Memorandum
To:
Planning Commission
From:
Sophie Frankenburg, Associate Planner
Date:
March 14, 2019
Re:
March 20, 2019 Planning Commission Meeting
Design / Development Review – Kinesava, Lot 15
Overview
Ihnsouk Guim has requested a Design/Development Review for a new residence on Lot 15 of the
Kinesava Ranch subdivision. The property is approximately 1.02 acres and is located on a ridgeline in the
Foothill Residential (FR) zone. The lot is considered both a “High Visual Impact” lot and a “View
Obstructing Lot”. The proposed development includes a detached garage near the road with the house
set further back on the lot. Development in the Kinesava Ranch subdivision is governed by the terms of a
Special Exception permit, special fire protection standards for the subdivision, and the underlying
zoning.
Applicable Ordinances
The Commission should review the following code chapters or sections:
1. Chapter 10-9A: Foothill Residential Zone
2. Chapter 10-15: Design / Development Review
3. Kinesava Special Exception Permit
4. Kinesava Fire Protection Standards

Foothill Residential

Standard

Requirement

FR-2 minimum lot area
is 2 acres.

This lot is 1.02 acres
under the 2-acre
minimum.

Setbacks

Average 30-foot
setback with no single
setback being less than
20 feet.

The back and sides of
the proposed building
is well outside the
required 30 Foot
setbacks. The front of
the property, where
the garage is placed is
set back 20 Feet.

Lot Area

Proposal
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Comments

Pursuant to the
Kinesava Special
Exceptions Permit and
the platting of Kinesava
Subdivision lots prior to
1992, this lot size is
allowed (see section
10-9A-6).
Due to the setbacks on
the side yards and back
of the property, the
setbacks average no
less than 30 feet. The
proposal is in
compliance.

Building Size

Building Height
(High Visual Impact
Lot, View Obstructing
Lot)

Lighting

Landscaping

Colors and Materials

View Obstructing Lot

Maximum allowed
building size is 5,000
square feet, including
garage and all covered
functional areas.
Height Restrictions
apply due to its
placement on a
ridgeline and hilltop.
Development of this lot
will also impede the
view of neighboring
parcels. Maximum
height is 20 feet.
Outdoor lighting must
be down directed and
shielded. Outdoor
lighting is only allowed
to illuminate the
entrances of buildings,
outdoor gathering
areas, and walkways.
Must retain 80% of the
lot as natural open
space or landscape.

The proposed home is
1,410 square feet
including all covered
functional areas.

In compliance

Proposed building
height is 19 feet.

In compliance

Applicant has not
submitted an outdoor
lighting plan.

Commission may want
to verify lighting
samples and require an
outdoor lighting plan.

The proposed
development will have
a total lot coverage of
2,256. The total lot is
44,083 square feet.

In compliance

Colors must conform to
the color palette
regulations. Building
material must be
compatible with the
surrounding
environment as per
section 10-16-4.
(i) Building
height must be
less than 20 feet.
(ii) Building
placement must
be placed as to
minimize view
obstruction from
surrounding
properties.
(iii) Distance
from existing

The proposed building
will be primarily Stucco
material with an
asphalt shingle roof.

Applicant has indicated
that she will provide
samples with DCD prior
to a building permit
being issued.

(i) Building height
is 19 feet
(ii) Building
placement is
restricted by the
Kinesava Special
exceptions permit.
(iii) Distance and
placement of the
building is restricted
by the Kinesava

(i) In compliance
(ii) In compliance
(iii) In compliance
(iv) In compliance
(v) In compliance
(vi) Commission
may want to
discuss additional
screening if
appropriate
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structures must
be as far away
from structures
that will suffer
view obstruction.
(iv) Proposed
structure must be
placed in the
lowest
topographic area
as feasible.
(v) Rooflines
shall be oriented
as to minimize
view obstruction.
(vi) Drought
tolerant desert
vegetation shall
be planted to
screen the view
of the structure
from any existing
structure that will
suffer view
obstruction

Special Exceptions
Permit
(iv) The proposal
will have little to no
fill/and or
excavation to alter
the existing pad.
(v) Rooflines are
oriented in
directions that are
dictated by the
Kinesava Special
Exceptions Permit
to reestablish the
original ridgeline.
(vi) The proposed
landscaping plan
shows the location
of two trees that
will be added to the
southern portion of
the building.

