Memorandum
To:
Planning Commission
From:
Thomas Dansie, Director of Community Development
Date:
November 30, 2018
Re:
December 5, 2018 Planning Commission Meeting
Design / Development Review – Commercial Development, 358 Zion Park Boulevard
Overview
Luke Wilson has applied for a DDR for a small commercial building at 358 Zion Park Boulevard. The
property is currently developed with a surface parking lot. The commercial building is proposed for the
northeast corner of the property. It is intended to house a small drink restaurant, a public restroom, and
office space.
The property is adjacent to the Springdale landslide. Previous development applications on the property
have been heavily scrutinized for impacts on the stability of the landslide, as well as risk of hazard from
future landslide movement. The proposed building is a two-story building with contemporary
architecture. The second story is proposed to cantilever over the steep landslide slope behind the
building.
The property has been issued a front setback variance, reducing the front setback from 30 feet to 5 feet.
Applicable Ordinances
The Commission should review the following code chapters or sections:
1. Chapter 10-11B: Village Commercial Zone
2. Chapter 10-16: Architectural Standards and Design Guidelines
Staff Analysis
Building Size
The maximum building size in the VC zone is 5,000 square feet. The proposed building measures less
than 900 square feet.
Setbacks
The setbacks in the VC zone are 30 feet in the front, 10 feet on the sides, and 20 feet in the rear.
However, as mentioned above, the property has been issued a variance to allow a five-foot front
setback.
The site plan shows the proposed structure meeting the five-foot front setback, as well as side and rear
setbacks.
Building Height
The maximum building height in the VC zone is 26 feet above grade. The proposed building is shown at
24 feet in height.
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Landscape
The landscape ordinance requires the property to be at least 60% landscape or natural open space, with
at least 30% of the property being landscaped. The vast majority of the property will be left in natural
open space—over 60% of the property. The area around the existing parking area and between the
existing parking area and paved highway has been landscaped. The site plan shows additional
landscaping being added in the area between the building and the paved roadway.
Illumination
The applicant has submitted a proposed light sconce to be used on the building. The sconce meets the
Town’s outdoor lighting requirements. However, there is no lighting plan showing where the lights will
be used. Staff recommends a condition of approval requiring a lighting plan prior to building permit.
Colors and Materials
The proposed buildings will use a mix of rusted steel and wood paneling. These materials and colors
meet town standards. A significant amount of the downstairs level of the building will be floor to ceiling
glass. The Commission may wish to discuss the potential for reflectivity and glare from these windows,
as well as light trespass from building at night.
Parking
The proposed building is located in a 100+ space paid public parking lot. The Commission should
determine whether or not the drink restaurant and office space require additional parking, separate
from the paid parking on the site.
The code requires four parking spaces for the restaurant / office space.
Slopes and Landslide
The proposed building is placed the toe of the Springdale landslide. The slope behind the building is
steeper than 30% in grade. In previous reviews for development on this property the Commission has
expressed concern regarding developing near the landslide. Concerns center on decreasing landslide
stability and placing development at risk from future landslide movement.
The applicant has designed the structure such that there will be no disturbance to the toe of the
landslide or the existing 30% slope. However, the Commission may wish to emphasize the need to limit
disturbance on and around the landslide slope.
Staff notes that the drawing labeled “North Elevation” appears to have two posts extending down from
the cantilevered second story to the ground. These posts may not be placed on the 30% slopes. Staff
recommends the Commission verify with the applicant that these posts will not be located on 30%
grades.
Sample Motion Language
The Commission may wish to use the following sample motion language in making a motion on this
project:
The Planning Commission Approves/Denies the proposed Design/Development Review for the
commercial building at 358 Zion Park Boulevard. The motion is based on the following findings:
[LIST FINDINGS]
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If making a motion of approval, staff recommends the following conditions of approval:
1- The applicant must provide details on the locations of building mounted lighting to the DCD
prior to a building permit being issued.
2- No development or disturbance is allowed on the 30% landslide slopes located behind the
proposed building. Posts supporting the second level may not be placed on any slopes
measuring 30% or greater in grade.
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Tom Dansie
From:
Sent:
To:
Cc:
Subject:

Luke Wilson
Wednesday, October 24, 2018 8:00 PM
Tom Dansie
burke
Re: Parking Area Commercial Building Follow Up

Follow Up Flag:
Flag Status:

Follow up
Flagged

Hi Tom,
I’ll chime in here. Burke will need to do the north and west elevation, but I can speak to the rest.
The building will set in the open corner on the northeast of the lot. It will fit in the current shape, at the current
grade. We’ll eliminate 2-3 parking spaces for the front access/walkway. The setback on the front is at 5’ (35 off of
roadway if I remember right). The property line on the north is far from the building, likely 30’ or so. That setback
shouldn’t be an issue.
The rear mass wall (angled wall) is to be board formed concrete. It’ll be the weathered sandstone’ color. The upper
parapet, steel awning, and center band are to be rusted steel. The grey paneling is incorrectly drawn. It will be as
attached, exterior wood paneling. The lights I’ve chosen are also attached.
The rocks will be removed where the building sits. The concrete mass wall will be poured where the rocks were. It will
not retain any more than is currently retaining, less than 3’. There will be almost no grading as the elevation and shape
are both set. There is no landscaping currently in that corner. We will add some plants along the walkway to the
restroom as shown. We will also replace the tree in the Udot easement. It seems to be the only one that hasn’t done
well.
Thanks!
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Sent from my iPad
On Oct 24, 2018, at 12:49 PM, Tom Dansie <dcd@infowest.com> wrote:
BurkeJust a follow up and reminder on the remaining details I need for the commercial building at Luke’s
parking lot. I still need:
-

-

Elevations from the north and west
Details on colors, materials, and outdoor lighting
Details on the site plan:
o How will the building relate to the slope behind and the existing stacked rock wall?
o What grading is necessary for the building?
o What are the setbacks on the front and side?
o These details are probably best shown on a blow-up of just the area of the site impacted
by the new building.
Landscape plan:
o Any new planting around the building?
o Will existing landscape be impacted by the building?

Let me know if you have any questions.
Thanks!
Tom
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THOMAS DANSIE, AICP
Director of Community Development
435.772.3434 x306
www.springdaletown.com
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