GRAND COUNTY
Planning Commission
Tuesday, October 8, 2019
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

Regular Meeting
5:00 PM
Discussion Item

Meeting Minutes
June 11, 2019 & Sept. 10, 2019

Chair

Discussion Item

Citizens to be heard

Chair

Discussion Item

Ex Parte Communications

Chair

Public Hearing/Action Item

NetZero (HDHO)

Staff

Public Hearing/Action Item

Villamayor (Preliminary Plat / HDHO)

Staff

Public Hearing/Action Item

Murphy Flats addition (Preliminary Plat / HDHO)
POSTPONED to Oct. 22, 2019

Staff

Discussion Item

Overnight Accommodations Standards

Staff

Discussion Item

Future considerations

Discussion Item

County Council Update – Terry Morse

Chair & Staff
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.
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DRAFT
Grand County Planning Commission
June 11, 2019
A regular meeting of the Grand County Planning Commission convened on the above date at the Grand County
Courthouse, 125 E. Center St., Moab, UT 84532
Members Present: Chair Gerrish Willis, Vice Chair Abby Scott, Robert O’Brien, Christine “Cricket” Green, Kevin
Walker, Emily Campbell, and Rachel Nelson.
Members Absent:
Staff Present: Zacharia Levine, and Kenny Gordon
Council Liaison: Terry Morse
Meeting was called to order at 5:00 pm by Chair Gerrish Willis.
Approval of Minutes: May 28, 2019: Robert O’Brien, motion to approve the May 28, 2019 meeting minutes with
amendments. Seconded by Emily Campbell. Vote, 7 for and 0 against.

Citizens to be heard:
Marc Horwitz notification process, concerns about the HDHO process. Notify neighborhoods of HDHO applications.

Ex Parte Communication: None

Action Items:
Starbuck Subdivision:
Review and consider application materials provided to the planning commission related to the proposed Starbuck
subdivision. Staff recommends a favorable recommendation for the HDH 5 Overlay to be applied to the subject parcel.
Staff also recommends approval of the Preliminary Plat, contingent upon the statements included in Motion 2 above.
Approval of the Preliminary Plat does not constitute legislative action applying the HDH overlay to the subject parcel.
The applicant will be required to seek legislative approval of the High Density Housing (HDH) overlay in order for the
conditional Preliminary Plat approval to be valid if it is granted by Planning Commission.
Tim Keogh could the design of the ponds be deferred to after the time of the Final Plat?
Zacharia Levine the plat would need to be amended because drainage facilities need to be shown on the plat.
Gerrish Willis calls for public comments. Close public hearing.
Robert O’Brien move to send a favorable recommendation to the County Council for applying the High Density
Housing Overlay (HDHO – 5) to the parcel at 1991 Starbuck Lane.
Seconded by Christine Green. Vote 7 for and 0 against. Motion carries.
Robert O’Brien Move to approve the proposed preliminary plat for Starbuck subdivision HDHO Development
contingent upon the following:
a) The County Council approves the development agreement committing developer to the deed restriction
requirements of Section 4.7 and applies the HDHO-5 to the subject parcels;
b) The developer’s final plat and building design standards comply with all other requirements of Section 4.7 –
High Density Housing Overlay.
Seconded by Christine Green. Vote 7 for and 0 against. Motion carries.

Viewgate Terrace:
Review and consider application materials provided to the planning commission related to the application of the
HDH35b overlay to the subject parcel.
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Staff agrees with other Development Review Team members that it is premature to send a favorable recommendation
for the HDH35b overlay. Multiple questions have arisen regarding the capacity of the subject parcel to accommodate
the level of development contemplated and made possible by an HDH35b overlay. With that in mind, Staff believes the
subject parcel is in an appropriate location to accommodate higher density multi-family residential development—it is
near the commercial core of Moab City and the proposed USU Moab campus, and it offers immediate access to US
191.
A proposed ordinance amending/removing use rights from all zones and/or overnight accommodations overlay for
new/additional overnight accommodations developments, including Table 3.1 (Uses), Section 3.2 Use-Specific
Standards, and Section 4.6 Overnight Accommodations Overlay District.
Christine Green moved to send a favorable recommendation to the County Council for applying the High Density
Housing Overlay (HDH35b) to the parcel located at 1248 S. Hwy. 191.
Seconded by Abby Scott. Discussion. Vote 7 for and 0 against. Motion carries.

Soliciting oral and written comments on a proposed ordinance to remove overnight accommodations use rights from
Use Table 3.1; to establish use-specific overnight accommodations overlay districts as a replacement to existing
Section 4.6 Overnight Accommodations Overlay District; and, to apply the newly created use-specific overnight
accommodations overlay districts to existing and vested projects in unincorporated Grand County:
Staff believes the stated motion and proposed land use code amendments accurately reflect the majority position of
the planning commission, council, and residents of Grand County. Staff also believes the proposed amendments follow
the policy logic and legislative intent that led to Ordinance 586 (temporary land use restriction, or moratorium, on new
overnight accommodations) as well as the findings discovered over the months that followed. Lastly, staff
acknowledges the need for ongoing long-range land use planning in Grand County. Staff will continue to support and
facilitate conversations regarding the appropriate time, location, and nature of overnight accommodations development
as well as the ways in which it relates to other land use needs, priorities, and community goals. The planning process
should not end with the passage of the proposed ordinance.
Staff also notes that, as of June 6, 2019, the County Attorney had not fully reviewed and approved the proposed/draft
ordinance as to content and form.
Public comment:
• Katherine Holyoak property owner, believes it takes away my personal property rights.
• Richard McElhainey General Contractor, property owner, planned on putting overnight rentals on his property
that overnight accommodations would be removed as a use by right.
• Bryan Walston stated that this would hurt property owners, I’m pro property rights. Please don’t forward a
favorable recommendation to council.
• Kevin Collins, urges to not remove overnight accommodations as a use by right.
• Michael Skarda owns land north of town, please don’t apply generally to the entire County.
• Randy Day stated that there is to much legislation to develop, People will go elsewhere, please protect private
property rights.
• Jim Nelson has had attorney advise him that it is removing his property rights.
• Wayne Aston prohibition when applied to one industry has been shown not to work. Force destroys prosperity
and freedom. Cooperation needs to happen.
• John Knight limiting use is not the right way to approach this problem, creates investor uncertainty.
• Wayne Hoskisson limit overnight accommodations.
• Duane Stewart is a manager of existing overnight accommodations, stated that permit process is becoming
difficult.
• Paul Morris commented about campgrounds, stated that it isn’t fair to lump them in with hotels/motels. More
campgrounds are needed. Improve roads, cooperation with BLM and other agencies to improve and create
campgrounds.
• Paul Jones please don’t forward a favorable recommendation of this ordinance. Delay this action and produce
a path forward to develop.
• Jeff Adams supports removing overnight accommodations. Water resources to support development needs to
be evaluated.

PC Packet Materials 10-08-19
Page 3 of 100

•
•
•
•

Will Hansen stated that we are not going to go backward, and that we need to think about how to move
forward. Need to protect property rights.
Liz Ballenger supporting the ordinance.
Greg Newman campgrounds should be treated differently than hotels/motels.
Marc Horwitz where were developers when my property rights were be infringed, for a moratorium on overnight
accommodations.

Gerrish Willis calls to close public hearing. Close public hearing.
Emily Campbell proposes to separate out the motion into three (3) different motions.
Emily Campbell moves to repeal and replace Use Table 3.1: Remove overnight accommodations of all types as
principal uses in all zone districts within Use Table 3.1.
Seconded by Robert O’Brien. Discussion. Vote 6 for and 1 against (Christine Green). Motion carries.
Emily Campbell moves to repeal and replace Section 4.6 Overnight Accommodations Overlay District: Establish usespecific overnight accommodations overlay districts for hotels/motels, campgrounds, and residential units used for
overnight accommodations (condos/townhouses/single-family residences) with associated approval procedures and
development standards (e.g. OA – Hotels/Motels; OA – Campgrounds; OA – Residential).
Seconded by Kevin Walker. Discussion. Vote 6 for and 1 against (Christine Green). Motion carries.
Abby Scott had some concern about applying these same standards to campgrounds.
Robert O’Brien also shared similar concerns as Abby Scott.
Emily Campbell moves to amend original motion to forward a favorable recommendation on bullet point #2 to County
Council to specifically state a favorable recommendation on items 1 – 5 for each of the proposed overlay zones and
instead of using 6, refer to appropriate site specific development standards in the Land Use Code.
Seconded by Abby Scott. Discussion. Vote. 6 for and 1 against (Christine Green). Motion carries.
Kevin Walker has some concern about allowing existing uses to expand as outlined under 2 Purpose and intent of the
OA overlay district.
Terry Morse read into record a memo from members of the County Council.
Kevin Walker motions to repeal and replace Section 4.6 Overnight Accommodations Overlay District; Establish usespecific overnight accommodations overlay districts for hotels/motels, campgrounds, and residential units used for
overnight accommodations (condos/townhomes/single-family residences) with associated approval procedures and
development standards (e.g. OA-Hotel/Motels; OA-Campgrounds; OA-Residential) that are in the draft be removed
and that the existing standards in the land use code apply and that existing uses not be permitted to expand.
Seconded by Robert O’Brien. Discussion. Vote. 4 for and 2 against (Christine Green & Emily Campbell). Motion
carries.
Emily Campbell moves to table #3 repeal and replace the Overnight Accommodations Overlay District map associated
with existing Section 4.6 OAO Districts; Apply the use-specific overnight accommodations overlay districts to existing
and vested projects of each use-tyoe as per the maps presented in the ordinance exhibit. Until the June 25 planning
commission meeting. Died for a lack of being seconded.
Kevin Walker moves to repeal and replace the Overnight Accommodations Overlay District map associated with
existing Section 4.6 OAO Districts; Apply the use-specific overnight accommodations overlay districts to existing and
vested projects of each use-tyoe as per the maps presented in the ordinance exhibit. Seconded by Robert O’Brien.
Discussion. Vote. 6 for and 1 against (Christine Green). Motion carries.

Discussion Items:
Development possibilities on Kane Creek Blvd.
Presentation and discussion by Craig Weston.
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Future Considerations:

Community Development Department Update: None.

County Council Liaison report:: Terry Morse

Adjournment: Motion to adjourn meeting, all were unanimous. Adjourned at 8:33 pm.
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DRAFT
Grand County Planning Commission
September 10, 2019

A regular meeting of the Grand County Planning Commission convened on the above date at the Grand County
Courthouse, 125 E. Center St., Moab, UT 84532
Members Present: Gerrish Willis, Robert O’Brien, Christine “Cricket” Green, Kevin Walker, Emily Campbell, and
Rachel Nelson (via phone)
Members Absent: None
Staff Present: Zacharia Levine and Kaitlin Myers
Council Liaison: Terry Morse

Approval of Minutes: No minutes were presented for approval at this meeting.
Citizens to be heard: None.
Ex Parte Communication: None.
Action Items:
Public Hearing: Peak View Subdivision (HDHO-25 / Preliminary Plat):
Review and consider application materials provided to the Planning Commission related to the proposed Peak View
Subdivision. Staff recommends a favorable recommendation for the HDH 25 Overlay to be applied to the subject
parcel, and approval of the Preliminary Plat, contingent upon Council approval of the development agreement and the
developer’s final plat and building standards complying with the requirements outlined in Section 4.7 of the Land Use
Code. Approval of the Preliminary Plat does not constitute legislative action applying the HDH overlay to the subject
parcel. The applicant will be required to seek legislative approval of the High Density Housing (HDH) overlay from the
County Council in order for the conditional Preliminary Plat approval to be valid if the Planning Commission grants it. A
conditional Preliminary Plat approval does not constitute a final approval of the subdivision’s technical elements either;
the County will require the applicant comply with all engineering requirements and receive a final approval for
infrastructure improvements.
Emily Campbell and Kevin Walker asked staff about traffic concerns on Spanish Valley Drive, required road
improvements for Peak View, and how this and other proposed developments relate to the standards outlined in the
County’s Transportation Plan. Gerrish Willis asked staff about drainage and water easements on adjacent properties
and the requirement of active trails infrastructure.
Applicant Terrill Johnston addressed the Commission to explain their intentions with the project, the additional
voluntary deed restrictions placed on 40% of the lots in the development, drainage, and support they have received for
the project.
Gerrish voices desire for approval to be conditional upon the drainage easement across White’s Ranch. The applicant
is working with the owner of White’s Ranch to dedicate a permanent public easement on the property.
Staff will continue to work with the applicants to explore various ways to design these voluntary deed restrictions.
Public comments:
Judy Carmichael – previous owner of the property, supports the project, thanks staff for the assistance to the
Johnston’s through the application process
Motion: Cricket Green motions to send a favorable recommendation to the County Council for applying the High
Density Housing Overlay (HDHO-25) to the parcel located at 3640 Spanish Valley Drive, conditioned upon the
following:
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a) The applicant shall designate the HDHO Lots and additionally restricted lots prior to a public hearing with the
County Council; and,
b) The applicant shall fully comply with all County engineering requirements, including stormwater runoff/drainage
and transportation improvements.
Bob O’Brien seconds the motion. During discussion, Kevin and Cricket voice support for the project, expressing that it
follows the spirit of the HDHO. The motion carries 7-0.

