GRAND COUNTY

Planning Commission

Monday, April 27, 2020
4:30 P.M. Regular Meeting
VIRTUAL MEETING

**PLEASE NOTE: THIS MEETING WILL BE HELD REMOTELY**
Join via Zoom with Meeting ID: 933 0389 6541 and Password: 010138
Or Call in to meeting: 253-215-8782 when prompted, enter meeting ID and password
Written comment can be sent to mdunbarirwin@grandcountyutah.net or comment can be made
by phone at 435-259-1343.
Regular Meeting
Type of Meeting:
Facilitator:

Chair Abigail Scott

Attendees:

Planning Commissioners, interested citizens, and staff

4:30 PM
Regular Meeting

Chair

Citizens to be heard

Chair

Ex Parte Communications

Chair

Action Item
Public Meeting

Approval of Meeting Minutes from April 7, 2020

Staff

Discussion Item

General Plan

Chair

Action Item
Public Hearing

OK RV Park Overnight Accommodations Overlay (Adam
Oris, Funstays LLC) at 3324 Spanish Valley Drive

Staff

Action Item
Public Hearing

Willow Springs Overnight Accommodations Overlay
(Reed Pendleton) at 13733 North Highway 191

Action Item
Public Hearing

DiscoPlex HDHO-5 Subdivision (Eric Plourde and Kara
Stoner) at 2600 Desert Road

5:00 PM

Future Considerations
County Council Update – Jaylyn Hawks

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.
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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.
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Agenda Summary
GRAND COUNTY PLANNING COMMISSION
April 27, 2020
TITLE:

OK RV Park Overnight Accommodations Overlay

FISCAL IMPACT:

N/A

PRESENTER(S):

Community and Economic Development Staff

Prepared By:
GRAND COUNTY
COMMUNITY
DEVELOPMENT

FOR OFFICE USE ONLY:
Attorney Review:
N/A

MOTION :
Move to send a favorable recommendation to apply the Overnight
Accommodations Overlay (OAO) to Grand County parcel numbered 02-00220086 located at 3324 Spanish Valley Drive.
1. Applicant records a Land Use Restriction Agreement on the property
specifying there will be no overnight rental of any sites to anyone
other than employees of Funstays LLC, Moab location.
STAFF RECOMMENDATION:
Staff is moderately supportive of this application due to the purpose of
providing on-site, affordable housing for employees. The parcel is contiguous
with a similar use – the existing OK RV Park – and application of the –OAO to
this parcel will not add to the overnight lodging rooms in Moab. However,
Planning Commission should consider the possible precedent set by using the –
OAO to allow long-term camping in recreation vehicles on private property,
something which is currently disallowed unless it is for overnight rental at a
campground. Staff acknowledges the need for affordable, temporary housing
for seasonal workers, however, and feels this is a reasonable approach to attain
it.
BACKGROUND:
Applicant wants to provide RV sites for employee housing contiguous to the
campground at which the employees work.
ATTACHMENT(S):
1. Application Statement
2. Master Plan
3. Site Plan
4. Survey
5. Surrounding Property Map
6. Development Agreement
7. Tax Roll (available on request)
8. Title report (available on request)
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STAFF REPORT

COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT
GRAND COUNTY, UTAH
DATE: Monday, April 27, 2020
TO: Grand County Planning Commission
SUBJECT: OK RV Park Overnight Accommodations Overlay (OAO) Application
PROPERTY OWNER: Funstays OK LLC
PROP. OWNER REP: Adam Oris and Ron Krist
ENGINEER: Set Engineering LLC – Andrew Rapiejko
PROPERTY ADDRESS: 3324 Spanish Valley Drive
SIZE OF PROPERTY: 1 acre
EXISTING ZONE: Rural Residential
EXISTING LAND USE: Single family home (1)
ADJACENT ZONING AND LAND USE(S): Rural Residential
APPLICATION TYPE
Overnight Accommodations Overlay (OAO) – Campground / Employee Housing
STAFF RECOMMENDATION: Approve with Conditions
Comments (optional): The applicant should be required to record a land use restriction governing the employee
housing component of their request. Also, staff is providing moderate support for the application (rather than full
support) because it does not meet many of the other legislative goals of the –OAO ordinance.
APPLICATION PROCEDURE
Decision Type: Legislative
Public Notices: ☐ Public Meeting at:
☐ Planning Commission
☐ County Council
Attachments:

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

☒ Public Hearing at:
☒ Planning Commission
☒ County Council
☒ Legal Description
☐ Public Comments
☐ Agency Comments
☒ Response to Standards
☒ Other: OAO Materials

SUMMARY OF REQUEST
Applicant is requesting application of the Overnight Accommodations Overlay to their property for the purpose of
employee housing. They are proposing six RV sites adjacent to the existing OK RV Park. These sites will be
used exclusively for employee housing at the park, in addition to the existing single family home on the property.
Applicant is proposing to record a deed restriction on the property guaranteeing sites will be used for employee
housing only.
SITE IMPROVEMENTS / ADDITIONS / CHANGES
4
Applicant will dedicate road right of way and carry out appropriate improvements. They will run all necessary

utilities to the site and will need to improve access for larger vehicles. A screening fence is planned surrounding
the property.
CONSIDERATIONS FOR APPROVAL, DENIAL, AND/OR POSTPONEMENT
Planning Commission will need to consider guidance in 4.6.2 of the LUC, including whether or not this project, on
this parcel, meet the considerations in Section 4.6.7C.2.
COMPATABILITY WITH GENERAL PLAN
The General Plan does not speak directly to this application, and staff does not find any incompatibilities.
COMPATABILITY WITH LAND USE CODE (ZONING)
Application of the Overnight Accommodations Overlay is allowed in this zone. Applicant’s project meets
underlying zone requirements other than the –OAO. Longterm camping in recreational vehicles is prohibited in
Grand County. Applicant is proposing a workaround for this prohibition using the –OAO. Arguably, this is
incompatible with the current Land Use Code.
LAND USE CODE REFERENCE SECTIONS
See below in red text for staff comments.

4.6 -OAO, Overnight Accommodations Overlay Districts Revised 11/19 Revised 3/20
4.6.1 Purpose Revised 11/19 Revised 3/20
The -OAO, Overnight Accommodations Overlay Districts are overlay districts intended to designate subdivisions and
developments within which overnight accommodations are permitted. Overnight accommodations, while part of the Grand
County economy and tradition, are not appropriate in all zone districts and parts of the County. -OAO Districts should be
applied only to parcel(s) planned or historically used primarily for such use and activity, accessible directly by an arterial or
collector street, and where appropriate and compatible with adjacent land uses and neighborhoods.
The -OAO Districts ensure that overnight accommodations are designed and developed in a manner that addresses the
impacts and the increased service needs they generate, including but not limited to traffic, employee housing, natural
resources (e.g., land and water), sewerage, law enforcement, and emergency medical services. The -OAO Districts also
ensure that Grand County maintains a healthy amount of developable commercial land and mix of commercial uses that
support a diverse economy. The -OAO Districts should be applied to ensure that new and redeveloped projects result in
tangible community benefits through the application of creative design, the incorporation and support for mixed uses both on
site and elsewhere in the community, and through the provision and support for public uses and spaces to provide a
balanced community structure. [Ord. 607, 2020; Ord. 595, 2019.]

The intent of this application is outside the purview of the –OAO, as written, however, it does provide a
community benefit of presumably affordable employee housing. Without a guarantee of affordability, this project
does not incorporate any of the other intentions of the –OAO District.

4.6.2 Applicability Revised 3/20
The regulations set forth in this section may be applied to real property located within the -OAO boundaries shown on Exhibit
A to the ordinance codified in this section upon application to and approval by the County Council pursuant to the provisions
herein.
When approving or denying an -OAO District application, the Council shall consider and make findings related to the impact
of the proposed development on:
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A.

Grand County’s effort to achieve or maintain a balanced ratio of mixed uses in the County, including residential, lodging,

and commercial uses; and
1.

In determining what constitutes a balanced ratio of mixed uses, the County Council shall consider the following

factors:
a. Grand County’s early 2019 development ratio of 1.4 overnight accommodation units to one primary
residential unit; This ratio has not changed significantly since the adoption of the --OAO ordinance.
b. Carrying capacity analyses or additional studies specific to Grand County; and Such analyses have not

yet been completed.

c.

The considerations of interest in Section 4.6.7C.2.g(1). See applicant statement.

Upon approval, and subject to all applicable zoning regulations, the development agreement and master plan shall control
development of the applicable real property.
[Ord. 607, 2020; Ord. 595, 2019.]

4.6.4 Allowed Uses
Uses allowed in the -OAO Districts shall be as specified in the underlying base district together with permissible overnight
accommodations occupied for time periods of less than 30 days. Accordingly, overnight accommodations developments
shall be allowed to incorporate new residential and commercial uses otherwise allowed by the underlying base district.
Existing overnight accommodations developments shall not be allowed to expand the number of spaces, lots, or units for
which they were originally approved to use as overnight accommodations. [Ord. 595, 2019.]

The underlying zone is residential, which does not allow occupancy of non-IRC, non-HUD compliant structures. It
also does not allow for commercial activities. While the proposed development is intended to provide employee
housing, it is certainly connected to the campground on the adjacent parcel.
4.6.5 Design Standards in -OAO Districts Revised 3/20
Unless otherwise specified below, all development in an -OAO District shall comply with the design standards of the
underlying zoning district and this Section 4.6, as amended.
A.

Energy Addressed at site plan / no elements of this proposal qualify to meet this standard.
1.

OAO developments in the OAO-Hotel/Motel District and residential units used for overnight accommodations in

the OAO-Residential District and all structures owned or managed by OAO developments in the OAORV/Campground District shall produce 80 percent of their energy needs on site through solar, geothermal, or other
renewable energy sources.
2.

OAO developments are encouraged to purchase their remaining energy needs through renewable energy

programs and credits.
3.

OAO developments may meet these energy requirements by submitting a certification through the Green Building

Council (LEED Zero or better), Living Building Challenge, Net Zero Building Certification, or other established industry
standard.
4.

OAO developments shall submit an annual report demonstrating compliance with the above standards by

notarized affidavit to the County on or before January 31st each year. Failure to comply with this requirement could
result in the loss of a business license.

6

B.

Water Not applicable to campgrounds without permanent structures. Current proposal has no new structures.
1.

OAO developments shall install the largest feasible rainwater catchment system based on rooftop size, layout,

and an analysis of average storm events, as demonstrated by a stamped engineering plan; provided, however, that
developers shall not be required to install systems that would generate more water than is needed to satisfy a
development’s outdoor water/landscaping irrigation needs.
a.

OAO developments shall use the water for beneficial on-site uses such as reducing the use of culinary water

for landscaping irrigation. Unless exempt, developers shall register their capture and storage of precipitation with
the State of Utah Division of Water Rights prior to placing the water to beneficial use.
2.

OAO developments shall include greywater reuse systems for all shared or group shower or laundry facilities and

use the greywater for beneficial on-site uses such as reducing the use of culinary water for landscaping irrigation.
3.

OAO developments shall utilize drought-resistant, water-wise, and xeriscape landscaping design principles. Turf

grass may not exceed 10 percent of the landscaped area or 3,000 square feet, whichever is less.
4.

To the maximum extent possible, OAO developments shall utilize bio-retention and bio-infiltration systems to

manage storm water runoff.
C.

Transportation
1.

OAO developments shall incorporate into their subdivision plat or site plan the following transportation

infrastructure:
a.

Space to accommodate a transit or shuttle stop. No transit or shuttle stop is delineated on the site plan.

b.

