii) eviction or foreclosure; and (iv) any other appropriate action
for injunctive relief or damages. Failure of any official or agency to fulfill the requirements of this
Article shall not excuse any person, owner, household or other party from the requirements of
this Article.

Exhibit A
To
HDH District
Minimum Standards for Physical Conditions of Primary Residential Housing Units
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Clean unit
Carpets steam-cleaned two or three days prior to closing
All scratches, holes, burned marks repaired in hardwood floors, linoleum, tile, and counter tops,
etc.
No broken or foggy windows
All screens in windows (if screens were originally provided)
All doors will be in working order with no holes
All locks on doors will work
All keys will be provided; e.g., door, mail box, garage
All mechanical systems shall be in working order
Walls paint ready
Normal wear and tear on carpet; if carpet has holes, stains, etc., the carpet and padding shall be
replaced or escrow funds at current market value per square foot for a comparable product
shall be held at the time of closing to be used by the new buyer
No leaks from plumbing fixtures
Any safety hazard remedied prior to closing
Satisfaction of radon issue if found at time of inspection
All light fixtures shall be in working order
All appliances that existed in the original Unit, remain and are in good working order and good
condition

DEFINITIONS
•
•

Clean Unit: All rooms will be cleaned as stated below:
Kitchen:
o Range - Inner and outer services will be cleaned.
o Range hood and Exhaust Fan
o Refrigerator and Freezer - Inner and outer surfaces of refrigerator and freezer will be
clean. Freezer will be defrosted.
o Cabinets and Countertops - Exterior and interior surfaces of cabinets and drawers will
be clean. Door and drawer handles, if provided, shall be clean and in place.
o Sink and Garbage Disposal - Sink and plumbing fixtures will be clean. Garbage disposal
must be in working order.
o Dishwasher - Must be in working order and inner and outer surfaces shall be clean.

•

Blinds, Windows, Screens:
o Mini-blinds, Venetian Blinds, Vertical Blinds, and Pull Shades - Will be clean.
o Windows - All window surfaces, inside and outside of the window glass, shall be clean.
o Screens - Screens will be clean and in place with no holes or tears.

•

Closets: Closets, including floors, walls, hanger rod, shelves and doors, shall be clean.

•

Light Fixtures: Light fixtures will be clean and shall have functioning bulbs/florescent tubes.

•

Bathrooms:
o Bathtub, Shower Walls, Sinks - Bathtubs, shower walls and sinks shall be clean.
o Toilet and Water Closet - Water closets, toilet bowls and toilet seats will be clean. If the
toilet seat is broken or peeling, the seat shall be replaced.
o Tile - All tile and grout will be clean.
o Mirrors and Medicine Cabinets - Mirrors and medicine cabinets shall be cleaned inside
and out.
o Shelves and/or Other Cabinetry - All other shelving or cabinetry shall be cleaned inside
and out.

•

Walls, Ceilings, Painted Doors and Baseboards: Painted surfaces must be cleaned with care to
ensure the surface is clean without damaging the paint.

•

Floors: Floor cleaning includes sweeping and mopping and could include stripping, waxing and
buffing. Types of floor surfaces include bamboo and marmoleum.

•

Interior Storage/Utility Rooms: Storage/utility rooms shall be cleaned. Properly cleaned
storage/utility rooms will be free from odors, removable stains, grease marks or accumulations.

•

Washer/Dryer- Must be in working order and inner and outer surfaces shall be clean

•

Safety Hazard: Any item that provides a safety hazard shall be fixed. This would include, but is
not limited to, exposed electrical wiring, satisfaction of any radon issue found, ventilation for
gas hot water system, etc.

•

Walls Paint-Ready: All holes shall be patched; all posters, pictures, etc., shall be removed from
all walls; all nails, tacks, tape, etc., shall be removed from all walls; and all walls shall be clean
and ready for the new buyer to paint. If wallpaper has been placed on the wall and in good
condition, the wallpaper can remain; if the wallpaper is peeling off, the wallpaper must be
removed.

•

Windows: If a window is broken, including the locking mechanism, the window shall be
replaced. If the window has a fog residue in the inside, it shall be replaced.
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To the members of the Grand County Planning Commission and Council,
Please accept this letter as a stlong statement of SUPPORT for the High Density Housing (HDH) overlay
proposal. The I-IDH overlay would allow property owners to construct housing at densities higher than currently
allowed for individuals who live and work in the Countv.

Moab is in the midst of an alTordable housing crisis, which is caused by low household incomes and rising
housing costs.
o Population and job growth demands continue to exceed the supply of affordable housing, and demand
for new units will continue to grow over time.
. Roughly 1,000 households are currently cost-burdened by housing, which means they pay more than
30% of their monthly income on housing costs.

Continuing to restrict housing density will limit the County's ability to fulfill future housing needs.
r Current land use regulations favor low-density, single family homes, which leads to inefficient land

use

and high infrastructure construction and maintenance costs.

Housing is cconomic development. Moab cannot sustain its tourism-based economy (or any economy)
without providing affordable housing fbr its workforce.
. Without adequate housing stock, the local economy and community fabric will remair-r vulnerable.
o Housing construction creates jobs and plovides an bmployment pipeline fbr people in the trades,
o Economic divelsification is dependent upon the availability of more and newer housing.
. When households are not cost burdened by housing, they have more rnoney to invest in the local
economy.

Rural character is defined by more than low-density development. Compact infill
represents a tested and effective strategy.
e It is irnportant that Moab and Grand County allow
underdeveloned land.

development

for denser developrnent on undeveloped
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September 7, 2018
To the members of the Grand County Planning Commission,
Please accept this letter as a strong statement of support for the High Density Housing (HDH)
overlay proposal. The HDH overlay would enable owners and developers to construct housing for
individuals who live and work in the County at densities higher than are currently allowed. The
Grand County Planning Commission and staff in the Community and Economic Development
(CED) Department have spent considerable time working through multiple iterations of the
proposal, considering pertinent issues, and reviewing public comments—we believe the current
proposal reflects a well-balanced and effective means to increasing the availability of housing in
Grand County.
Moab is in the midst of an affordable housing crisis, which is caused by low household incomes
and rising housing costs. Population and job growth continues to exceed the production of housing
affordable to individuals and families who live and work in Grand County. The Moab Area
Affordable Housing Plan (MAAHP) predicts that “demand for new housing units will increase by
316 in 2020, 1,024 in 2030, 1,826 in 2040, and 2,737 in 2050.” Those figures do not include the
roughly 1,000 households already cost-burdened by housing, which means they pay more than 30
percent of their total gross income to housing costs. It is critical that Moab and Grand County
accommodate more compact infill development on undeveloped and underdeveloped land.
Without as much, the local economy and community fabric will remain vulnerable.
The largest chunk of Moab’s housing stock consists of single family detached homes. The
MAAHP, adopted into the City’s and County’s respective General Plans, insists “the development
community can effect positive change by shifting its focus from a sprawling development typology
to one that is more compact, efficient, and affordable.” However, current land use regulations
“favor low-density, single family detached dwellings with minimal mixed-use development, which
leads to inefficient land use [and] high infrastructure construction and maintenance costs.”
Continuing to severely restrict the density of future housing stock will limit Grand County’s ability
to fulfill dire housing needs. It will also limit the County’s ability to achieve its various community
and economic development goals.
Housing is economic development. Economic development is community development. Moab
cannot sustain its thriving tourism-based economy without providing affordable housing for its
workforce. Housing construction creates jobs and provides an employment pipeline for young
people in the trades. Economic diversification opens new avenues for residents to pursue different
career goals, yet diversification is largely dependent upon the availability of more and newer
housing. In general, housing is at the crux of Moab and Grand County’s future development.
Despite stated concerns from community members about the impacts of compact development on
rural character, we don’t see anything in the proposed overlay that would have such an effect.
Rural character is defined by more than low-density development. Moreover, many of the
challenges facing Moab and Grand County are more indicative of urbanized areas, and as such,

each jurisdiction should be implementing land use planning and policy solutions that reflect current
challenges. Compact infill development represents a tested and effective strategy.
The HDH overlay proposal allows for residential development at a density greater than normally
permitted by the underlying multiple-family or single-family residential zoning district when the
development provides a substantial level of housing units used for primary residential occupancy
by actively employed households. This voluntary, incentive-based overlay is more economically
viable to developers and targets housing to those who live and work in our County full-time.
Sincerely,
The Moab Area Housing Task Force
-The MAHTF is composed of representatives from the public, for-profit, and non-profit sectors
who are knowledgeable of the Moab Area’s housing challenges. Each member of the HTF
represents his or her individual opinion, and unless otherwise designated, does not represent the
opinion of his or her respective organization(s). The current members of the MAHTF include, but
are not limited to:
Audrey Graham
Ben Riley
Elizabeth Dana
Emily Niehaus
Greg Halliday
Jazmine Duncan
JD McClanahan

Jeff Reinhart
Jenna Whetzel
Jim Webster
Jordan Deschamp
Kaitlin Myers
Kalen Jones
Rachel Moody

Rani Derasary
Reid Saunders
Rikki Epperson
Shik Han
Tracy Dutson
Zacharia Levine

Courtney Kizer, AIA, LEED BD&C, NCARB
512.656.1745
CourtneyKizer@gmail.com
PO Box 1153, Moab, UT 84532

Grand County Planning Commission
Attn: Grand County Community & Economic Development Department
125 E. Center Street
Moab, UT 84532
REF: High Density Housing Overlay at 1187 & 1189 Murphy Lane
To the members of the Planning CommissionI am a member of the local community, board member for the Housing Authority
of Southeastern Utah, and small business owner that has a strong and vested interest in
creating housing in Grand County. My friends, my colleagues and I all struggle with the
high cost of housing, barriers to ownership and low inventory that plagues this region. As
an architect, I have an opportunity to create a housing project for the benefit of our local
citizens, but I need your help to pave a pathway to make that dream a reality.
My family and I are under contract on a 1.4 acre piece of property at 1187 &
1189 Murphy Lane, currently zoned Rural Residential. Our hope is to use the proposed
HDH 15 incentive to create a small housing project tailored to the needs of our long term
residents. We will follow the process as outlined:
1. Work with the Community & Economic Development staff to fully understand how
the overlay would pertain to this specific site.
2. Submit a standard development application form, associated documents and
plans to demonstrate the use of the property for primary residential housing.
3. Sign development agreement confirming the use of the property for only primary
residential housing.
4. Work with HASU to determine the required deed restrictions for the project.
One item that has been discussed frequently in planning sessions for the HDH
Overlay is that it does not provide blanket approval for development. However, it does
provide the opportunity for approval for development. I am asking that I be given the
opportunity to propose a responsible, sensitive and well-designed housing option for our
community on a piece of land that I view as having strong potential for several reasons:
•

•

•

PROXIMITY TO CURRENT ZONING - The property is currently zoned Rural
Residential but is directly adjacent to Large Lot Residential Properties. The
current size of the property (1.4 acres) is underutilized under the current zoning
designation.
PROXIMITY TO PROPOSED OVERLAY - The property is directly adjacent, to
the West and across Murphy Lane, to properties already slated for the HDH15
overlay district.
PROXIMITY TO MOAB - The property is less than 1 mile from Moab City Limits.
This creates an ideal situation for pedestrian and bicycle access to local
amenities and the city center.

Courtney Kizer, AIA, LEED BD&C, NCARB
512.656.1745
CourtneyKizer@gmail.com
PO Box 1153, Moab, UT 84532

•

•

•

•

•

PROXIMITY TO MULTI FAMILY RESIDENTIAL OVERLAY - The property is .5
miles away from the current 20 unit/acre Multi Family Residential Overlay. Thus,
current, dense multifamily projects are already nearby.
LOT SIZE - Current properties in the close vicinity are far more densely
developed than the lot. There are few lots in this area of this size remaining (1.4
acres).
VIEW CORRIDOR - The property is nestled against the hills East of town. There
are no neighboring properties whose views or solar access would be impeded by
development of the lot.
SLOPE - The average slope of the property does not prohibit complying fire or
emergency vehicle access from Murphy Lane. The average slope of the lot does
not prohibit architectural development. The variation in slope allows for multiple
base elevations within the project for vertical design interest.
SERVICES - Municipal services are already in place to the site.

I sincerely appreciate your consideration of our request. If given the opportunity by
inclusion in the HDH 15 Overlay district, my family and I hope to be among the first
applications for a project. We are eager to work with the Community and Economic
Development Department and the Planning Commission to create a plan that benefits as
many Grand County residents as possible.
Yours Truly,

Courtney Kizer
HASU Board Member
Grand County Resident
Principal at Architectural Squared

HDH Feedback
Location
Love this, thank you! It still feels like the light pink high density way out in SV is a mistake. I may be
missing something, but why just because the county made a mistake (in my opinion) and built high
density far out in the valley in the '90's should we continue that far out today? The high
infrastructure and water costs as well as vehicle trips to town are inefficient and smoggy. Could we
just leave those in low development until 20 years from now, to see where we are then? By then we
may have more commercial out there.. more places to work NOT in town, etc. Why not "save" this
area for future dev? This seems designed for SITLA development, or something. I mean everything
south of the Arena...thanks!
I am concerned about the large amount of area being considered for the maximum density and
particularly the potential height of buildings. With so much of these areas currently built with 1story houses and roads that are insufficient for much higher density, 45 ft. buildings could seriously
impact adjacent properties and entire neighborhoods in terms of increased traffic, parking issues,
sunlight loss & privacy issues.
I would rather see many of these dark pink areas dropped down to the blue category where you
already have smaller lots and higher density as well as maintaining the rural character in our valley
further from Hwy 191 that so many people value.
As an owner of real estate in Grand County, and someone who hopes to help create solutions to
affordable housing, I am excited about this proposal. My only request is that we provide higher
density opportunities in certain areas. For instance, I own .5 acres of Highway commercial property.
Under the 25 units/acre proposal, it is still more profitable for me to develop short term nightly
rental units (which is not my desire). To get to a point where equal profits are available, and still
provide "affordable" housing (condos at a price of sub $155,000) I would need to get to 36
units/acre. I would suggest a density of this amount to incentive developers to move forward with
these types of developments.
Convey deed restrictions to public!!
NO more than one story houses on SITLA square/rectangle. Access concerns off and onto Hwy 191
Need a road to extend Rimrock to town??
Also NEED more East/West connections on east side of hwy in SV Drive to access hwy
Emphasize required set backs, and buffers when going from low density to higher
What about water? Biggest question and concern code enforcement and water restrictions required
for overlay? No lawns etc.
What about stepping it all down one notch?? Move all bright light, all light pink into blue? Maybe a
bit less to swallow at once?
Planning Commission
Thank you…
Consider SOLAR ACCESS in your consideration for building heights on RIMROCK RD.
30' max?? Would not be a major infringement on our 18 SOLAR PANELS
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What about overall energy increases (please address)
Lighting issues - night sky is already affected
Water is an issue - enough?
Bought here (on Lemon Ln) because rural and remote
No more than 1 story houses. 3 Story condos are causing houses rather than cliff walls to be
obscured
Nobody monitors light ordinances now! This will get out of hand.
Need to have higher density in area HDH25a
1) Water is already a critical problem.
2) We already need traffic lights at the junction of Lemon Lane and 191 to turn left toward Moab
3) Residents of Lemon Lane value their privacy and were required to maintain 1 acre lots. Will these
proposed homes be 1 acre lots?
Thank you for all your work. I truly think you are on the right track, and think the east side of the
valley needs more MFR.
It was a pleasure meeting you yesterday at the High Density Overlay Open House yesterday. I just
wanted to tell you again how impressed I am by the work you have done on this proposal to date.
You have thoughtfully combined all of the information at hand into a feasible first step to solutions
for the housing crisis in Moab. Yesterday was a great move toward getting the approval that will be
required to get it passed.
We do hope to be one of the small local developers to provide some of the essential housing that we
need. In particular, my father, fiancé and I are under contract on a 1.4 Acre property at 1187 & 1189
Murphy Lane. Per this screenshot, we are currently JUST outside the proposed overlay. Although this
property has challenges (don’t they all?), we believe that the site has strong potential for a small
housing project. I hope you will take into consideration adding us, and the property just below us,
into the overlay so we may further pursue a local housing development and approvals in the future.
As I mentioned, I am more than happy to help with your efforts in any way possible. I hope you will
contact me if there is anything I can do.
While I understand affordable housing is a nationwide problem (not just isolated to Moab), I find
that having a 45-ft height limit in much of the south end of town and along the highway to be
unacceptable. Having grown up in a large city, and being an architect and having studied urban
planning, I know that he building "canyons" will be detrimental towards views, solar rights, and will
lead to an unfortunate "ghettoization" in those areas. Even in places like Chicago, three floors above
grade is the usual limit for neighborhoods. Please look at some studies of "projects" in Chicago and
elsewhere that show that the further above the ground the residence, the less control parents and
others have with what happens at ground level. Most low-rise (three stories only) are more
successful than high-rise projects (which a building of 45 feet would be considered). Please eliminate
the 25a option from your consideration.
40 foot tall buildings should not be allowed next to regular residential neighbors. People can have no
yards, if they so choose, but putting these monstrosities in next to established homes is just wrong.
There IS plenty of land further up the valley. Let San Juan County have the density. (12 likes)
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There’s plenty of room at the south end of the valley, stacking people on top of each other, will not
help the quality of life in Grand county! (8 likes)
We already live in crowded subdivision that is next to businesses along the 191. PLEASE no more!
There is too much noise and traffic. When planning future homes, not sure where they will go but
our experience here is that the Holyoak road is being used (and abused) by people trying to pass
through to Hyway, VIA Holyoak so ACCESS ROADS and BUFFERS NEED TO BE INCORPORATED WHERE
BUSINESSES ARE CLOSE TO RESIDENTIAL, and they need to COMPLY with CODES about
lighting/noise! MAKE TRAFFIC GO AROUND HOUSING NOT THROUGH IT! The roads are affected, the
sewers, the normal access is being pushed to limit, without INSIGHT and CARE in PLANNING! PLANT
LOTS & LOTS OF TREES FOR EVERY NEW DEVELOPMENT!
I find this study to be admirable in effort but I have some reservations. I appreciate looking at areas
where increased density in residential buildings would promote affordable housing for local
residents. However, I am troubled that there is no reference to improving the infrastructure to
support the increased density. There is no mention to improvements to Spanish Valley Drive as a lot
of the increased density would be using that road. I realize that once some of the development is in
place, that future commercial development could happen, such as a grocery store, elementary
school, parks, restaurants, etc. so locals don't have to travel to downtown Moab for services. There
needs to be a "South Moab" developed. And, with San Juan County's plans on developing the south
end of Spanish Valley, what about the additional traffic on Hwy 191? To me this study is only half of
what is needed to have a bigger picture of the future of Spanish Valley.
Stay out of San Juan County Spanish Valley clean up the mess you've created in Grand County most
of the 191 is a filthy looking embarrassing junkyard getting worse daily clean that up! Build
affordable housing not low income that just brings more crime. Invest in cleanliness and organization
in your county don't tread on my county to line your pockets $$$$$👎👎
Holyoak area is dense enough as it is. Housing has sprung all around the Holyoak area for years. The
argument that the mass of HD’s should be located no more than 4.3 miles from the heart of
downtown doesn’t make sense to me. Hdh should be located on the south highway.
Holyoak is already a very dense neighborhood, perhaps more than any other area. Bus service is
coming to Moab. That will help with congestion somewhat but it’s a mess anyway we do it now.
Stages of development with areas that would entail the least impact on existing neighborhoods
being highest priority, would honor the intentions of those who desire the R1 A1 space. Without
prioritizing with stages of development that can play out, making projections into future needs is all
theoretical and not based upon reality.
Several parcels in the proposal are SITLA parcels, have they indicated if they'll participate or not?
Many parcels backup to existing residences and neighborhoods…will there be larger setbacks, open
space, view restrictions to protect current residents?
Maximum/limited dwelling prices should be used for some parcels
Nice to develop 191 instead of Murphy?
I appreciate the locations of your selected densities. I question the potential of oversupply of deeded
primary residences. That requirement may need to be flexible in time.
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I attended the open house last night and wanted to share my comments with you. I am not against
creating more affordable housing. We need affordable housing. I just feel that the over lay the way
it is currently presented is way too much. Meaning first step might to look at developing the HDH
along the 191 corridor where there is currently infrastructure to support it and it would bring
minimal impact to existing neighborhoods... I feel that the County council needs to first change the
land use code to stop all development of Nightly rentals, condo's, and hotels along the corridor
which would the open the way to support the development of affordable housing. Also, We don't
have a handle on how much water is available in our valley. The HDH was developed before San
Juan County dropped their bomb of building a 6000 person town in South Valley, before there were
16 new hotels planned, and before a 320 acre University campus was approved. Plus we are in a
severe drought. Also In the proposed HDH I also do not like the way of building up with high story
structures and how that would impact existing neighbors. I just moved from Orchard Villa, and the
Entrada development has blocked the sun on the town house where I had lived.
Thank you for letting me give voice to my concerns.
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Density
I am concerned about the large amount of area being considered for the maximum density and
particularly the potential height of buildings. With so much of these areas currently built with 1-story
houses and roads that are insufficient for much higher density, 45 ft. buildings could seriously impact
adjacent properties and entire neighborhoods in terms of increased traffic, parking issues, sunlight loss
& privacy issues.
I would rather see many of these dark pink areas dropped down to the blue category where you
already have smaller lots and higher density as well as maintaining the rural character in our valley
further from Hwy 191 that so many people value.
Good afternoon JD. As an owner of real estate in Grand County, and someone who hopes to help
create solutions to affordable housing, I am excited about this proposal. My only request is that we
provide higher density opportunities in certain areas. For instance, I own .5 acres of Highway
commercial property. Under the 25 units/acre proposal, it is still more profitable for me to develop
short term nightly rental units (which is not my desire). To get to a point where equal profits are
available, and still provide "affordable" housing (condos at a price of sub $155,000) I would need to get
to 36 units/acre. I would suggest a density of this amount to incentive developers to move forward
with these types of developments.
Convey deed restrictions to public!!
NO more than one story houses on SITLA square/rectangle. Access concerns off and onto Hwy 191
Need a road to extend Rimrock to town??
Also NEED more East/West connections on east side of hwy in SV Drive to access hwy
Emphasize required setbacks, and buffers when going from low density to higher
What about water? Biggest question and concern code enforcement and water restrictions required
for overlay? No lawns etc.
What about stepping it all down one notch?? Move all bright light, all light pink into blue? Maybe a bit
less to swallow at once?
Need to have higher density in area HDH25a
1) Water is already a critical problem.
2) We already need traffic lights at the junction of Lemon Lane and 191 to turn left toward Moab
3) Residents of Lemon Lane value their privacy and were required to maintain 1 acre lots. Will these
proposed homes be 1 acre lots?
While I understand affordable housing is a nationwide problem (not just isolated to Moab), I find that
having a 45-ft height limit in much of the south end of town and along the highway to be unacceptable.
Having grown up in a large city, and being an architect and having studied urban planning, I know that
he building "canyons" will be detrimental towards views, solar rights, and will lead to an unfortunate
"ghettoization" in those areas. Even in places like Chicago, three floors above grade is the usual limit
for neighborhoods. Please look at some studies of "projects" in Chicago and elsewhere that show that
the further above the ground the residence, the less control parents and others have with what
happens at ground level. Most low-rise (three stories only) are more successful than high-rise projects
(which a building of 45 feet would be considered). Please eliminate the 25a option from your
consideration.
There’s plenty of room at the south end of the valley, stacking people on top of each other, will not
help the quality of life in Grand county! (8 likes)
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We already live in crowded subdivision that is next to businesses along the 191. PLEASE no more!
There is too much noise and traffic. When planning future homes, not sure where they will go but our
experience here is that the Holyoak road is being used (and abused) by people trying to pass through
to Hyway, VIA Holyoak so ACCESS ROADS and BUFFERS NEED TO BE INCORPORATED WHERE
BUSINESSES ARE CLOSE TO RESIDENTIAL, and they need to COMPLY with CODES about lighting/noise!
MAKE TRAFFIC GO AROUND HOUSING NOT THROUGH IT! The roads are affected, the sewers, the
normal access is being pushed to limit, without INSIGHT and CARE in PLANNING! PLANT LOTS & LOTS
OF TREES FOR EVERY NEW DEVELOPMENT!
Holyoak area is dense enough as it is. Housing has sprung all around the Holyoak area for years. The
argument that the mass of HD’s should be located no more than 4.3 miles from the heart of downtown
doesn’t make sense to me. Hdh should be located on the south highway
Holyoak is already a very dense neighborhood, perhaps more than any other area. Bus service is
coming to Moab. That will help with congestion somewhat but it’s a mess anyway we do it now.
You may have problems trying to get the lower density product (5-10 u/ac) work. At 5 u/ac you would
be doing single family homes/lots. A developer would need to be careful with “spec” inventory homes
if they are building them out. If they are selling lots, they should probably be OK assuming the demand
is there for custom builds and self-builds. If you go to 10-15 u/ac you would more than likely be doing
an attached product which may involve additional risk of needing to construct “buildings” at a time,
but if they got in a pinch could use the 20% if they couldn’t sell a unit or two in a 6-plex.
I am not in favor of the High Density Housing proposal. If you have ever been in Eastern U.S. cities, you
may have noticed that high density housing tends to create slums. That is never the plan, but it is
almost inevitable. Human beings in close concentration create waste and chaos. When there is no
open/green space, there is seldom pride of ownership, at least in our current society. Those of us who
weren't born here, chose Moab in great part because of its open, rural feel.
I originally favored the plan because it seemed a way to possibly get a handle on our low-income
housing shortage, but as I read the current proposal, I don't see that aspect presented. This just feels
like another cave-in to developers without consideration of our quality of life: pack as many people as
possible into the space in order to maximize profits. If the trade-off was affordable housing, it might be
worth it, but as it is, I would appreciate the council considering rejecting this proposition.