Kinesava Special Exceptions Permit Analysis
Special Exception Requirement Proposal
Permitted lot coverage shall be
The total lot area is 44,372
varied from twenty-five percent square feet. The Proposed
(25%) of net developable
development is under the 20%
acreage to twenty percent
of total lot size allowed at 2,296
(20%) of total lot size.
square feet of coverage.
The building pad shall be limited
on the southeast by the limits of
the existing pad or a horizontal
dimension of eighteen feet
measure due northwest from a
yellow cap survey pin existing
on the ridge. Said pad should be
limited to the northwest by the
boulder on the southwest slope
and the large rock adjacent to
and southeast of the two

The proposed development sits
18 feet from the survey pin on
the east ridgeline, between the
boulder and large rock on the
southwest slope, and the two
prominent junipers on the
northern ridgeline.
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Comments
In Compliance

In Compliance

prominent junipers on the
ridgeline.
Roof lines shall parallel the
existing slope grades to within
five degrees.

The proposed roof line is a 5:12
pitch roof which is within the 5
degrees of the represented
slope. The less visible portion of
the home and the garage have
a membrane style roof.

The vertical distance from the
yellow survey pin on the
southeast pad limit to the eave
of the structure will not exceed
eight feet.

The vertical distance from the
survey pin to the bottom of the
roof eave is eight feet.

The vertical distance from the
contact grades on the northeast
and southeast slope measured
to the structure roof eave
adjacent to the existing grade
shall not exceed ten feet.

The applicant has submitted a
drawing showing the vertical
distance from building pad to
the bottom of the roof eave
being ten feet.

In compliance

No Structure gable end shall
face southeast, northeast or
southwest unless the applicant
can demonstrate that such a
gable end results in a lesser
visual impact from SR-9.

The proposed roof plan
indicates the gable end is facing
south.

In compliance

Excavations below the
“Proposed Pad or Construction
Limit” are allowed, providing
that they do not result in
increases in structure visibility
from northeast, southeast, and
southwest slope

There will be a small amount of
excavation on the southeast
corner of the that will be
lowered to meet the finishing
floor height of 3,943 feet which
is the same elevation as the
proposed pad. The southern
slope will be restored to the
pre-cut grade with fill in
attempt to bring the
southwestern part of the
structure up to the finished
floor elevation of 3,943.

In compliance
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As seen in figure 15.3, the slope
is represented as 50% which
means the 5:12 roof pitch is
within the 5 degree. Section (g)
in the Special Exception Permit
states that garage and
residence portions on the
Northwest half of the lot are
not limited by the roof
restrictions. In compliance.
In compliance

All portions not restricted in
height by these provisions shall
comply with Exhibit F.
To mitigate visual impact of
structures, (i) the south, east
and north elevations shall
appear as one story, (ii) roof
design shall introduce a
geometry and scale which
reestablishes the contours of
the surrounding hillsides, (iii)
preservation of trees is
imperative (no more than four
small trees shall be removed).

The Proposed building will be
under 20 feet, measured at 19
feet at the highest point.
(i)
The entirety of the
proposed home is
one level.
(ii)
The roof design is a
5:12 pitched roof to
match the southern
slope within 5
degrees.
(iii)
The applicant has
decided to remove
one juniper tree
from the ridgeling.
The proposed plans
indicate four new
trees to be planted.
The applicant will
have to verify that
at least two of
those trees will be
that of a similar
species to the
Juniper tree being
removed.