OAO hotel/motel developments shall provide covered, lockable bike storage at a rate of one space per two

lodging units. Not applicable to campgrounds.
c.

Active transportation and non-motorized trail easements dedicated to the public where identified in the

Grand County Non-Motorized Trails Master Plan. No trail easements are necessary. However, a trail

easement could be provided between this site and the OSTA facility. No trail easements are shown in
the Grand County Non-motorized Trails Master Plan.
d.

Electric vehicle charging stations at the rate of two stations per the first 25 units, with one being ADA-

accessible, and one station per additional 25 units. Charging stations are not delineated on the site plan.
2.

OAO developments shall incorporate into their subdivision plat or site plan transportation solutions that will aim to

reduce projected vehicle trips below the ITE Trip Generation Manual by 20 percent. Seeing as this project is for

employee housing adjacent to the worksite, vehicle trips would be mitigated by proximity.
D.

Mixed Use Applicant has proposed employee housing, which would qualify as mixed use.
1. OAO developments must comply with the assured housing requirements of Section 6.15. Applicant is

proposing workforce housing, though they have not specified a guarantee of affordability.

E.

Open Space
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1.

OAO developments shall incorporate into their subdivision plat or site plan the following usable, functional open

space together with a public access easement at the following levels based on the size of all parcels included in the
development:
a.

Zero to one acre: five percent; all contiguous.

b.

One to two acres: 10 percent; at least half contiguous. Applicant has not dedicated open space on the

master plan, however, there is more than enough available in the current site plan.

F.

c.

Two to five acres: 15 percent; minimum 7,500 square feet of contiguous.

d.

Five or more acres: 25 percent; minimum 7,500 square feet of contiguous.

Height Applicant is not proposing any buildings, and the property is not in a viewshed of importance.
1.

OAO developments shall be required to provide a viewshed analysis as part of their OAO application, which

analyzes the impact of the proposed height and siting of structures on the visibility of surrounding landscape features.
2.

Potential viewshed impacts, as determined by the viewshed analysis, shall be reasonably mitigated, which may

include height and siting restrictions.
3.

OAO developments may be constructed to the maximum height allowed by the underlying zone district only if the

viewshed analysis is determined to show no detrimental impacts on the visibility of surrounding landscape features.
4.
G.

OAO developments shall be subject to the ridgeline standards in Section 6.9.8.

Density and Scale
1.

Hotel/motel and residential developments used for overnight accommodations shall have a maximum building size

of 15,000 square feet and 35 bedrooms.
2.

Hotel/motel and residential developments used for overnight accommodations shall have a maximum project size

of 50,000 square feet and 60 bedrooms.
3.

RV/campground developments shall be limited to a maximum of 60 spaces. Applicant is proposing six RV

sites.

Site Configuration This standard will be more thoroughly addressed at site plan. Applicant has shown
sufficient compliance for the –OAO application.

H.

1.

Primary uses must face the fronting roadway. Where parcel or site configurations create challenges for meeting

this standard, OAO developers shall present alternative use and design features that create an appealing and active
interface with the fronting roadway.
2.

All development must fit the topography of the property. No mass grading or grading of a flat building envelope

(building must step with terrain) is permitted.
3.

Additional off-street parking may be required as necessary to mitigate impacts on adjacent land uses and

neighborhoods as determined by the Zoning Administrator and County Engineer.
I.

Building Design Not applicable to impermanent structures within campgrounds.
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1.

No facade or building wall shall exceed 60 linear feet. More than five feet shift in vertical and horizontal facade is

required for each 30 linear feet.
2.

Building design shall vary between vertical facade divisions and from adjacent buildings by the type of dominant

material or color, scale, or orientation of that material and at least two of the following:

3.

a.

The proportion of recesses and projections;

b.

The location of the entrance and window placement, unless storefronts are utilized;

c.

Roof type, plane, or material, unless otherwise stated in the building type requirements.

No rectangular area greater than 30 percent of a building story’s facade, as measured from floor to floor, may be

windowless, and no horizontal segment of a building story’s facade greater than 15 feet in width may be windowless,
unless otherwise approved. An exception may be considered if the wall area is to be used to display public art (not a
sign).
4.

Air conditioning units and similar mechanical requirements should be avoided on rooftop locations, and fully

screened from view when unavoidable. Rooftop parking shall be shielded from view and integrated into the overall
building design.
5.

Plastic or vinyl awnings are not permitted. Awning types and colors for each building face shall be coordinated.

Awnings must be of solar stabilized materials.
6.

If installed, shutters, whether functional or not, shall be sized for the windows. If closed, the shutters shall not be

too small for complete coverage of the window. Shutters shall be wood or other durable material.
J.

Materials and Colors Not applicable to impermanent structures within campgrounds.
1.

OAO developments shall be constructed of durable primary materials such as stone, brick and adobe-type

materials; wood lap siding; fiber cement board lapped, shingled, or panel; metal siding; glass; or engineered stone.
Aside from solar panels or other infrastructure related to energy efficiency and water use/reuse, OAO developments
shall utilize nonreflective materials.
2.

OAO developments shall utilize earth tone colors that are complementary to the surrounding landscape and visual

backdrops. Exceptions shall be allowed for public art.
[Ord. 607, 2020; Ord. 595, 2019.]

4.6.6 Use and Occupancy Standards Revised 3/20
C. Recreational Vehicle, Campground, and Travel Trailer Park Applicant has sufficiently complied with all of these

standards.

Recreational vehicle, campground, and travel trailer parks shall comply with the following standards:
1.

Each space may be occupied only by persons using “park model” units, travel trailers, truck campers, small cabins

(traditional KOA-style), and tents for overnight, short duration, or seasonal camping;
2.

Each space RV/travel trailer space shall be at least 1,200 square feet in area;
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3.

Each cabin or tent space shall be at least 800 square feet in area;

4.

Each space shall be at least 30 feet in width;

5.

Each park shall be served by public water and sewer facilities;

6.

No space shall be located more than 200 feet from a water and sewage service building;

7.

The County may require landscaping and screening pursuant to the provisions of Section 6.4, Landscaping and

Screening; and
8.

One tree of a species suitable for the area shall be provided for each two spaces, and shall be located in close

proximity to those spaces. (Existing trees on the site may be used to satisfy this requirement.)

PROPERTY HISTORY
One single-family house currently used for employee housing for OK RV Park. The adjacent parcel is home to
the OK RV Park, was was a legal nonconforming use until the property was brought into the recently adopted –
OAO RV/Campground district.
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DocuSign Envelope ID: 932E1C68-F513-456D-9F62-B1C120AC367E

Master Plan
for
OK RV Park Employee Lot
3324 Spanish Valley Drive, Moab, Utah 84532
January 29, 2020
I, Adam W. Oris, represent the ownership group for Funstays OK, LLC (dba OK RV Park)
at 3310 Spanish Valley Drive in Moab, Utah. We are seeking Grand County’s approval to apply
an existing Overnight Accommodations Overlay District (“OAO District”) to a one-acre lot that is
adjacent to the OK RV Park and currently zoned Rural Residential, located at 3324 Spanish Valley
Drive (the “Property”). Our sole purpose in requesting this overlay is provide additional housing
for our park employees. There is a single-family home on this Property that is currently being used
by one of our maintenance employees. We would like to create 6 new RV Sites on the Property
for the use of our employees only.
We believe that a new overlay allowing this use would benefit Grand County by providing
affordable housing for employees living in the County while also ensuring that the OK RV Park,
being fully staffed, continues to benefit the County’s and Moab’s tourism industry. In no way do
we intend for this development to be an expansion of the RV Park’s commercial operations or for
the 6 sites and house to be rented out to the public for overnight use.
Pursuant to Section 4.6.7(C)(2)(g) of the Grand County Land Use Code (LUC), as
amended, the following addresses specific benefits and potential concerns regarding our proposed
development and the application of the OAO District to authorize employee housing on the
Property.
Workforce incentive. Our RV Park provides a unique service to Grand County and is unlike
other RV parks in the area. We have several rental RVs, tents, and cabins that a provide a fun and
affordable way for visitors to enjoy Moab and the surrounding area. With this unique service, we
are also able to provide unique employment opportunities in Grand County. Our operation requires
a minimum of 4 full-time cleaners, 3 full-time maintenance workers, 4 office workers, and 2 backend employees to manage financials and communications with guests.
Affordable Housing Demand. The park also requires around-the-clock readiness for our
guest’s needs, just like a hotel would have. It has worked out great for us to have some of our
employees living at the park because of this. It has been a symbiotic arrangement because there is
a demand from many campground employees to be given a site to live in as well. Although initially
the plan is for the employees to use their own RVs for these employee sites, we intend to fill these
sites in the future with more permanent structures, such as park model homes. Some of the
employees we intend to house in the lot have already expressed an interest in buying their own
park model homes to use in their designated sites.
Continuing Benefits to the County. We intend to expand our operations to other parks in
other areas. We are in the process of acquiring a new park in Durango, Colorado and other areas.
We intend to make Grand County, and specifically OK RV Park, the base of our nationwide
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operations. We anticipate that other positions will need to be filled in the future for this, and it is
likely that these new individuals will need employee housing, which the proposed overlay plan
would allow.
Potential Concern about Expansion of Overnight Accommodations. We can certainly
understand there may be a concern that we would use the proposed overlay to expand our
commercial operations and rent to guests. We are happy to provide anything the County requests
to alleviate these concerns in addition to a land use restriction agreement (LURA), including but
not limited to proof of leases for employees given a site, and/or affidavits from these employees
and the ownership. Furthermore, these sites will be separated by either fencing or landscaping from
the current park. These sites will also not be shown on our “park map” that is advertised to the
public.
OK RV Park is a clean, quiet, family friendly RV Park. It is a very desirable park to work
for and employee sites are in high demand. We would greatly appreciate the ability to provide our
employees a place to live and to receive the benefit of an on-site staff.
Sincerely,
1/29/2020

____________________________
Adam W. Oris, Member
Funstays OK, LLC
3310 Spanish Valley Drive
Moab, Utah 84532
435.259.1400
Required Exhibits for Master Plan
Exhibit A: Legal Description of the Property.
Exhibit B: Preliminary Title Report of the Property
Exhibit C: 2019 Tax Roll Master Records for the Property and the OK RV Park
Exhibit D: Certified Boundary Survey
Exhibit E: List of Surrounding Property Owners and their Legal Mailing Addresses
within 100 Feet of the Exterior Boundary of the Property
Exhibit F: Conceptual Site Plan
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EXHIBIT E
(List of Surrounding Property Owners)
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Exhibit E
List of Surrounding Property Owners and their Addresses Within 100 feet of Property

Robby Joe Lovato: 3250 Spanish Valley Drive, Moab, Utah 84532
Grand County Rodeo Grounds: 3290 Spanish Valley Drive, Moab, Utah 84532
Keith Alvin Reynolds: 3340 Spanish Valley Drive, Moab, Utah 84532
George S. Simons: 3360 Spanish Valley Drive, Moab, Utah 84532
Grus LLC: 3081 Spanish Valley Drive, Moab, Utah 84532
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EXHIBIT F
(Conceptual Site Plan)
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DEVELOPMENT AGREEMENT
Pursuant to Grand County Land Use Code Section 4.6
This DEVELOPMENT AGREEMENT (“Agreement”) is entered into this
day of
, 2020 (“Effective Date”) by and between Grand County, a political subdivision of the State
of Utah (“County”), and OK Funstays, LLC, a Utah limited liability company with its principal
place of business located at 3310 Spanish Valley Drive, Moab, Utah 84532. The County and
Owner are referred to collectively herein as the “Parties,” and individually as a “Party.”
RECITALS
A.
WHEREAS, Owner owns that certain rural residential property located at 3324
Spanish Valley Drive in Moab, Utah and legally described in Exhibit A (the “Property”), which
is attached hereto an incorporated herein by reference.
B.
WHEREAS, the Property is adjacent to OK RV Park located at 3310 Spanish
Valley Drive in Moab, Utah, which operates as a commercial RV Park and campground that has
been granted legal overnight accommodations use.
C.
WHEREAS, Owner’s development plan includes using an existing house on the
Property and creating six new RV sites on the Property all for the exclusive use of housing for
employees of OK RV Park (“the Project”).
D.
WHEREAS, Owner has requested that Grand County apply the Overnight
Accommodations Overlay District (“OAO District”) to the Property pursuant to Section 4.6 of
the Grand County Land Use Code (the “Code”) not to expand Owner’s overnight
accommodations business, but rather to provide for said employee housing.
E.
WHEREAS, the Grand County Council has, in the exercise of its legislative
discretion and by following all required public hearings, approved the application of the OAO
District to the Property pursuant to the terms and conditions herein.
F.
WHEREAS, pursuant to Utah Code § 17-27A-102(1)(b), and Section 4.6, as
amended, the Parties desire to enter into this Agreement for the purpose of formalizing certain
obligations of Owner with respect to the Property, and such other matters as the County and
Owner have agreed as particularly set forth below.
AGREEMENT
1.