Motion: Cricket motions to approve the proposed preliminary plat for Peak View Subdivision HDHO Development
contingent upon the following:
a) The County Council approves the development agreement committing developer to the deed restriction
requirements of Section 4.7 and applies the HDHO-25 to the subject parcels;
b) The developer’s final plat and building design standards comply with all other requirements of Section 4.7 –
High Density Housing Overlay.
c) The development shall include a drainage easement satisfactory to County standards across White’s Ranch.
Emily seconds the motion
Cricket motions to amend the motion to include the following:
d) The applicant shall fully comply with all County engineering requirements, including stormwater runoff/drainage
and transportation improvements.
Emily seconds the amended motion. With no further discussion, the motion carries 7-0.

Emery Telcom Yard (Conditional Use Permit):
The applicant wishes to expand the existing facilities and operations located at 1728 S Rocky Road, including
extension of utilities to the proposed office/equipment building, the addition of a parking lot, and the addition of storm
drain facilities. Staff recommends the Planning Commission move to forward a favorable recommendation to the Grand
County Council with the noted conditions above.
Applicant representative Mike Behling addresses the Commission to state that Emery will not do a retaining wall but
will resurface the road and clarifies that the expansion will not increase visitation or traffic to the site. Abby Scott asks
Mike to define the equipment to be stored on the site.
Public comment:
Colleen Beaver – shares the driveway with Emery and KZMU. Asks for speed limit to be enforced, expresses
noise complaints for the operation during business hours because of the steepness of the hill.
Emily asks about staff concerns for drainage with the steep driveway, and staff explains that these concerns are
outside of the scope of the expansion of the use.
Motion: Cricket motions to forward a favorable recommendation to the Grand County Council with no further
conditions. Emily seconds the motion. With no further discussion, the motion carries 7-0.

Discussion Items:
Possible Amendments to the Red Cliffs Lodge PUD Master Plan:
Before Gerrish opened up the item for discussion, Cricket disclosed that she owns the cemetery on the property but
has no financial conflict of interest with this item.
Zacharia summarizes possible amendments to the Red Cliffs Lodge PUD Master Plan based on conversations with
property owner Colin Fryer, including the construction of twenty additional overnight accommodations, a new museum
with features, a spa, and deed-restricted employee housing units, and the dedication of 150 acres to a conservation
easement.
This item is coming before the Planning Commission as a discussion item because the Overnight Accommodations
Overlay prohibits the expansion of existing OA developments, and because the applicant wanted to hold a
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conversation with the Commission before formally proceeding with amendments. Additionally, the new overnight
accommodations would be subject to Grand County’s assured housing ordinance.
Property owner Colin Fryer addressed the Commission to further explain why he is bringing this item as a discussion
and demonstrates on a map where the aforementioned changes would be located.
This Commission discussed and expressed support for the employee housing and theater and acknowledged general
support for the overnight accommodations, though currently they cannot be approved due to the recent Overnight
Accommodations Overlay ordinance that prohibits the expansion of current uses. The Commission also discussed the
merits of the conservancy easement compared to an open space designation.
Zacharia says he does not think it will be feasible to get this updated during this calendar year due to lack of
mechanism to build more overnight accommodations. The Commission recommends Colin continue to move forward
with the amendment, and especially to move forward with the employee housing, spa, and museum.

Overnight Accommodations Standards:
Zacharia gave a brief overview of what was ultimately passed by the Council, as follows:
The Grand County Council adopted Ordinance 595 on July 18, 2019, which restricted overnight accommodations to
the newly created use-specific overnight accommodations overlay zones. Immediately after adopting Ordinance 595,
the County Council adopted Resolution 3180, which notifies developers of overnight accommodations of the County’s
intent to adopt new standards related to mixed use, design, and operational performance within the following 180 days.
As such, any overnight accommodations development applications submitted within the 180 day period following July
18, 2019 will be subject to any new standards.
The motivations for this discussion are to adopt development standards before the expiration of the pending ordinance
resolution, and to create these use-specific standards to give the Planning Commission and County Council the
grounds to support or deny development projects as appropriate for the Moab area.
Nora Shepard joined this meeting because the City and County are working together to create development standards,
including energy and water efficiency, multimodal transportation, design/aesthetic, and mixed-use. The City is
addressing these standards by changing the standards of particular zone districts, not via an overlay. The Commission
could also consider adding other standards, like limiting the number of units allowed in a development.
Emily suggests within the mixed-use, fluidity or allowance of public to use these facilities. Kevin suggests notion of
drawing eligible areas for the overlay, similar to the HDHO boundaries, and giving guidelines to the Council for
approval in addition to these standards (like a unit cap, estimated number of tourists, square footage cap). Bob also
suggests adding language for supporting projects that provide additional affordable housing, open space, etc.
Staff started by studying model codes and then created a simplified outline of these standards. These standards, and
the associated discussion points are as follows:
Energy Efficiency
•

Staff designed standard to follow a benchmark like net zero, rather than defining specific standards in the code

•

Emily would like to see offsite improvements for bullet 2 of energy

•

Would have to think functionally over time about energy performance standards – how to track without eating
up a bunch of staff time? Requirement of an energy audit?

Water
•

Follow Utah code for a lot of the requirements

•

Discussion indicates perhaps a shaded pool requirement is not needed

Multimodal Transportation
•

Encouragement of bike and shuttle infrastructure

Aesthetic/form
•

Less based on a set standard, more sets specific standards in code. Nora is developing standards on color,
durability of roofing, hiding mechanical equipment, height/bulk requirements, and stepping of heights. They are
also considering adding standards for the following:
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o

No more than a certain number of square feet in a building

o

Breaks in facades, both horizontally and vertically

o

Siting standards – building to the site, not just cutting a pad

•

Gerrish suggested encouraging earth tones and to consider protecting from light escaping from the building,
not just outdoor lighting

•

Enhancing eclectic character of Moab, especially on pedestrian level

The Commission also discussed creating a cutoff for smaller hotels (approximately 30,000SF or less) and/or
developing a gradation of standards for developments at various sizes.
The City Planning Commission will discuss these standards on Thursday and will have a joint meeting between the
Commission and Council in first week of October.
Next steps: continued coordination between City and County staff to have a similar version of material to present to
each respective Planning Commission and Council.
Emily requested notes from Nora from the upcoming City Commission meeting.
The County Planning Commission will meet with the Council on October 2 at 2:00 to further discuss these standards.

Future Considerations: None.
Community Development Department Update: None.
County Council Liaison report:
At the most recent meeting, the Council heard a presentation from USU to create a building for Extension and other
agencies. USU still needs funding but is relatively close to meeting its goal. Most meeting business included public
hearings sent from the Commission and a discussion of the Viewgate HDHO project. Terry anticipates the developer
will continue to revise the plan to ensure it passes.

Adjournment: Bob motioned to adjourn the meeting at 8:19p.m.
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Agenda Summary
GRAND COUNTY PLANNING COMMISSION
October 8, 2019
TITLE:
FISCAL IMPACT:

N/A

PRESENTER(S):

Community and Economic Development Staff

Prepared By:
GRAND COUNTY
PLANNING & ZONING
ADMINISTRATOR

FOR OFFICE USE ONLY:
Attorney Review:
N/A

NetZero Subdivision (High Density Housing Overlay – HDHO10)

POSSIBLE MOTIONS:
Move to postpone action on the NetZero HDHO Development request until the
required updates to the master plan are provided.
OR
Move to send a favorable recommendation to the County Council for applying
the High Density Housing Overlay (HDHO-10) to the parcels located at 3827 &
3859 Spanish Valley Drive, conditioned upon the following:
a) Applicant adds all the following statements to their master plan
document:
1. The Property shall be used for Primary Residential Housing for
Actively Employed Households as required by Grand County
Land Use Code, Section 4.7, High Density Overlay Districts
Overlay, in perpetuity. The Property is further subject to a [this]
Development Agreement and the [this] Master Plan recorded
in the real property records of Grand County, Utah on ______
at Entry No[s]. ________ [and ________ , respectively].

b)
c)
d)
e)
f)
g)

h)

2. 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 upon a violation or breach of this Deed
Restriction by a record owner of any HDHO Lot or Unit in Grand
County.
Applicant specifies all dimensions on the master plan (parcel acreages,
building footprints/parking area footprints, setbacks, linear distances of
roads, road widths, etc.) rather than using callouts without dimensions.
Applicant designates the deed restricted units on the official master
plan to be recorded.
Applicant shows surrounding parcels on the master plan.
Applicant retitles the master plan document to read: Master Plan for
NetZero High Density Housing Overlay Development.
Applicant adds a legal description to the master plan.
Applicant shall add sidewalks or a walking path on the interior roads as
per the LUC requirement that developments with average lot sizes less
than ½ acre must provide sidewalks or improved walking paths (with
planning commission approval).
The fire department would prefer cul‐de‐sacs at the end of each road

h) All access points to Spanish Valley Dr. will be paved into the public road
right of way.
i) Applicant should utilize and integrate bioswales and bioretention
facilities to manage the stormwater runoff to the degree possible as
determined by the County engineer.
j) Applicant will be required to include ADA accessible parking stalls in the
covered areas and garages. In effect, Applicant must provide 1 space
for each 25 spaces for each type (to ensure equal access to each type).
k) The units will need to be fire sprinklered.
l) Applicant shall receive a final approval of transportation improvements
and storm water management design by the County Engineer.
m) Applicant adds all other required elements of Section 9.17.3 A through
N (Site plan submission).
OR
Motion 1:
Move to send a favorable recommendation to the County Council for applying
the High Density Housing Overlay (HDHO-10) to the parcel located at 3745
Spanish Valley Drive.
Motion 2:
Move to approve the proposed preliminary plat for Villamayor Subdivision
HDHO Development contingent upon the following:
a) The County Council approves the development agreement committing
developer to the deed restriction requirements of Section 4.7 and
applies the HDHO-10 to the subject parcels;
b) The developer’s final plat and building design standards comply with all
other requirements of Section 4.7 – High Density Housing Overlay.
STAFF RECOMMENDATION:
Review and consider application materials provided to the planning
commission related to the proposed Villamayor Subdivision. Staff’s current
recommendation is to postpone action on the agenda item. Staff ultimately
recommends the planning commission provide a favorable recommendation
for the HDH 10 Overlay to be applied to the subject parcel IF THE DEVELOPER
AGREES TO A MAXIMUM HEIGHT OF TWO (2) STORIES AND 28 FEET to ensure
better compatibility with the surrounding areas. Staff would recommend
postponing approval of the preliminary plat based on the requested changes
above and in the staff report.
Should planning commission choose to act on the preliminary plat, conditional
approval of the preliminary plat would not constitute legislative action applying
the HDH overlay to the subject parcel. The applicant will be required to seek
legislative approval of the High Density Housing (HDH) overlay from the County
Council in order for the conditional Preliminary Plat approval to be valid if the
Planning Commission grants it. A conditional Preliminary Plat approval does not
constitute a final approval of the subdivision’s technical elements either; the
County will require the applicant comply with all engineering requirements and
receive a final approval for infrastructure improvements.
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BACKGROUND:
See staff report attached and below for project specifics.
The applicant is seeking a Preliminary Plat approval of the Villamayor
Subdivision HDHO Development from the Planning Commission, contingent
upon the High Density Housing Overlay (HDHO) Approval from the Grand
County Council. Planning Commission shall make recommendations on the two
items separately. First, a recommendation should be made as to the legislative
application of the HDHO-10 to the subject parcel. Second, Planning
Commission shall review the Preliminary Plat application for Villamayor
Subdivision. Planning Commission shall express its approval of the Preliminary
Plat as conditional approval and state the conditions of such approval, if any, or
if disapproved, shall express its disapproval and justifications.
ATTACHMENT(S):
1. Preliminary Plat Application
2. High Density Housing Application
3. Applicant Statement
4. Restricted Units
5. Preliminary Plat
6. Drainage Plan
7. Survey
8. Title Report
9. Application Fee
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STAFF REPORT
COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT
GRAND COUNTY, UTAH
DATE: Tuesday, September 24, 2019
TO: Grand County Planning Commission
SUBJECT: “Net Zero” High Density Housing Overlay District 10 (HDHO-10) Application