In compliance
(i)
(ii)

(iii)

In compliance
The most visible
portion of the
house is in
compliance. The
membrane style
roof does not
reestablish the
hilltop geometry
but is not required
to by exception (g).
In compliance

Staff Recommendation
Staff recommends the Commission make specific findings regarding the proposed development as
follows:
1. Does the proposed development meet the standards for the FR zone?
a. Does the proposed structure meet requirements for high visual impact and view
obstructing lots?
2. Does the proposed development comply with the requirements of the Kinesava Special
Exception Permit?
If the commission approves the development, staff recommends the following conditions:
1. The applicant must verify exterior colors and materials for the structure on the Town’s color
palette prior to the issuance of a building permit.
2. The applicant must provide details of outdoor lighting to the DCD prior to a building permit
being issued.
3. The applicant must provide a detailed landscaping plan for the Green Roof to DCD for approval.
5

Sample Motion Language
The Planning Commission APPROVES / DENIES the residential Design/Development Review for Kinesava
Lot 15. The motion is based on the following findings:
[List Findings]
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Memorandum
To:
Planning Commission
From:
Sophie Frankenburg, Associate Planner
Date:
November 28, 2018
Re:
December 5, 2018 Planning Commission Meeting
Design / Development Review – Kinesava, Lot 15
Overview
Ihnsouk Guim has requested a Design/Development Review for a new residence on Lot 15 of the
Kinesava Ranch subdivision. The property is approximately 1.02 acres and is located on a ridgeline in the
Foothill Residential (FR) zone. The lot is considered a “High Visual Impact” lot. The proposed
development includes a detached garage near the road with the house set further back on the lot.
Development in the Kinesava Ranch subdivision is governed by the terms of a Special Exception permit,
special fire protection standards for the subdivision, and the underlying zoning.
Applicable Ordinances
The Commission should review the following code chapters or sections:
1. Chapter 10-9A: Foothill Residential Zone
2. Chapter 10-15: Design / Development Review
3. Kinesava Special Exception Permit
4. Kinesava Fire Protection Standards
Staff Analysis
Lot Area
The lot measures 44,670.68 square feet. This is less than the two-acre minimum in the FR-2 zone.
However, the lot was created prior to 1992 and is thus a legal building lot despite its sub-standard size
(see section 10-9A-6). Further, the Kinesava Special Exception allows the lot at its current size
High Visual Impact Lot
As mentioned above, the lot is determined to be a “high visual impact” lot. This means the development
of the lot has the potential to be seen from various locations on the valley floor and SR9. The Town Code
contains additional design standards for high visual impact lots (see section 10-9A-13(B)). These
standards require a combination of reduced building height, building placement and orientation, and
landscaping to incorporate the building into its natural surroundings.
The applicant has limited the building height to 17 feet, incorporated natural boulders, trees, and
outcrops into their site plan, and has decreased glass percentages to meet the 25% coverage as required
by the Town Code (section 10-9A-13(B)).
Setbacks
The FR zone requires setbacks averaging 30 feet, with no single setback being less than 20 feet. The
special exception permit also regulates where the structure must be placed relative to natural features
on the lot. The structure meets the required setbacks and location standards established in the special
exception.
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Building Size
The maximum building size allowed by the FR zone is 5,000 square feet, including the garage and all
covered porches and patios. The proposed development measures 2,256 square feet in area. This
measurement includes 160 square feet of building size “penalty” based on section 10-9A-10(C)(1), which
requires that any portion of a building placed on fill grade that exceeds four feet shall be counted as
additional building square footage equaling the main floor square footage. The development is within
the maximum building size allowed.
Building Height
Building height for “High Visual Impact” lot is 20 feet. The home is approximately 17 feet in height at the
highest point, as measured from existing grade.
The special exception permit suggests the roofline shall parallel the existing slope. Although, the
applicant has proposed a flat membrane style roof rather than gabled roof to reduce building height by
three feet.
Lighting
Outdoor lighting must be down directed and shielded. Outdoor lighting is only allowed to illuminate the
entrances of buildings, outdoor gathering areas, and walkways. The applicant has not provided a lighting
plan but has suggested she will use all down-directed lights to keep light pollution to a minimum. The
applicant will be required to submit a detailed plan prior to construction.
Landscape
Lots in the FR zone are required to retain at least 80% of the lot as natural open space or landscape. The
Kinesava Special Exception regulates the “lot coverage” on lots in the subdivision. Lot coverage is the
amount of the property covered by impervious surface. Lot coverage on lot 15 is limited to 20% of the
lot. The applicant has not included details on lot coverage.
The property currently has two prominent junipers on the ridge line adjacent to a large rock. The