COVENANT TO COMPLY WITH CODE. In consideration of the application of the
OAOD District to the Property, Owner/Developer hereby covenants and agrees to strictly
comply with the provisions, duties, and obligations of Section 4.6 of the Code, which
provisions, duties, and obligations are integrated herein by this reference.

2.

RESTRICTIONS.
2.1.

The use and occupancy of the existing house and six RV sites on the Property shall
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be limited exclusively to such employees who are employed by OK RV Park, located
at 3310 Spanish Valley Drive in Moab, Utah.
2.2.

Owner/Developer shall include the following deed restriction in each and every deed
of original conveyance of the Property, and each deed of conveyance thereafter shall
include the same:
The Property shall be used for housing of employees who are
employed by commercial use of the adjacent parcel located at
3310 Spanish Valley Drive in Moab, Utah, in perpetuity. The
Property is further subject to the Development Agreement and
Master Plan recorded in the real property records of Grand
County, Utah on
(Date) at Entry Nos. and
.

2.3.

With the exception of the existing house on the Property, structures are limited to
RVs, travel trailers, truck campers, small cabins (traditional KOA-style), or like
structures intended for seasonal, on-site accommodations. All structures shall, at a
minimum, meet the ANSI and NAFPA minimum standards. No on-site tent camping
or yurts shall be allowed.

2.4.

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 Agreement or
Section 4.6 of the Code by a record owner of any OAOD Lot or Unit in Grand County.

3.

DEFAULT.
3.1.

Violation or breach of any provision of this Agreement, or Section 4.6 of the Code,
as amended, 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 4.6 of the Code, or Utah law including specific performance and monetary
fines pursuant to Section 4.3 herein.

3.2.

Unless otherwise provided for in Section 4.6 of the Code, as amended, in the event
an Event of Default is not cured under Section 4.1 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.

4.

MISCELLANEOUS.
4.1.

Owner/Developer hereby waives any defenses, rights or remedies that it might
2
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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 Property are not covenants running with the land.
This waiver shall be binding upon and inure to the benefit of the successor and assigns
of the Owner/Developer and the County.
4.2.

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.

4.3.

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.

4.4.

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

4.5.

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.

4.6.

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.

4.7.

Except for legislative changes of Section 4.6 of the Code which are incorporated
herein, 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 OAOD
Lots or Units, may not be amended or modified without reapplication to the County.

4.8.

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.

3
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IN WITNESS WHEREOF, this Agreement is effective as of the date first written above.
COUNTY: Grand County
A political subdivision of the State of Utah

ATTEST:

_________________________________
Name:
Chair, Grand County Council

County Clerk

OWNER/DEVELOPER:
__________________________________
Adam Oris, Member
OK Fun Stays, LLC

STATE OF UTAH
COUNTY OF GRAND

)
) ss
)

On _________________, 2020, Adam Oris, as Member of Funstays OK, LLC, a Utah limited
liability company, appeared before me and acknowledged and swore to me that the foregoing
Agreement was signed on behalf of Funsays OK, LLC, by authority of its Articles of Organization
and Operating Agreement.
_____________________________
, Notary Public

4
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EXHIBIT A
Legal Description of 3324 Spanish Valley Drive, Moab, Utah 84532
BEGINNING AT A CORNER ON THE SOUTH SIDE OF SPANISH VALLEY DRIVE, SAID
CORNER BEARS EAST 2244.2 FEET, THENCE NORTH 1208.0 FEET FROM THE SW
CORNER OF SECTION 22, T26S, R22E, SLM, AND PROCEEDING THENCE S 47 DEG.
45’ E 71.3 FEET, THENCE S 45 DEG. 37’ E 94.4 FEET TO A CORNER, THENCE S 4 DEG.
15’ W 230.8 FEET TO A CORNER, THENCE S 6 DEG. 10’ E 416.5 FEET TO A CORNER,
THENCE N 87 DEG. 34’ W 45.7 FEET TO A CORNER, THENCE N 2 DEG. 09’ E 247.9
FEET TO A CORNER, THENCE N 87 DEG. 51’ W 64.4 FEET TO A CORNER, THENCE N
1 DEG. 44’ E 233.4 FEET TO A CORNER, THENCE N 32 DEG. 44’ W 101.2 FEET TO A
CORNER, THENCE N 0 DEG. 09’ E 187.7 FEET TO THE POINT OF BEGINNING.
EXCEPTING therefrom all gas, oil and mineral rights, that have been previously reserved or
transferred in prior documents.
Subject to easements, reservations, rights-of-way, and restrictions, however evidenced.
Tax Parcel No. 02-0022-0086

5
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Agenda Summary
GRAND COUNTY PLANNING COMMISSION
April 27, 2020
TITLE:
FISCAL IMPACT:

N/A

PRESENTER(S):

Community and Economic Development Staff

Prepared By:
GRAND COUNTY
COMMUNITY
DEVELOPMENT

FOR OFFICE USE ONLY:
Attorney Review:
N/A

Willow Springs Campground Overnight Accommodations Overlay (OAO)

MOTION :
Motion 1:
Move to send a favorable recommendation to apply the Overnight
Accommodations Overlay (OAO) to Grand County parcel numbered 04-00200038, located at 13733 North Highway 191.
STAFF RECOMMENDATION:
Staff has no specific recommendation for the Planning Commission on this
project, and encourages the Commissioners to examine surrounding uses in the
area and decide how and if the OAO will be applied to this node. Staff also
points the Commissioners to the “considerations for approval” section of the
Staff Report.
BACKGROUND:
Applicant has been involved through the development process of the OAO
standards and is prepared to meet all requirements with this project.
ATTACHMENT(S):
1. Application Statement
2. Master Plan
3. Site Plan
4. Survey
5. Development Agreement
6. Access & Traffic Status Report
7. Access Exhibit
8. Mixed Use Exhibit
9. Preliminary PWS System
10. Wastewater Proposal
11. Occupancy Summary
12. Site Photos
13. Owner Authorization (available on request)
14. Tax Roll (available on request)
15. Title report (available on request)
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STAFF REPORT

COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT
GRAND COUNTY, UTAH
DATE: Monday, April 27, 2020
TO: Grand County Planning Commission
SUBJECT: Willow Springs Overnight Accommodations Overlay (OAO) Application
PROPERTY OWNER: Paul and Vickie Morris
PROP. OWNER REP: Reed Pendleton
ENGINEER: Set Engineering LLC – James Green
PROPERTY ADDRESS: 13733 North Highway 191
SIZE OF PROPERTY: 12.41
EXISTING ZONE: Resort Special (RS)
EXISTING LAND USE: Vacant
ADJACENT ZONING AND LAND USE(S): Range & Grazing (RG), Resort Special (RS) & Highway Commercial
(HC)
APPLICATION TYPE
Overnight Accommodations Overlay (OAO) - Campground
STAFF RECOMMENDATION: Choose an item.
Comments (optional): Staff has no specific recommendation for the Planning Commission on this project, and encourages
the Commissioners to examine surrounding uses in the area and decide how and if the OAO will be applied to this node.
Staff also points the Commissioners to the “considerations for approval” section of the Staff Report.
APPLICATION PROCEDURE
Decision Type: Legislative
Public Notices: ☐ Public Meeting at:
☐ Planning Commission
☐ County Council
Attachments:

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

☒ Public Hearing at:
☒ Planning Commission
☒ County Council
☒ Legal Description
☐ Public Comments
☐ Agency Comments
☒ Response to Standards
☒ Other: OAO Materials

SUMMARY OF REQUEST
Applicant is requesting application of the Overnight Accommodations Overlay to their property for the purpose of
developing a campground. All buildings and water systems will be in compliance with the code, and applicant is
aware of the standards and has worked extensively on design. The applicant owns another campground south
of town. Applicant has been in conference with UDOT regarding a possible access lane off Highway 191. All
noticing requirements were met for this application.
SITE IMPROVEMENTS / ADDITIONS / CHANGES
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Applicant will put in an access road, interior roads, and all site improvements necessary to support the
campground. Grey water is planned for shower and bathroom buildings, and solar will provide power for common
areas. Because campgrounds are exempted from energy requirements, site hookups will be traditional, and
applicant is working with State DEQ to develop an appropriate wastewater system
CONSIDERATIONS FOR APPROVAL, DENIAL, AND/OR POSTPONEMENT
Planning Commission will need to consider guidance in 4.6.2 of the LUC, including whether or not this project, on
this parcel, meet the considerations in Section 4.6.7C.2 (see applicant statement)
Staff is cognizant of a few things regarding recommendation for approval of this project. While there is evidence
of demand for additional camping space in that general area, and it may seem to provide a benefit in relieving
some public land camping, there is no guarantee that those user groups are the same, and that the increased
demand for dispersed camping would be alleviated by another opportunity for formalized campground
camping.This is a hard metric to measure, and the conclusion is dependent largely on best-guesses, absent any
kind of user surveys of dispersed campers.
Staff is also concerned about the potential of increasing development sprawl in the area by 313, and expanding
the north entrance corridor to include that area. The visual impact of a campground adjacent to the highway in
this location will be significant, particularly because, as a campground, the visual is simply a line of RVs, rather
than a building which would be required to blend into the landscape. The campground owner has no control over
the appearance of individually owned RVs. However, a larger building might have an even bigger impact on
viewshed in this area, leaving a matter to weigh carefully.
COMPATABILITY WITH GENERAL PLAN
The General Plan does not speak directly to this application, and staff does not find any incompatibilities.
COMPATABILITY WITH LAND USE CODE (ZONING)
Application of the Overnight Accommodations Overlay is allowed in this zone. Applicant’s project meets
underlying zone requirements other than the –OAO.
LAND USE CODE REFERENCE SECTIONS
See below in red text for staff comments.