Nice "slideshow"! One of your slides summed up the philosophy rather well: "a voluntary, incentivebased program, the high density residential overlay will not be used on every eligible parcel, and likely
will not be used on the vast majority of eligible parcels. With this in mind, the focus in drawing the
overlay is to allow as many areas as it is appropriate the opportunity to construct more housing."
Although it may not seem likely now, I'm concerned that if we do such extensive high density zoning,
with no sideboards for maximum allowable houses in each zone, that we could end up with a very
crowded valley eventually. I am also very concerned about over-allocating our limited water with
development (especially with hotels! Although that's another topic...) but I suppose the water issue is
something that would be addressed through approval/ denial of specific building permits?

6

HDH Feedback

Change density in phases
Reduce heights all around
Where are the open space set-asides?
Hotel and nightly rental high-rise MORATORIUM
With high density there needs to be some open spaces for children to play, to keep them from playing
in the streets
As a born and raised local I think higher density is overdue.
We can't have a thriving economy/workforce if we have no housing. This is a must do!! Thank you.
1) Water is already a critical resource in Grand County. Development should be calibrated to water
resources in drought year.
2) Increased density will create dangerous traffic conditions on Hwy 191. Can only occur if frequent
traffic lights on Hwy 191 are placed
3) High density increases noise and decreases security. It will destroy the ability to enjoy the homes we
have created.
Due to the limited supply of water, I am greatly concerned about the proposal to increase density in
unincorporated Grand County. The current density levels are not sustainable as we move toward
buildout. I can only support an increase in density in certain zones when there is a corresponding
"down zone" of other areas to ensure the County does not over-build beyond what our water supply
can support. I believe it will also be found that the burgeoning growth in the number of nightly
accommodations has and will sap our water supply. No growth without proof of water. The end result
will likely mean less density overall across the county to accommodate a few blocks of tight density.
Any increased density should only be in the highway commercial zone and not in the existing
residential neighborhoods.
Everyone should go and support this!
It needs to pass. The only way we get affordable housing is with high density. If you can only build one
house per $100,000 acre. The valley will never be affordable. (3 Likes)
I believe that 80/20 for locals will prevent quality development. Lots of the primary rental houses in
Moab are bought as investments by non-locals. I'm a believer in incentives for locals to buy, not deed
restrictions for owners. We have empty nesters in too large of houses in Grand County that would like
smaller homes, less overhead. Which would free up large family homes. This is a good process to try to
help local, working, county people. I would prefer valley wide up zoning, 1 acre zoning does not work
for the anyone except the high end property owner. Most of the 1 acre lots in Spanish Valley could
accommodate another home or two.