grading ordinance requires the removal of any native vegetation over a certain height to be replaced
with the same or similar species (section 10-15B-4(A)). The applicant plans to remove one Juniper tree
and replace it with two similar trees. They have included a landscaping plan showing the location of five
Juniper Trees with the intention to relate the building design and general enhancement of the site.
The applicant is also proposing a Green Roof comprised of mostly Sedums due to the harsh exposure of
a roof top.
The pathway surrounding the home will be a combination of natural materials and tinted concrete to
match the surroundings. The site plan demonstrates the incorporation of the building into the already
existing boulders and outcrops.
Colors and Materials
The residence will be stucco and steel siding with painted steel accents. There will be stone retaining
walls and wire railings. The surrounding patios and walk ways will consist of natural color tinted
concrete, natural granular surface, accent surfaces, and a section of open steel grate. The roof will be
membrane style Green Roof. Any section of the roof exposed will be required to comply with the Town
Code color palette, and painted to reduce glare from above.
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The applicant has not provided colors for the project but staff recommends a condition of approval that
requires the applicant to provide actual color and material samples prior to construction to verify the
actual materials comply with the color palette.
Kinesava Fire Protection Standards
The Kinesava Fire Protection Standards (part of the Kinesava Special Exception) require a four foot
accessible pathway around the entire structure for fire access. A defined access pathway is shown on
the site plan. There are no obstructions (such as grade changes, boulders, trees, etc.) around the
perimeter of the house that would prevent fire access. The pathway on the south elevation will be
cantilevered over the slope in order to meet the four-foot requirement.
Staff Recommendation
Staff recommends the Commission make specific findings regarding the proposed development as
follows:
1. Does the proposed development meet the standards for the FR zone?
a. Does the proposed structure meet requirements for high visual impact lots?
2. Does the proposed development comply with the requirements of the Kinesava Special
Exception Permit?
Sample Motion Language
The Planning Commission APPROVES / DENIES the residential Design/Development Review for Kinesava
Lot 15. The motion is based on the following findings:
List Findings
If the commission approves the development, staff recommends the following conditions:
1. The applicant must verify exterior colors and materials for the structure on the Town’s color
palette prior to the issuance of a building permit.
2. The applicant must provide details of outdoor lighting to the DCD prior to a building permit
being issued.
3. The applicant must provide a detailed landscaping plan for the Green Roof to DCD for approval.
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To Members of the Planning Commission, Town of Springdale DCD, and other interested parties,
My remarks are regarding the Design/Development Review -Kinesava Lot 15. As owner of Kinesava Lot
16, I have great interest in how this property gets developed, but I will be out of town for the meeting,
so please accept these written comments in lieu of my presence on Dec. 5th.
Lot 15 is a challenging lot on which to build for many reasons, and I commend the architect on his design
which both creates an interesting, esthetically pleasing structure while preserving the natural beauty of
the lot. I appreciate the intent to not disturb the existing juniper trees and the intent to highlight some
beautiful boulders on the property. The absence of windows on the West elevation reflects
consideration for the privacy and light infiltration issues affecting the four houses directly above lot 15
and for that I am appreciative. I love the idea of a Green Roof!
I do, however, have some concerns centered primarily on three issues regarding the design.
One, it is unclear to me if the Special Exemption Permit requirements have been met. I would urge the
Commission and the DCD staff to speak specifically to whether or not the design reflects the language of
the Special Exception Permit and to articulate what, if any, items need to be addressed.
Secondly, I believe my view of the Navajo Sandstone maybe obstructed. Town Code item 10-9A-13-C1
states:
C. Design Standards For View Obstructing Parcels: All parcels designated as "view obstructing"
parcels as per subsection 10-9A-10B4 of this article are subject to the design standards of this
subsection. View obstructing parcels are designated as such because they impact the natural
views and vistas enjoyed from surrounding properties. The design standards of this subsection
are intended to mitigate the impact a proposed structure will have on natural vistas as enjoyed
from adjacent properties.
1. Building Height: Structure height shall be governed by section 10-9A-10 of this article
and chapter 15A of this title, except that the height of any proposed structure on a view obstructing
parcel
shall not exceed the greater of either: a) the lowest height which would cause the
structure to not interrupt views of the vertical cliff faces of the Navajo Sandstone from any point not
on the
subject parcel and within three hundred fifty feet (350’) of the proposed
structure, or b) twenty feet (20’) as calculated by chapter 15A of this title.