PROPERTY OWNER: Erich Pflumm and Entrust Group Inc FBO (Erich Pflumm)
PROP. OWNER REP: Click or tap here to enter text.
ENGINEER: SET Engineering
PROPERTY ADDRESS: 3827 and 3859 Spanish Valley Dr.
SIZE OF PROPERTY: Two 1.00 acre parcels (2.0 acres total)
EXISTING ZONE: Rural Residential (RR) with base zoning of 1 unit per acre
EXISTING LAND USE: Vacant land
ADJACENT ZONING AND LAND USE(S): Rural Residential (RR); Most parcels in the vicinity are residential or
residential and agricultural.
APPLICATION TYPE
High Density Housing Overlay District 10 (HDHO-10) Application

STAFF RECOMMENDATION: Approve with Conditions
Comments (optional): Staff is comfortable with the planning commission providing a favorable recommendation to the
county council conditioned upon several updates to the master plan document. Staff is also quite comfortable postponing
action until the Applicant has made all the necessary udpates/changes to their master plan.
APPLICATION PROCEDURE
Decision Type: Legislative
Public Notices: ☐ Public Meeting at:
☐ Planning Commission
☐ County Council

☒ Public Hearing at:
☒ Planning Commission
☒ County Council

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

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

SUMMARY OF REQUEST
Erich Pflumm (Applicant) is requesting the County attach the HDHO-10 District to his parcels located at 3827 and 3859
Spanish Valley Dr. Each lot is 1.00 acres; the total project size is two (2) acres. The HDHO-10 designation would support a
ten (10) lot subdivision for single-family residences. The ten (10) lots would be split into two (2) clusters with each served by
an upgraded private access tract road standard. Of the ten (10) lots proposed, eight (8) would need to be deed restricted in
accordance with Section 4.7. Current zoning of the property is Rural Residential (RR), which has a base zoning density of
one (1) unit per acre.

In association with this request, the Applicant has submitted a conceptual site plan show and development agreement that
would need to be approved by the County Council. If approved, the master plan would be recorded alongside the approving
ordinance. The development agreement would be part of the approval exhibits and recorded at the time of final plat
approval.

SITE IMPROVEMENTS / ADDITIONS / CHANGES
The Applicant would be required to dedicate any land needed to secure 40’ of public right of way from the road centerline of
Spanish Valley Dr. In addition, the Applicant will need to make half-width improvements to their side of Spanish Valley Dr.
according to the Minor Collector Road Standard (More discussion of the road standard is provided below.) The Applicant
would also be responsible to bond for the cost of building the multi-use pathway planned on the west side of Spanish Valley
Dr. To serve the proposed development, the Applicant would need to extend power, gas, water/sewer, and
telecommunications infrastructure into the subject lots.

CONSIDERATIONS FOR APPROVAL, DENIAL, AND/OR POSTPONEMENT

4.7.1 Purpose.
The High Density Housing Overlay Districts (“HDHO Districts”) are designed to provide for modification of the
otherwise applicable development standards of the underlying base district as specified in Articles 2 and 5 of the
Grand County Code, in order to accomplish one or more of the following purposes:
A. Facilitating the provision of new housing units used for Primary Residential Occupancy by Actively
Employed Households;
B. Achieving the goals of the housing element of the County’s General Plan;
C. Implementing the policies and goals of the housing element of the County’s General Plan;
D. Encouraging the development of new high quality housing units by assisting both the public and private
sector in making the provision of these units economically viable; and
E. Encouraging the provision of primary residential housing through the combination of 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.
Staff believes the developer’s narrative and proposed site plan (Title needs to be changed to say “Net Zero High Density
Housing Overlay Development Master Plan”) meet the legislative intent of the High Density Housing Overlay. The Applicant
states that the goal of their development is to support economically constructed, sustainable homes in the Moab Area.
Although Staff has not evaluated development plans adequately to determine if they will meet the stated goal of building
“Net Zero” homes, Staff definitely supports the goal (Applicant is not required to submit building plans at this stage of the
approval process). Staff will ultimately make a recommendation for approval of the HDH Overlay application conditioned
upon all of the changes and items noted in the agenda summary document.

4.7.5

Development Standards.

A. Eligibility. In order to reduce costs associated with the development and construction of Primary
Residential Housing, the property development standards set forth in Section 4.7.5.C are established for
and shall apply to all HDHO Developments within the HDHO Districts upon approval of a site plan or
preliminary plat approval.
B. Property Development Standards. The following development standards shall apply to HDHO
Developments within the HDHO Districts:
1. General Design Standards. The development shall be designed and developed in a manner compatible
with and complementary to existing and potential development in the immediate vicinity of the

development site. Site planning on the perimeter shall provide for protection of the property from
adverse surrounding influences and shall protect surrounding areas from potentially adverse influences
from the property. To the greatest extent possible, the design of the development shall promote privacy
for residents and neighbors, security, and use of passive solar heating and cooling through proper
placement of walls, windows, and landscaping.
The motion in the agenda summary document also outlines several changes that need to be made. With the above in mind,
the general layout of the proposed development is acceptable.

2. Minimum Design Standards. Minimum design standards are included to ensure a high degree of quality
in the development of HDHO Lots and Units. The following design standards shall apply to a
development that utilizes the density increases allowed by this Section.
Staff has reviewed the proposed preliminary plat for compliance with the following standards:

a. Sidewalks shall be installed along all street frontages where otherwise required by this LUC.
Sidewalks will be needed on the interior of the development. Planning commission could approve a walking path as an
alternative approach. The Applicant will be required to bond for construction of the multiuse pathway planned on the west
side of Spanish Valley Drive.

b. Screening Requirements.
The developer is not proposing anything that would require screening.

1. Outdoor Storage Screening. All outdoor storage areas for materials, trash, mechanical
equipment, vehicles, or other similar items shall follow the standards outlined in Section 6.4.3.
2. Parking Lot Screening. Parking lot screening must be provided between an off-street parking
area containing six (6) or more parking spaces and either 1) a different zoning district or 2) a
public street, and shall:
a. Be provided within ten feet (10’) of the perimeter of the parking lot to be screened, except
for parking lots adjacent to rain gardens/bio-retention systems, other landscape features, or
where screening may negatively impact the traffic sight distance (as defined by the
American Association of State Highway and Transportation Officials (AASHTO) and
verified by the County Engineer);
b. Be not less than eighty percent (80%) opaque and be a minimum of three feet (3’) in height
as measured from the highest finished adjacent grade of the parking area. When shrubs are
used to provide the screen, such shrubs must be at least two feet (2’) tall at planting and
anticipated to grow to at least three feet (3’) tall at maturity;
c. Not interfere with driver or pedestrian visibility for vehicles entering or exiting the
premises;
d. Utilize plants found in Section 6.4.3.F, where required;

e. Consist of at least two (2) of the following:
i.

A compact hedge of evergreen or densely twigged deciduous shrubs spaced to ensure
closure into a solid hedge at maturity.

ii.

A berm with plantings as described above.

iii.

Transit shelters, benches, bicycle racks, and similar features may be integrated as a
part of the screen.

iv.

Fencing may be integrated as part of the screen. All wood fencing shall be stained and
sealed with a weatherproof product.

f. Be equipped with an irrigation system adequate for establishing and maintaining the plant
materials within it.
c. Parking Island Design. Off-street parking areas with at least twenty-five (25) parking stalls shall
contain interior landscaped islands. Such islands shall be bounded by a raised concrete curb,
pervious curbing, or an approved equivalent and shall contain mulch to retain soil moisture. This
provision shall not apply to parking structures. Landscaped parking lot islands shall:
1. Be located at the beginning and end of each parking row and shall contain a minimum of one
hundred eighty (180) square feet and a minimum width of nine feet (9’);
2. Include at least one (1) tree per island;
3. Incorporate shrubs, perennials, and ornamental grasses, where required;
4. Be prepared with topsoil to a depth of two feet (2’) and improved to ensure adequate drainage,
nutrient, and moisture retention levels for the establishment of plantings; and
5. Be equipped with an irrigation system adequate for establishing and maintaining the plant
materials within it.
d. Building Exterior Façade Standards.
These standards are to be reviewed at the time a building permit is requested. They are administrative requirements for
development within an HDH Overlay.

1. Exterior finishes may be of wood, masonry, stone, stucco, HDO board or other high quality
material permitted by the building code, but shall not utilize vinyl siding; cedar or wood shakes;
highly reflective, shiny, or mirror-like materials; or exposed plywood or particle board.
2. Buildings shall utilize at least two (2) of the following design features to provide visual relief
along the front of the residence:
a. Projections, recessions, or reveals such as, but not limited to, columns, pilasters, cornices,
and bay windows
b. Dormers.
c. Gables.
d. Recessed entries, a minimum of three (3) feet deep.

e. Covered front porches.
f. Cupolas.
g. Architectural Pillars or Posts.
h. Quoins.
i. Corbeling on wall.
j. Decorative lintel.
k. Incorporation of brick or stone on at least 25% of front surface area.
e. Where HDHO units may be placed on the same lot as current or future temporary or short-term
accommodations, dedicated HDHO units shall be clustered together so as to minimize the exposure
of residents to temporary guests. In all other developments, where temporary or short-term
accommodations units do not exist and cannot exist due to zoning restrictions, dedicated HDHO
units shall be dispersed throughout the residential development.
Applicant has complied with these standards. Eight out of the ten proposed lots will need to be Deed Restricted HDHO Lots.

f. Where there is a combination of commercial and residential uses, the commercial uses shall front
along the highest road designation. Residential development shall be located behind commercial
development or on upper floors above commercial development.
g. The County Council may waive, or modify, any, or all, of these requirements when the Council
finds it is infeasible to comply due to physical or other constraints on the lot.
3. Minimum Building Site Area and Lot Width. There shall be no minimum building site area, minimum
lot width, or maximum lot coverage requirements for individual lots or individual dwelling sites in a
HDHO Development. However, the building site area, lot widths, and lot coverage percentages shall be
designated on a preliminary plat or site plan pursuant to Section 4.7.9 below.
Applicant needs to show these dimensions on the preliminary plat.

4. Density. Overall density of site development within an HDHO District shall not exceed the limits
established in Section 4.7.4.
Applicant has complied with these standards.

5. Building Height
These standards are to be reviewed at the time a building permit is requested.

a. Maximum building heights shall not exceed the limits defined in the underlying zone district except
that buildings constructed in the HDHO 35b District shall not exceed four (4) stories or forty-two
(42) feet in height.
b. To the maximum extent possible, building heights and locations shall minimize shading and
interruption of solar access to adjacent properties with existing residential structures or commercial

agricultural operations.
c. All structures shall conform to the Ridgeline Standards of Section 6.9.8.
d. Structures built within an HDHO Development must comply with the setback and buffer
requirements of the underlying zone. The maximum height of the building at the exterior wall shall
be the greater of:
1. 20 feet
2. The building’s setback at that point
Applicant needs to specify setbacks on the master plan and preliminary plat.

e. From the exterior wall, the building’s height may increase to its maximum height at a rate not
greater than a 45° angle from the maximum allowable height of the exterior wall.

6. Setbacks. The minimum setbacks from the lot line of the development shall be determined by the
buffer requirements of Section 5.4.1.B and the compatibility standards of Section 6.10.
Applicant needs to specify setbacks on the master plan and preliminary plat.