4.6 -OAO, Overnight Accommodations Overlay Districts Revised 11/19 Revised 3/20
4.6.1 Purpose Revised 11/19 Revised 3/20
The -OAO, Overnight Accommodations Overlay Districts are overlay districts intended to designate subdivisions and
developments within which overnight accommodations are permitted. Overnight accommodations, while part of the Grand
County economy and tradition, are not appropriate in all zone districts and parts of the County. -OAO Districts should be
applied only to parcel(s) planned or historically used primarily for such use and activity, accessible directly by an arterial or
collector street, and where appropriate and compatible with adjacent land uses and neighborhoods.
The -OAO Districts ensure that overnight accommodations are designed and developed in a manner that addresses the
impacts and the increased service needs they generate, including but not limited to traffic, employee housing, natural
resources (e.g., land and water), sewerage, law enforcement, and emergency medical services. The -OAO Districts also
ensure that Grand County maintains a healthy amount of developable commercial land and mix of commercial uses that
support a diverse economy. The -OAO Districts should be applied to ensure that new and redeveloped projects result in
tangible community benefits through the application of creative design, the incorporation and support for mixed uses both on
site and elsewhere in the community, and through the provision and support for public uses and spaces to provide a
balanced community structure. [Ord. 607, 2020; Ord. 595, 2019.]

This application meets the intent of the –OAO, including a mixed use proposal. Applicant has not indicated
when
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the mixed use will be developed, however.

4.6.2 Applicability Revised 3/20
The regulations set forth in this section may be applied to real property located within the -OAO boundaries shown on Exhibit
A to the ordinance codified in this section upon application to and approval by the County Council pursuant to the provisions
herein.
When approving or denying an -OAO District application, the Council shall consider and make findings related to the impact
of the proposed development on:
A.

Grand County’s effort to achieve or maintain a balanced ratio of mixed uses in the County, including residential, lodging,

and commercial uses; and
1.

In determining what constitutes a balanced ratio of mixed uses, the County Council shall consider the following

factors:
a. Grand County’s early 2019 development ratio of 1.4 overnight accommodation units to one primary
residential unit; This ratio has not changed significantly since the adoption of –OAO ordinance.
b. Carrying capacity analyses or additional studies specific to Grand County; and Such analyses have not

yet been completed.

c.

The considerations of interest in Section 4.6.7C.2.g(1). See applicant statement.

Upon approval, and subject to all applicable zoning regulations, the development agreement and master plan shall control
development of the applicable real property.
[Ord. 607, 2020; Ord. 595, 2019.]

4.6.4 Allowed Uses
Uses allowed in the -OAO Districts shall be as specified in the underlying base district together with permissible overnight
accommodations occupied for time periods of less than 30 days. Accordingly, overnight accommodations developments
shall be allowed to incorporate new residential and commercial uses otherwise allowed by the underlying base district.
Existing overnight accommodations developments shall not be allowed to expand the number of spaces, lots, or units for
which they were originally approved to use as overnight accommodations. [Ord. 595, 2019.]

Proposed uses conform to the underlying zone.
4.6.5 Design Standards in -OAO Districts Revised 3/20
Unless otherwise specified below, all development in an -OAO District shall comply with the design standards of the
underlying zoning district and this Section 4.6, as amended.
A.

Energy Addressed at site plan.
1.

OAO developments in the OAO-Hotel/Motel District and residential units used for overnight accommodations in

the OAO-Residential District and all structures owned or managed by OAO developments in the OAORV/Campground District shall produce 80 percent of their energy needs on site through solar, geothermal, or other
renewable energy sources.
2.

OAO developments are encouraged to purchase their remaining energy needs through renewable energy

programs and credits.
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3.

OAO developments may meet these energy requirements by submitting a certification through the Green Building

Council (LEED Zero or better), Living Building Challenge, Net Zero Building Certification, or other established industry
standard.
4.

OAO developments shall submit an annual report demonstrating compliance with the above standards by

notarized affidavit to the County on or before January 31st each year. Failure to comply with this requirement could
result in the loss of a business license.
B.

Water Addressed more thoroughly at site plan, but applicant has provided initial wastewater system design.
1.

OAO developments shall install the largest feasible rainwater catchment system based on rooftop size, layout,

and an analysis of average storm events, as demonstrated by a stamped engineering plan; provided, however, that
developers shall not be required to install systems that would generate more water than is needed to satisfy a
development’s outdoor water/landscaping irrigation needs.
a.

OAO developments shall use the water for beneficial on-site uses such as reducing the use of culinary water

for landscaping irrigation. Unless exempt, developers shall register their capture and storage of precipitation with
the State of Utah Division of Water Rights prior to placing the water to beneficial use.
2.

OAO developments shall include greywater reuse systems for all shared or group shower or laundry facilities and

use the greywater for beneficial on-site uses such as reducing the use of culinary water for landscaping irrigation.
3.

OAO developments shall utilize drought-resistant, water-wise, and xeriscape landscaping design principles. Turf

grass may not exceed 10 percent of the landscaped area or 3,000 square feet, whichever is less.
4.

To the maximum extent possible, OAO developments shall utilize bio-retention and bio-infiltration systems to

manage storm water runoff.
C.

Transportation
1.

OAO developments shall incorporate into their subdivision plat or site plan the following transportation

infrastructure:
a.

Space to accommodate a transit or shuttle stop. No transit or shuttle stop is delineated on the site plan,

however, there appears to be space for one were there to be a need.
b.

OAO hotel/motel developments shall provide covered, lockable bike storage at a rate of one space per two

lodging units. Not applicable to campgrounds.
c.

Active transportation and non-motorized trail easements dedicated to the public where identified in the

Grand County Non-Motorized Trails Master Plan. No trail easements are necessary.
d.

Electric vehicle charging stations at the rate of two stations per the first 25 units, with one being ADA-

accessible, and one station per additional 25 units. Charging stations are not delineated on the site plan.
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2.

OAO developments shall incorporate into their subdivision plat or site plan transportation solutions that will aim to

reduce projected vehicle trips below the ITE Trip Generation Manual by 20 percent. Applicant has not addressed

this issue.
D.

Mixed Use Applicant has provided a mixed use proposal.
1. OAO developments must comply with the assured housing requirements of Section 6.15. Applicant is aware

of the requirements and will comply.

E.

Open Space
1.

OAO developments shall incorporate into their subdivision plat or site plan the following usable, functional open

space together with a public access easement at the following levels based on the size of all parcels included in the
development:
a.

Zero to one acre: five percent; all contiguous.

b.

One to two acres: 10 percent; at least half contiguous.

c.

Two to five acres: 15 percent; minimum 7,500 square feet of contiguous.

d.

Five or more acres: 25 percent; minimum 7,500 square feet of contiguous. A large portion of the property

will remain as undeveloped open space, meeting this requirement.

F. Height Applicant has provided a “street view” sheet which, though it is not a viewshed analysis, should
provide sufficient information to the Planning Commission to decide on this item. The applicant is not proposing
any buildings over 25’ in height, and it can be assumed no RVs will be tall enough to negatively affect viewshed.
It should be noted, however, that this project is directly adjacent to Highway 191 and will be visible from the road.
1.

OAO developments shall be required to provide a viewshed analysis as part of their OAO application, which

analyzes the impact of the proposed height and siting of structures on the visibility of surrounding landscape features.
2.

Potential viewshed impacts, as determined by the viewshed analysis, shall be reasonably mitigated, which may

include height and siting restrictions.
3.

OAO developments may be constructed to the maximum height allowed by the underlying zone district only if the

viewshed analysis is determined to show no detrimental impacts on the visibility of surrounding landscape features.
4.
G.

OAO developments shall be subject to the ridgeline standards in Section 6.9.8.

Density and Scale
1.

Hotel/motel and residential developments used for overnight accommodations shall have a maximum building size

of 15,000 square feet and 35 bedrooms.
2.

Hotel/motel and residential developments used for overnight accommodations shall have a maximum project size

of 50,000 square feet and 60 bedrooms.
3. RV/campground developments shall be limited to a maximum of 60 spaces. Applicant has shown 43 RV sites
(3 for employee use), 15 cabin sites, and 5 tent sites for a total of 63 spaces.
Site Configuration This standard will be more thoroughly addressed at site plan. Applicant has shown
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sufficient compliance for the –OAO application.

H.

1.

Primary uses must face the fronting roadway. Where parcel or site configurations create challenges for meeting

this standard, OAO developers shall present alternative use and design features that create an appealing and active
interface with the fronting roadway.
2.

All development must fit the topography of the property. No mass grading or grading of a flat building envelope

(building must step with terrain) is permitted.
3.

Additional off-street parking may be required as necessary to mitigate impacts on adjacent land uses and

neighborhoods as determined by the Zoning Administrator and County Engineer.
I.

Building Design Not applicable to impermanent structures within campgrounds.
1.

No facade or building wall shall exceed 60 linear feet. More than five feet shift in vertical and horizontal facade is

required for each 30 linear feet.
2.

Building design shall vary between vertical facade divisions and from adjacent buildings by the type of dominant

material or color, scale, or orientation of that material and at least two of the following:

3.

a.

The proportion of recesses and projections;

b.

The location of the entrance and window placement, unless storefronts are utilized;

c.

Roof type, plane, or material, unless otherwise stated in the building type requirements.

No rectangular area greater than 30 percent of a building story’s facade, as measured from floor to floor, may be

windowless, and no horizontal segment of a building story’s facade greater than 15 feet in width may be windowless,
unless otherwise approved. An exception may be considered if the wall area is to be used to display public art (not a
sign).
4.

Air conditioning units and similar mechanical requirements should be avoided on rooftop locations, and fully

screened from view when unavoidable. Rooftop parking shall be shielded from view and integrated into the overall
building design.
5.

Plastic or vinyl awnings are not permitted. Awning types and colors for each building face shall be coordinated.

Awnings must be of solar stabilized materials.
6.

If installed, shutters, whether functional or not, shall be sized for the windows. If closed, the shutters shall not be

too small for complete coverage of the window. Shutters shall be wood or other durable material.
J.

Materials and Colors Not applicable to impermanent structures within campgrounds.
1.

OAO developments shall be constructed of durable primary materials such as stone, brick and adobe-type

materials; wood lap siding; fiber cement board lapped, shingled, or panel; metal siding; glass; or engineered stone.
Aside from solar panels or other infrastructure related to energy efficiency and water use/reuse, OAO developments
shall utilize nonreflective materials.
2.

OAO developments shall utilize earth tone colors that are complementary to the surrounding landscape and visual

backdrops. Exceptions shall be allowed for public art.
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[Ord. 607, 2020; Ord. 595, 2019.]

4.6.6 Use and Occupancy Standards Revised 3/20
C. Recreational Vehicle, Campground, and Travel Trailer Park Applicant has sufficiently complied with all of these

standards.

Recreational vehicle, campground, and travel trailer parks shall comply with the following standards:
1.

Each space may be occupied only by persons using “park model” units, travel trailers, truck campers, small cabins

(traditional KOA-style), and tents for overnight, short duration, or seasonal camping;
2.

Each space RV/travel trailer space shall be at least 1,200 square feet in area;

3.

Each cabin or tent space shall be at least 800 square feet in area;

4.

Each space shall be at least 30 feet in width;

5.

Each park shall be served by public water and sewer facilities;

6.

No space shall be located more than 200 feet from a water and sewage service building;

7.

The County may require landscaping and screening pursuant to the provisions of Section 6.4, Landscaping and

Screening; and
8.

One tree of a species suitable for the area shall be provided for each two spaces, and shall be located in close

proximity to those spaces. (Existing trees on the site may be used to satisfy this requirement.)