We support the county's direction in applying the higher density to properties in Spanish Valley. The
higher density provides lower income housing possibilities that are needed for many living in the Moab
area. We do feel the zoning should be geared toward primary residential homes, not rentals or second
homes.
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I can't help but reflect upon efforts by the community (in past years' General Plans) to state a strong
preference for preserving the rural character and agricultural element of Moab. I remember when
ridge line development was frowned upon, even regulated. The quality of the air and access to public
lands have been seen as assets for choosing to retire here. None of the numerous citizen efforts to
maintain local community quality of life seem to gain traction with regard to developing this special
place beyond carrying capacity. The density increase as proposed is way overdone, invasive to
neighborhoods, and heavily reliant on developer incentives.
Aside from overtaxing aging sewer trunk lines, this plan, together with plans to build out Southern
Spanish Valley, is entirely optimistic about future water resources, given the likelihood of increasing
periods of drought. This year's prolonged drought should be a good reminder of that issue.
So, rather than criticize, let me ask why we need to beg developers to do something we could do for
ourselves. I envision incentivizing a contractual arrangement between those looking for housing and
current year round residents with enough property to add an additional structure, such as the type
currently popping up for overnight rental, or a TRAILER. The incoming county attorney will certainly be
able to craft language waiving impact fees, assuring that no short term rentals occur, and imposing
fees for violating the intent to provide affordable housing for local workers. Rent control may sound
like government overreach, but not when contractually agreed to. No developers would be required.
Separate contracts for landowner-owned structures and renter-owned structures would be required,
as well as verification of adequate utilities and sewer connection. I know trailer parks are out of favor,
but in the above context, I'm reminded that no one would get away with overnight rentals, because
their neighbors would certainly notice!
Thank you for the opportunity to express an alternative to the current plan, and for taking the time to
consider it. I've read the current plan is only one of the "tools in the box" referring to providing
affordable housing. Maybe other" tools " would better serve the community.
Whoever came up with this idea must not understand what it cost to build in this town. If I add a
dwelling to my property, the cost to build it would not justify me being able to rent it at a low cost to a
local. Especially since most of us have a hard time paying our own mortgages, trying to find a way to
qualify for more money or a bigger loan is not a possibility for most of us to add 1 to 4 more units to
our properties. We have looked into it. People already can add 1,000 ft extra dwelling to their property
and most people don’t even do that. So obviously people are not interested in this. If the empty lot
next to us ends up with 4 or 5 units on it. We are leaving this town.
Write letters to the city and county councils and to the newspaper editors. This is a terrific forum and
there is realistic opposition to the proposed huge density changes but we MUST make our feelings
known to those we elected to represent us.
I am a life-long local of Moab. Properties affected by this proposal are directly across the street from
my home. I will be very affected by this, and I fully support it!
Simply put: without density, we can't have affordability. We all have to sacrifice.
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I think density is a great idea, especially since Moab has historically had a boom/bust economy.
Bringing in people/businesses would increase the longevity of the town. ADUs might be a great way to
increase density and increase rental opportunities too. I think design requirements would be good for
new commercial buildings to keep the character of the town, but I think residential design
requirements would be incredibly limiting. With a housing crisis we need innovation and creativity so I
would be careful not to put too many restrictions. Also have you considered a different way to present
a plan like this? I think the word density scares some people but can be a really good thing. Just food
for thought. :)
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Design
Convey deed restrictions to public!!
NO more than one story houses on SITLA square/rectangle. Access concerns off and onto Hwy 191
Need a road to extend Rimrock to town??
Also NEED more East/West connections on east side of hwy in SV Drive to access hwy
Emphasize required setbacks, and buffers when going from low density to higher
What about water? Biggest question and concern code enforcement and water restrictions required for
overlay? No lawns etc.
What about stepping it all down one notch?? Move all bright light, all light pink into blue? Maybe a bit
less to swallow at once?
While I understand affordable housing is a nationwide problem (not just isolated to Moab), I find that
having a 45-ft height limit in much of the south end of town and along the highway to be unacceptable.
Having grown up in a large city, and being an architect and having studied urban planning, I know that he
building "canyons" will be detrimental towards views, solar rights, and will lead to an unfortunate
"ghettoization" in those areas. Even in places like Chicago, three floors above grade is the usual limit for
neighborhoods. Please look at some studies of "projects" in Chicago and elsewhere that show that the
further above the ground the residence, the less control parents and others have with what happens at
ground level. Most low-rise (three stories only) are more successful than high-rise projects (which a
building of 45 feet would be considered). Please eliminate the 25a option from your consideration.
We already live in crowded subdivision that is next to businesses along the 191. PLEASE no more! There
is too much noise and traffic. When planning future homes, not sure where they will go but our
experience here is that the Holyoak road is being used (and abused) by people trying to pass through to
Hyway, VIA Holyoak so ACCESS ROADS and BUFFERS NEED TO BE INCORPORATED WHERE BUSINESSES
ARE CLOSE TO RESIDENTIAL, and they need to COMPLY with CODES about lighting/noise! MAKE TRAFFIC
GO AROUND HOUSING NOT THROUGH IT! The roads are affected, the sewers, the normal access is being
pushed to limit, without INSIGHT and CARE in PLANNING! PLANT LOTS & LOTS OF TREES FOR EVERY NEW
DEVELOPMENT!
I am not in favor of the High Density Housing proposal. If you have ever been in Eastern U.S. cities, you
may have noticed that high density housing tends to create slums. That is never the plan, but it is almost
inevitable. Human beings in close concentration create waste and chaos. When there is no open/green
space, there is seldom pride of ownership, at least in our current society. Those of us who weren't born
here, chose Moab in great part because of its open, rural feel.
I originally favored the plan because it seemed a way to possibly get a handle on our low-income housing
shortage, but as I read the current proposal, I don't see that aspect presented. This just feels like another
cave-in to developers without consideration of our quality of life: pack as many people as possible into
the space in order to maximize profits. If the trade-off was affordable housing, it might be worth it, but
as it is, I would appreciate the council considering rejecting this proposition.
Change density in phases
Reduce heights all around
Where are the open space set-asides?
Hotel and nightly rental high-rise MORATORIUM
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With high density there needs to be some open spaces for children to play, to keep them from playing in
the streets
I think density is a great idea, especially since Moab has historically had a boom/bust economy. Bringing
in people/businesses would increase the longevity of the town. ADUs might be a great way to increase
density and increase rental opportunities too. I think design requirements would be good for new
commercial buildings to keep the character of the town, but I think residential design requirements
would be incredibly limiting. With a housing crisis we need innovation and creativity so I would be careful
not to put too many restrictions. Also have you considered a different way to present a plan like this? I
think the word density scares some people but can be a really good thing. Just food for thought. :)
Planning Commission
Thank you…
Consider SOLAR ACCESS in your consideration for building heights on RIMROCK RD.
30' max?? Would not be a major infringement on our 18 SOLAR PANELS
40 foot tall buildings should not be allowed next to regular residential neighbors. People can have no
yards, if they so choose, but putting these monstrosities in next to established homes is just wrong.
There IS plenty of land further up the valley. Let San Juan County have the density. (12 likes)
Several parcels in the proposal are SITLA parcels, have they indicated if they'll participate or not?
Many parcels backup to existing residences and neighborhoods…will there be larger setbacks, open
space, view restrictions to protect current residents?
Maximum/limited dwelling prices should be used for some parcels
Please make this proposal more visual for those who aren't able to see:
1) What does 1 biggest allowed house look like in 1, 1/2 house per acre?
2) Take same lot and show what 5 units per acre HDH development that is 35' high
3) Same lot with 10 then 15 then 25 units per acre w/ heights of 35' and 45' maximums
Thank you
Thank you for your impressive work, JD especially. I'm excited about this work and need to spend more
time reviewing. Initially, I appreciate you've taking into account solar access. If you haven't already, to
the extent these would be applicable, please also consider viewshed and lighting (night sky) protections,
and thinking ahead to providing for wildlife and transit corridor (especially bikes). Thanks!
It’s a good idea if you don’t mind having no yard. (2 likes)
(Reply to above) Many people don’t want a yard to tend. Moab definitely needs more diversity in
housing options. (3 Likes)
There needs to be an architectural code first.
Too many ugly metal buildings here already. (6 likes)
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Thanks for all your work to make our little valley a better place to live.
My main comment in regards to the proposed high density housing overlay proposition is that WE NEED
A COUNTY WIDE ARCHITECTURAL CODE very first. Please do all you can to make that happen soon.
Why can’t we be the “Atomic Architecture” capital of the world? After all, we were the Uranium Capital
of the World.
p.s. enough metal buildings already. Please NO more.
I am in support of the proposal. Higher density encourages walking and biking for smaller trips which will
help mitigated traffic in the long run.
Developers should be required to contribute to bike infrastructure.
Design guidelines should be introduced in order to preserve the character of this special place.
Dark night Sky
Bike Lane
Traffic
191 Corridor
Gas Line Easements for bike lanes
Thank you
Has there been any design functions done to see the impact 45' height restrictions on the hwy wou8ld
impose? Important to "see" what impact that will have to the surroundings. However, I support
increased height restrictions.
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Height
While I understand affordable housing is a nationwide problem (not just isolated to Moab), I find that
having a 45-ft height limit in much of the south end of town and along the highway to be unacceptable.
Having grown up in a large city, and being an architect and having studied urban planning, I know that
he building "canyons" will be detrimental towards views, solar rights, and will lead to an unfortunate
"ghettoization" in those areas. Even in places like Chicago, three floors above grade is the usual limit for
neighborhoods. Please look at some studies of "projects" in Chicago and elsewhere that show that the
further above the ground the residence, the less control parents and others have with what happens at
ground level. Most low-rise (three stories only) are more successful than high-rise projects (which a
building of 45 feet would be considered). Please eliminate the 25a option from your consideration.
Change density in phases
Reduce heights all around
Where are the open space set-asides?
Hotel and nightly rental high-rise MORATORIUM
Planning Commission
Thank you…
Consider SOLAR ACCESS in your consideration for building heights on RIMROCK RD.
30' max?? Would not be a major infringement on our 18 SOLAR PANELS
40 foot tall buildings should not be allowed next to regular residential neighbors. People can have no
yards, if they so choose, but putting these monstrosities in next to established homes is just wrong.
There IS plenty of land further up the valley. Let San Juan County have the density. (12 likes)
Please make this proposal more visual for those who aren't able to see:
1) What does 1 biggest allowed house look like in 1, 1/2 house per acre?
2) Take same lot and show what 5 units per acre HDH development that is 35' high
3) Same lot with 10 then 15 then 25 units per acre w/ heights of 35' and 45' maximums
Thank you
Has there been any design functions done to see the impact 45' height restrictions on the hwy wou8ld
impose? Important to "see" what impact that will have to the surroundings. However, I support
increased height restrictions.
I am concerned about the large amount of area being considered for the maximum density and
particularly the potential height of buildings. With so much of these areas currently built with 1-story
houses and roads that are insufficient for much higher density, 45 ft. buildings could seriously impact
adjacent properties and entire neighborhoods in terms of increased traffic, parking issues, sunlight loss
& privacy issues.
I would rather see many of these dark pink areas dropped down to the blue category where you already
have smaller lots and higher density as well as maintaining the rural character in our valley further from
Hwy 191 that so many people value.
What about overall energy increases (please address)
Lighting issues - night sky is already affected
Water is an issue - enough?
Bought here (on Lemon Ln) because rural and remote
No more than 1 story houses. 3 Story condos are causing houses rather than cliff walls to be obscured
Nobody monitors light ordinances now! This will get out of hand.
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I attended the open house last night and wanted to share my comments with you. I am not against
creating more affordable housing. We need affordable housing. I just feel that the over lay the way it is
currently presented is way too much. Meaning first step might to look at developing the HDH along the
191 corridor where there is currently infrastructure to support it and it would bring minimal impact to
existing neighborhoods... I feel that the County council needs to first change the land use code to stop
all development of Nightly rentals, condo's, and hotels along the corridor which would the open the
way to support the development of affordable housing. Also, We don't have a handle on how much
water is available in our valley. The HDH was developed before San Juan County dropped their bomb of
building a 6000 person town in South Valley, before there were 16 new hotels planned, and before a
320 acre University campus was approved. Plus we are in a severe drought. Also In the proposed HDH
I also do not like the way of building up with high story structures and how that would impact existing
neighbors. I just moved from Orchard Villa, and the Entrada development has blocked the sun on the
town house where I had lived. Thank you for letting me give voice to my concerns.
I support the idea of higher density in some of the currently undeveloped areas. I would like to see the
height restrictions decreased to 3 story max in the highest density areas. Deed restrictions to ensure
that housing is for full time workers/residents I do support.
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Infrastructure
I am concerned about the large amount of area being considered for the maximum density and
particularly the potential height of buildings. With so much of these areas currently built with 1-story
houses and roads that are insufficient for much higher density, 45 ft. buildings could seriously impact
adjacent properties and entire neighborhoods in terms of increased traffic, parking issues, sunlight loss
& privacy issues.
I would rather see many of these dark pink areas dropped down to the blue category where you
already have smaller lots and higher density as well as maintaining the rural character in our valley
further from Hwy 191 that so many people value.
What about overall energy increases (please address)
Lighting issues - night sky is already affected
Water is an issue - enough?
Bought here (on Lemon Ln) because rural and remote
No more than 1 story houses. 3 Story condos are causing houses rather than cliff walls to be obscured
Nobody monitors light ordinances now! This will get out of hand.
I attended the open house last night and wanted to share my comments with you. I am not against
creating more affordable housing. We need affordable housing. I just feel that the over lay the way it
is currently presented is way too much. Meaning first step might to look at developing the HDH along
the 191 corridor where there is currently infrastructure to support it and it would bring minimal impact
to existing neighborhoods... I feel that the County council needs to first change the land use code to
stop all development of Nightly rentals, condo's, and hotels along the corridor which would the open
the way to support the development of affordable housing. Also, We don't have a handle on how much
water is available in our valley. The HDH was developed before San Juan County dropped their bomb
of building a 6000 person town in South Valley, before there were 16 new hotels planned, and before a
320 acre University campus was approved. Plus we are in a severe drought. Also In the proposed HDH
I also do not like the way of building up with high story structures and how that would impact existing
neighbors. I just moved from Orchard Villa, and the Entrada development has blocked the sun on the
town house where I had lived.
Thank you for letting me give voice to my concerns.
Convey deed restrictions to public!!
NO more than one story houses on SITLA square/rectangle. Access concerns off and onto Hwy 191
Need a road to extend Rimrock to town??
Also NEED more East/West connections on east side of hwy in SV Drive to access hwy
Emphasize required setbacks, and buffers when going from low density to higher
What about water? Biggest question and concern code enforcement and water restrictions required
for overlay? No lawns etc.
What about stepping it all down one notch?? Move all bright light, all light pink into blue? Maybe a bit
less to swallow at once?
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We already live in crowded subdivision that is next to businesses along the 191. PLEASE no more!
There is too much noise and traffic. When planning future homes, not sure where they will go but our
experience here is that the Holyoak road is being used (and abused) by people trying to pass through
to Hyway, VIA Holyoak so ACCESS ROADS and BUFFERS NEED TO BE INCORPORATED WHERE
BUSINESSES ARE CLOSE TO RESIDENTIAL, and they need to COMPLY with CODES about lighting/noise!
MAKE TRAFFIC GO AROUND HOUSING NOT THROUGH IT! The roads are affected, the sewers, the
normal access is being pushed to limit, without INSIGHT and CARE in PLANNING! PLANT LOTS & LOTS
OF TREES FOR EVERY NEW DEVELOPMENT!
Thank you for your impressive work, JD especially. I'm excited about this work and need to spend more
time reviewing. Initially, I appreciate you've taking into account solar access. If you haven't already, to
the extent these would be applicable, please also consider viewshed and lighting (night sky)
protections, and thinking ahead to providing for wildlife and transit corridor (especially bikes). Thanks!
I am in support of the proposal. Higher density encourages walking and biking for smaller trips which
will help mitigated traffic in the long run.
Developers should be required to contribute to bike infrastructure.
Design guidelines should be introduced in order to preserve the character of this special place.
Dark night Sky
Bike Lane
Traffic
191 Corridor
Gas Line Easements for bike lanes
Thank you
1) Water is already a critical problem.
2) We already need traffic lights at the junction of Lemon Lane and 191 to turn left toward Moab
3) Residents of Lemon Lane value their privacy and were required to maintain 1 acre lots. Will these
proposed homes be 1 acre lots?
Holyoak area is dense enough as it is. Housing has sprung all around the Holyoak area for years. The
argument that the mass of HD’s should be located no more than 4.3 miles from the heart of downtown
doesn’t make sense to me. Hdh should be located on the south highway
Holyoak is already a very dense neighborhood, perhaps more than any other area. Bus service is
coming to Moab. That will help with congestion somewhat but it’s a mess anyway we do it now.
Nice "slideshow"! One of your slides summed up the philosophy rather well: "a voluntary, incentivebased program, the high density residential overlay will not be used on every eligible parcel, and likely
will not be used on the vast majority of eligible parcels. With this in mind, the focus in drawing the
overlay is to allow as many areas as it is appropriate the opportunity to construct more housing."
Although it may not seem likely now, I'm concerned that if we do such extensive high density zoning,
with no sideboards for maximum allowable houses in each zone, that we could end up with a very
crowded valley eventually. I am also very concerned about over-allocating our limited water with
development (especially with hotels! Although that's another topic...) but I suppose the water issue is
something that would be addressed through approval/ denial of specific building permits?
1) Water is already a critical resource in Grand County. Development should be calibrated to water
resources in drought year.
2) Increased density will create dangerous traffic conditions on Hwy 191. Can only occur if frequent
traffic lights on Hwy 191 are placed
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3) High density increases noise and decreases security. It will destroy the ability to enjoy the homes we
have created.
Due to the limited supply of water, I am greatly concerned about the proposal to increase density in
unincorporated Grand County. The current density levels are not sustainable as we move toward
buildout. I can only support an increase in density in certain zones when there is a corresponding
"down zone" of other areas to ensure the County does not over-build beyond what our water supply
can support. I believe it will also be found that the burgeoning growth in the number of nightly
accommodations has and will sap our water supply. No growth without proof of water. The end result
will likely mean less density overall across the county to accommodate a few blocks of tight density.
Any increased density should only be in the highway commercial zone and not in the existing
residential neighborhoods.
I can't help but reflect upon efforts by the community (in past years' General Plans) to state a strong
preference for preserving the rural character and agricultural element of Moab. I remember when
ridge line development was frowned upon, even regulated. The quality of the air and access to public
lands have been seen as assets for choosing to retire here. None of the numerous citizen efforts to
maintain local community quality of life seem to gain traction with regard to developing this special
place beyond carrying capacity. The density increase as proposed is way overdone, invasive to
neighborhoods, and heavily reliant on developer incentives. Aside from overtaxing aging sewer trunk
lines, this plan, together with plans to build out Southern Spanish Valley, is entirely optimistic about
future water resources, given the likelihood of increasing periods of drought. This year's prolonged
drought should be a good reminder of that issue.So, rather than criticize, let me ask why we need to
beg developers to do something we could do for ourselves. I envision incentivizing a contractual
arrangement between those looking for housing and current year round residents with enough
property to add an additional structure, such as the type currently popping up for overnight rental, or a
TRAILER. The incoming county attorney will certainly be able to craft language waiving impact fees,
assuring that no short term rentals occur, and imposing fees for violating the intent to provide
affordable housing for local workers. Rent control may sound like government overreach, but not
when contractually agreed to. No developers would be required. Separate contracts for landownerowned structures and renter-owned structures would be required, as well as verification of adequate
utilities and sewer connection. I know trailer parks are out of favor, but in the above context, I'm
reminded that no one would get away with overnight rentals, because their neighbors would certainly
notice! Thank you for the opportunity to express an alternative to the current plan, and for taking the
time to consider it. I've read the current plan is only one of the "tools in the box" referring to providing
affordable housing. Maybe other" tools " would better serve the community.
Love this, thank you! It still feels like the light pink high density way out in SV is a mistake. I may be
missing something, but why just because the county made a mistake (in my opinion) and built high
density far out in the valley in the '90's should we continue that far out today? The high infrastructure
and water costs as well as vehicle trips to town are inefficient and smoggy. Could we just leave those in
low development until 20 years from now, to see where we are then? By then we may have more
commercial out there.. more places to work NOT in town, etc. Why not "save" this area for future dev?
This seems designed for SITLA development, or something. I mean everything south of the
Arena...thanks!
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I find this study to be admirable in effort but I have some reservations. I appreciate looking at areas
where increased density in residential buildings would promote affordable housing for local residents.
However, I am troubled that there is no reference to improving the infrastructure to support the
increased density. There is no mention to improvements to Spanish Valley Drive as a lot of the
increased density would be using that road. I realize that once some of the development is in place,
that future commercial development could happen, such as a grocery store, elementary school, parks,
restaurants, etc. so locals don't have to travel to downtown Moab for services. There needs to be a
"South Moab" developed. And, with San Juan County's plans on developing the south end of Spanish
Valley, what about the additional traffic on Hwy 191? To me this study is only half of what is needed to
have a bigger picture of the future of Spanish Valley.
Nice to develop 191 instead of Murphy?
The following topics need to be presented to the public at the open houses before adding more high
density overlays for development in Grand County.1. Success of approximately 10-year-old “High
Density Overlays” around Government Building near Resource Blvd north to Moab City. Has the
approximately 10-year-old overlay for increased density in the Resource Blvd. area of Grand County
been successful in providing affordable housing? A. If successful in providing affordable house, why do
we you need more overlays.B. If not successful in providing affordable housing why will the new
proposal be an improvement?1. Available Water for High Density DevelopmentGWSSA was given their
second or third allocation of 500-acre feet of water by the Utah Division of Water Rights over 5 years
ago. GWSSA will have to apply for approval of a third allocation in the near future. The water is
available in the Glen Canyon Aquifer per the USGS study. However!!!!!!!A. How many more equivalent
housing units can be built before GWSSA has to apply to the state for another water allocation?
GWSSA needs to include in this analysis of available water the approximate 300 ERUs sold to SITLA
when the water system was completed and the projected water requirements of our new University.B.
The USGS study says we have approximately 6000-acre feet of water available in the Glen Canyon
Aquifer. GWSSA has water rights for a small part of the available water. Moab City has much older
water rights and owns the largest portion of available water. Moab City will certainly protest any
request by GWSSA for another allocation. How much of the 6000 acre does GWSSA owned based on
the age of their current water rights.? How many ERUs can the county approve based on their share of
the available 6000 acre feet? What will GWSSA do if Moab City prevents future allocations of water?C.
The available 6000-acre feet of water from the USGS study will not build out the Moab Valley if we
increase density of construction. The county needs to look at alternative sources of water for
development before increasing the density of housing in the valley. Alternative sources are available
but will cost an unknown millions of dollars. Approving high density development without water
sources for other land owners means many land owners will not be able to develop their property in
the future or the cost of water for the future developments will be very high.How many acres in the
valley will not have water for development in the future if we increase the density today based on
current water rights and sources?
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The increase in density proposal does not require that affordable housing is constructed. The proposal
assumes that building house for only primary residents will result in affordable housing. This
assumption has several problems. The following questions need to be answered or this proposal is the
dream of every outside or local developer.
1. Who in the county will be responsible to guarantee that the housing will not be resold five or ten
years later as second or third homes to wealthy people?
2. Who in the county will be responsible to verify that the first buyers are not buying a second home?
3. Where in the western US has this assumption proven to provide affordable housing to a community?
The website prepared for the public by the people making the proposal has very little concrete facts.
There is absolutely no concern for the quantity of available water. There are no details about where
their assumption has been proven to work. There is no detail on who will monitor sales of the new
housing.
Do we have enough water??
We need to consider the future availability of water to support this kind of density without destroying
the resource for all of us who live here.
If this zoning is approved how many units will be added, total? At what point will all the water be
gone?
Why do we need to cater to the bikers for a bike lane. They don't bring much revenue to the
community and makes it so roads have to be much wider.

The City needs to send a letter to the County that the proposed increase in density needs to be tabled
until the state completes the adjudication of the valley and ownership of the available water is
established.
Moab City should by now realize that SITLA is a very poor development partner. Please remember the
fiasco with SITLA during the Cloudrock and Lionsback developments. SITLA will take water, sewer, and
infrastructure and when there are no more gifts tell you they will not follow the Land Use Code. The
public needs to know your plan to work with SITLA? How will the city prevent another fiasco with
SITLA?
GWSSA does not have sufficient water for development of the University in the current state
allocation. When GWSSA asks for another 500 acre foot allotment in the future, will the city protest
the allocation? Will the city have a contract with GWSSA that guarantees the new allocation will go to
the university and not to more density in the county?
GWSSA has very few old water rights and the city owns most of the available water in the aquifer.
GWSSA is probably using city water for the university.
Not enough water to supply that many people, think about it, a water study was done and Spanish
Valley and Moab came up short (5 likes)
Yeah enough with the "flexible zoning" too!! Mixing business with residential is no good! They blast
you with their lights at night, traffic increases, some idiot businesses have live bands and point their
amplifiers towards the neighborhood, tear up the streets and sewers and YES, the WATER!!! Council
needs to SLOW roll and start by changing all outdated street lights to warm LED's OR with shield (NO
glare everywhere). THEN FIX OUR ROADS we already have! Kudos to more AFFORDABLE housing for all;
not just the PT workers imported in. (2 likes)
STOP BUILDING SO MUCH OUR LITTLE VALLEY WILL NOT SURVIVE!
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Regarding Stocks Dr., I'm concerned about the ability of that Road to handle increased traffic. I'm not
oppos3ed to the increased density but the road would need upgrades. Also, an acceleration lane onto
Hwy 191 is desperately needed.
I think we need a thorough water study for GC before continuing with any development. SJ County 6000 residents - 320 acre USU campus - 16 more hotels - we don't know where we are at on water 50-100 years from now!
Development should be mixed-use in order to encourage walking, biking; to foster spontaneous social
interactions; to mitigate traffic and improve the environment
Water study
Sewer study
San Juan County population increase
Thank you
I am concerned that there is not a longer term vision in Grand County. We are being hit with over the
top visitation - hotels - new university - we don't have a good water study yet - and it is important to
have a collective vision first, otherwise we stay in a reactive stance.
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Affordability/Deed Restrictions

I attended the open house last night and wanted to share my comments with you. I am not against
creating more affordable housing. We need affordable housing. I just feel that the over lay the way
it is currently presented is way too much. Meaning first step might to look at developing the HDH
along the 191 corridor where there is currently infrastructure to support it and it would bring
minimal impact to existing neighborhoods... I feel that the County council needs to first change the
land use code to stop all development of Nightly rentals, condo's, and hotels along the corridor
which would the open the way to support the development of affordable housing. Also, We don't
have a handle on how much water is available in our valley. The HDH was developed before San
juan County dropped their bomb of building a 6000 person town in South Valley, before there were
16 new hotels planned, and before a 320 acre University campus was approved. Plus we are in a
severe drought. Also In the proposed HDH I also do not like the way of building up with high story
structures and how that would impact existing neighbors. I just moved from Orchard Villa, and the
Entrada development has blocked the sun on the town house where I had lived.
Thank you for letting me give voice to my concerns.

Convey deed restrictions to public!!
NO more than one story houses on SITLA square/rectangle. Access concerns off and onto Hwy 191
Need a road to extend Rimrock to town??
Also NEED more East/West connections on east side of hwy in SV Drive to access hwy
Emphasize required setbacks, and buffers when going from low density to higher
What about water? Biggest question and concern code enforcement and water restrictions required
for overlay? No lawns etc.
What about stepping it all down one notch?? Move all bright light, all light pink into blue? Maybe a
bit less to swallow at once?
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I can't help but reflect upon efforts by the community (in past years' General Plans) to state a strong
preference for preserving the rural character and agricultural element of Moab. I remember when
ridge line development was frowned upon, even regulated. The quality of the air and access to
public lands have been seen as assets for choosing to retire here. None of the numerous citizen
efforts to maintain local community quality of life seem to gain traction with regard to developing
this special place beyond carrying capacity. The density increase as proposed is way overdone,
invasive to neighborhoods, and heavily reliant on developer incentives. Aside from overtaxing aging
sewer trunk lines, this plan, together with plans to build out Southern Spanish Valley, is entirely
optimistic about future water resources, given the likelihood of increasing periods of drought. This
year's prolonged drought should be a good reminder of that issue.So, rather than criticize, let me
ask why we need to beg developers to do something we could do for ourselves. I envision
incentivizing a contractual arrangement between those looking for housing and current year round
residents with enough property to add an additional structure, such as the type currently popping
up for overnight rental, or a TRAILER. The incoming county attorney will certainly be able to craft
language waiving impact fees, assuring that no short term rentals occur, and imposing fees for
violating the intent to provide affordable housing for local workers. Rent control may sound like
government overreach, but not when contractually agreed to. No developers would be required.
Separate contracts for landowner-owned structures and renter-owned structures would be
required, as well as verification of adequate utilities and sewer connection. I know trailer parks are
out of favor, but in the above context, I'm reminded that no one would get away with overnight
rentals, because their neighbors would certainly notice! Thank you for the opportunity to express
an alternative to the current plan, and for taking the time to consider it. I've read the current plan is
only one of the "tools in the box" referring to providing affordable housing. Maybe other" tools "
would better serve the community.

The increase in density proposal does not require that affordable housing is constructed. The
proposal assumes that building house for only primary residents will result in affordable housing.
This assumption has several problems. The following questions need to be answered or this
proposal is the dream of every outside or local developer.
1. Who in the county will be responsible to guarantee that the housing will not be resold five or ten
years later as second or third homes to wealthy people?
2. Who in the county will be responsible to verify that the first buyers are not buying a second
home?
3. Where in the western US has this assumption proven to provide affordable housing to a
community?
The website prepared for the public by the people making the proposal has very little concrete
facts. There is absolutely no concern for the quantity of available water. There are no details about
where their assumption has been proven to work. There is no detail on who will monitor sales of
the new housing.
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I support the idea of higher density in some of the currently undeveloped areas. I would like to see
the height restrictions decreased to 3 story max in the highest density areas. Deed restrictions to
ensure that housing is for full time workers/residents I do support.
I am not in favor of the High Density Housing proposal. If you have ever been in Eastern U.S. cities,
you may have noticed that high density housing tends to create slums. That is never the plan, but it
is almost inevitable. Human beings in close concentration create waste and chaos. When there is no
open/green space, there is seldom pride of ownership, at least in our current society. Those of us
who weren't born here, chose Moab in great part because of its open, rural feel.I originally favored
the plan because it seemed a way to possibly get a handle on our low-income housing shortage, but
as I read the current proposal, I don't see that aspect presented. This just feels like another cave-in
to developers without consideration of our quality of life: pack as many people as possible into the
space in order to maximize profits. If the trade-off was affordable housing, it might be worth it, but
as it is, I would appreciate the council considering rejecting this proposition.