I understand the building height is proposed to be 17’ which is lower than the 20’ accommodation high
visibility lots are subject to, but I believe that even at 17’ there are locations on my property where the
view of the Navajo Sandstone will be obstructed. I would like to request the Town conduct an analysis of
this concern before approving the design.
My third concern is regarding Town Code item 10-9A-13-C2b:
“Topography: The proposed structure shall be placed in the lowest topographic area of the lot as
feasible, unless this would increase view obstruction on surrounding properties, interfere with natural
drainages, or disturb slopes of thirty percent (30%) or greater."

It’s unclear to me how the bedroom suite area and the cantilevered walkway will be constructed
without disturbing the slope which appears to me to be 30% or greater. Has this been analyzed by the
DCD?
In closing, I appreciate your time and effort in reviewing this Design/Development Review for Lot 15 and
for allowing public input, and I hope the above concerns get addressed and appropriate analysis be
conducted prior to approval to insure decisions are made consistent with the Town Code and its intent.
I wish Ihnsouk Guim well in her endeavor.
Sincerely,
Ann Hinckley

December 3, 2019
Re: Design/Development Review – Kinesava Lot 15
Members of the Planning Commission, Town of Springdale DCD and other interested
parties
Thank you for the opportunity to comment on the Design/Development Review -Kinesava Lot
15. My wife Betsy and I are hoping to purchase a home in the Kinesava Development and
therefore are very interested in this specific development and its impact on the property we
hope to purchase. Unfortunately we are unable to be present at the meeting on December 5th
but hope you are able to take our comments into consideration.
We have reviewed the materials as well as the pertinent sections of the Town Code and the
Kinesava Development - Special Exception Permit and have the following comments.
Development on Lot 15 is challenging for a variety of reasons. First off it is about half the size
of the required lot size for this residential zone. It would not be a permitted lot today. In fact,
you have to go back 26 years in order for this lot to meet the standards at the time. The lot
itself is on a ridge line that is very narrow with steep slopes, a number of mature junipers and
substantial amounts of boulders and other topographic challenges. Designing a residence and
garage that can be accommodated on this lot while still meeting the standards and goals of the
General Plan and the standards and guidelines of the town code is extremely difficult. It may be
one reason why it has taken so many years for this lot to be developed.
The proposed design is a commendable attempt to address and mitigate the constraints of the
lot; however it remains unclear if it is meeting the standards and further design changes may be
necessary to comply.
This is a High Visual Impact Lot that contains numerous additional requirements. It is unclear if
all these requirements have been met. For example it is difficult to conceive that a design that
includes structures and walkways that are cantilevered out over the natural topography "blends
with the natural topography". Related to this is the requirement that slopes of 30% or more
remain undisturbed. It is unclear whether these slopes are undisturbed with the proposed
design or if it is only previously disturbed slopes that are impacted. The very specific
landscaping requirements associated with High Visual impact Lots are not addressed in any
detail.
The design is designated as a "View Obstructing Parcel" as it obstructs views of Navajo
Sandstone from adjacent parcels. This is not addressed in the staff report.