7. Parking.
a. Number of spaces required

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

Efficiency and one-bedroom 1.5 per dwelling unit
Two-bedroom

1.75 per dwelling unit

Three-bedroom and Larger

2.0 per dwelling unit

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

8. Minimum Standards of Physical Condition. Each HDHO Unit is required to have and maintain those
minimum standards of physical conditions set forth in Exhibit B - 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.
Spanish Valley Drive is a County owned and maintained road. The County’s standard approval procedure is to require that
Developers dedicate any Righ of Way width on their side of the road centerline that is needed to accommodate the
proposed road classification and standard in the Transportation Master Plan. In this instance, the Transportation Master
Plan calls for an 80 foot ROW (40 feet on each side of the center line) to accommodate Spanish Valley Drive as a Major
Collector Road. The County also requires that Developers make planned roadway improvements within their portion of the
roadway frontage. In this instance, that includes half-width improvements to the road surface and the planned multi-use
pathway. Although the County’s Transportation Master Plan calls for Spanish Valley Drive to be a Major Collector at full
build-out of Spanish Valley, the County’s Engineer, Road Supervisor, and Community and Economic Development Director
believe that roadway improvements up to the Minor Collector standard is more appropriate at this time for two reasons.
First, Spanish Valley Drive can accommodate significantly more traffic without seeing a drop in level of service. Second,
expanding the roadway width to the Major Collector standard at this time may actually result in less safe conditions. The
Developer accepts that they must improve their half-width of Spanish Valley Drive and build or bond for their frontage
portion of the multi-use pathway.
The Applicant will have the option of designing interior streets to the improved private access tract standard. However, the
proposed roads will need to intersect Spanish Valley Dr. at 90-degree angles and include design specifications that eliminate
any movement of gravel from the private access tract to the public roadway.

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 HDHO Units shall be ready for occupancy no later than the date of the
initial or temporary occupancy of any unrestricted units within the development or applicable phase
thereof. If the unrestricted units are developed in phases, then the HDHO Units may be developed in
proportion to the phasing of the unrestricted units. For example, for each unrestricted unit constructed
at least four (4) HDHO Units shall be constructed.
This standard will be monitored at the time building permits are requested. 80% of the units will need to be deed restricted
in accordance with Section 4.7.

4.7.6 Assurance of Primary Residential Housing and Occupancy.
Applicant needs to add the following notes to their master plan.

A. General. HDHO Lots and Units shall be used for Primary Residential Housing for Actively Employed
Households in perpetuity.
B. Deed Restriction. The following Deed Restriction shall be integrated into the Development Agreement, the
Master Plan, each Final Plat or Site Plan, and each deed of conveyance:
The Property shall be used for Primary Residential Housing for Actively Employed Households
as required by Grand County Land Use Code, Section 4.7, High Density Overlay Districts
Overlay, in perpetuity. The Property is further subject to a [this] Development Agreement and
the [this] Master Plan recorded in the real property records of Grand County, Utah on ______ at
Entry No[s]. ________ [and ________ , respectively].

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 upon a violation or breach of this Deed Restriction by a record owner of
any HDHO Lot or Unit in Grand County.
Article 7 Subdivision Standards
Staff has reviewed the “Net Zero” HDHO Application for subdivision standards not specified within the HDH Overlay or
addressed above. The following findings are pertinent to planning commission’s review of the master plan.
Lighting: The developer has not submitted a street lighting plan, or exterior lighting plans for the individual strucutres. The
street lighting plan will be required prior to final plat approval and the exterior lighting plans for individual structures will be
required at the time building permit applications are reviewed.
Fire Protection: The Fire Deparment supports the general subdivision layout. It has requested cul-de-sacs instead of
hammerhead turnarounds, but will accept them in the Applicant really needs them for subdivision design.
COMPATABILITY WITH GENERAL PLAN
The proposed subdivision is not explicitly supported by the general plan, but it is supported by the HDH overlay ordinance
adopted by the County Council in January 2019. Inasmuch as Council anticipates adding the HDH overlay to the General
Plan as an amendment or compliment to the Future Land Use Plan, the proposed subdivision is supported.

COMPATABILITY WITH LAND USE CODE (ZONING)
The proposed subdivision is not explicitly supported by the general plan, but it is supported by the HDH overlay ordinance
adopted by the County Council in January 2019. Inasmuch as Council anticipates adding the HDH overlay to the General
Plan as an amendment or compliment to the Future Land Use Plan, the proposed subdivision is supported

LAND USE CODE REFERENCE SECTIONS
Sections 4.7 (High Density Housing Overlay) and 9.17.3 (Site Plan Requirements)
The subject property is zoned Rural Residential (RR), and is in the HDHO-10 overlay zone. The developer is seeking
legislative approval of the High Density Housing Overlay being applied to the subject parcel. Once the HDH overlay is
applied, the proposed preliminary plat will need to comply with all standards in Section 4.7 and Articles 5, 6, 7, and 9.

PROPERTY HISTORY
The property is currently undeveloped.

Community and Economic Development
Planning, Zoning and Engineering

HIGH DENSITY HOUSING (HDH) OVERLAY APPLICATION
Grand County Courthouse: 125 E. Center St. Moab, UT 84532; Phone: (435) 259-1343

FOR OFFICE USE ONLY
Date of Submittal: ____________ Application Processing Fees: $500.00
Submittal Received by: _______

Amount Paid: __________ Fees Received by:____________________

APPLICANTS ARE STRONGLY ENCOURAGED TO READ THROUGH SECTION 4.7 OF THE
GRAND COUNTY LAND USE CODE AND MEET WITH STAFF PRIOR TO SUBMITTING AN
APPLICATION TO RECEIVE THE HIGH DENSITY HOUSING (HDH) OVERLAY. APPROVAL OF
AN HDH OVERLAY APPLICATION DOES NOT CONSTITUTE A PRELIMINARY PLAT, FINAL
PLAT, OR SITE PLAN APPROVAL.
CONTACT INFORMATION
Erich L Pflumm
Property owner: ____________________________________________________________________
4318 Chapamn Rd, Moan, UT 84532
Address: __________________________________________________________________________
602-749-5833
Phone: _____________________________cell: _____________________fax:___________________
Email address: _____________________________________________________________________
SET Engineering LLC
Engineer (if applicable):_____________________________________________________________
1309 E 3rd Ave. #21, Durango, CO 81301
Address: __________________________________________________________________________
970-403-5088
Phone: ________________________
cell: _____________________fax: _______________________
jamesg@setengineering.com
Email address: _____________________________________________________________________

Property owner representative (if applicable): ___________________________________________
Address:__________________________________________________________________________
Phone: _______________________ cell:______________________ fax:_______________________
Email address: _____________________________________________________________________
PROJECT INFORMATION
NetZero
Project name:_____________________________________________________________________
Spanish Valley Drive between Rim Village and S Lake Lane
General location of the property:_______________________________________________________
Rural Residential
Underlying Zoning: ________________________
district
Residential and agricultural
Surrounding land uses: ______________________________________________________________
2
Size of property: ______________
acres
8
2
Number of lots/units proposed: ____ (for sale) ____
(for rent)
8
Number of deed restricted HDHO units proposed: ____ (for sale) ____ (for rent)
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REQUIRED – Each of the following agencies will review for their ability to serve the proposed
development through adequate existing and future easements, or provide a letter with detailed
requirements for the proposed development. Applicants are encouraged to consult each of the following
agencies prior to submitting a development application. Grand County Community and Economic
Development staff will request approval letters or signatures from each agency after a complete application
is submitted.
Moab Valley Fire Department
Grand County Road Supervisor
Grand Water and Sewer Service Agency
Rocky Mountain Power
FEMA Floodplain Administrator
SUPPORTING MATERIALS
Approvals of the High Density Housing (HDH) Overlay are considered legislative, discretionary decisions.
They are reviewed in public hearings by the Planning Commission and County Council, with the County
Council serving as the final land use authority (i.e. final decision-making authority). Approval of an HDH
Overlay application DOES NOT constitute a preliminary plat, final plat, or site plan approval. HDH Overlay
applications shall contain, at a minimum, the following supporting materials through the approval process
according to the following submittal schedule:

Ƒ[ Survey.

The applicant shall submit a certified survey of land area to be rezoned. Such survey map shall
require at a minimum the following information:
1. Subject land area acreage
2. Adjacent uses and predominant uses in the vicinity
3. Existing zoning designation of the subject property and surrounding properties.
4. A vicinity map.

Ƒ[ Applicant Statement. In making its determination, the County Council shall consider the recommendation of
the Planning Commission, staff reports, and the written and oral testimony presented. An Applicant statement
shall address the following issues for consideration in Section 9.2.7. Because densities associated with the High
Density Housing Overlays vary from those in the Future Land Use Plan of the County’s 2012 General Plan,
Applicants are encouraged to address why a High Density Housing Overlay Development meets the legislative
intent and the established standards of Section 4.7.

Ƒ[ Development Agreement. The Applicant shall provide and enter into a development agreement with the
County establishing the proposed means for assuring the continuing existence, maintenance and operation of the
HDH development in compliance with standards set forth in Section 4.7 of the Grand County LUC.

Ƒ[ Master Plan.

The Applicant shall provide a Master Plan that shall govern the High Density Housing Overlay
Development in accordance with Section 4.7 of the Grand County LUC.

Ƒ[ Conceptual Site Plan.

Shall include the information required under Section 9.17.3.A through N.
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Total number of lots 10
0

10

20

Number of HDHO lots 8
GRAPHICAL SCALE (FT)

HDHO lot percentage 80%

DATE

SITE PLAN - CONCEPT #1 PFLUMM SPANISH VALLEY
MOAB, UTAH

#

Revisions:

DESCRIPTION

HDHO Lots: Lot 1, Lot 2, Lot 5, Lot 6, Lot 7, Lot 8, Lot 9, Lot 10

E
ENGINEERING

LLC

1309 E. 3rd Ave., #21
Durango, CO 81301
970-403-5088

SHEET NO.
1 OF 1
Project:
Date: 7-12-2019
Drawn By: JG
Checked By:

FOR REVIEW ONLY
NOT FOR
CONSTRUCTION
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NOTICE TO TITLE COMPANY:
SECTION 3 HEREIN REQUIRES
EACH DEED OF CONVEYANCE
INCLUDE THE DEED RESTRICTION
SET FORTH IN SECTION 3.2

DEVELOPMENT AGREEMENT
AND DEED RESTRICTION
HIGH DENSITY HOUSING OVERLAY DISTRICT
Pursuant to Grand County Code Section 4.7
This DEVELOPMENT AGREEMENT AND DEED RESTRICTION (this “Agreement”) is made and entered into as of this 21th day of
August, 2019 (the “Effective Date”) by and between Erich L Pflumm and Entrust Group Inc, FBO Erich L Pflumm Roth IRA, with its principal
place of business located at 4318 Chapman Rd, Moab, UT 84532 (“Owner/Developer”), and Grand County, a political subdivision of the State of
Utah (“County”).
Recitals
A. WHEREAS, Owner/Developer owns that certain property situated in Grand County, Utah, as more particularly described in Exhibit A (the
“Property”), which is attached hereto and incorporated herein by this reference.
B. WHEREAS, Owner/Developer has petitioned Grand County to apply the High Density Housing Overlay District (the “HDHO District
Petition”) to the Property to take advantage of the Development Standards and other Development Incentives set forth in Section 4.7 of the
Grand County Land Use Code (“Section 4.7”).
C. WHEREAS, the Grand County Council has, in the exercise of its legislative discretion and following all required public hearings, approved
the application of the HDHO District to the Property, provided that no fewer than eighty percent (80%) of the units developed on the Property
are deed restricted for Primary Residential Housing for Actively Employed Households, as defined in Section 4.7.3 of the Grand County
Code (the “Code”).
D. WHEREAS, pursuant to the authority of Utah Code §17-27A-102(1)(b) and Section 4.7, as amended, the Parties desire to enter into this
Agreement for the purpose of formalizing certain obligations of Owner/Developer with respect to the Property, and such other matters as the
County and the Owner/Developer have agreed.

Agreement
PC Packet Materials 10-08-19
Page 28 of 100

NOW, THEREFORE, in consideration of the mutual promises and covenants contained herein and other good and valuable consideration, the
receipt and sufficiency of which is hereby acknowledged, the Parties agree as follows:
1.

DEFINITIONS. All terms herein shall have those meanings assigned in Section 4.7.

2.

COVENANT TO COMPLY WITH SECTION 4.7. In consideration of the application of the HDHO District to the Property, and
specifically the Development Standards set forth in Code Section 4.7.5, Owner/Developer hereby covenants and agrees to strictly comply
with the provisions, duties, and obligations of Section 4.7, which provisions, duties, and obligations are integrated herein by this reference.

3.

DEED RESTRICTION.
3.1.

At least eighty percent (80%) of all Lots or Units developed on the Property shall be deed restricted for Primary Residential Occupancy
for Actively Employed Households, as designated on the Final Plat or Site Plan.

3.2.

Each deed of conveyance for an HDHO Lot or Unit shall include the following Deed Restriction:
The Property shall be used for Primary Residential Housing for Actively Employed Households as required by Grand County
Land Use Code, Section 4.7, High Density Overlay Districts Overlay, in perpetuity. The Property is further subject to the
Development Agreement recorded in the real property records of Grand County, Utah on ______ (Date) at Entry No. ________.
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 upon a violation or breach of this Deed Restriction by a
record owner of any HDHO Lot or Unit.