Several parcels in the proposal are SITLA parcels, have they indicated if they'll participate or not?
Many parcels backup to existing residences and neighborhoods…will there be larger setbacks, open
space, view restrictions to protect current residents?
Maximum/limited dwelling prices should be used for some parcels
You may have problems trying to get the lower density product (5-10 u/ac) work. At 5 u/ac you
would be doing single family homes/lots. A developer would need to be careful with “spec”
inventory homes if they are building them out. If they are selling lots, they should probably be OK
assuming the demand is there for custom builds and self-builds. If you go to 10-15 u/ac you would
more than likely be doing an attached product which may involve additional risk of needing to
construct “buildings” at a time, but if they got in a pinch could use the 20% if they couldn’t sell a
unit or two in a 6-plex.
As a born and raised local I think higher density is overdue.
We can't have a thriving economy/workforce if we have no housing. This is a must do!! Thank you.
Everyone should go and support this!
It needs to pass. The only way we get affordable housing is with high density. If you can only build
one house per $100,000 acre. The valley will never be affordable. (3 Likes)
I believe that 80/20 for locals will prevent quality development. Lots of the primary rental houses in
Moab are bought as investments by non-locals. I'm a believer in incentives for locals to buy, not
deed restrictions for owners. We have empty nesters in too large of houses in Grand County, that
would like smaller homes, less overhead. Which would free up large family homes. This is a good
process to try to help local, working, county people. I would prefer valley wide up zoning, 1 acre
zoning does not work for the anyone except the high end property owner. Most of the 1 acre lots in
Spanish Valley could accommodate another home or two.
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We support the county's direction in applying the higher density to properties in Spanish Valley. The
higher density provides lower income housing possibilities that are needed for many living in the
Moab area. We do feel the zoning should be geared toward primary residential homes, not rentals
or second homes.
Whoever came up with this idea must not understand what it cost to build in this town. If I add a
dwelling to my property, the cost to build it would not justify me being able to rent it at a low cost
to a local. Especially since most of us have a hard time paying our own mortgages, trying to find a
way to qualify for more money or a bigger loan is not a possibility for most of us to add 1 to 4 more
units to our properties. We have looked into it. People already can add 1,000 ft extra dwelling to
their property and most people don’t even do that. So obviously people are not interested in this. If
the empty lot next to us ends up with 4 or 5 units on it. We are leaving this town.
Stay out of San Juan County Spanish Valley clean up the mess you've created in Grand County most
of the 191 is a filthy looking embarrassing junkyard getting worse daily clean that up! Build
affordable housing not low income that just brings more crime. Invest in cleanliness and
organization in your county don't tread on my county to line your pockets $$$$$👎👎
I appreciate the locations of your selected densities. I question the potential of oversupply of
deeded primary residences. That requirement may need to be flexible in time.
What measures are being taken to assure that the land parcels will be "affordable".
I am a developer and have done incentive-based housing predicated on additional density and here
are my observations. I think the premise for your ambitions are great. I hope you find
success. There are many keys to finding success in addition to increased density. Entitlements must
be streamlined. As they say, time is money. The goal of a developer is to limit as much risk as
possible, knowing that you will never completely eliminate it. If what I am reading is right, 80% of
any units will be required to be primary residents. This scares me without a provision that allows
you to either rent or sell those units to anyone after a certain "offering" period of time. Everyone is
assuming the demand is there but until the end-user has to write out a check, it is yet to be seen. I
hope this helps and I wish you the best of luck.

A few more thoughts…What type of restrictions will be on the 20%? If these were allowed to do
shorter-term rentals that would be a definite plus. Nightly rentals would certainly sweeten the deal
for developers. However, what about season-workers, students, construction workers that might
not be considered “residents”, where would they fit? Maybe these groups of people could be
considered residents if they are “working” in the area or maybe they would fit in the 20%. The
simplest solution (and probably most effective) would be to not place any restriction on these.

24

HDH Feedback

The assumption that building only for primarily full time residents will provide affordable housing
needs to be proven. Where in the west has the above assumption been proven to provide
affordable housing? Building expensive apartments for wealth retired people will not increase
affordable housing.
We can restrict overnight rentals in the valley and have almost the same results as building housing
for only primary residents.
Do you plan to do an analyses of the available water based on the USGS study?
Great work on putting this plan and story map together!! It's great that this is voluntary for
property owners, this could potentially open up a lot of new options for new affordable housing in
Grand County. Great work!!
Brilliant way to allow 80% locals to benefit from county growth and not be hindered by AMI.
Way to move this local need forward and enhance local moral and community spirit.
What keeps the owner of property from raising their land prices which would increase cost to build
- thus not being able to keep it affordable!
we need diversity that is affordable. (5 likes)
Allowing for higher density without also requiring that there be an ‘affordable’ component seems to
be missing the point.... (7 like)
From what I understand, there are restrictions to rent monthly only to locals. No overnight rentals.
Seems reasonable to be able to develop for that reason. Housing, local housing. (6 likes)
If you want affordable housing, build some trailer parks. Otherwise let’s call it what is is, subsidized
housing!
Don't base on income
1. My income is not county business
2. If I get a better job, do I have to sell my home?
3. Will inflation cause me to have to sell?
4. If require active employment what happens when I retire?
5. If I lose my job, do I have to sell?
YES - Primary residence
This is a great idea, a necessary starting point. It's important for those who work in Moab to be able
to live in the area. This zoning change will act as a point to jump off of.
Sage Creek what about that place it certainly is not affordable!
I assume they will be rentals???
Any development per this plan is by people with $ for people with $ - several references have been
made at every meeting about "low wages" and not having workers who could afford housing certainly as condos and townhomes get "sold" they are not to service seasonal workers.
Is there any discussion on requiring developers to perfom any sort of economic study to prove their
price point?
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Affordable housing should be started with a focus for our community's most vulnerable; the elderly
and those on disability, followed by single person housing. Rather than building down from the top.
"Primary residences" can still be owned by "out of towners" as long as it is rented to locals by a "6
mo or more lease." With expensive homes who will rent them?
Hello HDH TeamI am writing to express my support for the inclusion of section 6.14.70 - "Special Needs
Emergency/Transitional Housing".
[Local housing availability has placed a significant strain on the capacity of organizations working
with vulnerable groups in need of such housing. Increasing the ability to develop these housing
types provides more options for victims and reduces the need for local organizations to turn down
those seeking help.]
Your work on this project is appreciated.
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Financing/Cost
You may have problems trying to get the lower density product (5-10 u/ac) work. At 5 u/ac you would
be doing single family homes/lots. A developer would need to be careful with “spec” inventory
homes if they are building them out. If they are selling lots, they should probably be OK assuming the
demand is there for custom builds and self-builds. If you go to 10-15 u/ac you would more than likely
be doing an attached product which may involve additional risk of needing to construct “buildings” at
a time, but if they got in a pinch could use the 20% if they couldn’t sell a unit or two in a 6-plex.
Whoever came up with this idea must not understand what it cost to build in this town. If I add a
dwelling to my property, the cost to build it would not justify me being able to rent it at a low cost to
a local. Especially since most of us have a hard time paying our own mortgages, trying to find a way to
qualify for more money or a bigger loan is not a possibility for most of us to add 1 to 4 more units to
our properties. We have looked into it. People already can add 1,000 ft extra dwelling to their
property and most people don’t even do that. So obviously people are not interested in this. If the
empty lot next to us ends up with 4 or 5 units on it. We are leaving this town.
I am a developer and have done incentive-based housing predicated on additional density and here
are my observations. I think the premise for your ambitions are great. I hope you find success. There
are many keys to finding success in addition to increased density. Entitlements must be streamlined.
As they say, time is money. The goal of a developer is to limit as much risk as possible, knowing that
you will never completely eliminate it. If what I am reading is right, 80% of any units will be required
to be primary residents. This scares me without a provision that allows you to either rent or sell those
units to anyone after a certain "offering" period of time. Everyone is assuming the demand is there
but until the end-user has to write out a check, it is yet to be seen. I hope this helps and I wish you
the best of luck.

A few more thoughts…What type of restrictions will be on the 20%? If these were allowed to do
shorter-term rentals that would be a definite plus. Nightly rentals would certainly sweeten the deal
for developers. However, what about season-workers, students, construction workers that might not
be considered “residents”, where would they fit? Maybe these groups of people could be considered
residents if they are “working” in the area or maybe they would fit in the 20%. The simplest solution
(and probably most effective) would be to not place any restriction on these.
Great work on putting this plan and story map together!! It's great that this is voluntary for property
owners, this could potentially open up a lot of new options for new affordable housing in Grand
County. Great work!!
What keeps the owner of property from raising their land prices which would increase cost to build thus not being able to keep it affordable!
Is there any discussion on requiring developers to perform any sort of economic study to prove their
price point?
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I am in support of the proposal. Higher density encourages walking and biking for smaller trips which
will help mitigated traffic in the long run.
Developers should be required to contribute to bike infrastructure.
Design guidelines should be introduced in order to preserve the character of this special place.
As a owner of real estate in Grand County, and someone who hopes to help create solutions to
affordable housing, I am excited about this proposal. My only request is that we provide higher
density opportunities in certain areas. For instance, I own .5 acres of Highway commercial property.
Under the 25 units/acre proposal, it is still more profitable for me to develop short term nightly rental
units (which is not my desire). To get to a point where equal profits are available, and still provide
"affordable" housing (condos at a price of sub $155,000) I would need to get to 36 units/acre. I would
suggest a density of this amount to incentive developers to move forward with these types of
developments.
Apartment builders need to fill their buildings as soon as possible and certainly wouldn’t be able to
wait two or three years to fill them. I don’t know that they would be willing to make an initial
investment of $10-$20 million with those kinds of restrictions.
No way for developers to sell with that many restrictions. It is a business it has to make profits to
continue. Developing is not a non profit. Its a business.
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Dark Skies
What about overall energy increases (please address)
Lighting issues - night sky is already affected
Water is an issue - enough?
Bought here (on Lemon Ln) because rural and remote
No more than 1 story houses. 3 Story condos are causing houses rather than cliff walls to be
obscured
Nobody monitors light ordinances now! This will get out of hand.
We already live in crowded subdivision that is next to businesses along the 191. PLEASE no
more! There is too much noise and traffic. When planning future homes, not sure where they
will go but our experience here is that the Holyoak road is being used (and abused) by people
trying to pass through to Hyway, VIA Holyoak so ACCESS ROADS and BUFFERS NEED TO BE
INCORPORATED WHERE BUSINESSES ARE CLOSE TO RESIDENTIAL, and they need to COMPLY
with CODES about lighting/noise! MAKE TRAFFIC GO AROUND HOUSING NOT THROUGH IT!
The roads are affected, the sewers, the normal access is being pushed to limit, without
INSIGHT and CARE in PLANNING! PLANT LOTS & LOTS OF TREES FOR EVERY NEW
DEVELOPMENT!
Thank you for your impressive work, JD especially. I'm excited about this work and need to
spend more time reviewing. Initially, I appreciate you've taking into account solar access. If
you haven't already, to the extent these would be applicable, please also consider viewshed
and lighting (night sky) protections, and thinking ahead to providing for wildlife and transit
corridor (especially bikes). Thanks!
Dark night Sky
Bike Lane
Traffic
191 Corridor
Gas Line Easements for bike lanes
Thank you
Yeah enough with the "flexible zoning" too!! Mixing business with residential is no good! They
blast you with their lights at night, traffic increases, some idiot businesses have live bands and
point their amplifiers towards the neighborhood, tear up the streets and sewers and YES, the
WATER!!! Council needs to SLOW roll and start by changing all outdated street lights to warm
LED's OR with shield (NO glare everywhere). THEN FIX OUR ROADS we already have! Kudos to
more AFFORDABLE housing for all; not just the PT workers imported in. (2 likes)
Planning Commission
Thank you…
Consider SOLAR ACCESS in your consideration for building heights on RIMROCK RD.
30' max?? Would not be a major infringement on our 18 SOLAR PANELS
What about light pollution. DARK SKY
Please keep in mind the night skies of Spanish Valley. We're already seeing the "glow" of
Moab and would hate to see future impacts.
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Process
Yeah enough with the "flexible zoning" too!! Mixing business with residential is no good! They blast
you with their lights at night, traffic increases, some idiot businesses have live bands and point their
amplifiers towards the neighborhood, tear up the streets and sewers and YES, the WATER!!! Council
needs to SLOW roll and start by changing all outdated street lights to warm LED's OR with shield (NO
glare everywhere). THEN FIX OUR ROADS we already have! Kudos to more AFFORDABLE housing for
all; not just the PT workers imported in. (2 likes)
I am a developer and have done incentive-based housing predicated on additional density and here
are my observations. I think the premise for your ambitions are great. I hope you find success. There
are many keys to finding success in addition to increased density. Entitlements must be streamlined.
As they say, time is money. The goal of a developer is to limit as much risk as possible, knowing that
you will never completely eliminate it. If what I am reading is right, 80% of any units will be required
to be primary residents. This scares me without a provision that allows you to either rent or sell those
units to anyone after a certain "offering" period of time. Everyone is assuming the demand is there
but until the end-user has to write out a check, it is yet to be seen. I hope this helps and I wish you
the best of luck.
Is there any discussion on requiring developers to perfom any sort of economic study to prove their
price point?
Convey deed restrictions to public!!
NO more than one story houses on SITLA square/rectangle. Access concerns off and onto Hwy 191
Need a road to extend Rimrock to town??
Also NEED more East/West connections on east side of hwy in SV Drive to access hwy
Emphasize required setbacks, and buffers when going from low density to higher
What about water? Biggest question and concern code enforcement and water restrictions required
for overlay? No lawns etc.
What about stepping it all down one notch?? Move all bright light, all light pink into blue? Maybe a bit
less to swallow at once?
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I can't help but reflect upon efforts by the community (in past years' General Plans) to state a strong
preference for preserving the rural character and agricultural element of Moab. I remember when
ridge line development was frowned upon, even regulated. The quality of the air and access to public
lands have been seen as assets for choosing to retire here. None of the numerous citizen efforts to
maintain local community quality of life seem to gain traction with regard to developing this special
place beyond carrying capacity. The density increase as proposed is way overdone, invasive to
neighborhoods, and heavily reliant on developer incentives. Aside from overtaxing aging sewer trunk
lines, this plan, together with plans to build out Southern Spanish Valley, is entirely optimistic about
future water resources, given the likelihood of increasing periods of drought. This year's prolonged
drought should be a good reminder of that issue.So, rather than criticize, let me ask why we need to
beg developers to do something we could do for ourselves. I envision incentivizing a contractual
arrangement between those looking for housing and current year round residents with enough
property to add an additional structure, such as the type currently popping up for overnight rental, or
a TRAILER. The incoming county attorney will certainly be able to craft language waiving impact fees,
assuring that no short term rentals occur, and imposing fees for violating the intent to provide
affordable housing for local workers. Rent control may sound like government overreach, but not
when contractually agreed to. No developers would be required. Separate contracts for landownerowned structures and renter-owned structures would be required, as well as verification of adequate
utilities and sewer connection. I know trailer parks are out of favor, but in the above context, I'm
reminded that no one would get away with overnight rentals, because their neighbors would certainly
notice! Thank you for the opportunity to express an alternative to the current plan, and for taking the
time to consider it. I've read the current plan is only one of the "tools in the box" referring to providing
affordable housing. Maybe other" tools " would better serve the community.
The increase in density proposal does not require that affordable housing is constructed. The proposal
assumes that building house for only primary residents will result in affordable housing. This
assumption has several problems. The following questions need to be answered or this proposal is
the dream of every outside or local developer.
1. Who in the county will be responsible to guarantee that the housing will not be resold five or ten
years later as second or third homes to wealthy people?
2. Who in the county will be responsible to verify that the first buyers are not buying a second home?
3. Where in the western US has this assumption proven to provide affordable housing to a
community?
The website prepared for the public by the people making the proposal has very little concrete facts.
There is absolutely no concern for the quantity of available water. There are no details about where
their assumption has been proven to work. There is no detail on who will monitor sales of the new
housing.
Allowing for higher density without also requiring that there be an ‘affordable’ component seems to
be missing the point.... (7 like)
Any development per this plan is by people with $ for people with $ - several references have been
made at every meeting about "low wages" and not having workers who could afford housing certainly as condos and townhomes get "sold" they are not to service seasonal workers.
Affordable housing should be started with a focus for our community's most vulnerable; the elderly
and those on disability, followed by single person housing. Rather than building down from the top.
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Nice "slideshow"! One of your slides summed up the philosophy rather well: "a voluntary, incentivebased program, the high density residential overlay will not be used on every eligible parcel, and likely
will not be used on the vast majority of eligible parcels. With this in mind, the focus in drawing the
overlay is to allow as many areas as it is appropriate the opportunity to construct more housing."
Although it may not seem likely now, I'm concerned that if we do such extensive high density zoning,
with no sideboards for maximum allowable houses in each zone, that we could end up with a very
crowded valley eventually. I am also very concerned about over-allocating our limited water with
development (especially with hotels! Although that's another topic...) but I suppose the water issue is
something that would be addressed through approval/ denial of specific building permits?
Change density in phases
Reduce heights all around
Where are the open space set-asides?
Hotel and nightly rental high-rise MORATORIUM
I think density is a great idea, especially since Moab has historically had a boom/bust economy.
Bringing in people/businesses would increase the longevity of the town. ADUs might be a great way to
increase density and increase rental opportunities too. I think design requirements would be good for
new commercial buildings to keep the character of the town, but I think residential design
requirements would be incredibly limiting. With a housing crisis we need innovation and creativity so I
would be careful not to put too many restrictions. Also have you considered a different way to present
a plan like this? I think the word density scares some people but can be a really good thing. Just food
for thought. :)
It does not matter whether you attend or not they are going to do whatever they please and it will
turn into daily rentals the new aspen is here (4 likes)
Hello HDH TeamI am writing to express my support for the inclusion of section 6.14.70 - "Special Needs
Emergency/Transitional Housing".
[Local housing availability has placed a significant strain on the capacity of organizations working with
vulnerable groups in need of such housing. Increasing the ability to develop these housing types
provides more options for victims and reduces the need for local organizations to turn down those
seeking help.]
Your work on this project is appreciated.
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Other Policies/General Plan/Etc
Yeah enough with the "flexible zoning" too!! Mixing business with residential is no good! They blast you
with their lights at night, traffic increases, some idiot businesses have live bands and point their
amplifiers towards the neighborhood, tear up the streets and sewers and YES, the WATER!!! Council
needs to SLOW roll and start by changing all outdated street lights to warm LED's OR with shield (NO
glare everywhere). THEN FIX OUR ROADS we already have! Kudos to more AFFORDABLE housing for all;
not just the PT workers imported in. (2 likes)
I can't help but reflect upon efforts by the community (in past years' General Plans) to state a strong
preference for preserving the rural character and agricultural element of Moab. I remember when ridge
line development was frowned upon, even regulated. The quality of the air and access to public lands
have been seen as assets for choosing to retire here. None of the numerous citizen efforts to maintain
local community quality of life seem to gain traction with regard to developing this special place beyond
carrying capacity. The density increase as proposed is way overdone, invasive to neighborhoods, and
heavily reliant on developer incentives.
Aside from overtaxing aging sewer trunk lines, this plan, together with plans to build out Southern
Spanish Valley, is entirely optimistic about future water resources, given the likelihood of increasing
periods of drought. This year's prolonged drought should be a good reminder of that issue.
So, rather than criticize, let me ask why we need to beg developers to do something we could do for
ourselves. I envision incentivizing a contractual arrangement between those looking for housing and
current year round residents with enough property to add an additional structure, such as the type
currently popping up for overnight rental, or a TRAILER. The incoming county attorney will certainly be
able to craft language waiving impact fees, assuring that no short term rentals occur, and imposing fees
for violating the intent to provide affordable housing for local workers. Rent control may sound like
government overreach, but not when contractually agreed to. No developers would be required.
Separate contracts for landowner-owned structures and renter-owned structures would be required, as
well as verification of adequate utilities and sewer connection. I know trailer parks are out of favor, but
in the above context, I'm reminded that no one would get away with overnight rentals, because their
neighbors would certainly notice!
Thank you for the opportunity to express an alternative to the current plan, and for taking the time to
consider it. I've read the current plan is only one of the "tools in the box" referring to providing
affordable housing. Maybe other" tools " would better serve the community.
Change density in phases
Reduce heights all around
Where are the open space set-asides?
Hotel and nightly rental high-rise MORATORIUM
Stay out of San Juan County Spanish Valley clean up the mess you've created in Grand County most of
the 191 is a filthy looking embarrassing junkyard getting worse daily clean that up! Build affordable
housing not low income that just brings more crime. Invest in cleanliness and organization in your
county don't tread on my county to line your pockets $$$$$👎👎
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The assumption that building only for primarily full time residents will provide affordable housing needs
to be proven. Where in the west has the above assumption been proven to provide affordable housing?
Building expensive apartments for wealth retired people will not increase affordable housing. We can
restrict overnight rentals in the valley and have almost the same results as building housing for only
primary residents. Do you plan to do an analyses of the available water based on the USGS study?
I find this study to be admirable in effort but I have some reservations. I appreciate looking at areas
where increased density in residential buildings would promote affordable housing for local residents.
However, I am troubled that there is no reference to improving the infrastructure to support the
increased density. There is no mention to improvements to Spanish Valley Drive as a lot of the increased
density would be using that road. I realize that once some of the development is in place, that future
commercial development could happen, such as a grocery store, elementary school, parks, restaurants,
etc. so locals don't have to travel to downtown Moab for services. There needs to be a "South Moab"
developed. And, with San Juan County's plans on developing the south end of Spanish Valley, what
about the additional traffic on Hwy 191? To me this study is only half of what is needed to have a bigger
picture of the future of Spanish Valley.
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The following topics need to be presented to the public at the open houses before adding more high
density overlays for development in Grand County.
1. Success of approximately 10-year-old “High Density Overlays” around Government Building near
Resource Blvd north to Moab City.
Has the approximately 10-year-old overlay for increased density in the Resource Blvd. area of Grand
County been successful in providing affordable housing?
A. If successful in providing affordable house, why do we you need more overlays.
B. If not successful in providing affordable housing why will the new proposal be an improvement?
1. Available Water for High Density Development
GWSSA was given their second or third allocation of 500-acre feet of water by the Utah Division of Water
Rights over 5 years ago. GWSSA will have to apply for approval of a third allocation in the near future.
The water is available in the Glen Canyon Aquifer per the USGS study. However!!!!!!!
A. How many more equivalent housing units can be built before GWSSA has to apply to the state for
another water allocation? GWSSA needs to include in this analysis of available water the approximate
300 ERUs sold to SITLA when the water system was completed and the projected water requirements of
our new University.
B. The USGS study says we have approximately 6000-acre feet of water available in the Glen Canyon
Aquifer. GWSSA has water rights for a small part of the available water. Moab City has much older water
rights and owns the largest portion of available water. Moab City will certainly protest any request by
GWSSA for another allocation. How much of the 6000 acre does GWSSA owned based on the age of
their current water rights.? How many ERUs can the county approve based on their share of the
available 6000 acre feet? What will GWSSA do if Moab City prevents future allocations of water?
C. The available 6000-acre feet of water from the USGS study will not build out the Moab Valley if we
increase density of construction. The county needs to look at alternative sources of water for
development before increasing the density of housing in the valley. Alternative sources are available but
will cost an unknown millions of dollars. Approving high density development without water sources for
other land owners means many land owners will not be able to develop their property in the future or
the cost of water for the future developments will be very high.
How many acres in the valley will not have water for development in the future if we increase the
density today based on current water rights and sources?
Moab City should by now realize that SITLA is a very poor development partner. Please remember the
fiasco with SITLA during the Cloudrock and Lionsback developments. SITLA will take water, sewer, and
infrastructure and when there are no more gifts tell you they will not follow the Land Use Code. The
public needs to know your plan to work with SITLA? How will the city prevent another fiasco with SITLA?
GWSSA does not have sufficient water for development of the University in the current state allocation.
When GWSSA asks for another 500 acre foot allotment in the future, will the city protest the allocation?
Will the city have a contract with GWSSA that guarantees the new allocation will go to the university and
not to more density in the county?
GWSSA has very few old water rights and the city owns most of the available water in the aquifer.
GWSSA is probably using city water for the university.
I think we need a thorough water study for GC before continuing with any development. SJ County 6000 residents - 320 acre USU campus - 16 more hotels - we don't know where we are at on water - 50100 years from now!
Development should be mixed-use in order to encourage walking, biking; to foster spontaneous social
interactions; to mitigate traffic and improve the environment
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Water study
Sewer study
San Juan County population increase
Thank you
I am concerned that there is not a longer term vision in Grand County. We are being hit with over the
top visitation - hotels - new university - we don't have a good water study yet - and it is important to
have a collective vision first, otherwise we stay in a reactive stance.
Stages of development with areas that would entail the least impact on existing neighborhoods being
highest priority, would honor the intentions of those who desire the R1 A1 space. Without prioritizing
with stages of development that can play out, making projections into future needs is all theoretical and
not based upon reality.
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Misc
Please make this proposal more visual for those who aren't able to see:
1) What does 1 biggest allowed house look like in 1, 1/2 house per acre?
2) Take same lot and show what 5 units per acre HDH development that is 35' high
3) Same lot with 10 then 15 then 25 units per acre w/ heights of 35' and 45' maximums
Thank you
Great webpage, very informative. We have a big problem in Moab and this proposal is a big
solution. Bravo, I hope it happens.
I think this is the best plan yet for helping to solve the housing shortage. I fully support this. Can
you send me info regarding the next community involvement meeting for this plan?
Very good idea! Have to do something - this will help.
Stop this madness (8 likes)
[thumbs down emoji] (4 likes)
People already can't sleep at night in that town money hungry greed.people that made my he
town have to move because it's outrageous to live sad town
Hello HDH TeamI am writing to express my support for the inclusion of section 6.14.70 - "Special Needs
Emergency/Transitional Housing".
[Local housing availability has placed a significant strain on the capacity of organizations working
with vulnerable groups in need of such housing. Increasing the ability to develop these housing
types provides more options for victims and reduces the need for local organizations to turn
down those seeking help.]
Your work on this project is appreciated.
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AGENDA SUMMARY
GRAND COUNTY PLANNING COMMISSION
September 25, 2018
TITLE:
FISCAL IMPACT:

N/A

PRESENTER(S):

Zacharia Levine, CED Director

Prepared By:
ZACHARIA LEVINE
GRAND COUNTY
COMMUNITY AND
ECONOMIC
DEVELOPMENT
DIRECTOR
AND
KENNY GORDON
GRAND COUNTY
PLANNING & ZONING
ADMINISTRATOR

FOR OFFICE USE ONLY:
Attorney Review:
N/A

Amend Section 6.5.3 Exempt Signs

STATED MOTION:
Move to amend Grand County Land Use Code, Section 6.5.3 Exempt Signs in
the following manner: _________.
OR
Move to postpone action on this item.
STAFF RECOMMENDATION:
Staff recommends the Commission do one of the following:
1) Select “Proposal 1,” and further, eliminate the time restriction
altogether.
2) Delay action on this item, seek legal review, and evaluate Sec. 6.5 in
light of recent case law and best practices. See attached materials for
reference. Note that Staff is concurrently working on an ordinance that
would address sign illumination.
BACKGROUND:
Commissioner Kevin Walker introduced the idea of updating Grand County’s
LUC to have it align more closely with Moab City Code with respect to
political/election signs, and to reflect the County’s switch to all mail-in
ballots (voting takes place over a three week period, so signs need to go up
earlier).
ATTACHMENT(S):
Proposal 1 & 2 Grand County Land Use Code Section 6.5.3 Exempt Signs.
Associated sign regulation reference materials.

Proposal 1:
6.5.3 Exempt Signs
Exempt signs shall include the following signs:
A.

Temporary (45 days or less) civic, political, cultural and public service posters;

Deleted: 30
Deleted: window

OR
Proposal 2:
6.5.3 Exempt Signs
Exempt signs shall include the following signs:
A.

Temporary (45 days or less) civic, cultural and public service window posters;

B. Political campaign signs. Such signs shall pertain to a specific election and shall be displayed not
earlier than forty-five calendar days prior to that election. Political campaign signs shall not be located
closer than one hundred fifty feet to any designated polling place. Political campaign signs shall not
exceed thirty-two square feet in commercial zones and four square feet in residential zones. Political
campaign signs shall be removed within one day after the election day. The candidate or persons
responsible for the placement of a political campaign sign shall be responsible for its removal
B C. Temporary (30 days or less) promotional or special sales signs, when erected in conjunction with a
commercial establishment;
C D. Temporary signs announcing the sale or leasing of a property or building shall be exempt provided
they do not, individually or collectively exceed 8 square feet and are promptly removed after sale or
leasing of the subject property;
D E. Permanent signs identifying the name of an agricultural operation or non-commercial institution
located on-site or within the premises, up to an area of 20 square feet; provided, if building mounted,
these signs shall be flat wall signs, shall not project above the roof line and may have an area of up to 24
square feet;
E F. Warning signs such as “no soliciting”, “no trespassing”, “beware of dog”, or other similar types of
signs not exceeding 1½ square feet;
F G.

Flag poles that display government flags;

G H.

Traffic control signs installed by proper authorities; and

H I.

Normal and customary Christmas or other seasonal, holiday decorations.

Deleted: 30
Deleted: political,
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As you know, municipalities are authorized to adopt ordinances for the
protection of the public’s health, safety and general welfare, provided
the ordinances serve a public purpose and are reasonable. Courts have
generally upheld municipal ordinances that regulate the size, type, and
placement of signs citing the legitimate governmental concerns of
aesthetics, blight, and traffic safety.

REED V TOWN OF GILBERT
Recently, the U.S. Supreme Court considered the issue of how freedom
of speech impacts the municipal regulation of signs. In this case, the
town of Gilbert, Arizona adopted an ordinance involving the display of
outdoor signs. The ordinance did not allow outdoor signs to be
displayed without a permit, but contained an exemption for 23 different
types of signs. The relevant exemptions included: (i) Ideological Signs
“communicating a message or ideas for noncommercial purposes,” (ii)
Political Signs including any “temporary sign designed to influence the
outcome of an election called by a public body” and (iii) Temporary
Directional Signs Relating to a “Qualifying Event” including signs
“intended to direct pedestrians, motorists, and other passersby to a
‘qualifying event.’” Qualifying events include an “assembly, gathering,
activity, or meeting sponsored, arranged, or promoted by a religious,
charitable, community service, educational, or other similar non-profit
organization.” Each type of sign was regulated differently under the
ordinance, including different restrictions on size and areas where they
could be placed.
The Supreme Court held that the sign ordinance’s restrictions were
content-based regulations of speech that did not survive strict scrutiny,
the most difficult level of review the courts utilize on constitutional
issues. It found the sign ordinance to be “content based on its face”
because “[t]he restrictions in the Sign Code that apply to any given
sign...depend entirely on the communicative content of the sign.” Put
another way, the sign was treated differently by the town based solely
on the purpose of the sign and not on the size, shape, location or other
“content neutral” restrictions.

PRACTICE AREAS
Administrative Law
Municipal Law

(Continued)

Because the signs were content based, they were required to meet the strict scrutiny standard. In order to
survive strict scrutiny, the town had to demonstrate that the regulations furthered a compelling governmental
interest and are narrowly tailored to that end. The town cited aesthetics and safety as the reasons. Regarding
aesthetics, the Court found that temporary directional signs were no greater of an eyesore than political signs,
yet they were treated differently under the code. Similarly, the Court found no greater traffic safety concerns
between the two categories of signs. Thus, the ordinance was struck down as unconstitutional.

APPLICATION OF REED AND RELATED CASE LAW TO YOUR ZONING ORDINANCE
As a result of the decision in Reed, your community should review your sign ordinance and be aware of the
following:
Content Based Signs: If your code enforcement officer has to read the sign in order to determine whether a
regulation applies, the ordinance provision will likely be subject to challenge. So, as an example, a regulation
that applies only to garage sales or political signs may be struck down. In its place, the public body should
consider content-neutral substitutes. For example, political, real estate, community special event and
construction are all types of “temporary signs.” So, your community should review the ordinance and
determine which signs may be content based, and whether regulating those signs instead as “temporary
signs” would be acceptable and survive scrutiny.
Directional/Safety. The public body may be able to regulate directional signs or other safety signs
differently as long as it can articulate valid reasons. The Supreme Court in Reed stated that “a sign ordinance
narrowly tailored to the challenges of protecting the safety of pedestrians, drivers, and passengers – such as
warning signs marking hazards on private property, signs directing traffic, or street numbers associated with
private houses – well might survive strict scrutiny.” Thus, your community should seek legal review to
determine whether the regulation is narrowly tailored for safety issues.
Overregulation. Many zoning ordinances and sign ordinances define a number of different types of signs, but
then have no substantive regulations of those particular signs. For example, your ordinance may define a pole
sign, but then not mention pole signs in any regulation. Streamlining those provisions to remove unnecessary
definitions or types of signs you are unlikely to encounter is a good idea. However, if you may find that
regulating those specific types of signs is desired, you may need to address that particular sign in the
regulations.
Regulation based on Duration or Number of Signs. Many current ordinances restrict the number of days
that a particular type of sign may be installed and maintained. Time restrictions must be carefully evaluated.
For example, the Michigan Court of Appeals struck down as unconstitutional a City of Wyoming ordinance that
restricted temporary signs to only 60 days within a calendar year. A federal court struck down another city’s
political sign ordinance because it limited the duration of the sign to 45 days before the election and allowed
only one sign per candidate or per issue. The limit on the number of signs was also impermissible because it
infringed on the homeowner’s right to express support for more than one candidate or allow two voters in the
same household to show opposing views. At least one federal court has determined that limiting all temporary

(Continued)

signs to a certain time before or after an “event” is “content based.” As in Reed, the reasoning is that the
enforcement officer would have to read the sign to determine if the sign was in violation of the code, signaling
that there may be a problem with your ordinance. So, we recommend legal review of any regulation
addressing the number or duration of signs.
Regulation of Municipal Property. Municipalities still have freedom to regulate their own property. In
Members of City Council v Taxpayers for Vincent, 466 US 789; 104 S Ct 2118; 80 L Ed 2d (1984), the
Supreme Court upheld a city ordinance that prohibited the posting of signs on public property. Given that
there was a legitimate interest served by the ordinance (eliminating visual blight), its content neutrality, and
the availability of alternative channels of communication, the ordinance was constitutional.
The Reed case demonstrates the degree to which our courts will scrutinize a community’s efforts to regulate
signage and how those regulations impact free speech. Depending on the type of regulation, different
standards of review are utilized by the courts. This political season is a good opportunity to review your
regulations in light of this new Supreme Court decision. We understand the need to control signage and how
to craft lawful ordinances. Please contact the lawyers at Foster Swift if you need assistance with your sign
regulations.

(Updated with Reed v. Town of Gilbert Supreme Court Case)
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INTRODUCTION

Communities seem to have a love-hate relationship with
temporary signs. Most understand the need for temporary signs
when it comes to things such as business promotion, identifying
properties that are for sale or lease, or promoting special events,
but they also struggle with the administration and enforcement
of temporary signs due to the ever-changing nature of this type
of sign. The purpose of this guide is to provide communities
with some best practices to use when evaluating and writing
temporary-sign regulations that are easier to administer and
enforce, while also allowing for the reasonable use of such
signage for residents and businesses alike. This guide also
includes updated commentary and recommendations related to
the June 2015 ruling by the Supreme Court of the United States
in the Reed vs. Town of Gilbert, Arizona case.

OF THIS GUIDE
This guide was developed with the help of numerous communities and organizations. An initial step in determining
this guide’s direction involved creating an online survey that sought information on how communities regulate
temporary signs, and what issues they face in administering temporary sign regulations. Over the course of a month,
representatives from more than 99 communities in 31 states responded to the survey. This information, along with a
review of many of the responding communities’ ordinances, provided a general understanding of common approaches
to regulating temporary signs, as well as new approaches to administration and enforcement. The survey also identified
where staff members struggled with temporary signs. For example, each participant was asked to identify the issues
they struggle with the most regarding temporary signs (each could choose up to three issues). The 78 respondents
to the question reported various issues, all of which are discussed in this guide. The biggest problems identified
administration and enforcement of the regulations, as well as addressing new sign types. Only four respondents (5.1%)
reported no issues and even then, one of the four still chose addressing new sign types as an issue. See Figure 1.
Besides the survey, research for this guide included a review of newspaper articles and public meeting minutes where
temporary sign regulations were discussed. This effort sought to identify temporary-sign issues as seen by local
businesses and people affected by the regulations. These articles contributed to many of the best practices outlined in
this document because often, a controversy with sign regulations triggered a larger discussion among community and
business leaders to develop a solution.

Figure 1: Online responses to questions
about issues that communities struggle with in
regulating temporary signs?

© Sign Research Foundation (SRF)
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WHY

A discussion of how to regulate temporary signs must begin
with an understanding of how and why temporary signs are
necessary for businesses, residents, and local institutions.
Generally speaking, signs are necessary to provide effective
wayfinding in our communities. This is evident, because signage
is everywhere, but conflict arises when discussing excessive
signage or preventing signs that detract from community
character. Typically, one “bad” sign can influence overall
opinions about signage in general. It is not uncommon that the
negative reaction to temporary signs is actually aimed at illegal
signs (Figure 2) that are not used by local businesses and/
or capitalize on a lack of enforcement. It is often discussions
about illegal signs that lead to decisions that prohibit or
severely restrict signs. This can, in turn, significantly impact
local businesses, and even residents who may want to advertise
a garage sale or local events, yet do not want to have to go
through the red-tape of permitting.

Figure 2: It is often illegal signs,
such as the ones above, that cause a negative
reaction toward temporary signage, resulting
in the creation of excessive regulations.

A vast majority of survey respondents said communities
regulated temporary signs for safety and aesthetics, but nearly
50% also stated they regulate temporary signs for business
promotion. See Figure 3. In reviewing the ordinances, no clear
distinction separated communities that regulate temporary
signs for business promotion versus those that do not. The
communities that said they regulated for business promotion did
not clearly allow more temporary signage and, in some cases,
they even had temporary sign regulations more restrictive than
the majority of other ordinances. The only connection appears
to be that the support of businesses and economic development
was a stated purpose to the overall sign regulations. Regardless,
there is a clear relationship between temporary sign regulations
and the ability of businesses to advertise. There is increasing
evidence that demonstrates the value of signage to both
businesses and communities, and that this value also applies to
the use of temporary signs.

Figure 3: Online response to a question about
why communities regulate
temporary signs. Communities could check
multiple reasons.
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In the BrandSpark/Better Homes and Gardens American Shopper Study™, more than 100,000 consumers were
surveyed about their household shopping activities, and more than 60.8% reported they have driven by and failed
to find a business because the signage was too small or unclear. It also is evident that signage is more vital to a
small business than to chains who might have a brand identity and large advertising budgets. In the temporary-sign
articles discovered during the research for this guide, small businesses repeatedly noted how existing requirements or
proposed restrictions impacted their business. For example, the Town of Newington, Connecticut, recently proposed a
ban on temporary signs in all business districts, except in the downtown area, and small-business owners expressed
concern. One small-business owner said “Any way I can draw attention to myself is absolutely necessary” and that “I
do advertise, but as a small business, you have a small budget.” In the 2013 case of Fears vs. City of Sacramento, the
owners of a local gym challenged a sign regulation that prohibited them from posting a temporary sandwich board sign
outside the building to advertise the gym. Although the lawsuit primarily focused on the lack of content-neutrality, the
business noted in the court documents that they attracted 5-6 more walk-ins daily when the sign was posted outside.
While reasonable sign regulations are important, an amicable balance will allow reasonable advertising and efficient
wayfinding that, in turn, will contribute positively to the community character and economy.