Design Standards For View Obstructing Parcels are as follows:
View obstructing parcels are designated as such because they impact the natural views and
vistas enjoyed from surrounding properties. The design standards of this subsection are
intended to mitigate the impact a proposed structure will have on natural vistas as enjoyed
from adjacent properties.
1. Building Height: Structure height shall be governed by section 10-9A-10 of this article
and chapter 15A of this title, except that the height of any proposed structure on a view
obstructing parcel shall not exceed the greater of either: a) the lowest height which would
cause the structure to not interrupt views of the vertical cliff faces of the Navajo Sandstone
from any point not on the subject parcel and within three hundred fifty feet (350') of the
proposed structure, or b) twenty feet (20') as calculated by chapter 15A of this title.
2. Building Placement: The proposed structure shall be placed on the parcel so as to minimize
view obstruction from surrounding properties. The following items shall combine to designate
an appropriate building site:
a. Distance From Existing Structures: The proposed structure shall be placed as far away from
existing structures that will suffer view obstruction as possible, if such distance reduces view
obstruction.
b. Topography: The proposed structure shall be placed in the lowest topographic area of the lot
as feasible, unless this would increase view obstruction on surrounding properties, interfere
with natural drainages, or disturb slopes of thirty percent (30%) or greater.
3. Building Element And Roof Orientation: Rooflines, roof parapets, gable ends, chimneys, and
other such building elements shall be oriented in such a manner as to minimize view
obstruction of the Navajo Sandstone from properties within three hundred fifty feet (350') of
the proposed structure.
4. Landscaping: Drought tolerant desert vegetation shall be planted to screen the view of the
structure from any existing structure that will suffer view obstruction. (Ord. 2006-04, 2-8-2006)
Has the proposed structure been placed as far away as possible to alleviate view obstruction?
Is the proposed structure placed in the lowest topographic area of the lot?
Will drought tolerant vegetation be planted to screen the structure from existing view
obstructed structures?
The report also provides no detail or opinion as to whether all of the requirements of the
Kinesava Special Exception Permit have been met. These are in some cases very technical
requirements that are not easily discernible by the general public.

Given the steepness of the lot and the presence of numerous large boulders the potential for
safety issues during construction and with the design is an issue that should be addressed as
well.
Thank you again for the opportunity to provide input. We want to reiterate that we believe this
is a very creative and laudable attempt to meet town requirements on a substandard lot.
However, we do not believe that enough information and analysis is provided to make this
determination and that additional design modifications could be necessary to meet the intent
and specifics of Springdale's General Plan, Town Code and Kinesava Development - Special
Exception Permit.
Sincerely,
Kurt Chilcott

From: Gary Hunter
Sent: Thursday, January 10, 2019 3:15 PM
To: DCD@infowest.com
Subject: Lot 15 Kinesava Estates
Tom Dansie
Town Of Springdale
This letter is in regards to the home being built on lot 15 in Kinesava Estates.
This lot has some extreme challenges, being a high visual lot to the Town Of Springdale and Kinesava
Estates, considering the size and shape of the lot.
I believe that the Special Exceptions that the town created before allowing Kinesava to be developed
must be adhered. All other homes which have been built in Kinesava were required to adhere to these
Special Exceptions.
I have another concern about the fire lane on Parunuweap Circle which is in front of my home. I am
concerned this fire lane could be blocked during construction This could be a big problem for everyone
encluding homeowners,contractors and the fire department.
Regards,
Gary Hunter

January 11, 2019
Re: Design/Development Review – Kinesava Lot 15
Members of the Planning Commission, Town of Springdale DCD and other interested
parties
This correspondence is an addendum and update to the letter of December 3rd provided to DCD
staff and the Planning Commission on the December 5th hearing on Kinesava Lot 15.
My wife Betsy and I are now owners of an adjacent property at 103 Parunuweap Circle. Our
home is one of the properties that is impacted as a View Obstructing Parcel as the proposed
development obstructs views of Navajo Sandstone from our property. Unfortunately, we are
unable to be present at the meeting on January 16th but hope you can take our comments into
consideration.
We have reviewed the materials as well as the pertinent sections of the Town Code and the
Kinesava Development - Special Exception Permit. We have also reviewed the comments and
concerns of the Kinesava HOA and agree with their position and comments. We would also
provide (and reiterate) the following comments.
Development on Lot 15 is challenging for a variety of reasons. First off it is about half the size
of the required lot size for this residential zone. It would not be a permitted lot today. In fact,
you have to go back 26 years in order for this lot to meet the standards at the time. The lot
itself is on a ridge line that is very narrow with steep slopes, a number of mature junipers and
substantial amounts of boulders and other topographic challenges. Designing a residence and
garage that can be accommodated on this lot while still meeting the standards and goals of the
General Plan and the standards and guidelines of the town code is extremely difficult. It may be
one reason why it has taken so many years for this lot to be developed.
The proposed design attempts to address and mitigate the constraints of the lot; however, it
remains unclear if it is meeting the standards and whether further design changes may be
necessary to comply. It is unclear because the applicant has not provided any analysis as to how
the design complies with the Town Code nor has staff provided assurances in their report that
this analysis has been done.
The burden of proof is on the applicant to make the case for compliance, staff can then weigh
in with their independent review and recommendation and the Planning Commission can then
make an informed decision. Currently the process has been lacking and therefore we would
encourage you to delay any action till a complete analysis and responsible thorough process is
undertaken.
This is a High Visual Impact Lot that contains numerous additional requirements. It is unclear if
all these requirements have been met. For example it is difficult to conceive that a design that