4.

3.3.

Each HDHO Unit is required to have and maintain those minimum standards of physical condition set forth in Exhibit B, Minimum
Standards, to Section 4.7, which Minimum Standards are integrated herein by this reference. 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 upon a violation or breach of this Section 3.3 by a record owner of any HDHO Unit in Grand County.

3.4.

Owner/Developer shall include the deed restriction contained in Section 3.2 above in each and every deed of original conveyance of an
HDHO Lot, and each deed of conveyance thereafter shall include the same.

3.5.

Owner/Developer shall include the deed restriction contained in Sections 3.2 and 3.3 above in each and every deed of original conveyance
of an HDHO Unit, and each deed of conveyance thereafter shall include the same.
DEFAULT.
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4.1.

Violation or breach of any provision hereunder, or Section 4.7, shall constitute an Event of Default. Upon the occurrence of any Event of
Default, the County shall provide written notice by certified mail, postage prepaid, to the defaulting owner at the address on file with the
Grand County Assessor’s office, which notice shall be effective as of the date of deposit in the United States Mail. The defaulting owner
shall have thirty (30) days to remedy the Event of Default, after which time the County may enforce all remedies available to it under this
Agreement, Section 4.7, or Utah law including specific performance and monetary fines pursuant to Section 4.2.

4.2.

In the event an Event of Default is not cured under Section 4.1, fines in the amount of $50 per day shall accrue until the Event of Default
is cured. The County reserves the right to seek judicial enforcement of these fines, including a judgment lien and foreclosure.

5.

MISCELLANEOUS.
5.1.

Owner/Developer hereby waives any defenses, rights or remedies that it might otherwise assert against the County in connection with: (i)
the application of the rule against perpetuities to this Agreement; or (ii) any claim that the covenants in this Agreement recorded against
the HDHO Lots and Units are not covenants running with the land upon the Property. This waiver shall be binding upon and inure to the
benefit of the successor and assigns of the Owner/Developer and the County.

5.2.

Whenever possible, each provision of this Agreement shall be interpreted in such a manner as to be valid under applicable law. If any
provision of any of the foregoing Agreement shall be invalid or prohibited under applicable law, such provisions shall be ineffective to the
extent of such invalidity or prohibition without invalidating the remaining provisions in this Agreement.

5.3.

If any party shall take or defend against any action for any relief against another party arising out of this Agreement, the prevailing party
in such action or defense shall be entitled to reimbursement by the other party for all costs including, but not limited to, reasonable
attorneys' fees and court costs incurred by the prevailing party in such action or defense and/or enforcing any judgment granted therein, all
of which costs shall be deemed to have accrued upon the commencement of such action and/or defense and shall be paid whether or not
such action or defense is prosecuted to judgment. Any judgment or order entered in such action or defense shall contain a specific
provision providing for the recovery of attorneys' fees and costs incurred in enforcing such judgment.

5.4.

This Agreement shall be governed by and construed under Utah law.

5.5.

Except as otherwise provided herein, the provisions and covenants contained herein shall inure to and be binding upon the heirs,
successors, and assigns of the parties.

5.6.

Paragraph or section headings within this Agreement are inserted solely for convenience of reference and are not intended to, and shall
not, govern, limit or aid in the construction of any terms or provisions contained herein. Further, whenever the context so requires herein,
the neuter and gender shall include any or all genders and vice versa and the use of the singular shall include the plural and vice versa.
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Exhibit A
Lots 2 and Lot 3, REID SUBDIVISION, according to the official plat thereof. (Parcel Nos. 02-0SRE-0002 and
02-0SRE-0003)
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Grand County Community and Economic Development
125 E Center St.
Moab, UT 84532

September 10, 2019
To:
RE:

Erich L. Pflumm
NetZero (HDH Overlay and Preliminary Plat)

The Grand County Development Review Team (DRT) has reviewed your HDHO Development application
and has the following comments for you.
 If approved, you will be required to bond for the portion of a planned multi‐use (bike and
pedestrian) pathway on the west side of Spanish Valley Dr. The amount will be determined by
the proportion of frontage on your property.
• Waiting for a reply from Chad regarding a cost estimate.
• Are there any specific bonding companies to choose from?
 Right of way may need to be dedicated. The public right of way will be 40 feet from the road
centerline.
 If approved, you will be required to make half‐width improvements to Spanish Valley Dr.
according to the minor collector road standard (12 ft. travel lanes and 13 ft. shoulder). Although
Spanish Valley Dr. is designated as a major collector, the Road Supervisor and Engineer will
approve improvements up to the minor collector standard at this time.
• 9/16/19 Discussed with Bill Jackson, will need to do turn‐pockets for both entrances
and striping. Will entail asphalt paving approximately the length of the property 13’
wide. The specific design for improvements along Spanish Valley Drive and the
equestrian trail has not been completed.
• 9/16/19 Requested a bid from Le Grand Johnson
• 9/19/19 Requested a bid from Nelson Construction
• Bonding may be a more viable option
 The proposed roads into your 5‐lot clusters will need to be built to the upgraded private access
tract standard or higher. You will be required to pave (not gravel) into the public right of way
and a small number of feet into your property (<10 ft.) to prevent gravel from getting pulled into
the shoulder or roadway.
• Would it be possible to pave a short distance into the right of way leaving room for
the equestrian train? Would the combination of downward slope into the property,
additional paving of the turn‐pockets, and use of compacted road base for the private
access tract be sufficient to prevent gravel from getting pulled into the shoulder and
roadway?
 The private access tracts must intersect Spanish Valley Dr. at 90 degree angles.
• 9/13/19 Per James Green of Set Engineering the angle is not less than 80 degrees.
Appears to be compliant with Grand County Construction Standards, but can be
changed if needed.
 Elevations must be shown on each lot on the plat because it is in the 500 year floodplain.
• 9/13/19 Discussed adding this to the site plan with James Green, finished floor to be
one food above floodplain.
 Questions arose as to the accuracy of your stormwater runoff courses of flow. Several DRT
Z:\_Development Projects\_04_Subdivisions (Prelim & Final Plats)\_HDHO ‐ High Density Housing Overlay
Developments\Pflumm ‐ NetZero Subdivision\CED Letters\DRT_ResponseLetter_09‐10‐19.docx
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Grand County Community and Economic Development
125 E Center St.
Moab, UT 84532
members questioned whether the placement of your detention basin was in the wrong spot and
should actually be closer to Spanish Valley Dr. It was suggested that two or three smaller basins
along Spanish Valley Dr. would perform better. Please confirm topography and design.










• 9/13/19 Discussed revising this with James Green.
10 ft. public utility easements will be required on the perimeter of each road and lot. Where two
lots share a boundary, it can be five feet on each side.
• 9/13/19 Discussed adding this to the site plan with James Green.
Please check with Rocky Mountain Power regarding the need to relocate power poles. You will
need to check with Emery Telcom regarding fiber optic line locations as well.
• 9/13/19 Per discussion with Gary Lawley at Rocky Mountain Power, power poles will
not need to be relocated. Building need to a minimum of 15’ away from overhead
powerlines.
• 9/18/19 discussed the need to address this with James Green.
• 9/16/19 Placed a request for a 10 lot subdivision with Rocky Mountain power
• 9/17/19 Per discussion with Jed Lawley at Emery, their lines are on the power poles
and will follow the same trench as power. They will provide conduit to be installed
when trenches are completed.
The fire department would prefer cul‐de‐sacs at the end of each road rather than hammer head
turnarounds, but they will leave the choice up to you. What you have shown is sufficient.
• I will discuss this with James Green.
GWSSA will require that each lot have secondary water. However, you have an existing irrigation
connection and water rights that can be used for such.
• 9/13/19 Had a discussion regarding how this will work with Dana Van Horn at GWSSA.
Depending on the depths, GWSSA may require you to bring mains up the private access tracts
and have individual lots connect via separate service lines (rather than running separate service
lines all to Spanish Valley Dr.
• 9/13/19 Had a brief discussion about this with Dana Van Horn and she suggested I
check back when the process is further along.

While the above items do not need to be fully resolved in order to proceed with the HDH Overlay public
hearings, we will not be able to schedule your review with the planning commission until October 8,

Z:\_Development Projects\_04_Subdivisions (Prelim & Final Plats)\_HDHO ‐ High Density Housing Overlay
Developments\Pflumm ‐ NetZero Subdivision\CED Letters\DRT_ResponseLetter_09‐10‐19.docx
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Grand County Community and Economic Development
125 E Center St.
Moab, UT 84532

2019. It is, however, to your benefit to read, consider, and respond to the above comments. You may
submit an updated project narrative and master plan prior to the planning commission public hearing if
you’d like. Please let us know if you have any questions.
Thank you,
Zacharia Levine
Community and Economic Development Director
Grand County, UT
435‐259‐1371
zlevine@grandcountyutah.net
cc:

Kenny Gordon, Planning & Zoning Administrator
Dave Dillman, Horrocks Engineering
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Grand County
125 East Center Street
Moab UT 84532

435-259-1321

Receipt No: 8.026007

Aug 21,2019

HDH Overlay-Pfiumm
Previous Balance:

.00

Licenses & Permits - Planning & Z. Fees

500.00

10-3220-000-000 PLANNING & Z.FEES

Total:

Check

500.00

Check No: 192

Total Applied:

500.00

500.00

Change Tendered:

.00

Duplicate Copy
06/21/2019 10:35 AM
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Agenda Summary
GRAND COUNTY PLANNING COMMISSION
October 2, 2019
TITLE:

Villamayor Subdivision (High Density Housing Overlay – HDHO 10 and Preliminary
Plat)

FISCAL IMPACT:

N/A

PRESENTER(S):

Community and Economic Development Staff

Prepared By:
GRAND COUNTY
COMMUNITY
DEVELOPMENT

POSSIBLE MOTION:
Move to postpone action on the Villamayor Subdivision HDHO Development
request until the required updates to the master plan are provided.
OR

FOR OFFICE USE ONLY:
Attorney Review:
N/A

Move to send a favorable recommendation to the County Council for applying
the High Density Housing Overlay (HDHO-10) to the parcels located at 3827 &
3859 Spanish Valley Drive, conditioned upon the following:
a) Applicant adds all the following statements to their master plan
document:
a. The Property shall be used for Primary Residential Housing for
Actively Employed Households as required by Grand County
Land Use Code, Section 4.7, High Density Overlay Districts
Overlay, in perpetuity. The Property is further subject to a [this]
Development Agreement and the [this] Master Plan recorded
in the real property records of Grand County, Utah on ______
at Entry No[s]. ________ [and ________ , respectively].