THIS GUIDE
This guide is not designed or intended to be a model temporary

Just as communities can vary greatly in their goals and

sign code that you can simply cut and paste, as a single

character, so can sign regulations. This guide recognizes that,

element, into a complete sign ordinance. For an effective

while in the past, sign-related case law has varied state-by-state

and defensible set of sign regulations, a community needs

and court-by-court, the U.S. Supreme Court’s decision in Reed v.

to consider numerous variables, including the needs of local

Town of Gilbert, Arizona now applies a more uniform standard

businesses, neighborhood character, and legal requirements.

of absolute content-neutrality to all temporary signs. Although

These variables cannot be accommodated from a one-size-fits-

this guide briefly discusses temporary-sign law, and includes a

all model code. Instead, this guide suggests best practices,

list of resources to help create a legally defensible set of sign

or things to consider, when updating your sign regulations to

regulations, it does not provide any legal opinions. Always seek

address temporary signs. These best practices are divided into

local, legal advice pertaining to local, state, and federal

two major sections: considerations when evaluating the overall

laws while updating your sign regulations.

temporary sign regulations, and best practices that apply to
individual sign types. This approach allows better evaluation
of the optimal regulation of temporary signs based on a
community’s individual needs.

1
Kellaris, James J. (2011), “100,000 Shoppers Can’t Be Wrong: Signage Communication Evidence from the BrandSpark International Grocery Shopper
Survey.” The Science of Signage: Proceedings of the National Signage Research & Education Conference, Sign Research Foundation, Cincinnati, October
12-13, 2011.

2

Hoffman, Christopher, “Business Group Rallies Again Proposed Ban on Temporary Signs in Newington,” Hartford Courant, July 31, 2014.
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BEST
PRACTICES
FOR THE OVERALL
REGULATION
OF TEMPORARY
SIGNS

This project’s research identified some essential best practices for
developing comprehensive temporary sign regulations, as well as
for the regulation of individual sign types. These best practices
emerged from the survey, as well as discussions with both planners
and sign-industry representatives. This section of the guide
addresses overall best practices, administration and enforcement,
and addressing new sign types as part of the overall regulation
of temporary signs.

GENERAL

1

Make a clear distinction between a
temporary sign and a temporary message.

There is a significant gray area when it comes to making
a distinction between a temporary sign and a temporary
message. A temporary sign is a portable structure that is
intended to be used for a brief period of time. A temporary
message does not have a structure in and of itself. It is a
message that may be changed manually or digitally as part of
a permanent sign structure. For example, electronic message
centers are permanent signs that display temporary messages
at set intervals. Similarly, communities often allow for signage
on permanent structures such as light poles (See Figure 4.)
or fuel pumps, where there is a permanent support structure
for a temporary message. Conversely, in an equal number
of examples, as shown in Figure 5, a sign owner may attach

Figure 4: An example of a temporary
message attached to a permanent structure
that should be regulated as permanent
signage with allowances for temporary
messages.

a temporary sign to a permanent structure. In these cases,
the temporary sign is an independent structure temporarily
attached to a permanent structure that was not intended to
accommodate the sign and, quite often, communities prohibit
this additional signage. Such signage should be regulated as a
temporary sign, whereas temporary messages on permanent
structures should be regulated as a permanent sign with
allowances for temporary message changes.

Figure 5: An example of a temporary sign
that is attached to a permanent structure
and should be regulated as a temporary
freestanding sign.

© Sign Research Foundation (SRF)
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2

Evaluate the regulation of temporary signs
as part of an overall review of your sign regulations.
Both permanent and temporary signs are important and
have a place in each community, but it is nearly impossible to
address them as separate and distinct issues. Communities
should always evaluate signage in a comprehensive manner.

Although the Reed case was related to a temporary

As part of such comprehensive review, the community can first

sign, the ruling itself has implications for both

develop a strong purpose statement and set of objectives. This

temporary and permanent signs. As noted earlier,

type of evaluation will also allow the community to identify

there were differing opinions on the definition of

potential conflicts between the standards and the stated

“content-neutrality” prior to the ruling in the Reed

purpose of the regulations. For example, if a community goal

case. Thus, the vast majority of regulations reviewed

is to limit temporary signage, but promoting local businesses

as part of the survey for this report had some level

is an essential purpose of the regulations, then expanding the

of regulations that were based on content. The

permanent sign allowances could be the compromise (e.g.,

most common examples were specific standards

increased permanent signage area or allowance for digital

or exemptions for real-estate or election signs.

message centers). It is also important to try to eliminate any

In the wake of the Reed case, it is important that

unintended conflicts between temporary and permanent sign

communities evaluate their sign regulations in a

regulations. For example, communities that focus on limiting

comprehensive manner, for the reasons identified in

the size and height of permanent signs due to aesthetics may

this section, but also to address any content-based

unintentionally end up allowing much larger temporary signs.

regulations.

For example, Figure 6 illustrates a conflict where a temporary
sign has better visibility and legibility than an adjacent
permanent sign. Would a larger permanent sign create any
more negative impact on aesthetics than the temporary
sign? In fact, the larger real-estate sign’s better visibility and
legibility would likely enhance traffic safety, an important
purpose for regulating signage.
When updating your regulations, test how the
provisions for permanent and temporary signs would
apply to existing development sites as a way of
identifying potential conflicts.

Figure 6: Apparent conflicts in regulating
temporary and permanent signage can
undermine the purpose statement for
your sign regulations.
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3

4

Engage all stakeholders in
updating your sign regulations.

Be practical in
sign area calculations.

Too often, a community updates its sign regulations without

The method of calculating the total sign area greatly

querying business owners. Using a planning commission or

impacts temporary signs and legibility. Tight restrictions can

an appointed committee has the tendency to result in heavy

unintentionally prevent unique or creative signage. Measuring

influence from residents who may not fully understand the

freestanding signs is fairly straightforward, due to their

need and/or benefit of temporary signs. Signage impacts

defined shape, but regulating window signs, without a defined

both residential and business areas, but the biggest sign

background, can be more challenging. Some communities

controversies stem from situations where businesses believe

are beginning to distinguish between signs with a distinct

the local government is being too heavy handed. Prevent this

background and those without. In the latter situation, the

situation by engaging a cross-section of stakeholders, including

measurement should not include open or blank space. Multiple

residents, local business owners and tenants, county board

examples of this approach are referenced in the model sign

of elections, and members from the chamber of commerce

codes listed in the “Additional Reading” section of this guide.

and local sign industry when updating your temporary sign
regulations. Such a group can establish the overall goals and
priorities for sign regulations and find common ground. Local
businesses can explain how proposed regulations can benefit
or hurt the local economy through the regulation of both
temporary and permanent signs. Local business representation
will also help create stronger support for regulations that are
easier to enforce and administer.

Figure 7: Sign-area calculation from
A Framework for On-Premise Sign Regulations
that illustrates an example
of a practical sign-area calculation that allow
for more design flexibility and enhanced
legibility. A link is available
in the Additional Reading section.

© Sign Research Foundation (SRF)
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5

Avoid sign allowances shared between
temporary and permanent signs.

Some communities have attempted to simplify allowable sign

One approach communities are taking to ensure content-

area by ignoring the differences in temporary and permanent

neutrality after the Reed decision is to establish a maximum

signage and simply allowing “X” amount of signage. However,

amount of temporary, commercial speech sign area that

this can actually create an administrative nightmare because

is allowed year round, in individual zoning districts. This

recalculations will be required every time the owner wants

year-round signage is typically restricted to limited types of

to make a change to the temporary or permanent signage.

temporary sign structures (e.g., freestanding/yard signs or

Second, if the total amount of sign area allowed is very

banners) with further restrictions to the number, height, and

restrictive, the permanent signs may be too small in terms

location of the individual sign structure type. The amount and

of legibility, and any temporary sign may become quasi-

type of signage allowed will vary based on individual zoning

permanent to compensate for insufficient advertising options.

districts and the scale, form, and context of development, but

Such issues are only compounded for multi-tenant buildings.

is designed to allow for the most common temporary signs

The “total overall sign area” approach may make it necessary

found in a community including those types of signs we have

to exceed best-practice parameters elsewhere. An alternative is

tradionally called real-estate signs or business information

to clearly distinguish the total area allowed for permanent signs

signs (e.g., open or closed signs). In addition to the temporary

separately from the total area allowed for temporary signs.

signage that is allowed year-round, communities often allow
for some additional temporary signage for a specified amount
of time, and a specifed number of occurences per year (e.g.,
up to 14 days, four times a year), based on the allowed sign
type. Again, the community needs to specify the type of
temporary sign structure allowed which, in these situations,
may include an expanded list of allowable sign structures
including those that are often less popular such as balloons,
air graphics, human signs, or portable message centers. For
all types of sign types allowed, the community should include
any standards specific to that sign type, including, but not
limited to, setbacks, maximum heights, maximum numbers,
and seperation distances.
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6

Consider allowing temporary
signage as an interim-sign option.

Some communities establish special provisions for temporary signs that may be used by new businesses as an
interim sign until permanent signage can be installed. For example, the regulations might allow for a temporary
banner until a permanent wall sign can be installed. This often happens when there is potential for a change in
occupancy (e.g., a multi-tenant building), and the old signage will not be removed until the new signage is ready.
Additionally, the temporary-sign option can be used when the permanent sign is destroyed. In such cases, a time
limit of 60 days should be sufficient, and the new permanent sign would immediately replace the temporary sign. A
few communities even allow temporary signs for new businesses, for a period of up to six months, to allow testing of
different signage options before designing the permanent sign. In such cases, the type of temporary sign should be
specified with banners and yard signs being the most common examples of temporary signs allowed as an interim
option.

Figure 8: This temporary banner is being used
as an interim sign until a permanent wall sign
can be installed. It is similar in size to the
proposed permanent wall sign.

© Sign Research Foundation (SRF)
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7

Avoid treating all
temporary signs the same.

Sign ordinances can often be lengthy documents that lay
out the rules for every conceivable type of sign type and/
or situation. Typically, permanent signs are the focus of the
regulations, with minimal thought given to temporary signs.
Many communities subsequently want to simplify temporarysign regulations by establishing a single time limit that applies
to all temporary signs but then only allow for banner signs
and freestanding/yard signs. Administratively, this seems
wise, but temporary signs serve varied purposes and therefore
demand different treatment, based on the type of sign.
Communities need to allow all property owners some allowance
for temporary signage year-round to accommodate activities
such as the sale or lease of land that are often long-term. For
year-round signage, it is not unreasonable to strictly limit the
types of signs allowed to the most common types of banner
or freestanding/yard signs. The problem is that a community
needs to consider that there will always be special events or

Figure 9: Many communities are willing
to provide for the possibility of using balloon
signs as long as they are not
used year-round. These may be a sign
type that your community restricts to
a certain number of days per year.

activities that warrant additional signage, but on a restricted
time frame. For temporary signs that will only be allowed for
limited time periods, consider allowing for an expanded list of
sign types to give property owners more options.

Figure 10: Freestanding/yard signs are often
allowed year-round to provide for property
owners the ability to accommodate routine
activities not tied to specific dates, such as
when used to advertise the sale or lease of
land.
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8

Consider the context
of a sign’s location.

As with permanent signs, the neighborhood and street context
will typically drive the types of signs used or desired by
businesses. In writing your regulations, consider the different
characteristics of your community’s residential and business
activity areas to define the types and sizes of signs within
zoning districts.
• Downtowns and high-density urban areas tend to
have more foot traffic, so there is typically more demand
for banners and sidewalk signs.
• Suburban or rural areas, or high-traffic streets and
highways, typically require larger and taller signage for
good visibility, so there tends to be more demand for yard
signs, blade signs, and banners that are visible to drivers,
rather than pedestrians.
• Many types of temporary signs are prohibited in
historic districts, including banners or pennants, but

Figure 11: Signs in a downtown
or urban setting tend to be smaller in
area and height.

sidewalk signs, window signs, and other types are
traditionally allowed.
An increasing number of communities are also using formbased codes that focus on building form and the relationship
between public and private areas, as compared to a focus on
the use of land. These codes provide an opportunity to also
write sign regulations specific to the form of development.

Figure 12: Signs along major highways or
more rural settings need to be larger to allow
for visibility, such as these blade signs along a
four-lane, state highway.

© Sign Research Foundation (SRF)
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9

Consider allowing
off-premise temporary signs.

Many sign regulations prohibit all off-premise signs to prevent
billboards, without any exceptions. Temporary signs often
advertise off-premise special events or activities, such as
local community festivals, recreational opportunities, and
even business events, such as farmer’s markets. Provided the
temporary-sign regulations clearly establish sign area, height,
duration, and even the number of signs, off-premise temporary
signs should pose no threat. The only caveat is mandating
the landowner’s approval for off-premise signs. It is also
appropriate to establish what types of temporary signs can be
on-premise or off-premise.
While the decision in the Reed case helped clarify what was
once differing opinions about the definition of content-neutrality
in the lower courts, it has raised other questions as to whether
sign regulations that distinguish between
on-premise versus off-premise signs and commercial speech
versus noncommercial speech are content-based. Since the
ruling in the Reed case, several lower courts have heard cases
on such questions, and thus far the majority of court decisions
favor viewing these distinctions as content neutral based
on Supreme Court rulings prior to Reed. In updating sign
regulations, you should work with legal counsel to consider
any potential risks in making these distinctions as well as any
rulings within applicable state or federal courts.
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Figure 13: A mixture of
off-premise signs that include temporary signs
(real estate and pretest signs) as
well as permanet signs.

10

Avoid prohibiting
all signs in rights-of-way.

In the survey, approximately 73% of the communities stated they do not allow signs in any right-of-way. The other 27%
limit them to situations like sidewalk signs or where pre-empted by state law. Most communities want to limit signs in
rights-of-way largely for safety and visibility reasons, and because public spaces are not traditionally an appropriate
location for private commercial advertising. The problem is that some limited signage in the right-of-way can provide
effective marketing and add to the atmosphere, such as along sidewalks in pedestrian-focused areas. While defining
a sidewalk sign in a content-neutral manner is simple enough, the Reed decision has made it difficult to make
exceptions, such as temporary signs in certain right-of-ways rather than others. If your community does want to allow
for some limited signage on sidewalks, consider an approach of allowing a temporary sidewalk sign (e.g., A-frame
or T-frame sign) on any public sidewalk that has a width sufficient to accommodate the sign and clear passage of
pedestrians (e.g., four feet of clearance). Most communities only have sidewalks of this width in more compact areas,
such as downtown, so a similar sign would not be allowed where there are narrow sidewalk widths. Be sure to involve
the state and county transportation departments and/or engineers in discussions related to signs in the right-ofway. Their departments may be affected, and they may be able to assist in crafting tailored regulations to individual
situations.

Figure 14: Most sidewalk signs
are located in the right-of-way, so a complete
prohibition may limit advertising in more
pedestrian focused areas
of your jurisdiction where there is
sufficient space for the sign and clear passage
for pedestrians.

© Sign Research Foundation (SRF)
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11

Be cautious when limiting
the number of temporary signs.

Placing a limit on the total number of temporary signs permitted on any one site can be tricky due to a number of
variables. Some courts have found this as potentially limiting to our freedom of speech when regulating noncommercial
speech. For commercial signs, the variables include the number of tenants on a property, the types of temporary signs
allowed, and the amount and type of permanent signage allowed. If limits are desired, consider putting a cap on
individual sign types, with allowances for a temporary, wall-hung banner for each tenant, and limits on the number of
freestanding temporary signs on a single property at any one time. Most communities, however, exempt temporary
signs on lots for sale or lease, or signs that contain noncommercial speech signs from these types of regulations.

12

Be specific about when
illumination of temporary signs is
allowed or prohibited.

Communities commonly prohibit the illumination of all
temporary signs, but this may minimize the effectiveness
of specific types of temporary signs that may otherwise be
allowed. For example, many advertising murals, banner signs
used for the interim covering of permanent signs, portable
message centers, projected-image signs, and light or support
pole banners are illuminated either internally or externally. It
is important, when considering the types of temporary signs
that your community is going to allow, to also determine if it is
reasonable to allow some limited illumination, typically based
on the type and size of the sign, as well as the length of time
the sign will be allowed. In all cases, be clear when illumination
is allowed or prohibited, and if allowed, identify any applicable
lighting regulations. Additionally, it will be important to crossreference any building or electrical-code requirements (e.g.,
requirements for burial of any conduit) that may be applicable.
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13

Visibility issues that apply to
permanent signs also apply
to temporary signs.

An extensive amount of recent research has linked sign visibility and legibility with safety. Some studies have focused
on electronic signs, while others have focused on design implications, such as sign location, color contrast, and
sign orientation. The same design principles that affect the visibility and legibility of permanent signs also apply to
temporary signs. The “Additional Reading” section references several recent studies and model codes that can provide
additional guidance on visibility issues.

Figure 15: New studies and model
codes focus on legal and safety issues related
to signage. See links in the
Additional Reading section.
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AND
A majority of communities who responded to the online survey cited major issues with administration and enforcement
of temporary-sign regulations. While the regulations establish the rules for temporary signs, many of the following best
practices focus on departmental policies and actions outside of the regulations, so your jurisdiction could undertake
them without necessarily amending any zoning or other ordinance text.

1

Use technology.

All of us have benefitted from technological advances.
The same can be said about zoning administration and
enforcement. There are a growing number of communities who
are incorporating these types technology in their day-to-day
zoning administration activities. The use of technology appears
to vary greatly, based on available resources, but the following
are a couple of options available to most communities:

• For smaller communities with minimal resources,

• More communities are utilizing new, Permitting-

basic software programs, such as digital-calendar

software options to facilitate obtaining permits, as

applications or electronic files, can set reminders

well as tracking expiration dates and compliance. For

regarding deadlines for temporary signs. As permit

example, the City of North Liberty, Iowa, utilizes a web-

applications come in, staff can establish a reminder that

based, self-permitting system. The system also allows the

will automatically notify the appropriate enforcement

city to track sign permits and time limits so applicants

officer of the expiration dates for the signs, especially

cannot apply for excessive permits. Figure 16 is a screen

those that require permit review.

grab from the city’s permitting website. Additionally,
the city’s enforcement officers have iPads with 4G
internet access they can utilize while in the field to check
compliance with the permitting application. Permitsoftware applications offer a range of pricing that makes
this option available to most communities.
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Figure 16: Image from the North Liberty,
Iowa, permitting website.
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2

Be clear when a permit is required.

Many communities require sign permits, but also have some limited exceptions for smaller signs or certain sign types.
Be clear as to when a sign permit is required. Also be clear that signs that don’t need permits are still subject to
applicable regulations, such as signs displaying a noncommercial message. Communities should focus on requiring
permits for larger signs and exempt smaller signs. Paired with a good enforcement program, exempting certain signs
should not create extensive issues and will streamline administration.

3

Constant and consistent
enforcement is necessary.

Many communities have extensive regulations, yet they lack
the resources for enforcement, so it tends to be random or
complaint based. Inconsistent enforcement can lead to a
proliferation of illegal temporary signs, as well as a damaging
perception. First, always consider what your community can
actually enforce when writing the sign regulations. If you only
have one enforcement officer, do not write complex regulations
that cannot be enforced by a single person. Here, technology
can often help. Second, several survey respondents noted they
had more successful enforcement when they identified other
staff/employees of the jurisdiction who, with proper training,
could be an authorized enforcement officer for signage
and possibly expand the timeframe (e.g., weekends) when
enforcement actions could take place.

Figure 17: Authorizing more than the zoning
staff to enforce sign regulations can help
minimize illegal temporary signs from popping
up over weekends.
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4

Consider a sign label program.

Several communities are starting the practice of issuing a
sticker, stamp, tag, decal, or some other type of label in lieu of
a paper certificate. The label is applied to the sign and includes
basic information, such as the applicant’s name, permitted sign
location, and dates when the sign can be posted. Enforcement
is as simple as checking a sign for compliance. Signs without
a label, or an expired date, are immediately removed, or other
appropriate enforcement actions are taken. The cost of the
labels is typically covered by the jurisdiction because it helps
simplify enforcement.

5

Figure 18: The above is an image of a
temporary banner sign with a city-issued
sticker posted in the corner.

6

Cooperation and education
can go a long way.

Maintenance regulations
are important.