includes structures and walkways that are cantilevered out over the natural topography "blends
with the natural topography". Is there precedent for approving designs in this zone that
cantilevered over 30% slopes?
Related to this is the requirement that slopes of 30% or more remain undisturbed. It is unclear
whether these slopes are undisturbed with the proposed design or if it is only previously
disturbed slopes that are impacted.
The very specific landscaping requirements associated with High Visual impact Lots are not
addressed in any detail.
The design is designated as a "View Obstructing Parcel" as it obstructs views of Navajo
Sandstone from adjacent parcels. This is not analyzed in the staff report.
Design Standards For View Obstructing Parcels are as follows:
View obstructing parcels are designated as such because they impact the natural views and
vistas enjoyed from surrounding properties. The design standards of this subsection are
intended to mitigate the impact a proposed structure will have on natural vistas as enjoyed
from adjacent properties.
1. Building Height: Structure height shall be governed by section 10-9A-10 of this article
and chapter 15A of this title, except that the height of any proposed structure on a view
obstructing parcel shall not exceed the greater of either: a) the lowest height which would
cause the structure to not interrupt views of the vertical cliff faces of the Navajo Sandstone
from any point not on the subject parcel and within three hundred fifty feet (350') of the
proposed structure, or b) twenty feet (20') as calculated by chapter 15A of this title.
2. Building Placement: The proposed structure shall be placed on the parcel so as to minimize
view obstruction from surrounding properties. The following items shall combine to designate
an appropriate building site:
a. Distance From Existing Structures: The proposed structure shall be placed as far away from
existing structures that will suffer view obstruction as possible, if such distance reduces view
obstruction.
b. Topography: The proposed structure shall be placed in the lowest topographic area of the lot
as feasible, unless this would increase view obstruction on surrounding properties, interfere
with natural drainages, or disturb slopes of thirty percent (30%) or greater.
3. Building Element And Roof Orientation: Rooflines, roof parapets, gable ends, chimneys, and
other such building elements shall be oriented in such a manner as to minimize view
obstruction of the Navajo Sandstone from properties within three hundred fifty feet (350') of
the proposed structure.

4. Landscaping: Drought tolerant desert vegetation shall be planted to screen the view of the
structure from any existing structure that will suffer view obstruction. (Ord. 2006-04, 2-8-2006)
It is not possible to determine if these standards have been met. Example of questions that
should be addressed include:
Has the proposed structure been placed as far away as possible to alleviate view obstruction?
Is the proposed structure placed in the lowest topographic area of the lot?
Will drought tolerant vegetation be planted to screen the structure from existing view
obstructed structures?
Until the applicant and staff can address these specific requirements and answer these specific
questions, it is difficult for the Planning Commission and the public to come to an informed
determination of compliance.
Thank you again for the opportunity to provide input. We want to reiterate that we believe this
is a credible attempt to meet town requirements on a substandard lot. However, we do not
believe that enough information and analysis is provided to make this determination and that
additional design modifications could be necessary to meet the intent and specifics of
Springdale's General Plan, Town Code and Kinesava Development - Special Exception Permit.
Sincerely,
Kurt Chilcott