b)
c)
d)
e)
f)
g)

b. 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 upon a violation or breach of this Deed
Restriction by a record owner of any HDHO Lot or Unit in Grand
County.
Applicant specifies all dimensions on the master plan (parcel acreages,
building footprints/parking area footprints, setbacks, linear distances of
roads, road widths, etc.) rather than using callouts without dimensions.
Applicant designates the deed restricted units on the official master
plan to be recorded.
Applicant retitles the master plan document to read: Master Plan for
Villaymayor High Density Housing Overlay Development.
Applicant adds a legal description to the master plan.
Elevations must be shown on each building in the plat because it is in
the 500 year floodplain.
Applicant will improve the existing driveway in order to serve all the
proposed interior parking.
PC Packet Materials 10-08-19
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h) All access points to Spanish Valley Dr. will be paved into the public road
right of way.
i) Applicant should utilize and integrate bioswales and bioretention
facilities to manage the stormwater runoff to the degree possible as
determined by the County engineer.
j) Applicant will be required to include ADA accessible parking stalls in the
covered areas and garages. In effect, Applicant must provide 1 space
for each 25 spaces for each type (to ensure equal access to each type).
k) The units will need to be fire sprinklered.
l) Applicant shall receive a final approval of transportation improvements
and storm water management design by the County Engineer.
m) Applicant adds all other required elements of Section 9.17.3 A through
N (Site plan submission).
OR
Motion 1:
Move to send a favorable recommendation to the County Council for applying
the High Density Housing Overlay (HDHO-10) to the parcel located at 3745
Spanish Valley Drive.
Motion 2:
Move to approve the proposed preliminary plat for Villamayor Subdivision
HDHO Development contingent upon the following:
a) The County Council approves the development agreement committing
developer to the deed restriction requirements of Section 4.7 and
applies the HDHO-10 to the subject parcels;
b) The developer’s final plat and building design standards comply with all
other requirements of Section 4.7 – High Density Housing Overlay.
STAFF RECOMMENDATION:
Review and consider application materials provided to the planning
commission related to the proposed Villamayor Subdivision. Staff’s current
recommendation is to postpone action on the agenda item. Staff ultimately
recommends the planning commission provide a favorable recommendation
for the HDH 10 Overlay to be applied to the subject parcel IF THE DEVELOPER
AGREES TO A MAXIMUM HEIGHT OF TWO (2) STORIES AND 28 FEET to ensure
better compatibility with the surrounding areas. Staff would recommend
postponing approval of the preliminary plat based on the requested changes
above and in the staff report.
Should planning commission choose to act on the preliminary plat, conditional
approval of the preliminary plat would not constitute legislative action applying
the HDH overlay to the subject parcel. The applicant will be required to seek
legislative approval of the High Density Housing (HDH) overlay from the County
Council in order for the conditional Preliminary Plat approval to be valid if the
Planning Commission grants it. A conditional Preliminary Plat approval does not
constitute a final approval of the subdivision’s technical elements either; the
County will require the applicant comply with all engineering requirements and
receive a final approval for infrastructure improvements.
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BACKGROUND:
See staff report attached and below for project specifics.
The applicant is seeking a Preliminary Plat approval of the Villamayor
Subdivision HDHO Development from the Planning Commission, contingent
upon the High Density Housing Overlay (HDHO) Approval from the Grand
County Council. Planning Commission shall make recommendations on the two
items separately. First, a recommendation should be made as to the legislative
application of the HDHO-10 to the subject parcel. Second, Planning
Commission shall review the Preliminary Plat application for Villamayor
Subdivision. Planning Commission shall express its approval of the Preliminary
Plat as conditional approval and state the conditions of such approval, if any, or
if disapproved, shall express its disapproval and justifications.
ATTACHMENT(S):
1. Preliminary Plat Application
2. High Density Housing Application
3. Applicant Statement
4. Restricted Units
5. Preliminary Plat
6. Drainage Plan
7. Survey
8. Title Report
9. Application Fee
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STAFF REPORT
COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT
GRAND COUNTY, UTAH
DATE: Tuesday, October 08, 2019
TO: Grand County Planning Commission
SUBJECT: “Villamayor” High Density Housing Overlay (HDHO-10) and Preliminary Plat Applications

PROPERTY OWNER: Villamayor, LLC
PROP. OWNER REP: George Smith
ENGINEER: Region Engineering – Shawn Herring
PROPERTY ADDRESS: 3745 Spanish Valley Drive
SIZE OF PROPERTY: 7.93 Acres
EXISTING ZONE: Rural Residential (RR)
EXISTING LAND USE: Residence / agricultural.
ADJACENT ZONING AND LAND USE(S): Rural Residential (RR) & Multi-Family Residential (MFR)
APPLICATION TYPE
Preliminary Plat / High Density Housing Overlay (HDHO-10)
STAFF RECOMMENDATION: Postpone
Comments (optional): Staff is generally supportive of the layout of the proposed subdivision. However, Staff does
not believe 3 story condo buildings will fit with the character of the surroundings. Staff would recommend the
Developer consider a similar layout of the buildings and other site elements but limit the heights of the buildings
to two stories and an appropriate height such as 28 feet. There are several administrative changes needed in the
Applicant’s documents as well, such as placing the correct project names and sheet titles on the master plan
documents.
APPLICATION PROCEDURE
Decision Type: Legislative
Public Notices: ☐ Public Meeting at:
☐ Planning Commission
☐ County Council

☒ Public Hearing at:
☒ Planning Commission
☒ County Council

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

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

SUMMARY OF REQUEST
The subject property is a 7.93 acre lot located in the Rural Residential (RR) zone at 3745 Spanish Valley Drive. The
developer is requesting application of the HDHO-10 overlay to their parcel. If granted, the developer proposes a subdivision
comprised of seventy eight (78) condo style homes and one (1) existing single family home. The total unit count for this
development would be seventy nine (79) units. As is permitted by County process, the developer is requesting to combine
the legislative and administrative components of the HDH Overlay process by simultaneously
application
of the
PCseeking
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SITE IMPROVEMENTS / ADDITIONS / CHANGES
The Applicant would be required to dedicate any land needed to secure 40’ of public right of way from the road centerline of
Spanish Valley Dr. In addition, the Applicant will need to make half-width improvements to their side of Spanish Valley Dr.
according to the Minor Collector Road Standard (More discussion of the road standard is provided below.) The Applicant
would also be responsible to bond for the cost of building the multi-use pathway planned on the west side of Spanish Valley
Dr. To serve the proposed development, the Applicant would need to extend power, gas, water/sewer, and
telecommunications infrastructure into the subject lots. .

CONSIDERATIONS FOR APPROVAL, DENIAL, AND/OR POSTPONEMENT

4.7.1 Purpose.
The High Density Housing Overlay Districts (“HDHO Districts”) are designed to provide for modification of the
otherwise applicable development standards of the underlying base district as specified in Articles 2 and 5 of the
Grand County Code, in order to accomplish one or more of the following purposes:
A. Facilitating the provision of new housing units used for Primary Residential Occupancy by Actively
Employed Households;
B. Achieving the goals of the housing element of the County’s General Plan;
C. Implementing the policies and goals of the housing element of the County’s General Plan;
D. Encouraging the development of new high quality housing units by assisting both the public and private
sector in making the provision of these units economically viable; and
E. Encouraging the provision of primary residential housing through the combination of 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.
Staff believes the developer’s narrative and proposed site plan (Title needs to be changed to say “Villamayor High
Density Housing Overlay Development Master Plan”) meet the legislative intent of the High Density Housing
Overlay. Staff’s recommendation is to approve a scaled down version of the proposed master plan. A development
proposal with a very similar layout with maximum building heights of two-stories and 28 feet would fit the
character of the vicinity much more. With or without changes, a recommendation for approval of the HDH Overlay
application should be conditioned upon all of the changes and items noted in the agenda summary document. A
conditional preliminary plat approval would need to follow the same conditions.

4.7.5

Development Standards.

A. Eligibility. In order to reduce costs associated with the development and construction of Primary
Residential Housing, the property development standards set forth in Section 4.7.5.C are established for
and shall apply to all HDHO Developments within the HDHO Districts upon approval of a site plan or
preliminary plat approval.
B. Property Development Standards. The following development standards shall apply to HDHO
Developments within the HDHO Districts:
1. General Design Standards. The development shall be designed and developed in a manner compatible
with and complementary to existing and potential development in the immediate vicinity of the
development site. Site planning on the perimeter shall provide for protection of the property from
PC Packet Materials 10-08-19
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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.
See comments above regarding compatibility with the surrounding area. Staff has not fully evaluated the
implications of site design on passive solar heating and cooling, but these dimensions probably do warrant some
additional consideration.
2. Minimum Design Standards. Minimum design standards are included to ensure a high degree of quality in the
development of HDHO units. Unless modified by the County Council, the following design standards shall apply to a
development that utilizes the density increases allowed by this Section.
Staff has reviewed the proposed preliminary plat for compliance with the following standards:
a. Sidewalks shall be installed along all street frontages where otherwise required by this LUC.
There currently is sidewalk proposed throughout the development and connecting proposed buildings.
b. Screening Requirements
The developer is not proposing anything that would require screening.

1. Exterior finishes may be of wood, masonry, stone, stucco, HDO board or other high quality
material permitted by the building code, but shall not utilize vinyl siding; cedar or wood shakes;
highly reflective, shiny, or mirror-like materials; or exposed plywood or particle board.
2. Buildings shall utilize at least two (2) of the following design features to provide visual relief
along the front of the residence:
a. Projections, recessions, or reveals such as, but not limited to, columns, pilasters, cornices,
and bay windows
b. Dormers.
c. Gables.
d. Recessed entries, a minimum of three (3) feet deep.
e. Covered front porches.
f. Cupolas.
g. Architectural Pillars or Posts.
h. Quoins.
i. Corbeling on wall.
j. Decorative lintel.
k. Incorporation of brick or stone on at least 25% of front surface area.
b. Where HDHO units may be placed on the same lot as current or future temporary or short-term
accommodations, dedicated HDHO units shall be clustered together so as to minimize the exposure
PC Packet Materials
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accommodations units do not exist and cannot exist due to zoning restrictions, dedicated HDHO
units shall be dispersed throughout the residential development.
Applicant has complied with these standards. Sixty-three (63) out of theseventy-nine (79 proposed lots will need to be Deed
Restricted HDHO Lots. Additionally, the Applicant has done a great job of dispersing the HDHO Units throughout all the
buildings.

c. Where there is a combination of commercial and residential uses, the commercial uses shall front
along the highest road designation. Residential development shall be located behind commercial
development or on upper floors above commercial development.
d. The County Council may waive, or modify, any, or all, of these requirements when the Council
finds it is infeasible to comply due to physical or other constraints on the lot.
3. Minimum Building Site Area and Lot Width. There shall be no minimum building site area, minimum
lot width, or maximum lot coverage requirements for individual lots or individual dwelling sites in a
HDHO Development. However, the building site area, lot widths, and lot coverage percentages shall be
designated on a preliminary plat or site plan pursuant to Section 4.7.9 below.
Applicant needs to show these dimensions on the preliminary plat.

4. Density. Overall density of site development within an HDHO District shall not exceed the limits
established in Section 4.7.4.
Applicant has complied with these standards.

5. Building Height
These standards are to be reviewed at the time a building permit is requested. Staff recommends establishing a lower
maximum building height than is allowed in the base zone district due to concerns about compatibility with surrounding
areas. The Applicant may not be able to develop as many units without the third story and a maximum height of thirty-five
(35) feet, but a scaled-down project is likely to fit better with the surrounding area.

a. Maximum building heights shall not exceed the limits defined in the underlying zone district except
that buildings constructed in the HDHO 35b District shall not exceed four (4) stories or forty-two
(42) feet in height.
b. To the maximum extent possible, building heights and locations shall minimize shading and
interruption of solar access to adjacent properties with existing residential structures or commercial
agricultural operations.
c. All structures shall conform to the Ridgeline Standards of Section 6.9.8.
d. Structures built within an HDHO Development must comply with the setback and buffer
requirements of the underlying zone. The maximum height of the building at the exterior wall shall
be the greater of:
1. 20 feet
2. The building’s setback at that point
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Applicant needs to specify setbacks on the master plan and preliminary plat.

e. From the exterior wall, the building’s height may increase to its maximum height at a rate not
greater than a 45° angle from the maximum allowable height of the exterior wall.

6. Setbacks. The minimum setbacks from the lot line of the development shall
be determined by the
PC Packet Materials 10-08-19
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buffer requirements of Section 5.4.1.B and the compatibility standards of Section 6.10.
Applicant needs to specify setbacks on the master plan and preliminary plat.

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

Efficiency and one-bedroom 1.5 per dwelling unit
Two-bedroom

1.75 per dwelling unit

Three-bedroom and Larger

2.0 per dwelling unit

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

8. Minimum Standards of Physical Condition. Each HDHO Unit is required to have and maintain those
minimum standards of physical conditions set forth in Exhibit B - 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.
Spanish Valley Drive is a County owned and maintained road. The County’s standard approval procedure is to require that
Developers dedicate any Righ of Way width on their side of the road centerline that is needed to accommodate the
proposed road classification and standard in the Transportation Master Plan. In this instance, the Transportation Master
Plan calls for an 80 foot ROW (40 feet on each side of the center line) to accommodate Spanish Valley Drive as a Major
Collector Road. The County also requires that Developers make planned roadway improvements within their portion of the
roadway frontage. In this instance, that includes half-width improvements to the road surface and the planned multi-use
pathway. Although the County’s Transportation Master Plan calls for Spanish Valley Drive to be a Major Collector at full
build-out of Spanish Valley, the County’s Engineer, Road Supervisor, and Community and Economic Development Director
believe that roadway improvements up to the Minor Collector standard is more appropriate at this time for two reasons.
First, Spanish Valley Drive can accommodate significantly more traffic without seeing a drop in level of service. Second,
expanding the roadway width to the Major Collector standard at this time may actually result in less safe conditions. The
Developer accepts that they must improve their half-width of Spanish Valley Drive and buildPCorPacket
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Interior roads for the proposed development will need to be built to the Private Lane standard. They will also need to be
owned and maintained by the development’s HOA.