Public involvement is a best practice when developing sign

Temporary signs, logically, are often made with less-durable

regulations, but public outreach should continue beyond

materials than those used for permanent signs. However, some

drafting of regulations. Numerous survey respondents

temporary signs may have longevity due to lack of enforcement

noted success in administering the sign regulations through

or by necessity, such as a sign advertising space for lease.

educational efforts with local business groups and chambers

While many owners are diligent about replacing or removing

of commerce. Planners proactively work with businesses to

deteriorated signs, basic requirements for sign maintenance

identify what types of signs are allowed, and the rules for the

should be applied to both permanent and temporary signs.

individual sign types, while also constantly listening to their
feedback. Such efforts appear to reduce enforcement actions
and violations. Consider working with your local county
board of elections to educate potential candidates about any
applicable sign laws at both the state and local level.

© Sign Research Foundation (SRF)
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ADDRESSING
		
Communities often struggle with new temporary-sign types and/or technologies. Many regulations prohibit all
unspecified sign types. A better practice is to consider any new sign type or technology in terms of “similar use”
language, with a longer-term solution of amending sign regulations to accommodate the new sign.

1

Treat the new sign as a similar use.

“Similar use” provisions in zoning codes provide enforcement
officers with some authority to evaluate a new use based on
whether it is similar in nature to another use allowed in the
zoning code. If the proposed use is similar in scale, intensity,
and other characteristics, the enforcement officer can typically
permit the new use in accordance with the rules that apply to
the similar use. This same concept can be used with temporary
signs. For example, the sign in Figure 19 is very similar to
a banner, except it is temporarily attached to the wall with
a special adhesive instead of the more traditional rope or
hooks. It is considered a temporary sign because it can easily
be removed when, in this example, all of the apartments are
leased. A similar-use provision allows the flexibility to make
this type of interpretation, and prevents the need for a text
amendment in the short term. A longer-term solution is an
amendment to the sign regulations to accommodate the new
sign type.

Figure 19: A new type of temporary sign that
is completely, yet temporarily,
adhered to a brick wall.
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2

Consider whether the
new sign is a temporary sign or
a temporary message.

As discussed earlier, the distinction between temporary signs
and temporary messages should be a part of any discussion
related to addressing new sign types. If it
is a permanent structure with a changeable message,
the best course of action is to regulate the sign as a permanent
sign.

3

Collaboration offers
the best approach to regulating
new sign types.

Engaging all stakeholders is also a best practice when

Figure 20: A new type of permanent sign
structure where the message, printed on
a banner like material, can be changed. Such
sign structures should be regulated as a
permanent sign.

considering the regulation of new sign types. When considering
a text amendment to address new signs, engage the various
stakeholders to discuss the purpose of the sign, and any
reasonable regulations necessary to address concerns about
the sign.

© Sign Research Foundation (SRF)
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BEST
PRACTICES
FOR INDIVIDUAL
TYPES OF
TEMPORARY SIGNS

The purpose of this section is to provide detailed best practices
in regulating the most common types of temporary signs,
including typical timeframes, sizes, and other provisions. The
community survey and research of ordinances identified other
types of temporary signs, but the signs in this section are the most
predominant. In this section, “sign permit” is the terminology
used when discussing permitting, but it may be a zoning permit,
certificate, or other form of approval as defined by the individual
community.

MURALS
Advertising murals, building wraps, or super graphics are some of the largest forms of temporary signs. While some
are permanent, such as murals painted on the sides of buildings, temporary versions of these signs are popping up
nationwide. Most common in downtowns and high-density urban settings, these signs can be an alternative to a blank
or unfinished wall.
• Require a sign permit for the installation of an

• Time limits should be avoided, but basic maintenance

advertising mural. Communities commonly require a

standards must include removal/replacement provisions

board-level review of advertising murals if the sign is

if deterioration is evident with rips, failure of anchoring,

located in a historic or other special district.

fading or discoloration, etc. In light of the overall approach
to regulating temporary signs outlined in this document

• Consider allowing both on-premise and off-premise

(i.e., a certain amount of signage allowed all year), the size

messages for ease of administration (e.g., to be an on-

of these signs will likely exceed any sign allowance given

premise sign would the building in Figure 21 or ease of

for temporary signs. For this reason, if a community wants

administration (e.g., to be an on-premise sign would the

to allow for these types of signs, whether permanent or

building in Figure 20 have to contain an Apple Store?

temporary, they might want to consider identifying them as

What if a tenant sold iTunes cards?). Allowing off-premise

a unique type of allowed sign, with applicable standards,

messages also allows for advertisement of both business

outside of any temporary or permanent sign requirements.

and community interests that still may include commercial
speech.

• Require that installation and anchoring should be
accomplished in a manner that will not pose a risk of harm

• Consider limiting the location of the signs to

to any architectural features.

unfinished facades or walls devoid of windows
and doors.
• Prohibit the obstruction of architectural features,
windows, doors, and other points of access.
• Prohibit advertising murals from being located on the
building’s primary façade.
• Some communities have restrictions that prohibit the
location of such signs where they will face parks, historic
sites, or other major points of attraction.
• Prohibit the use of changeable-copy, electronic
message centers or video displays for temporary
advertising murals. Some communities have allowed
minimal external illumination, but the majority prohibits
any illumination.
Figure 21: Example of a temporary
advertising mural attached to a blank
building façade.
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SIGNS &
GRAPHICS
Balloon signs or air-activated graphics are often used in conjunction with special events or activities
and come in all shapes, sizes, and forms.
• Balloon signs and air-activated graphics are commonly
restricted to on-premise signs.
• A sign permit is typically required for balloon signs and
air-activated graphics, with the exception of any holiday or
similar decorations.
• Require a setback that is equal to or greater than the
height of the sign from all rights-of-way, lot lines, and
overhead utility lines.
• For safety purposes, any balloon or air-activated
graphic should be fastened to the ground or a structure so
that it cannot shift more than three feet horizontally under
any condition.
• Require compliance with applicable building codes
because the signs often have an electrical component.

Figure 22: A balloon sign that is tethered
to the ground.

• Clarify if only balloons with no inherent movement
are permitted (Figure 22), or whether there can be
movement, such as an air-dancer sign as seen in Figure 23.
• Many communities do not have height limitations on
these signs, but where they exist, it is typically between 20
and 35 feet.
• Balloon signs or air-activated graphics are not typically
allowed year round and are often restricted to a certain
number of days and occurrences per calendar year. The
most common timing is for up to 14 days per occurrence,
with a limit of one occurrence per calendar year.

Figure 23: An air-activated graphic that
includes motion.
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SIGNS
Banner signs are one of the most common types of temporary signs allowed by the vast majority of communities. These
signs may be mounted on a structure or even staked in the ground in a similar manner
as a freestanding sign.

General Regulations
• Banner signs may be an on-premise or
off-premise sign.
• A sign permit is often required for banner signs but many
communities do not require a permit for smaller banner
signs.
• If the banner sign is attached to a building, it should
not be displayed above the roof line. Try to avoid limiting
banner signs to certain locations on a building façade
(e.g., minimum height or setback from edges) because this
potentially prohibits logical locations, such as hanging
banners from balconies or fencing around enclosed areas.
• Be clear as to where banner signs may be placed
(e.g., on a structure, in landscaping, in a buffer

Figure 24: An example of a banner sign
attached to a model home.

yard, etc.).
• Banner signs can easily be attached to buildings,
fences, structures, or mounted on stakes in the ground
to be freestanding. In the latter case, communities may
regulate a banner sign as a permitted freestanding
temporary sign as discussed
in later sections of this guide.
• Allow individual tenants to use a banner sign, rather
than limiting the number of banner signs per property,
especially if the banner signs are mounted to a structure.
Otherwise, this creates difficulties for multi-tenant
buildings.

Figure 25: This banner is used as an interim
sign and is designed to full cover the existing
permanent sign.
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Size

Timing

• If a banner sign is permitted as an interim-sign option,

• For an interim-sign option, allow a banner sign when a

allow a banner that can be as large as the allowance

business is new, or there is a change in occupancy, and

for permanent wall signage, or the same size as existing

the permanent sign has not been installed. The banner

signage, for the building or tenant space. This will allow

sign should be allowed for at least 60 days or until the

the owner to cover permanent signage for a previous

permanent signage is installed, whichever is less.

tenant and/or use signage of a similar size as the
permanent sign that will replace the banner.

• Banner signs are often a type of temporary sign that
might be allowed year-round. It is also a type that

• Temporary banner signs are typically limited to a

communities allow as additional signage but limited to

maximum area of 32 square feet. If ground mounted, a

a certain number of days and occurrences per calendar

banner sign should not be mounted so as to be more than

year. For the latter, banner signs are typically allowed for

four to six feet tall.

a maximum of 14 to 30 days per occurrence, up to four
times per calendar year. With shorter time periods (e.g.,

• Some communities allow larger banners, equal to the
total amount of permanent wall signage allowed for the

14 days), consider allowing at least two consecutive
occurrences to accommodate longer-term needs.

same business, to keep the regulations simple.
A height requirement is usually established for groundmounted banners, but not for structure-mounted banners.
This approach is most beneficial if your community has
numerous large-scale developments with long setbacks.

Figure 26: An example of a temporary,
ground-mounted banner.
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Figure 27: A banner sign is
sometimes used in association with
temporary uses that can exceed typical
temporary-sign time limits.

SIGNS
Blade signs are a relatively new type of temporary sign. Available in numerous shapes, they are often named
accordingly (e.g., feather sign, teardrop flag, rectangle flag, etc.).

General Provisions
• Blade signs are commonly restricted to
on-premise signs.
• A sign permit is typically required for blade signs.
• Allow all shapes of blade signs, with a focus on the
size standards discussed below.
• Most communities require these signs be set back
from rights-of-way, lot lines, and overhead utilities,
but there are a number of communities that allow these
signs in tree lawns and rights-of-way. In all cases, the
signs should be set back from intersections to protect
clear visibility. A typical setback equals the height of the
sign.
• The signs should be securely anchored into the
ground or secured in a portable base designed for such
function.
• Allow one sign per 50 feet of street frontage with a
maximum of three or four signs per each frontage. This will
allow for the reasonable use of such signs while preventing
situations such as shown in Figure 28.

Figure 28: A typical, ground-mounted
blade sign.
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Figure 29: Negative reactions often occur
when there is an excessive use of temporary
signs, regardless of type.

Size

Timing

• Because of the variety of available shapes, blade

• There are two common approaches to allowing

signs are best regulated by a maximum height and width.

blade signs. Some communities treat them like sidewalk

The height should be measured from grade

signs, where one sign is allowed only

and include the full length of the supporting pole.

during business hours. Other communities treat

This approach allows design flexibility and lessens

blade signs like banner signs. In these cases, the signs are

the need to calculate sign area based on the actual

only allowed on a limited basis that is typically for 14 to

sign shape.

30 days per occurrence, up to
four times per calendar year. With shorter time

• Allowing a sign up to 3.5 feet in width (at the widest
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periods (e.g., 14 days), consider allowing at least

point) and up to 18 feet in height will accommodate most

two consecutive occurrences to accommodate longer-term

medium to large-size blade/feather signs.

needs.
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SIGNS
Freestanding signs or yard signs are the one type of temporary sign that is almost universally permitted in some form.
These signs are used for all most every purpose including commercial and noncommercial speech. The following best
practices apply to traditional yard signs, but not signs found on sidewalks, either public or private, which are discussed
later in this section.
• Almost every community establishes some setbacks
from the right-of-way for freestanding/yard temporary
signs, but the setbacks vary tremendously depending on
street capacity, street width, and other variables. The
majority of required setbacks for these signs range from 5
to 25 feet. These signs also are typically prohibited in close
proximity to intersections to maintain safe visibility. Keep
in mind that the setbacks should be designed in context
with the character of the neighborhood or zoning district,
with shorter setbacks appropriate in higher-density
neighborhoods.
• In nonresidential districts, many communities allow
smaller, residential-scale temporary signs (e.g.,
maximum of eight square feet and 4 to 6 feet in height)
in addition to the larger temporary signs, with a maximum
of one additional small sign per business
or tenant. This accommodates temporary signage
for multi-tenant buildings, especially if your community
restricts the number of large temporary signs
per property.
• Typically, communities do not require a permit for a
temporary sign that is less than 6 to 8 square feet
in area, provided the sign complies with any stated
requirements (e.g., setbacks, height, etc.).

Figure 30: Signs on larger properties need
to be taller and have a larger sign area to
allow for clear visibility and legibility.
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• The maximum sign area (per face) and maximum height also vary by the intensity of the use and, often
street frontage or, in a few communities, based on the street design.

In single-family residential districts, the maximum sign area is typically 8 square feet with a maximum height
of 4 to 6 feet. Many communities limit temporary yard signs (commercial speech) to one or two signs per
yard at any one time. This allows the occupant (or owner) to display signs containing such commonly-used
messages as “for sale,”, “garage sale,” etc., or a message about a community event.

For all other zoning districts, one temporary commercial yard sign is allowed under the following
size and height requirements:

For lots with less than 100 feet of frontage, the maximum sign area is typically between 16 and
20 square feet with a maximum height of 6 feet.

For lots with more than 100 feet of frontage, the maximum sign area is typically between 30 and
36 square feet and a maximum height of 8 feet.

For lots with more than 500 feet of frontage or with frontage along an interstate or limited-access
highway, the maximum sign area is typically between 64 and 72 square feet with a maximum
height of 10 feet. Some communities offer the option of utilizing two signs on this frontage, with a
total allowance of 64 to 72 square feet.
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Timing
Prior to the Reed case, many communities specified time
limits based on specific, on-premise activities (e.g., special
event, property for sale, project under constructions,
etc.). The decision in the Reed case has made it difficult
to make such exceptions and remain content-neutral. For
communities that establish provisions for year-round,
temporary signage, freestanding/yard signs are often a
type of temporary sign that might be allowed year-round.
It is also a type that communities allow as additional
signage but limited to a certain number of days and
occurrences per calendar year. For the freestanding/
yard signs, signs are typically allowed for a maximum
of 14 to 30 days per occurrence, up to four times per
calendar year. With shorter time periods (e.g., 14 days),
consider allowing at least two consecutive occurrences to
accommodate longer-term needs.

Figure 31: The time limit typically applies to
the sign structure rather than the message
because sometimes temporary signs also
have temporary messages.

Figure 32: Longer time limits should
be allowed for signs associated with
temporary uses, such as farm markets, that
may operate for months.

© Sign Research Foundation (SRF)
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Noncommercial Speech Signs
More and more communities treat any signage related to a

• Keep in mind that not all free-speech signs are related

campaign or election, or that contains noncommercial speech,

to an election, so there has to be protection of freedom

with kid gloves, and generally maintain very limited regulations.

of speech and expression year round (e.g., dealing with

The next section contains a discussion about the legal issues

temporary signs that express opinions beyond the election

related to such signage, but the following are some best

issues or candidates). Many communities have basic

practices for communities that continue to regulate these types

standards for any temporary sign that does not contain a

of signs.

commercial message, which regulate setbacks and heights
for visibility and other safety concerns, but are otherwise

• Most communities do not specify what types of temporary

hands-off on the number and size of the sign.

signs may be used, but where it is specified, the most
common types allowed are freestanding/yard signs and
banners.

• Commonly allowed sign areas are usually a maximum
of 6 to 8 feet for residential properties and a maximum
of 32 square feet for nonresidential properties. Several

• Consult with your local legal counsel on applicable state

states have rules that exempt such signage and

and case law to your jurisdiction. Your community may

requirements from zoning and, as such, maximum sign-

also want to consider the use of a substitution clause.

area requirements will not apply.

Such clauses state that wherever a sign (with commercial
speech) is allowed, the message on such sign may be
replaced, or substituted, with a noncommercial message.
• Many states have rules and regulations that apply to
what is commonly referred to as election signs. In some
cases, those signs might be allowed in the right-of-way,
regardless of local rules, or in other cases, may only be
allowed for a certain number of days before and after the
election. Where the state does have special rules, your
local community should avoid duplicating those standards
in their own ordinances, especially if they are content
based, and leave any of the sign administration and
enforcement to the state.

Figure 33: This sign has a message
that expresses an opinion unrelated
to an election and is a form of
protected speech.
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OR
BANNERS
Signs on light poles or other support poles are often treated as temporary signs, even though the pole is permanent and
might include permanent posts or structural elements that hold a temporary banner or sign. Regardless, this type of
signage is commonly used, but not necessarily addressed in most sign regulations. The following best practices are for
such signs, regardless of whether your jurisdiction treats them as permanent or temporary signs.

• Require a sign permit for the initial installation of

• If the permanent structure is designed to

the permanent structure, but allow message changes

accommodate a temporary sign or message,

without an additional permit.

allow for the temporary message to be posted year round
without limitations on how often the message

• Prohibit the attachment of any other temporary signs

is changed.

to the structure.
• Prohibit the use of electronic message centers,
• Allow for a maximum of two temporary banners on

changeable-copy signs, and internal lighting.

each pole.
• Communities often allow anywhere from 12 to
16 square feet of sign area for each pole. If there
are two separate messages, that area would be
split in two. Some communities also limit the total
amount of temporary signs or messages allowed on such
structures to prevent signs on all light or
support poles.
• Prohibit the posting of any temporary sign or message
above the height of the structure.

Figure 34: Permanent light pole with
temporary sign components.

© Sign Research Foundation (SRF)
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SIGNS
People signs, an increasingly popular form of signage, may also be referred to as human signs, sign spinners, or mascot
signs. Communities are struggling to establish the best way to regulate people signs because some are concerned
about encroaching on First Amendment rights, while others still feel it is signage. Even more legal issues arise when the
person is dressed in costume and may or may not be holding a sign. These are all part of the legal discussion that needs
to take place when considering regulations for these types of signs.
• As with all political/noncommercial speech issues,
it is best to work with legal counsel when considering

• Prohibit the use of animations or any type of lighting,
as well as the use of bullhorns or amplified sounds.

regulations.
• Prohibit the use of mannequins to display a sign.
• Where people signs are allowed, most of the
communities maintain minimal regulations including:
• • Prohibiting the person from obstructing sidewalks
or standing in the right-of-way;
People signs are likely to be something that will be
• • Requiring that the signage be related to a

challenged in court more often in the near future

business or activity that is on the same premises as

because there has not been any clear determination

where the person is located; and

about whether or not they are a sign. There are already
a number of court decisions across the U.S. that have

• • Where there is a sign-area calculation, the sign
area is typically measured by the actual message

involved what is defined in this report as a people sign,
with varied results.

or sign the person is holding (e.g., would not apply
to someone that is dressed in costume). Most
communities allow for a maximum sign area equal to
a small banner or freestanding sign.
• Some communities require a permit while others
do not, as long as they meet all the established
requirements.
• Numerous communities are establishing a maximum
number of one person sign per property.
• Communities typically limit the timing for person
signs to the same timing allowed for temporary banners
or large freestanding signs. As listed in previous
discussions, this time limit is usually a maximum of 14 to
30 days per occurrence, up to
four times per calendar year, with the ability to use
at least two of the occurrences consecutively.
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Figure 35: People signs, or sign spinners,
are becoming a more prevalent form of
temporary signage.

SIGNS
Portable message centers are temporary sign structures that historically have had manual changeable copy. Modern
versions of this sign now contain electronic message centers, which are essentially the same as permanent electronic
message centers, but are attached to a trailer or vehicle.
• These signs traditionally require a sign permit.

with transition times being less than one second, and nighttime brightness levels at 0.3 footcandles above ambient

• Some communities require a portable message

lighting.

center sign to be an on-premise sign, but, at the same
time, they are often used in advertising for off-premise

• The sign may be attached to a trailer chassis or other

events and activities. As such, it is important to be

vehicle or may simply be portable, as shown in Figure 36.

cautious with prohibiting off-premise signs if it would

In all cases, the sign must be anchored securely to the

be acceptable to use a portable signage for community

ground.

events, etc.
• A maximum sign area of 32 square feet will
• These signs traditionally have some type of

accommodate a typical portable message center sign with

changeable copy, whether manual or electronic. Electronic

changeable copy. Some communities are allowing as much

versions are often used by businesses to test out a digital

as 48 square feet if there is a digital signage component.

sign before installing a permanent electronic message

The maximum height should be six feet.

center. They are also commonly used for festivals, fairs,
concerts, sporting events, and other large events.