PROPERTY HISTORY
Vacant land.
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Applicant Statement:

February 26, 2020

The Willow Springs Campground development stems from the increasing demand of
overnight camping and RV accommodations that is overwhelming Moab right now. I have
hands on knowledge of this supply and demand shortfall in town right now because I currently
own a campground in town and we turn away more business then we can take. According to
the RV Industry Association, the RV industry has been growing at record paces from close to
350,000 new RV units moved in 2014 to over 500,000 new units in 2017. RV ownership and
travel has become the popular way to travel for retiring baby boomers and the 35-54 age class
which tends to be the majority of the customers we see here in Moab. So how is this extreme
growth in the RV industry affecting Moab?
We all know that Moab tourism is growing at an exponential rate and the activities that
we have to offer as well as two amazing National Parks, is the reason that people are flocking
here from all over the world. RV travel is a major way they are coming to our town and even
though the hotel accommodations in town have been growing at a staggering rate to meet the
demand, RV space availability unfortunately has failed to grow with the demand causing a
major shortfall in accommodating people. To my knowledge, full hookup RV spaces specifically
created in the Moab Valley area to accommodate overnight stays of RV travelers has only
grown by about 50 or so spaces since 2014. To help meet the current demand that Moab has,
we are proposing the Willow Springs Campground development.
The campground will have 40 full hookup RV sites, 5 tent sites, and 15 cabins. We have
also put down 3 extra full hookup RV sites which we will deed restrict for long term local
employees only. There is plans for a front office/store with basic campground necessities as
well as an upstairs apartment for management. A pool or splash pad will be outside as well as a
playground and pet area. We will have our facilities ADA compliant with an ADA accessible
bathroom and shower inside. We will also have an ADA accessible cabin available for use. We
plan on recycling just like we do at our current operation. The campground will be open for use
mainly from the first week of March to the end of October and closed for the rest of the year as
our other campground stays open year-round to accommodate during the shoulder seasons in
Moab.
While supply and demand is the major reason that this development is being proposed,
I will also address other questions concerning the approval of this development. The land itself
is currently zoned Resort Special which according to the land use code states that the property
is “designed exclusively for resort facilities and guest-oriented land uses in a rural setting.” This
property historically has been targeted towards overnight accommodations development from
a 60 room hotel idea back in the early 2000’s to a cabin community development that was
being worked on with the county as late as 2017. Up until the moratorium vote in July 2019,
this property was zoned to allow this type of resort/guest facility so the rezone would reestablish the intended uses of the base zoning district.
The existing zoning was not adopted in error and there has been no major changes to
the Highway 191 North Corridor other than the addition of Moab Giants a few years ago. The
North Corridor is a suitable location for this type of development due to the nature of existing
developments and uses already in the area. Outside of Moab Giants, the main developments in
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this area are RV and camping facilities. Outside of the private developments, dispersed camping
on public lands is a common occurrence year-round where hundreds of campsites along this
corridor may be occupied on any given day.
I don’t think the development would ever be annexed into the city as it sits outside of
town and city limits are nowhere near the lot. Most public utilities are currently unavailable onsite but can be reasonably extended to the site at some cost to the developer. I have talked
with the Moab Valley Fire Department and they have a mutual agreement with the county to
service the area so it should fall under that agreement with the other surrounding businesses.
The parcel would also not be considered a “spot zoning” due to neighboring parcels under the
same Resort Special zoning district and associated OAO Campground District.
I believe the scenic and environmental impacts of the development will be minimal
compared to potential other uses of the land and commercial developments. RV Parks in
general are not very development intensive as sites are mostly gravel open space with a utility
post. A couple small buildings on site serve to provide amenities to campers and a few cabins
exist to offer diversity of accommodations but the overall development of the land is quite
minimal. Most of the visibility of the development from the highway will be trees and since the
North 191 Corridor is historically used for camping, the development will complement the
existing area uses. I also feel that there will be benefits to the public such as reducing crowding
and traffic in town, better access to the Thornburg Road and potential development of other
commercial uses on site as well.
The first purpose of this development is to address the need for more RV and camping
accommodations for town that are currently over capacity. This in itself is a benefit to town.
Right now we cannot handle the amount of RVers or campers that desire to come to town. Our
current campground operation refuses more business than we take in. We in turn direct people
to the other campgrounds which are usually full as well and then we direct them to neighboring
towns an hour away or to dry camping on public lands. We are seeing a tremendous amount of
illegal camping in town, in parking areas along 191, and even on our public lands which are
being stressed/damaged in many areas due to the demand. Even in the recent discussion of the
Utah Raptor State Park, SITLA representatives and others have mentioned the overburdened
public lands for camping. They joke about the “Charmin Lily” as the local flower north of Moab
due to lack of organized camping and facilities to accommodate travelers. Creating another
nightly rental RV park will ease some of this illegal camping and stress on our public lands and
provide a better, stress free experience for visitors and locals.
The location of this development is also a benefit for traffic as it will keep the large RV’s
out of town and reduce some traffic on the crowded streets in town. There are many people
who don’t even need to go to town and by keeping them north of town where there is easy
access to trails, roads and the national parks, those that don’t desire to visit town, don’t have to
deal with the congestion and crowding of town. This will benefit both locals and tourists who
want to be in town.
The access to the current county road off of highway 191 is currently undefined and the
first few hundred yards of the county road is disintegrated in potholes and parking areas. I have
been working with the County Road Department and will re-establish a true entrance to the
Thornburg Road off Highway 191 and build a suitable class B road in this area to accommodate
the current traffic and uses as well as be suitable enough for the extra traffic that the
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development creates. We have proposed to the county and UDOT to relocate the entrance to
the county road approximately 475 feet further south on highway 191. This proposed new
turnoff accomplishes much better visibility and sight distance to both the north and south
bound traffic on Highway 191 which will provide for a safer traffic experience for everyone that
uses the road. Both UDOT and the county road department have initially approved this
proposed realignment of the county road and extended frontage road.
In addition to creating a safer and more usable county road for access to the
development, we have obtained initial approval from the county road department for an
encroachment permit off of the county road to the campground. In return, we will officially
dedicate a 66’ wide county road easement to the county for the section of road that crosses the
property.
The lot is slightly more than 12 acres in size. The new development standards would
require 3 acres of this lot be left for public open space use. The location of the property is
surrounded by thousands of acres of public open space so I would ask to allow me to forego
this requirement and instead allow me to develop some mixed-use opportunities on the
property. We have created a second site plan exhibit to show how we could use the northern 3
acres of this property for both commercial and housing uses. We would be happy to
incorporate this exhibit into our master plan if the county would like us to do the mixed-use
ideas instead of open space.
Our ideas for mixed use development include a convention center type building with up
to a 5,000 square main hall that could be utilized for gatherings of all sorts including meetings,
weddings, events, and activities. On the commercial side of things, we would have a building
with office space, a grocery store/convenience store to supply basic groceries and needs, and a
small retail store. For housing, I am proposing 12 small units and 16 larger apartments. The
smaller units would be 400 square feet approximately and have one bedroom, a full bathroom
and a small kitchen area. This type of room stems from the demand we get from people to rent
our campground cabins on a seasonal basis because they are smaller and usually cheaper to
rent but campgrounds don’t do long term rentals on their cabins. These rooms would provide
affordable long-term housing for people who may be here for just a season as a guide and such.
The apartments would be larger and 2 bedroom. We would deed restrict 50% of the rooms and
50% of the apartments for primary residents of Grand County with employment. We have tried
to help address affordable housing once already on a small 1 acre property on Rio Grande
Drive. We built 8 long term RV spaces for local workers and these rooms and apartments on
this development would be another way to provide housing for locals. All of these mixed-use
ideas would bring benefits to us, locals, and tourists in the long run.
While we are striving to create a development above and beyond a simple campground,
we will also strive to be efficient with our energy and resources at the same time. While most
utilities are currently unavailable on site they can be established with some cost to the
developer. I have contacted Rocky Mountain Power and understand that power is available in
the area and will receive a bid from them for the costs of establishing power on-site. In addition
to the power from Rocky Mountain Power, we have Castlegate Engineering working on a plan
to incorporate solar energy panels on the roofs of our facilities to supplement our power needs.
Natural gas from Dominion Energy is currently unavailable in the area so propane will be
the available type of gas for heating and other sources. Sewer is also unavailable in the area so
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a septic system will be utilized for waste and wastewater. Telephone, Internet, and TV services
are available on the east side of highway 191 through Emery Telcom and can be extended
across the highway to the development when needed. For culinary water uses, there is a
current well with associated water rights on-site already and I have been working with Scott
Hacking with the State of Utah and Bill Anderson to engineer a public water system that
services the development as well as provides suitable storage for emergency services if/when
needed. I am working with Richard Jex from SCG Enterprises to develop a wastewater
treatment system to attach to the septic system that will be designed for the site. The
treatment facility will treat the black water runoff out of the septic tank so that it can be stored
and dispersed throughout the develop in an underground water system for all irrigation on site.
Because we will be treating the water in addition to filtering it initially, we will be able to re-use
up to 100% of our black water for landscaping. Landscapes to be incorporated for the use of the
irrigation water include shade trees at each site primarily. Small areas of native shrubs or grass
will be incorporated to accent the park but will conform to the surrounding natural
environment.
The master plan for this development is to create a space to accommodate the
overcrowding demand of RVers and campers thereby reducing stress and crowding in town and
on public land. With energy conservation in mind, we will create our own power to supplement
energy demands, we will re-use rain water, and we will treat black water from our septic
system in order to re-use up to 100% of the black water for our irrigation. Additional space on
the property will be opened up for mixed use commercial development to provide even more
benefits and economic diversification within the area. The campground and related commercial
ventures will bring new jobs and housing opportunities for locals and seasonal employees. The
overall development will conform to the new development standards the county has created
and will be a quality development that can benefit tourists and locals.
Reed Pendleton
Developer
Moab, Utah
Attachments:
I have supplied 2 occupancy comparisons to illustrate the actual demand that there is for Full
Hookup RV sites in Moab. The one set of graphs shows Moab Rim Campark’s occupancy for
2019 which is basically 100% full for 90 days. The second graph shows our 2020 reservations
already on the books for the same spring months. The 2020 numbers show reservations of
people who plan 3-12 months in advance to visit Moab. We hear on a daily basis from campers
that call us that everyone is full in town as well and are constantly referring people to the
outlying BLM lands for dry camping.
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SET ENGINEERING, LLC
1309 East 3rd Ave. #206
DURANGO, CO 81301
970.403.5088
February 26, 2020
To: Reed Pendleton
Subject: Willow Springs RV Park – Access and Traffic
Dear Reed:
The letter is to provide an update regarding the traffic analysis and access for the proposed 60-unit
Willow Springs RV Park.
We have started the traffic analysis and calculations for the proposed 60-unit Willow Springs RV Park.
We have also discussed the existing access location for Thornburg Road with Kurt McFarlane and Jeff
Bunker with UDOT and Bill Jackson with Grand County Road Department. As you are aware, there is no
defined pinpoint access location for Thornburg Road. Rather, there is a large gravel area that vehicles
use. With respect to sight distance, we have determined the best position for the proposed access is
located approximately 475 feet to the south of the existing access apron due to an existing crest vertical
curve along Highway 191. This location is about the same as the existing access to the electrical
substation. We have preliminary approval from UDOT and Grand County Road Department to eliminate
the current access location and extend Thornburg Road as a frontage road to the south for its new
access location.
We are in the process of preparing a formal Traffic Impact Study. This will be available for review in the
near future.
Should you have any questions, please feel free to contact me.
Best regards,

James A. Green, PE
Project Manager
970.844.0306

www.setengineering.com

Page 1 of 1
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February 27, 2020
Reed Pendleton
211 Tera Drive
Moab, UT 84532
RE:

Willow Springs Campground – Proposed PWS System

The campground proposes to provide 40 RV spaces with hook ups, 5 tent sites with
flushing toilets and showers, and 15 cabin sites available for overnight rental along with 3
employee RV spaces with hook ups. Total number of proposed sites is 63. Other uses
include laundry, office with managers apartment, and pool for guest use only.
Preliminary calculations indicate that the annual water usage for the proposed
campground will be 5.73 ac-ft per year.
There is an existing well onsite drilled in 1999. The well has been pump tested and the
water chemistry has been analyzed (data attached).
An application to Appropriate Water Number 01-1138 (A72928) was approved on
September 1, 2000 by the DNR Division of Water Rights to appropriate 5.73 acre-feet of
water. The applicant has until September 30, 2024 to provide proof of beneficial use.
The applicant has submitted a PNF form to the DDW and our office is in the process of
completing the supplemental information necessary for approval of a new PWS system.
Based on the provided information it is my professional opinion that a PWS system for
the proposed Willow Springs Campground is approvable and that the existing water
rights appropriation is sufficient to supply water for the proposed development.
Sincerely,

2/27/2020
Principal Engineer
(406) 925-0590
bill@andersonmontana.com
Attachments: Water Use Calculations
Well Log
Pump Test
Water Chemistry Report
Water Rights Status
PNF form
5520 Sourdough Rd, Bozeman, MT 59715
(406) 925-0590
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The water use for irrigation based
on Map Zone 5 and the minimum
irrigation requirements is
4.52gpm/irrigated acre; however there
are approximately 674 plantings in
landscaped features. Most of the
landscaping will be watered with drip
lines and at night to conserve water.
The estimated irrigation demand,
based on 2 gallons per plant per day
is 1347gpd with water features.
Water rights have been adjudicated
for 1.51ac-ft/yr.

Water Saving Devices, 25% less Water

Well pumping rate.
Peak rate:
Preliminary Pump Testing:

Water Right Summary:
Total water right 01‐1138 is 5.73 AC‐FT
Occupancy includes shoulder seasons.
Water source requires a meter.

Total Water Rights:
Open 8 months, 75% Occupancy

Irrigation:
Table 510‐3 R309, Zone 6, 3.26 AF/Acre

Water Rights, Domestic
Water Rights ‐ 8 months, 75% Occupancy
6133.5

Days
244

Loads
Employee
Person
Bedroom

4.58

Peak Gal/Day
GPM
8216.67
11.41
30 to 40

GPD

12.24
4
10
150

125 Space
30 person
125 Unit

RV & Camping Experience
RV Spaces with Hook Ups ‐ Existing
Tent sites with flush toilets & Showers
Cabin Sites

Other Uses
Laundry
Office
Pool, limited to guests
Mangers Apartment above office

125 Space

Proposed Uses:

Employee Housing
3‐RV Sites

Design Capacity: Unit per

Willow Springs Wastewater Flow Rates 2‐27‐2020 ‐ DRAFT

LUWD System more than 5000gpd

3

Notes

612
16
0
150
8178
TOTAL GPD

5.73

Pumping Rate based on 12 hours,
Assume well will produce 30 GPM, OK

1.13 Assume 0.35 Acres Irrigated Area,
60 trees at 3gpd/ea.

2083.17

3/1/2020
10/31/2020

244.00

Ask for trees., 1 tree per each RV site…
180
0.20

R317‐4‐13 Table 3 ‐Launderette, Variance, 80 loads/day@12.24
R317‐4‐13 Table 3 ‐ Office
Zero Out?...

5000 R317‐4‐13 Table 3, RV Parks
150 R317‐4‐13 Table 3, Camps
1875 R317‐4‐13 Table 3, Hotel, Motels, Resort

375 R317‐4‐13 Table 3, RV Parks

GPD

Gallons
Ac‐FT
1496574
4.59 Close end of October…1st week March

50
4
0
1

40
5
15

# of Units

••

Wl.1

RECEIVED

"'' LL DRILLER'S REPO .. -.f
State of Utah
Division of Water Rights

Well Identification
Owner

I

JUL ~j1999

For additional space, use "Additional Well Data Form" and attach

I-

WAI Er.\ Rli311TS
PR1CE

PROVISIONAL WELL: 99-01-003-P-03

RECEIVt:.L

Note any changes

?f.

Morris, Paul J.
76 South Main Street #18
Moab, UT 84532
Well Location

I

JUL O8 1999

WATER RIG!-+T'

Contact Person/Engineer:

Biltb I k r; fl r;

Note any changes

NORTH 100 feet WEST 480 feet from the E= Corner of
SECTION 34, TOWNSHIP 24S, RANGE 20E, SLB&M.
Location Description: (address, proximity to buildings, landmarks, ground elevation, local well #),_ _ _ _ _ _ _ _ _ _ _ _ _ __

Drillers Activity
Check all that apply:
Repair
New

D

D Deepen

DEPTH (feet)
TO
FROM

□ Replace

BOREHOLE
DIAMETER (in)

D Public

Nature of Use:

DRILLING METHOD

QRILLING FLUID
\

0
Well Log

w
A

:

E

E

T

R

DEPTH (feet)
FROM
TO

p
M

~
L

E

UNCONSOLIDATED CONSOLIDATE
CSSGCBO
LIAROOT
ALNABUH
Y T D V B L E
ROCK TYPE
E L D R

L E E
S R

Water Level
Meth

DESCRIPTIONS AND REMARKS
(include comments on water quality if known.)

COLOR

·j. jl)

feet

Flowing?

[J

Yes

)1

No

of Water Level Measurement_ _ _ _ _ _ _ _ _ _ If Flowing, Capped Pressure_ _ _ _ _ PSI

Point to Which Water Level Measurement was Referenced1¥
Height of Water Level reference point above ground surface

/

~

~4,1

feet

~rlff,~

Tempcru:___

□ °C

□

°F
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W111/ T.nv
II

Construction Infonnation

-----------=c==========================:,============-----_-c_c=c=-==
CASING

DEPTH (feet)
FROM

PERFORATIONS ~

SCREEN ~

DEPTH feet

- ----------------------------+--=-c=--cc.c..;__~..::..=---+---------"'-----'------~---CASING TYPE
AND
MATERIAI.JGRADE

TO

NOMINAL
DIAM.

(in)

FROM

TO

SCREEN DIAM.
OR PERF LENGTH

SLOT SIZE
ORPERFSIZE

SCREEN TYPE
OR NUMBER PERF

r round/interv_.i!)

(in)

-----r-----t----------------+-----t------11---------+-----II-------+-------+------··--·--

Well Head Configuration: _ _ _ _....,..,._ _ _ _ _ _ _ _ _ _ _ _ _ __
Casing Joint Type:,~{!;·

D Yes

D No

Perforator Used: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
FILTER PACK/ GROUT/ PACKER/ ABANDONMENT MATERIAL

DEPTH (feet)

FROM

Access Port Provided?

TO

ANNULAR MATERIAL, ABANDONMENT MATERIAL
and/or PACKER DESCRIPTION

. ___ __ _

Quantity of Material Used
(if applicable)

GROUT C'ENSITY
(lbs./gal.,# bag mix, gal./sack et_cJ

____ _C__:__
. -.+L__LJ_J,L_~~~1:..1;....._~~~---------1-----~~~.,(JLJJ...~,Ju_'~
u'_.I

Date

Method

Pump (Pennanent)

Units
Check One
GPM CFS

Yield

DRAWDOWN
(fl)

TIME
PUMPED
(hrs & min)

I

Pump Description: _ _ _ _ _ _ _ _ _ _ _ _ _ __
Approximate maximum pumping rate:_ _ _ _ _ __

Horsepower: _ _ __

Pump Intake Depth: _ _ _ _feet

Well disinfected upon completion?

□ Yes

□ No

Description of construction activity, additional materials used, problems encountered, extraordinary
circ mstances, abandonJYlent I procedures. Use additional well dataformJor more space.
-:-

3,

I'

-------.----_..

•

j

This well was drilled or abandoned under my supervision, according to applicable rules and regulations, and
is report is complete and co ~ ~ t to the best of my knowledge and belief.
License No.

.

Signature

..

.

~{

. -

!5:rs~orporation -Print or Type)

-

~ a.:YL

~ ' 1 " ' pnner)

a. f T:

Dal~';} (;,J !'1

'j

7
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--------·- -~

ADDITIONAL WELL DATA FORM

Water Right#_ _ _ _ __

OWNER.NAME,_ _ _ _ _ _ _ _ _ __

l

Well Log

w

p

E

E

A

R

B

hlch

CONS0UDAlED

0
T
H
E

DESCRIPllONS AND REMARKS
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PROJECT NOTIFICATION FORM (PNF)
Utah Division of Drinking Water (DDW)
Please provide the following information for a proposed Public Drinking Water Project.

DDW ‐ Plan Review File No.:

For a new public water system (PWS) also complete a PWS Supplemental Form (see DDW website).

DDW ‐ Date Received:

Submit (preferably by email) the completed PNF with plans and specifications to DDW.
Email completed form & documents to ddwpnf@utah.gov or mail to:

Utah Division of Drinking Water
P.O. Box 144830, Salt Lake City, Utah 84114‐4830, (801) 536‐4200

1. Public Water System (PWS) Information

System Name:

Willow Springs Campground

System Number:
13733 North Highway 191

Address:

6. Project Description (provide a unique facility name, location, and sufficient
details to specifically identify the project):
Willow Springs Campground located in the northeast quarter Section 34, Township
24S, Range 20E, SLB. Campground proposes 63 sites consisting of: cabins, RV spots,
and tent sites.

Moab, Utah 84532

City, State, Zip:

Present No. of ERCs system is obligated to serve:
Population Served:

63

No. of ERCs this project will add:

12.8

2. Name and Address for Official Correspondence (Mayor, Public Works
Director, Administrative Contact, etc.)
Reed Pendleton

Name:

Developer

Title:
Address:
City, State, Zip:
Phone No.:
E‐mail Address:

211 Tera Drive
Moab, Utah 84532
801‐243‐4823

pcpendy@hotmail.com

3. Professional Engineer (PE) Responsible for System Oversight (if
applicable)
William H. Anderson, PE

Name:
Company:

Anderson Engineering Inc.

Address:

5520 Sourdough Rd

City, State, Zip:

Bozeman, MT 59715

Phone No.:
E‐mail Address:

406‐925‐0590

bill@andersonmontana.com

4. Professional Engineer (PE) Responsible for Design of this Project

Checklists for use in preparing plans for review by DDW are available at:

https://deq.utah.gov/drinking‐water/plan‐review‐program‐tools
7. Anticipated Construction Schedule (if applicable):

William H. Anderson, PE

Name:

Advertise for Bids:

Company:

Anderson Engineering Inc.