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 HDHO Units shall be ready for occupancy no later than the date of the
initial or temporary occupancy of any unrestricted units within the development or applicable phase
thereof. If the unrestricted units are developed in phases, then the HDHO Units may be developed in
proportion to the phasing of the unrestricted units. For example, for each unrestricted unit constructed
at least four (4) HDHO Units shall be constructed.
This standard will be monitored at the time building permits are requested. 80% of the units will need to be deed restricted
in accordance with Section 4.7.

4.7.6 Assurance of Primary Residential Housing and Occupancy.
Applicant needs to add the following notes to their master plan.

A. General. HDHO Lots and Units shall be used for Primary Residential Housing for Actively Employed
Households in perpetuity.
B. Deed Restriction. The following Deed Restriction shall be integrated into the Development Agreement, the
Master Plan, each Final Plat or Site Plan, and each deed of conveyance:
The Property shall be used for Primary Residential Housing for Actively Employed Households
as required by Grand County Land Use Code, Section 4.7, High Density Overlay Districts
Overlay, in perpetuity. The Property is further subject to a [this] Development Agreement and
the [this] Master Plan recorded in the real property records of Grand County, Utah on ______ at
Entry No[s]. ________ [and ________ , respectively].

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 upon a violation or breach of this Deed Restriction by a record owner of
any HDHO Lot or Unit in Grand County.
Article 7 Subdivision Standards
Staff has reviewed the preliminary plat application for subdivision standards not specified within the HDH Overlay or
addressed above. The following findings are pertinent to planning commission’s review of the preliminary plat.
Lighting: The developer has not submitted a street lighting plan, or exterior lighting plans for the individual strucutres. The
street lighting plan will be required prior to final plat approval and the exterior lighting plans for individual structures will be
required at the time building permit applications are reviewed.
PC Packet Materials 10-08-19
Page 61 of 100

Fire Protection: The Fire Deparment supports the general subdivision layout. Turning radii in the back corners, however,
needs to be updated to accommodate emergency vehicles. Emergency access to the pool area will also need to be granted.
COMPATABILITY WITH GENERAL PLAN
The proposed subdivision is not explicitly supported by the general plan, but it is supported by the HDH overlay ordinance
adopted by the County Council in January 2019. Inasmuch as Council anticipates adding the HDH overlay to the General
Plan as an amendment or compliment to the Future Land Use Plan, the proposed subdivision is supported.

COMPATABILITY WITH LAND USE CODE (ZONING)
Sections 4.7 (High Density Housing Overlay) and 9.17.3 (Site Plan Requirements)
The subject property is zoned Rural Residential (RR), and is in the HDHO-10 overlay zone. The developer is seeking
legislative approval of the High Density Housing Overlay being applied to the subject parcel. Once the HDH overlay is
applied, the proposed preliminary plat will need to comply with all standards in Section 4.7 and Articles 5, 6, 7, and 9

LAND USE CODE REFERENCE SECTIONS
Section 3.1 Use Table

4.7.4A

High Density Housing (HDH) District

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
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HDH 10

10 units per acre

HDH 5

5 units per acre

4.7.6 Assurance of primary residency and occupancy.
HDHO units developed under this Article shall remain available to persons and families who live and work in Grand County
according to the standards set forth in Section 4.7 in perpetuity. The developer shall be required to enter into a
development agreement with the County to ensure primary residential occupancy by actively employed households is
maintained prior to recordation of final plat or issuance of a building permit for the applicable development. Each housing
unit designated for primary restricted residential occupancy by an actively employed household (an HDHO unit) shall also
include a deed restriction attached to its title in accordance with the standards set forth in this section. Grand County
reserves the right to revoke, deny or suspend any permit, including a land development permit, conditional use permit,
building permit, certificate of occupancy, or discretionary approval if the standards of this section are not met.
The developer has submitted a development agreement to the County following the standard form provided by the County.
Staff will request that the County Attorney review prior to County Council. Application of the HDH-10 Overlay to the subject
parcel is contingent upon the County Attorney’s and Council’s approval of the development agreement. Because a
preliminary plat approval is contingent upon application of the HDH-10 Overlay, the development agreement will be part of
the County Council’s review, and approval or denial. If the HDH-10 Overlay is approved and the Applicant is permitted to
develop under the HDHO standards (as per the preliminary plat), each deed restricted lot shall be designated on the plat
prior to final plat approval and recordation. Further, each deed restricted lot shall include such restriction on its chain of
title in perpetuity.
PROPERTY HISTORY
The subject parcel currently has one (1) single-family home and a hemp farm.
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NOTICE TO TITLE COMPANY:
SECTION 4 HEREIN REQUIRES EACH DEED OF CONVEYANCE INCLUDE THE DEED
RESTRICTION SET FORTH IN SECTION 4.2
DEVELOPMENT AGREEMENT
AND DEED RESTRICTION
HIGH DENSITY HOUSING OVERLAY DISTRICT Pursuant to Grand County
Code Section 4.7
This DEVELOPMENT AGREEMENT AND DEED RESTRICTION (this
“Agreement”) is made and entered into as of this _22nd___ day of
__August_____________ 2019 (the “Effective Date”) by and between _____Villamayor
LLC ___________, a Utah limited liability company with its principal place of business
located at ___3745 S Spanish Valley Drive_________ (“Owner/Developer”), and Grand
County, a political subdivision of the State of Utah (“County”).
Recitals
1. WHEREAS, Owner/Developer owns that certain property situated in Grand
County, Utah, as more particularly described in Exhibit A (the “Property”), which
is attached hereto and incorporated herein by this reference.
2. WHEREAS, Owner/Developer has requested Grand County to apply the High
Density Housing Overlay District (the “HDHO District Application”) to the
Property to take advantage of the Development Standards and other Development
Incentives set forth in Section 4.7 of the Grand County Land Use Code (“Section
4.7”).
3. WHEREAS, the Grand County Council has, in the exercise of its legislative
discretion and following all required public hearings, approved the application of
the HDHO District to the Property pursuant to the terms and conditions herein
and provided that no fewer than eighty percent (80%) of the units developed on
the Property are deed restricted for Primary Residential Housing for Actively
Employed Households, as defined in Section 4.7.3 of the Grand County Code (the
“Code”).
4. WHEREAS, pursuant to the authority of Utah Code §17-27A-102(1)(b) and
Section 4.7, as amended, the Parties desire to enter into this Agreement for
the purpose of formalizing certain obligations of Owner/Developer with
respect to the Property, and such other
AGREEMENT
NOW, THEREFORE, in consideration of the mutual promises and covenants contained
herein, including approval of the application of the HDHO District to the Property, and
other good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged, the Parties agree as follows:
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1. DEFINITIONS. All terms herein shall have those meanings assigned in Section 4.7
of the Grand County Code (“Section 4.7”).
2. COVENANT TO COMPLY WITH SECTION 4.7. In consideration of the
application of the HDHO District to the Property, and specifically the Development
Standards set forth in Code Section 4.7.5, Owner/Developer hereby covenants and
agrees to strictly comply with the provisions, duties, and obligations of Section 4.7,
which provisions, duties, and obligations are integrated herein by this reference.
3. ADDITIONAL TERMS AND CONDITIONS.

4. DEED RESTRICTION.
•

•

4.1. At least eighty percent (80%) of all Lots or Units developed on the Property
shall be deed restricted for Primary Residential Occupancy for Actively
Employed Households, as designated on the Final Plat or Site Plan.
4.2. Each deed of conveyance for an HDHO Lot or Unit shall include the
following Deed Restriction:
The Property shall be used for Primary Residential Housing for Actively
Employed Households as required by Grand County Land Use Code, Section 4.7,
High Density Overlay Districts Overlay, in perpetuity. The Property is further
subject to the Development Agreement recorded in the real property records of
Grand County, Utah on ______ (Date) at Entry No. ________.
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 upon a violation or breach of this Deed
Restriction by a record owner of any HDHO Lot or Unit.

•

4.3. Each HDHO Unit is required to have and maintain those minimum standards
of physical condition set forth in Exhibit B, Minimum Standards, to Section 4.7,
which Minimum Standards are integrated herein by this reference. 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 upon a violation or breach of this Section
4.3 by a record owner of any HDHO Unit in Grand County.

•

4.4. Owner/Developer shall include the deed restriction contained in Section 4.2
above in each and every deed of original conveyance of an HDHO Lot, and each
deed of conveyance thereafter shall include the same.
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•

4.5. Owner/Developer shall include the deed restriction contained in Sections 4.2
and 4.3 above in each and every deed of original conveyance of an HDHO Unit,
and each deed of conveyance thereafter shall include the same.

5. DEFAULT.
•

•

5.1. Violation or breach of any provision hereunder, or Section 4.7, shall
constitute an Event of Default. Upon the occurrence of any Event of Default, the
County shall provide written notice by certified mail, postage prepaid, to the
defaulting owner at the address on file with the Grand County Assessor’s office,
which notice shall be effective as of the date of deposit in the United States Mail.
The defaulting owner shall have thirty (30) days to remedy the Event of Default,
after which time the County may enforce all remedies available to it under this
Agreement, Section 4.7, or Utah law including specific performance and
monetary fines pursuant to Section 5.2 herein.
5.2. In the event an Event of Default is not cured under Section 5.1 above, fines
in the amount of $50 per day shall accrue until the Event of Default is cured. The
County reserves the right to seek judicial enforcement of these fines, including a
judgment lien and foreclosure.

6. MISCELLANEOUS.
•

•

•

•

6.1. Owner/Developer hereby waives any defenses, rights or remedies that it
might otherwise assert against the County in connection with: (i) the application
of the rule against perpetuities to this Agreement; or (ii) any claim that the
covenants in this Agreement recorded against the HDHO Lots and Units are not
covenants running with the land upon the Property. This waiver shall be binding
upon and inure to the benefit of the successor and assigns of the Owner/Developer
and the County.
6.2. Whenever possible, each provision of this Agreement shall be interpreted in
such a manner as to be valid under applicable law. If any provision of any of the
foregoing Agreement shall be invalid or prohibited under applicable law, such
provisions shall be ineffective to the extent of such invalidity or prohibition
without invalidating the remaining provisions in this Agreement.
6.3. If any party shall take or defend against any action for any relief against
another party arising out of this Agreement, the prevailing party in such action or
defense shall be entitled to reimbursement by the other party for all costs
including, but not limited to, reasonable attorneys' fees and court costs incurred
by the prevailing party in such action or defense and/or enforcing any judgment
granted therein, all of which costs shall be deemed to have accrued upon the
commencement of such action and/or defense and shall be paid whether or not
such action or defense is prosecuted to judgment. Any judgment or order entered
in such action or defense shall contain a specific provision providing for the
recovery of attorneys' fees and costs incurred in enforcing such judgment.
6.4. This Agreement shall be governed by and construed under Utah law.
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•

•

•

•

6.5. Except as otherwise provided herein, the provisions and covenants contained
herein shall inure to and be binding upon the heirs, successors, and assigns of the
parties.
6.6. Paragraph or section headings within this Agreement are inserted solely for
convenience of reference and are not intended to, and shall not, govern, limit or
aid in the construction of any terms or provisions contained herein. Further,
whenever the context so requires herein, the neuter and gender shall include any
or all genders and vice versa and the use of the singular shall include the plural
and vice versa.
6.7. This Agreement may be amended only upon written amendment executed by
both Parties, recorded in the real property records of Grand County, Utah;
provided, however, that all material terms and provisions, including the
percentage of HDHO Lots or Units, may not be amended or modified without
reapplication to the County.
6.8. This Agreement shall be recorded by Owner/Developer prior to recordation
of a final plat or issuance of a building permit for any unit within a site plan
approved hereunder, as required by Section 4.7.