• Only one sign is usually allowed on an individual property
at any one time, typically for a maximum of oft 14 to 30

• Any electronic message center should comply with

days, one time per calendar year.

your local regulations related to electronic messages,
including message hold times, transition times, and
brightness. The most common message hold time
is 8 seconds (with many communities below that time),

Image Credit: Daktronics.

Figure 36: Examples of portable
message centers.

Figure 37: Various examples of digital,
portable message centers that are
mounted on a chassis in a truck bed.

© Sign Research Foundation (SRF)
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SIGNS
Laser light or projected-image signs are another new sign type that is increasingly used in advertising. These signs use
technology to project an image, logo, or other graphic on buildings, structures, sidewalks, or other surfaces. The image
itself has no physical structure but it still can be considered a sign.
• A sign permit is typically required for projectedimage signs with the exception of any holiday or similar

• Require compliance with applicable building codes
as the signs will have an electrical component.

decorations.
• It is possible to project multiple images that can
• Setbacks are not necessary for this type of sign

change in a manner similar to an electronic message

because the sign requires the existence of another

center. As such, the sign should comply with your local

structure where the image will be projected. Any setbacks

regulations related to electronic messages, including

should be applied to the structure where the sign will be

message hold times, transition times, and brightness. The

visible. It may be necessary to establish a setback for

most common message hold time

the projector system if located near a right-of-way (e.g.,

is 8 seconds, with transition times being less than

prohibition in any visibility triangles near intersections).

one second.

http://commons.wikimedia.org/wiki/File:Signage-Walker-Minneapolis-20050410a.jpg

Image Credit: This image was originally
posted to Flickr by Eric Ishii Eckhardt at
http://flickr.com/photos/48986833@N00/68900990
(licensed under the terms of the cc-by-2.0).
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Figure 38: Projected signage at the Walker
Art Center in Minneapolis, MN.

• Prohibit the projection of images onto any buildings

• If the projector is to be mounted in a manner that

that contain a residential use or otherwise project light

will project an image on the sidewalk or ground, require

into dwelling spaces.

that the projector be securely mounted to a structure
and that it comply with any applicable building or safety

• The maximum sign area should be calculated based

ordinances. The projector should also be mounted with at

on the projected-image size. Consider allowing a

least eight feet of clearance between the ground and the

projected-image sign to be the same size as allowed for

projector so pedestrians may walk under the projector.

temporary banner signs or permanent wall signs in the
applicable district.

• This type of sign is becoming increasingly popular
for use as temporary advertising and is often used by

• Require that the projector be located in a manner

bars, restaurants, and entertainment venues on weekends.

where it will not obstruct pedestrian movement.

As such, it is important to consider enforcement

Some communities require that the projector be screened

capabilities when allowing such signs.

from view either by locating it against another structure or
within a landscaping area. In these cases, the image may
be visible, but the source of the image is not.

Figure 39: Projected-image signage in the
façade of a building.

© Sign Research Foundation (SRF)
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SIGNS
Sidewalk signs take multiple forms, including sandwich or A-frame signs, or even a freestanding sign that is secured
to some form of portable base (sometimes referred to as a T-frame sign). For a long time, these types of signs were
prohibited due to a commonly found prohibition of all signs in the right-of-way, but a growing number of communities
now allow them in both public rights-of-way or on private sidewalks (i.e., walkways along buildings). The following are
best practices relevant to any form of sidewalk sign.
• Allow for both A-frame and T-frame signs. Both cover
roughly the same ground space, and the T-frame can be
more stable, depending on the construction.
• While sidewalk signs are typically regulated as
temporary signs, they are usually seen as a component of
the permanent sign package because they are typically
allowed to be displayed during business hours, 365 days
a year. The best approach is to require the signs be stored
when the business is closed, and avoid any limitations on
the number of days the sign is allowed per year.
• Allow for sidewalk signs in any right-of-way provided that
the sign is placed on the sidewalk pavement and that
there remains sufficient clearance, of at least four feet, to
allow for clear passage of pedestrians. Keep in mind that
you might have to clarify your right-of-way rules for the

Figure 40: An A-frame or
sandwich board sign.

allowance of sidewalk signs.
• Allow one sign per business or tenant. Requiring
the sign to be situated directly outside the individual
business space, or within 5 to 10 feet of the entrance, will
prevent the stacking of signs, such as those illustrated in
Figure 41.
• Prohibit sidewalks signs from being located in any
landscaping or streetscape areas.
• Be clear on whether illumination is allowed.
Most communities prohibit any external or internal
illumination, which should not be an issue if the sign is to
be removed when the business is closed.

Figure 41: A T-frame sign.
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• Many of these sign types are utilized in historic or
other special districts that require some level of board
or special administrative review (e.g., certificate of
appropriateness), but for other areas, many communities
allow these types of signs in certain areas without a
permit, provided they comply with all the standards.
• The most prevalent size regulation for a sidewalk
sign is a maximum of 6 square feet per sign face (two feet
wide by three feet high) regardless of the type of sidewalk
sign. Some communities allow as much as 8 or 12 square
feet, provided the sign does not exceed three feet in width.
• For safety reasons, sidewalks signs should be located so
as to not obstruct pedestrian movement and maintain a
minimum width of four feet of clearance (standard width
of a residential sidewalk). Some communities require more
clearance, depending on local and state rules.

Figure 42: The stacking of
multiple sidewalk signs can be avoided without
taking away the benefit of additional signage.

• Sidewalk signs should also not obstruct pedestrian
or handicap accessibility to buildings, emergency exits,
transit stops, or parking spaces.

Figure 43: Improper placement of a sidewalk
sign.

Figure 44: Proper placement of a
sidewalk sign.

© Sign Research Foundation (SRF)
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SIGNS
&

Vehicle wraps have made it easier for businesses to advertise with company cars and vehicles. This has spawned
new questions and enforcement issues as it relates to vehicle signs. While not always treated as temporary signs,
communities are starting to address them in sign regulations, where the focus of standards is on the parking or location
of the subject rather than the size of the sign.
• Avoid requiring a permit for this type of sign. It only

• Consider exempting the following types of vehicles

creates problems with administration in situations where a

with signs to address a number of situations where vehicle

business expands its fleets, changes signs, or switches out

signage is appropriate:

vehicles.
• • Legal, mobile food trucks or mobile businesses
• Avoid establishing different standards for vehicles that

that do not have a brick and mortar store or office;

have different amounts of sign area on the car. Again, this
increases the number of administrative and enforcement

• • Vehicles associated with a contractor or service

problems. For example, avoid requiring that vehicles with

provider where, during non-business hours, the

“x” amount of signage, park in designated areas or be set

vehicle is either parked in an industrial zoning district

back from certain roads.

or in designated parking areas of the main store or
office;
• • Signs on vehicles that are for sale or lease and are
parked legally in a parking space;
• • Signs on vehicles that are regularly used for
businesses (e.g., delivery vehicles) unless used in
a manner otherwise prohibited in the vehicle-sign
regulations;
• • Signs that are actively used for business and/or
personal transportation; or
• • Any signage on a vehicle that is required by state
or federal law.
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• Prohibit the parking of vehicles with signs under the
following situations where the vehicles are being used for
the sole purpose of creating additional signage for the
business:
• • The vehicle is not mobile (See Figure 46) and
remains on site for more than one day.
• • The vehicle is parked on a vacant property (land
or structure) for more than six hours.
• • The vehicle is parked for more than eight hours

Image Credit: 3M.

on the property so as to be visible in a similar manner
(e.g., location, setback, etc.) as any permanent sign
and is not regularly used for business activities.
• Keep in mind that if the subject vehicle is parked or
stored illegally to begin with, regardless of the presence of
a sign, the enforcement should be about the vehicle and
Figure 45: Example of a sign wrap
on a delivery truck used regularly during
the operation of a business.

Figure 46: An empty semi-trailer
is being used as signage for a constructiondebris dump. The vehicle is being illegally
uses as a buffer.

not the sign.

Figure 47: An example of a vehicle sign used
primarily as a stationary identification or
advertisement sign.

© Sign Research Foundation (SRF)
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Window signs can be considered permanent or temporary, depending on application. For example, many restaurants
use temporary peel-and-stick signs in their windows to advertise new products or sales. These signs are easy to
remove and replace, whereas a permanent window sign is typically painted directly on the window or is a sign that is
permanently mounted to be visible through the window. Reasonable regulations
of these signs include
• Prohibit window signs on residential windows.

• While some communities place a maximum square
footage on window signs, a better practice is to allow

• Most communities do not require a permit for any

a range of 50% to 75% of any single window area to be

type of window signage, provided it complies with any

covered by signage. This will allow for reasonable visibility

established requirements. Exceptions include window

into the building, something often desired and/or required

signs in historic districts or a district with special design

by police and fire departments. At the same time, it

requirements.

provides some flexibility in advertising for businesses by
using window space to promote goods and sales.

• When establishing regulations for window signs,
discuss whether the concern is about the amount of

• Limiting the number of signs within each window

the window that is covered, the number of signs visible,

space to as many as two or three signs may prevent the

or if the message is permanent or temporary. Some

placement of numerous signs as illustrated in Figure 48.

communities distinguish between permanent and

This may be a necessary requirement if your community

temporary window signs, but if the overall concern is the

allows a higher percentage of window coverage.

total coverage, such distinctions
are irrelevant.

• For historic or special districts, it is common to restrict
window signs to permanent to maintain the character

• If your local police or fire departments are concerned

percentage of window coverage is typically reduced to

require temporary window signs to be mounted on

between 20% and 25%

the outside of the window with tabs or similar methods for
quick removal. This typically only applies in areas where
100% window coverage is possible (e.g., restaurants).
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Figure 48: This is an example of temporary
window signs that cover less than 50% of
the windows.

Figure 49: This is an example of temporary
window signage that most communities
want to prohibit.

© Sign Research Foundation (SRF)
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LEGAL
RESOURCES FOR
TEMPORARY SIGNS

This document is not designed to provide legal opinions on
temporary signs, primarily because of the wide variety of court
cases and state laws that have different impacts on each
community’s ability to regulate temporary signs. For example, an
Arizona statute requires jurisdictions to allow political signs in
rights-of-way during certain time periods around elections, while
in Ohio, there are different legal opinions regarding a community’s
authority to regulate signage for aesthetic purposes. This section
simply highlights some key legal issues that a community needs
to consider, identifies potential red flags for further review, and
directs you to additional resources for further reading. In all
instances, you should work closely with your community’s legal
counsel to ensure compliance with all local, state, and federal
laws.

Content-Neutrality.
Content-neutrality impacts regulation of all signs, not just temporary signs, and quite often it becomes a question of
interpretation. Just over 55% of the survey participants believe they have content-neutral regulations. Among those
who said “no,” some did recognize they regulate real-estate and political
signs differently than other types of temporary signs. Like many legal issues, it is not as straight forward
as one would think, and much of the question is related to interpretation of case law that applies to
individual jurisdictions.
The U.S. Supreme Court, in its 2015 ruling in Reed v. Town of Gilbert, Arizona, made it clear that for a
sign regulation to be considered content-neutral, you should not have to read the sign to determine what type of
sign it is, or how to regulate the sign. Because of Reed, real-estate, political and construction signs, etc. are now
considered content-based signs because you define them by their content. Content-neutral sign regulations define
signs based on their size, height, structure, placement, material, shape, or other characteristics, not content. This
document focuses on the content-neutral, sign type definitions, such as banner signs, blade signs, sidewalk signs, etc.
While it is true that before Reed a few court cases allowed the regulation of a limited number of content-based signs,
such as real estate or political signs, but those decisions have now been effectively overturned by the Reed decision
and should no longer be considered good law. The best approach for any jurisdiction, in light of the Reed decision, is
to eliminate all content-based language from your sign regulations, with the only exceptions being signs that must be
defined by content in order to achieve a compelling governmental interest.

Figure 50: This sign would be classified
as a real estate or construction sign in
content-based regulations. A contentneutral approach would be to classify it as
a temporary yard sign.

© Sign Research Foundation (SRF)
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On-Premise versus Off-Premise Signs.

The Substitution Clause

The Reed decision has left uncertain the legality of regulations

As mentioned in the introduction, there is still a

that consider the content of signs to determine if the sign is

question of whether communities have the ability

an on-premise sign or an off-premise sign. This has always

to regulate signs based on whether they contain

been important for permanent signage because of a general

commercial or noncommercial speech. Regardless of

concern about allowing billboard signs, which are traditionally

this question, communities should always consider

off-premise signs. With temporary signs, this distinction may be

including a substitution clause in their sign regulations

less important, as discussed earlier, and may only be applicable

that would allow for a sign owner to replace any

when addressing larger temporary signs, such as balloon signs.

commercial message on a sign, with a noncommercial
message.

Figure 51: These two temporary signs
advertise a local community event (sign on
left) and a public service announcement
(sign on right) unrelated to the property
and would typically be considered offpremise signs.
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ADDITIONAL
The following is a list of additional reading and resources that provide discussions about legal issues related
to signage, as well as other best practices for regulating signage as outlined in this guide.

Context-Sensitive Signage Design
(Chapter 6 – Legal Issues in the
Regulation of On-Premise Signs)

The Signage Sourcebook:
A Signage Handbook

Marya Morris, Mark L. Hinshaw, Douglas Mace, and Alan

Signage Handbook. (U.S. Small Business Administration, 2003)

U.S. Small Business Administration. The Signage Sourcebook: A

Weinstein. Context Sensitive Signage Design. (American
Planning Association, 2001)

Not available online but available for purchase at various
outlets.

https://www.planning.org/research/signs/pdf/chapter6.pdf

Street Graphics and the Law
An Evidence Based Model Sign Code

Daniel R. Mandelker, John M. Baker, and Richard Crawford.

Dawn Jourdan, Esq., Ph.D., H. Gene Hawkins, Jr. Ph.D., P.E.,

Street Graphics and the Law. (APA Planning Advisory Service,

Robin Abrams, Ph.D., and Kimberly Winson-Geideman, Ph.D. An

2015)

Evidence Based Model Sign Code. (Urban Design Associates,
2009)

Not available online but available for purchase at www.
planning.org and other outlets.

http://www.dcp.ufl.edu/files/8c71fa03-9cbf-4af2-9.pdf

A Framework for
On-Premise Sign Regulations

United States Sign Council
On-Premise Sign Code
Andres D. Bertucci and Richard B. Crawford, Esq. United States

Alan Weinstein and David Hartt. A Framework for On-Premise

Sign Council Model On-Premise

Sign Regulations. (Sign Research Foundation, 2009)

Sign Code. (United States Sign Council, 2011)

http://www.signresearch.org/wp-content/uploads/A-

http://www.usscfoundation.org/USSCModelOn-

Framework-for-On-Premise-Sign-Regulation.pdf

PremiseSignCode.pdf

In addition to the above documents, the International Sign Association has produced a series of videos
on issues related to sign area, sign height calculations, and sign visibility. These videos can be found online at
http://www.signs.org/Resources/ISAVideos.aspx.

© Sign Research Foundation (SRF)
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GLOSSARY
An important part of any sign regulations is a solid set of definitions for the various sign types and terms used in the
regulations. This is especially true when the regulations prohibit all types of signs unless specifically listed and/or defined.
In those instances, the definitions are the primary method of determining what types of signs are allowed or prohibited.
The following is a glossary of terms commonly used in the regulation of temporary signs.

Advertising Mural
A large-scale temporary or permanent sign that covers all

Blade Sign (a.k.a., Feather Sign,
Teardrop Sign, and Flag Sign)

or a major portion of a multi-story blank or unfinished wall,

A temporary sign that is constructed of cloth, canvas, plastic

building, or structure.

fabric or similar lightweight, non-rigid material
and that is supported by a single vertical pole mounted into

A-Frame Sign (a.k.a., Sandwich Board
Sign or Sidewalk Sign)

the ground or on a portable structure.

A freestanding sign which is ordinarily in the shape of an “A”

Commercial Message

or some variation thereof, which is readily moveable, and is

Any sign wording, logo or other representation that, directly

not permanently attached to the ground or any structure. See

or indirectly, names, advertises or calls

also the definition of T-frame signs.

attention to a business, product, service or other commercial
activity.

Air-Activated Graphic
A sign, all or any part of, which is designed to be moved

Freestanding/Yard Sign

by action of forced air so as to make the sign appear to be

Any permanent or temporary sign placed on the ground or

animated or otherwise have motion.

attached to a supporting structure, posts, or poles, that is not
attached to any building.

Balloon Sign (a.k.a., Inflatable Device)
shapes, made of flexible fabric, resting on the ground or a

Light Pole Banner
(a.k.a., Support Pole Banner)

structure, and equipped with a portable blower motor that

A temporary banner or sign that is designed to be attached to

provides a constant flow of air into the device. Balloon signs

a permanent light pole or other pole structure, and where the

are restrained, attached or held in place by a cord, rope,

temporary sign element can be changed without modifying

cable, or similar method. See also the definition for air-

the permanent structure.

A sign that is an air inflated object, which may be of various

activated graphics.

Noncommercial Message
Banner Sign

Any sign wording, logo, or other representation that is

A temporary sign composed of cloth, canvas, plastic, fabric or

not defined as a commercial message.

similar lightweight, non-rigid material that can be mounted to
a structure with cord, rope, cable, or a similar method or that

On-Premise Sign

may be supported by stakes in the ground.

A sign that advertises or otherwise directs attention to a
product sold, service provided, or activity that occurs on the
same parcel where the sign is located.
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Off-Premise Sign

Sign

A sign that advertises or otherwise directs attention to a

Any object, device, display or structure or part thereof situated

product sold, service provided, or an activity that occurs on a

outdoors or adjacent to the interior of a window or doorway,

different parcel than where the sign is located.

which is used to advertise, identify, display, direct or attract
attention to an object, person, institution, organization,

Pennant

business, product, service, event or location by any means

A triangular or irregular piece of fabric or other material,

including words, letters, pictures, logos, figures, designs,

whether or not containing a message of any kind, commonly

symbols, fixtures, colors, illumination or projected images.

attached in strings or strands, or supported
on small poles intended to flap in the wind.

Snipe Sign
A temporary sign illegally tacked, nailed, posted, pasted, glued,

People Sign (a.k.a., Human Mascot,
Sign Spinner, and Human Sign)

or otherwise attached to trees, poles, stakes, fences, or other
objects.

A person attired or decorated with commercial insignia,
images, costumes, masks, or other symbols that display

Temporary Sign

commercial messages with the purpose of drawing attention to

Portable signs or any sign not permanently embedded in

or advertising for an on-premise activity. Such person may or

the ground, or not permanently affixed to a building or sign

may not be holding a sign.

structure, which is permanently embedded in the ground, are
considered temporary signs.

Portable Message Center Sign
A sign not permanently affixed to the ground, building, or other

T-Frame Sign

structure, which may be moved from place to place, including,

A freestanding sign which is ordinarily in the shape of

but not limited to, signs designed to be transported by means

an upside down “T” or some variation thereof, which is

of wheels. Such signs may include changeable copy.

readily moveable, and is not permanently attached to
the ground or any structure. See also the definition for

Projected-Image Sign

A-frame signs.

A sign which involves an image projected on the face
of a wall, structure, sidewalk, or other surface, from a distant

Vehicle Sign

electronic device, such that the image does not originate from

Any sign permanently or temporarily attached to or

the plane of the wall, structure, sidewalk,

placed on a vehicle or trailer in any manner so that the sign is

or other surface.

used primarily as a stationary identification or advertisement
sign.

Window Sign
Any sign viewable through and/or affixed in any manner to
a window or exterior glass door such that it is intended to
be viewable from the exterior including, but not limited to,
window paintings and signs located inside a building but visible
primarily from the outside of the building.
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