Address:

5520 Sourdough Rd

Begin Construction:

City, State, Zip:

Bozeman, MT 59715

Complete Construction:

Phone No.:
E‐mail Address:

406‐925‐0590

bill@andersonmontana.com

5. Local Fire Code Official & Required Fire Flow for Proposed Project

Bid Opening:

8a. Is the project exempt from the Hydraulic Model Report requirement? [see
R309‐511‐4(1)(a)(i) through (iv)]
Yes
No
8b. If YES, specify rule reference below [R309‐511‐4(1)(a)(i)‐(iv)]:

Moab Valley Fire Protection

Name:
City, State, Zip:
Phone No.:
E‐mail Address:
Req'd flow (gpm):
Duration (hrs):

DDW‐ Eng‐0004

45 South 100 East, Moab, UT 84532
435‐259‐5557

bmcguffeemoabfire@gmail.com

R309‐511‐4(1)(a) ‐ TNCWS
9. State or Federal Agency Funding:
Drinking Water Board (SRF or FSRF)

Loan #

Community Impact Board (CIB)
Other (Specify)
None

Page 1 of 1
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Innovative Onsite Wastewater Products and Services
P.O. Box 1411, Conifer, CO 80433
Office: (303) 697-9404 Fax: (303) 697-9434

www.scgenterprises.com

Alternative
Wastewater
Systems

February 26, 2020
Reed Pendleton
pcpendy@hotmail.com
(801) 243-4823

Product
Distribution

Product
Support

Subject:

Willow Springs Campground
Proposed Wastewater Treatment System
Near Moab, Utah – Grand County

Reed,
SCG Enterprises, Inc. is pleased to have an opportunity to provide a proposal with
recommendations on a wastewater treatment system solution for the proposed Willow
Springs Campground, near Moab Utah.

Installation
Assistance

Onsite
Management
Services

Maintenance
Contracts

Effluent
Sampling

We have worked with Orenco Systems, Inc. (manufacturer) to prepare the attached
proposal for a packed bed media treatment system utilizing the AdvanTex Wastewater
Treatment System technology for your project. The full proposal for the AdvanTex
System is attached.
The assumptions used in the preparation of the proposed wastewater treatment
system are based on the information that you have provided to us, a proposed system
layout, and estimated water flow rates prepared by Bill Anderson for the project.
The proposed wastewater treatment system is sized based on the source of the
wastewater being a campground type application. It is our experience that
campground and RV Park applications generally have higher strength wastewater due
to the low water use. Sizing assumptions incorporate the anticipated higher strength
“mostly black water” into the design schematic and component sizing. The targeted
effluent quality to be produced by the proposed wastewater treatment system will meet
or exceed the effluent quality requirements of packed bed media treatment systems
(BOD5/TSS ≤ 25 mg/L & monitor and report total inorganic nitrogen - TIN).
It is our understanding that you intend to design the final dispersal of the treated
effluent to be either drip irrigation within landscaped areas or other approved method
to minimize irrigation demands of the project by utilizing the treated effluent as
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Willow Springs Campground – Moab, Utah
Proposed Wastewater System
Page 2

efficiently as possible.
I also reviewed older soil and percolation testing results that have been completed on the
property. While additional testing and soil exploration will likely be required for concept
approval and construction permit approval, the results from prior testing do not indicate
concerns of feasibility for absorption system (soil based disposal) of the proposed
treatment system. If future soil testing is similar, I would expect approval of the proposed
system to be likely.
The size of the proposed system is such that the approval in concept (feasibility) and
construction permit approval would both need to be issued by the State Division of Water
Quality (DWQ). I recommend that your next steps forward would be to have your engineer
prepare the engineering report and plans requesting the approval in concept from DWQ.
Major components of the proposed system that would need to be outlined within the
engineering report and preliminary plans are recommended as follows:
Primary tank – 8,000 gallons minimum
Primary/Anoxic tank – 8,000 gallons minimum
Aeration tank – 8,000 gallons minimum
Clarification tank – 8,000 gallons minimum
AdvanTex Treatment System – 275 ft2 minimum
Discharge tank (included within AX-Max Unit)
Orenco TCOM (telemetry) Controls system
Treated effluent dispersal system – Drip dispersal or other approved shallow
absorption system (Sizing TBD based on soil testing & evaluation)
After approval in concept is received from the DWQ office, the next step will be for you to
have construction plans and final engineering report to be prepared based on the
conditions outlined within the approval in concept issued by DWQ.
While engineering and final design plans and reports have not yet been completed, we
believe that the proposed system is feasible and would be permitted based on Utah rule
requirements. Several other similar systems have been permitted/approved by Utah
DWQ.
Once again, thank you for the opportunity to review your project and provide proposal
recommendations for your wastewater solution. Please let me know if you have any
questions or if you would like to discuss the details provided.
Sincerely,
SCG Enterprises, Inc.

Richard Jex, P.E., LEHS
Onsite Certification 00046-OSP-3
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PROJECT NOTIFICATION FORM (PNF)
Utah Division of Drinking Water (DDW)

Please provide the following information for a proposed Public Drinking Water Project.

DDW - Plan Review File No.:

For a new public water system (PWS) also complete a PWS Supplemental Form (see DDW website).

DDW - Date Received:

Submit (preferably by email) the completed PNF with plans and specifications to DDW.
Email completed form & documents to ddwpnf@utah.gov or mail to:

Utah Division of Drinking Water
P.O. Box 144830, Salt Lake City, Utah 84114-4830, (801) 536-4200

1. Public Water System (PWS) Information

System Name:
System Number:

Willow Springs Campground
13733 North Highway 191

Address:

Moab, Utah 84532

City, State, Zip:

6. Project Description (provide a unique facility name, location, and sufficient
details to specifically identify the project):
Willow Springs Campground located in the northeast quarter Section 34, Township
24S, Range 20E, SLB. Campground proposes 63 sites consisting of: cabins, RV spots,
and tent sites.

Present No. of ERCs system is obligated to serve:
Population Served:

63

No. of ERCs this project will add:

12.8

2. Name and Address for Official Correspondence (Mayor, Public Works
Director, Administrative Contact, etc.)
Reed Pendleton

Name:

Developer

Title:
Address:
City, State, Zip:
Phone No.:
E-mail Address:

211 Tera Drive
Moab, Utah 84532
801-243-4823

pcpendy@hotmail.com

3. Professional Engineer (PE) Responsible for System Oversight (if
applicable)
William H. Anderson, PE

Name:
Company:

Anderson Engineering Inc.

Address:

5520 Sourdough Rd

City, State, Zip:

Bozeman, MT 59715

Phone No.:
E-mail Address:

406-925-0590

bill@andersonmontana.com

4. Professional Engineer (PE) Responsible for Design of this Project

Checklists for use in preparing plans for review by DDW are available at:

https://deq.utah.gov/drinking-water/plan-review-program-tools
7. Anticipated Construction Schedule (if applicable):
Advertise for Bids:

William H. Anderson, PE

Name:
Company:

Anderson Engineering Inc.

Bid Opening:

Address:

5520 Sourdough Rd

Begin Construction:

City, State, Zip:

Bozeman, MT 59715

Complete Construction:

Phone No.:
E-mail Address:

406-925-0590

bill@andersonmontana.com

5. Local Fire Code Official & Required Fire Flow for Proposed Project

8a. Is the project exempt from the Hydraulic Model Report requirement? [see
R309-511-4(1)(a)(i) through (iv)]
Yes
No
8b. If YES, specify rule reference below [R309-511-4(1)(a)(i)-(iv)]:

Moab Valley Fire Protection

Name:
City, State, Zip:
Phone No.:
E-mail Address:

45 South 100 East, Moab, UT 84532
435-259-5557

bmcguffeemoabfire@gmail.com

Req'd flow (gpm):
Duration (hrs):

R309-511-4(1)(a) - TNCWS
9. State or Federal Agency Funding:
Drinking Water Board (SRF or FSRF)

Loan #

Community Impact Board (CIB)
Other (Specify)
None

[ERC = Equivalent Residential Connection; SRF = State Revolving Fund]

DDW- Eng-0004

Page 1 of 1
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Agenda Summary
PLANNING COMMISSION
April 27, 2020
TITLE:

DiscoPlex Subdivision (HDHO 5)

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

POSSIBLE MOTIONS:
Move to forward a favorable recommendation to apply the High Density
Housing Overlay District 5 (HDHO-5) to the parcel located at 2600 Desert Road
subject to the following conditions:
1. Master Plan must be updated and drawn by a licensed surveyor prior
to recordation.
STAFF RECOMMENDATION:
Staff recommends forwarding a favorable recommendation of approval of the
HDHO-5 designation for the property at 2600 Desert Road. The Applicant has
met all requirements of the HDHO Application and will submit a revised version
of the document currently titled “Final Plat” as the required Master Plan.
BACKGROUND:
See staff report attached and below for project specifics.
ATTACHMENT(S):
• Agenda Summary
• Staff Report
• Applicant Statement
• Draft Master Plan
• Proposed CC&R Statement
• Development Agreement
• Tax Roll (available on request)
• Title Report (available on request)
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STAFF REPORT
DATE: Monday, April 27, 2020
TO: Planning Commission
SUBJECT: DiscoPlex Subdivision High Density Housing Overlay District 5 (HDHO-5)
PROPERTY OWNER: Lawrence and Jane Stoner
PROP. OWNER REP: Kara Stoner and Eric Plourde
ENGINEER:
PROPERTY ADDRESS: 2600 Desert Road
SIZE OF PROPERTY: 2.4 acres
EXISTING ZONE: Large Lot Residential (LLR) with base zoning of 1 unit per 0.5 acre
EXISTING LAND USE: 1 existing residence
ADJACENT ZONING AND LAND USE(S): Large Lot Residential (LLR); hotels and short term
rental
APPLICATION TYPE
High Density Housing Overlay District 5 (HDHO-5) Application
STAFF RECOMMENDATION: Approve
Staff supports a favorable recommendation on the DiscoPlex Subdivision HDHO Development.
Although the HDHO-5 designation would allow for up to 5 units / acre, the Applicant has
submitted a master plan showing 4 units /acre. Given the base zoning designation, LLR, allows
for a density of 2 units / acre, the increased density allowed by the HDHO-5 and the proposed
master plan should not negatively impact the surrounding residential neighborhood. Additionally,
it will create more deed-restricted housing for residents. Applicant intends this development to
be an affordable 2-unit townhome in addition to the existing residence. If approved, applicant
will provide a surveyed Master Plan.
APPLICATION PROCEDURE
Decision Type: Legislative
Public Notices: ☐ Public Meeting at:
☐ Planning Commission
☐ County Council
Attachments:

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

☒ Public Hearing at:
☒ Planning Commission
☒ County Council
☒ Legal Description
☐ Public Comments
☒ Agency Comments
☒ Response to Standards
☐ Other: Click or tap here to enter text.

SUMMARY OF REQUEST

Kara Stoner and Eric Plourde (Applicants) are requesting the County attach the HDHO-5 District to the
parcel located at 2600 Desert Road. The total project size is 0.5 acres. The HDHO-5 designation would
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support the proposed three (3) lot subdivision for one existing single-family residence and a townhome.
All three (3) lots proposed would need to be deed restricted in accordance with Section 4.7.. Current
zoning of the subject property is Large Lot Residential (LLR), which has a base zoning density of two (2)
units per acre.
In association with this request, the Applicant has submitted a draft master plan and development
agreement. In accordance with Section 4.7, the Applicant will need to provide a final master plan which
has been drawn by a licensed surveyor prior to recording.

SITE IMPROVEMENTS / ADDITIONS / CHANGES

To serve the proposed development, the Applicant would need to extend power, gas, water/sewer, and
telecommunications infrastructure into the subject lots. Applicant will need to consult with the roads
department regarding improvements to Desert Road, however, because the new lots have no frontage on
Desert Road, the applicant does not need to dedicate further ROW other than what is in the original
Tortilla Flats subdivision..

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 master plan meet the legislative intent of the High
Density Housing Overlay.

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:
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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 master plan dated 4/27/2020 complies with the general design standards of this Section.

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 master plan for compliance with the following standards and found it to
be compliant.

a. Sidewalks shall be installed along all street frontages where otherwise required by
this LUC.
b. Screening Requirements.
The applicant is not proposing anything that would require screening, and will not be required to put in
sidewalks.