IN WITNESS WHEREOF, this Agreement is effective as of the date first written above.
ATTEST:
________________________ County Clerk
STATE OF UTAH )
COUNTY: Grand County
A political subdivision of the State of Utah
By: ________________________ Name: ________________________ Chair, Grand
County Council
Owner/Developer:
By: ________________________ Name: ________________________ Title:
________________________
) ss COUNTY OF GRAND )
On ________, 2019, _______________ (name), as ___________ (title) of
____________________(entity name), a Utah _________ (entity type), appeared before
me and acknowledged and swore to me that the foregoing Agreement was signed on
behalf of ____________________(entity name) by authority of its Articles of
Organization [OR Incorporation] and Operating Agreement [OR Bylaws].
________________________________ NOTARY PUBLIC
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Exhibit A Real Property Legal Description
PARCEL 1:
BEGINNING AT A POINT BEARS 1151.9 FEET SOUTH AND 347.8 FEET WEST FROM THE
NORTHEAST CORNER SECTION 27, TOWNSHIP 26 SOUTH, RANGE 22 EAST, SALT LAKE
BASE AND MERIDIAN, THENCE NORTH 89°40' EAST 347.6 FEET TO THE EAST LINE OF SAID
SECTION 27; THENCE WITH SAID SECTION LINE SOUTH 00°01' WEST 155.5 FEET; THENCE
SOUTH 89°40' WEST 656 FEET TO EAST RIGHT-OF-WAY OF SPANISH VALLEY DRIVE;
THENCE WITH SAID RIGHT-OF-WAY NORTH 36°12' WEST 192.00 FEET; THENCE NORTH
89°40' EAST 421.6 FEET TO POINT OF BEGINNING.
PARCEL 2:
BEGINNING, AT A POINT WHICH BEARS SOUTH 1018.01 FEET. AND WEST 402.6 FEET
FROM THE NORTHEAST CORNER OF SECTION 27, TOWNSHIP 26 SOUTH, RANGE 22 EAST,
SALT LAKE BASE AND MERIDIAN, AND PROCEEDING THENCE, WEST 89°40' EAST. 402.4
No. 051-5956514
FEET TO THE EAST SECTION LINE OF SAID SECTION 27; THENCE WITH SAID SECTION
LINE S 0°01 WEST 134.3 FEET; THENCE SOUTH 89°40' WEST 401.6 FEET; THENCE N 0°20'
WEST 134.3 FEET. TO THE POINT OF BEGINNING.
PARCEL 3:
BEGINNING AT A POINT WHICH BEARS SOUTH 1018.0 FEET AND WEST 402.6 FEET FROM
THE NORTHEAST CORNER SECTION 27, TOWNSHIP 26 SOUTH, RANGE 22 EAST, SALT LAKE
BASE AND MERIDIAN AND PROCEEDING THENCE SOUTH 0°20' EAST 134.3 FEET; THENCE
SOUTH 89°40' WEST 367.6 FEET TO THE EAST RIGHT OF WAY SPANISH VALLEY DRIVE;
THENCE WITH SAID RIGHT OF WAY NORTH 36°12' WEST 165.6 FEET; THENCE NORTH
89°40' EAST 404.5 FEET TO BEGINNING.
PARCEL 4:
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BEGINNING AT A POINT WHICH BEARS SOUTH 1307.1 FEET AND WEST 289.7 FEET FROM
THE NORTHEAST CORNER OF SECTION 27, TOWNSHIP 26 SOUTH, RANGE 22 EAST, SALT
LAKE BASE AND MERIDIAN, AND RUNNING THENCE NORTH 89°40' EAST 289.3 FT. TO THE
EAST SECTION LINE OF SAID SECTION 27; THENCE WITH SAID SECTION LINE SOUTH
0°01' WEST 186.8 FEET TO THE NORTHEAST CORNER OF REID SUBDIVISION; THENCE
WITH THE NORTH BOUNDARY OF SAID REID SUBDIVISION THE FOLLOWING TWO
COURSES: 1) SOUTH 89°37' WEST 258.8 FEET; AND 2) SOUTH 59°13' WEST 213.7 FEET TO
THE EAST RIGHT OF WAY LINE OF SPANISH VALLEY DRIVE; THENCE WITH SAID RIGHT OF
WAY LINE OF SPANISH VALLEY DRIVE THE FOLLOWING TWO COURSES: 1) NORTH
35°47'22" WEST 132.8 FEET; AND 2) NORTH 36°12' WEST 230.9 FEET; THENCE NORTH
89°40' EAST 367.2 FEET TO THE POINT OF BEGINNING.
Said property is also known by the street address of:
3745 S Spanish Valley Drive, Moab, UT 84532

Exhibit B Narrative Summary
It is our goal to work closely with Grand County to develop and make available housing
that is accessible and affordable in Spanish Valley. We feel this property has the
potential to meet these goals. The property in total is 7.9 acres. We plan to keep as much
of the natural landscape and open space as possible. Our project as viewed on the site
plan will include 78 new units and 1 existing home. The first phase will include building
A and building C (both a smaller floor plan 12 plex). The second phase will be
construction of building B and building D (a larger floor plan 12 plex). The first 48 units
will be completely deed restricted as required by 4.7.6.B. The third phase will be
building G E and F. Building G is a 6 plex with no deed restrictions. Building E and F
will be the lager floor plan 12 plex and the top two floors (8 units per building will be
deed restricted in accordance with 4.7.6.B, while the bottom floor of each building will
not be deed restricted ( 4 units per building). In total we will provide a total of 64 deed
restricted units and 14 unrestricted units. All architectural style and development features
are presented in the site plan and building plans.
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DRAINAGE REPORT
For The

SANDSTONE CONDOS
Located in

GRAND COUNTY, UTAH
Tuesday, September 10, 2019

Prepared by:
Shawn Herring
Region Engineering & Surveying
1776 North State Street #110
Orem, Utah 84057
(801) 376-2245

1
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Project Location & Description
The proposed project is located in Grand County, part of Utah. Located at approx. 3206
South Spanish Valley Drive.

Existing Conditions
The subject property is currently vacant with no use on site. Development surrounds the
site on all sides. Terrain of the site runs mostly Northwest at a slope of -0.75%, but the
site generally contains its own water, therefore no historical drainage patterns/concerns
are visible.

Drainage Design Criteria
Storm water runoff will be collected in a system of gutters and curb inlet boxes, and will
utilize multiple LID swales within planter areas. The swales will terminate at SD Sumps
that collect the drainage within 2 ponds. Based on the provided calcs, the sumps and
ponds are adequate enough to handle the site drainage for the 25 year storm.
All planter areas to be utilized as LID areas, whether a sump exists or not. Any overflow
exceeding the capacity of the sumps and LID areas will ultimately end up at the 2 pond
sites. In the event of a larger storm (100 year+) the runoff will overtop the SW corner
and into the main road.

Stormwater Quality
Best Management Practices will be used during construction to minimize the amount of
sediment leaving the site. The following BMP’s are anticipated: use of a silt fence along
the down-gradient side of the project; the use of traffic/truck stabilized construction
entrances and inlet protection where necessary. The BMP’s are shown and noted within
the construction drawings on sheets EC-01 and EC-02.

Conclusion & Acceptance
This report for the drainage design of The Sandstone Condos was prepared by me (or
under my direct supervision) and was designed to comply with the local provisions. I
understand that Grand County does not and will not assume liability for drainage
facilities design.

2
PC Packet Materials 10-08-19
Page 81 of 100

Appendices
A. STORM DRAIN MAP
B. STORM CALCULATIONS

3
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SANDSTONE CONDOS
Storm Calcs
Storm Drainage Requirements
(Rational Method)
Design Criteria
Intensity Table:
Return Period:

GRAND COUNTY
25 year storm event

Manhole Volume (Inside Volume)
Volume Inside Manhole:
where,
Inside Diameter (ID) =
4 ft.
Section Height (H) =
10 ft.

V

p * ID2 * H

V 

4

p * 52

*8

V=

125.6 cu. ft.

V=

34.3 cu. ft.

V=

531.3 cu. ft.

V=

691.2 cu. ft.

A=3.14*10*16

A=

565.2 sq. ft.

A=3.14*(16)^2/4

A=

113.0 sq. ft.

A=

678.2 sq. ft.

4

Volume Inside Cone:
Volume of Voids in Gravel
Volume Outside of Manhole Section (Using a 4' gravel envelope and a 2' gravel base)
where,
Gravel (OD)=
12 ft.
p * OD 2
p * MD 2
Manhole (MD)=
5 ft.
V 
* GH 
* MH
4
4
Gravel Height (GH)=
15 ft.
Manhole Height (MH)=
3 ft.
40%
% void space (VR)=

 * VR

Total Sump Water Storage Volume (per sump)
Percolation Area per Sump:
where,
Gravel OD
12 ft.
H=
15 ft.

Side Area:
A=p * H * Gravel OD
Bottom Area:
A=p * (Gravel OD)^2 / 4

Subdivision Parameters

SANDSTONE CONDOS

Subdivision Name
Number of Lots
Total Right of Way Area
Total Lot Area (& Storm Drainage Site)
Total Subdivision Area
Average Infiltration Rate

1
0
7.800
7.800
10

Weighted "C" Value Calculation
Surface Type
Hard Surface
Landscape/Open Space
Totals

Area
220,849
118,919
339,768

acre
acre
acre
min/inch

=
=
=
=

"C" Value
0.90
0.15

(Total C*A)/(Total Area)

Weighted "C" Value =

0
339768
339768
6.000

sq. ft.
sq. ft.
sq. ft.
inches/hour

C*A
198,764
17,838
216,602
0.638

Drainage Requirement Calculation
Number of Sumps
Infiltration per Sump
Total Sump Infiltration

Duration
(min)
5
10
15
30
60
120
180
360
720
1440

2
0.094
0.188

Storm
Intensity
(in/hr)
3.84
2.94
2.48
1.72
1.09
0.62
0.45
0.30
0.16
0.10

cfs
cfs

Weighted Subdivision
"C"
Area
(sq.ft.)
0.638
339768
0.638
339768
0.638
339768
0.638
339768
0.638
339768
0.638
339768
0.638
339768
0.638
339768
0.638
339768
0.638
339768

POND 'A'
POND 'B'
VOLUME REQUIRED
16500
14320
28,421

Stormwater
Flow
(cfs)
19.25
14.74
12.43
8.62
5.47
3.11
2.26
1.50
0.79
0.50

Accumulated
Total
Infiltration Rate
Flow
Infiltration
(cf)
(cfs)
(cf)
5,776
0.188
57
8,845
0.188
113
11,191
0.188
170
15,523
0.188
339
19,675
0.188
678
22,382
0.188
1,356
24,368
0.188
2,035
32,490
0.188
4,069
34,223
0.188
8,139
43,320
0.188
16,278

VOLUME PROVIDED
30820

Required
Storage
(cf)
5,720
8,732
11,022
15,184
18,996
21,026
22,333
28,421
26,084
27,043

Available
Storage
(cf)
1,382
1,382
1,382
1,382
1,382
1,382
1,382
1,382
1,382
1,382

Note 1:

Note 2:
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regiondesignllc.com

1776 N. State St. #110
Orem, UT 84057
P: 801.376.2245

region

Engineering
& Surveying
N 89°40'00" E 858.71'
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6
2'1

°1
36
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'
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S

5
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'0
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0
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'
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PROJECT #
REVISIONS:
1
2
3
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AGENDA SUMMARY
GRAND COUNTY COUNCIL PLANNING COMMISSION
October 8, 2019
Agenda Item:
TITLE:
FISCAL IMPACT:

N/A

PRESENTER(S):

Zacharia Levine, Community and Economic Development Director

Prepared By:
ZACHARIA LEVINE
GRAND COUNTY
COMMUNITY &
ECONOMIC
DEVELOPMENT
DIRECTOR

FOR OFFICE USE ONLY:
Attorney Review:
N/A

Discussion on new overnight accommodations development standards

POSSIBLE MOTION:
Discussion only. See Staff recommendation below regarding informal/strawpoll votes.
STAFF RECOMMENDATION:
Staff requests that the County Planning Commission provide clear direction to
Staff on new overnight accommodations development standards through
formal yet non-binding votes/directives.
Based on feedback received over the last six months, staff recommends
prioritizing the following categories/types of use-specific standards.
•
•
•
•
•

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

Staff anticipates that many development standards explored in this process can
apply to both overnight accommodations and new developments writ large.
The attached document includes the standards reviewed by the Planning
Commission to date.
*Staff also encourages PC members to read the highlighted general notes in the
attached summary of findings as of October 4, 2019.
**At a joint Planning Commission – County Council meeting held October 2,
2019, Staff asked the County Council to provide straw poll votes on a number of
the draft standards presented to date. The results of these straw poll votes have
been incorporated into the findings document.
BACKGROUND:
The Grand County Council adopted Ordinance 595 on July 18, 2019, which
restricted overnight accommodations to the newly created use-specific
overnight accommodations overlay zones.
Immediately after adopting Ordinance 595, the County Council adopted
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Resolution 3180, which notifies developers of overnight accommodations of
the County’s intent to adopt new standards related to mixed use, design, and
operational performance within the following 180 days. As such, any overnight
accommodations development applications submitted within the 180-day
period following July 18, 2019 will be subject to the new standards.
The 180-day period ends January 14, 2020.
ATTACHMENT(S):
1. Draft OA standards developed to date.
2. Landmark Design DRAFT OA eligibility districts
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