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
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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. Preliminary design plans submitted by the
Applicant appear to meet these standards, but will be reviewed at building permit.

1. Exterior finishes may be of wood, masonry, stone, stucco, HDO board or
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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.
The Applicant has complied with these standards. All three (3) proposed lots will need to be deed
restricted HDHO Lots. Each deed restricted lot will need to have the deed restriction placed on its deed of
conveyance/chain of title.

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,
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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.
The Applicant has shown these dimensions on the master plan dated 4/27/20.

4. Density. Overall density of site development within an HDHO District shall not
exceed the limits established in Section 4.7.4.
The 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
The Applicant is showing adequate setbacks for the existing structures. New structures on the proposed
lots would need to conform to the height and setback standards of this section.

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.
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6. Setbacks. The minimum setbacks from the lot line of the development shall be
determined by the buffer requirements of Section 5.4.1.B and the compatibility
standards of Section 6.10.
The Applicant is showing adequate setbacks. The heights of any proposed structures will need to conform
with the standards of this section.
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7. Parking.
a. Number of spaces required
1. For every single-family or two-family dwelling, there shall be provided at
least two (2) off-street parking spaces for each unit. Parking spaces provided
in a garage or carport may count towards the minimum requirement.
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 offstreet 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.

Applicant has not shown specific parking requirements on their master plan. They have adequate
space to meet these requirements and will need to designate parking on the final master plan.

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.

Desert Road is a County owned and maintained road. The County’s standard development approval
procedure is to require that developers dedicate any right of way (ROW) width on their side of the road
centerline that is needed to accommodate the proposed road classification and standard in the Spanish
Valley Transportation Master Plan. In this instance, the Transportation Master Plan calls for a 56 foot
ROW (28 feet on each side of the center line) to accommodate Desert Road. The County also requires
that Developers make planned roadway improvements within their portion of the roadway frontage. The
Applicant will be required to meet these standards as part of their final plat approval.

10. Signs. Signs shall be permitted only to the extent allowed under Section 6.5, Signs,
and must be approved by the Planning and Zoning Administrator.
11. Construction Timing. The HDHO Units shall be ready for occupancy no later than
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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. All 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.

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 DiscoPlex Subdivision HDHO Development application for subdivision standards
not specified within the HDH Overlay or addressed above. The following findings are pertinent to the
County Council’s review of the master plan, and are contained herein for the edification of the Council,
but do not have direct bearing on the discussion of the application of the HDHO. All items related to the
Preliminary Plat will be addressed prior to Final Plat, if the HDHO is applied.
Lighting: The developer has not submitted a street lighting plan, or exterior lighting plans for the
individual structures. The street lighting plan, if any new lighting is proposed, 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. Staff anticipates that no new street lighting will be added.
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Fire Protection: The Fire Department supports the general subdivision layout.
COMPATABILITY WITH GENERAL PLAN
The proposed subdivision is not explicitly supported by the general plan, but it is supported by the HDH
overlay ordinance adopted by the County Council in January 2019. Inasmuch as Council anticipates
adding the HDH overlay to the General Plan as an amendment or compliment to the Future Land Use
Plan, the proposed subdivision is supported.
COMPATABILITY WITH LAND USE CODE (ZONING)
The 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 Large Lot Residential (LLR), and is in the HDHO-5 eligibility district. The
developer is seeking legislative approval of the HDHO-5 being applied to the subject parcel.
PROPERTY HISTORY
The property currently has one (1) existing residence.
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Applicant Statement
2600 Desert Road Duplex – Parcel 02-0TOR-0001

Thank you for taking the time to review our application. The parcel we intend to develop on Desert
Road, along with several parcels surrounding it, have generally been storage yards for various
construction companies. The lots roughly average 1 dwelling per half acre. While this lot and most of the
neighbors attempt to keep the homes and landscapes maintained, the majority have substantial unruly
open storage areas. If you’ve ever tried to maintain .5 acre of Spanish Valley desert on an average local’s
income, you’d understand why. The advent of the HDHO is exciting not only because there are more
opportunities to create affordable housing, but also because we can now infill some of these peripheral
neighborhoods that are too big to be affordably landscaped, and too small to be tended as agriculture.
The HDHO has ultimately incentivized improving these neighborhoods in modest but tangible ways, and
we’re eager to get involved.
We have investors, so it goes without saying that we hope to make a fruitful return on our investment,
nevertheless, our primary personal mission is to build a high-performance home at an affordable cost in
an area where its addition would benefit the existing neighborhood. We have been in the construction
industry for over a decade, specializing in modern, green homebuilding. We have also lived and worked
in Moab for almost 20 years, having bought our 1976 modular home in 2008 with the last of the no-doc
stated income loans. The issue of affordable housing is one we are very familiar with, but the
opportunity to be both builder and owner is a new prospect. While every home we build has a minimum
environmental standard, each client ultimately decides a substantial portion of the design, systems and
finishes. We’re excited to be able to make choices for the entire project and look forward to the
challenge of balancing durability, aesthetics, environmental performance and cost to produce.
As a small addition to the HDHO program our two units will only help two families. While much more is
needed, we are ready to begin this project as soon as we have county approval and building permits. We
are not going to be forced to wait for infrastructure as it is minimal with this infill model. In our minds
we would have these units housing local working families in the first quarter of 2021.
We appreciate the consideration and look forward to an opportunity to help provide a highperformance energy efficient home for the local workforce in this county.

Kara Stoner &
Eric Plourde
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DRAFT MASTER PLAN
REVISION TABLE
NUMBER DATE
REVISED BY DESCRIPTION

UPON COUNTY APPROVAL COMPLETE SURVEY WILL BE GENERATED AND SUBMITTED FOR RECORD
SEE NOTE FROM SURVEYOR IN RED BOX ADDED TO ATTACHED "FINAL PLAT OF TORTILLA FLATS SUBDIVISION"
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10' DRAINAGE & UTILITY ESMT.

25'

20'

10'

196'-10.8"

Proposed 20' Min Width Access Easement

NEW
UNIT #2

10'

DRAFT MASTER PLAN
TO BE REPLACED AFTER
APPROVAL

DESERT ROAD

110'-7.2"

PROPOSED LOT 1
TO BE DEED RESTRICTED HDHO

DRAWINGS PROVIDED BY:

NEW
UNIT #1

PROPOSED LOT 2
TO BE DEED RESTRICTED
HDHO

Existing Home

20'

10'

PROPOSED LOT LINES
TO BE ADJUSTED BY SURVEYOR
TO MAKE BEST SENSE.

PROPOSED LOT 3
TO BE DEED RESTRICTED
HDHO

DATE:

196'-10.8"

5'

OLDROYD

5' WIDE UTILITY AND DRAINAGE ESMT.
EACH SIDE OF LOT LINE (TYPICAL)

110'-7.2"

AREA WITHIN SETBACKS

4/23/2020
SCALE:

SHEET:

SLICKROCK CAPITOL

P-1

Plot Plan View
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SCALE:
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1

99

DRAWINGS PROVIDED BY:

DUPLEX
CONCEPT

REVISION TABLE
NUMBER DATE
REVISED BY DESCRIPTION

REVISION TABLE
NUMBER DATE
REVISED BY DESCRIPTION

Current Property
Photos

Existing Property Access to Be Future Easement

From Property Looking South West

From Property Looking South East

DRAWINGS PROVIDED BY:

From Property Looking North

DATE:
2/6/2020
SCALE:

From Property Looking North West

From Property Looking North

SHEET:
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Covenants, Conditions, Restrictions:
We do not intend to have any protective covenants, conditions or restrictions outside of those placed
on the property currently as part of the High Density Housing Overlay.

101

102

103

104

105

106

Slickrock Capital LLC
Nick Oldroyd
Shontee Pierce
Manuel Torres
Sage Creek Moab LLC
Todd Hackney
Michael Huitt
Stevie Sprague
John Picken
Rebecca Manderfield
Ram Lodgings LLC
Braden Scow
James Aro Preston
Jessiqua Zufelt

Michael Lammert Sr.
Joyce Jones
Jason Ramsdell
Bradley Larsen
Larry Croasmun
Nicholas Oldham
Gary Tsosie
Troy Brooks
Duane Swasey
Gerald R Swasey II
Arthur Hines
Marilyn Worthley
Archie Walker
James Yeager
Michelle Walker
Travis Hirigoyen
Fredrick Baker
Shurlene Blair
Darren Lee
Colene Terwilleger
Bryan McKinnon
Debra Vase
Jerry Pruitt
Ken Turner
Jigar LLC
Colin Fryer
Ben Smith JR
Loretta Tjoa
Alfred Glen Scow
Mary Marable
David Dalton
Lacy Merett
Leslie Balling
Thomas and Julie Cox
Meldon Dean Chapman
Leanne Blackmon
SN LTD

1070 South Highway 191
371 Moenkopi Ave
2630 Desert Rd Moab
2640 Desert Rd
2331 Mesa Rd
2666 S Desert Rd
2491 E Mesa Rd
2712 S Desert Rd
2742 Desert Rd
2691 Desert Rd
2701 S Hwy 191
2731 S Hwy 191
2460 E Mesa Rd
2450 E Mesa Rd
2630 E Mesa Rd
2560 Spanish Valley Dr
2417 E Mesa Rd
2667 S Desert Rd
2631 Desert Rd
2431 E Mesa Rd
2445 E Mesa Rd.
2627 Desert Rd
2619 Desert Rd.
2500 Spanish Valley Dr
2550 Spanish Valley Dr
2476 Spanish Valley Dr
2464 Spanish Valley Dr
2468 Spanish Vallet Dr
2472 Spanish Valley Dr
2545 S Deseret Rd
2535 Desert Rd
2540 Desert Rd
2550 Desert Rd
2450 Spanish Valley Dr.
2450 San Jose Rd.
2340 San Jose Rd
2208 E San Jose Rd
2181 San Jose Rd
2541 S Hwy 191
535 S Main
1520 Old Mail Trail
2445 San Jose Rd
2447 San Jose Rd
2360 San Jose Rd
2449 San Jose Rd
2350 Spanish Valley Dr
2411 Spanish Valley Dr
2465 Spanish Valley Dr
2451 Spanich Valley Dr
2497 Spanish Valley Dr
3800 S Maynard Ln
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Desert Road DiscoPlex
2600 Desert Road

One (1) Duplex in rear of property deeded for local workforce.
Kara Stoner & Eric Plourde with property owners Jane & Larry Stoner

April 27, 2020
5:00 pm
Via virtual meeting. See back.
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You are receiving this letter because you are within 1000 feet of the HDHO application property at 2600
Desert Rd.
We are requesting permission from the Planning Commission and the County Council to apply the High
Density Housing Overlay on our family’s property at 2600 Desert Road. There is an existing single family
home. This overlay would allow a total of 3 dwellings on the half acre property. All three dwellings
would be deeded to be rented or sold to full time Grand County residents living and working in the
county. We are a small local construction company that would like to build energy efficient homes at a
cost that is affordable to the local workforce.
The existing home will be maintained at the front of the property, and the new duplex will be positioned
on the vacant .25 acre to the rear of the property. An easement will be provided along the North edge of
the property where a current access lane exists. The duplex will be designed to be low profile and
situated to provided yards for the occupants. The area around the duplexes will be landscaped. See
intended design style below.
Questions about the project can be sent to: info@ecologicmoab.com
Comments can be submitted to the planning commission in advance or you can attend the virtual
meeting on April 27th at 5:00pm. The virtual meeting link can found on the agenda page at:
https://www.grandcountyutah.net/AgendaCenter
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