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Re:

Planning Commission
Thomas Dansie, Director of Community Development
January 15, 2021
January 20, 2021 Planning Commission Meeting
Design / Development Review – Commercial Transient Lodging Development, 358 Zion
Park Boulevard (Continued from November 2020)

Executive Summary
In November 2020 Luke Wilson applied for a DDR for a two-unit, two-story transient lodging building on
the hillside above the paid parking area at 358 Zion Park Boulevard. The Commission reviewed the
proposal and expressed concerns regarding geologic hazards at the site, impact on important
community viewsheds, and the lack of a complete landscape plan. The Commission tabled review of the
item and directed:
1. Staff to arrange a third-party review of the applicant’s geotechnical report.
2. The applicant to prepare renderings showing the impact of the proposed structure on views
from SR9 and adjacent property.
3. The applicant to prepare a more detailed and complete landscape plan.
Staff has arranged the third party review of the applicant’s geotechnical report. A copy of the third party
review is attached.
The applicant has prepared renderings of the proposed structure from SR9 and from the Stone
Mountain Condominiums showing the visual impact the structure will have.
The applicant has also included a more detailed and complete landscape plan for the entire property.
Since the last meeting the applicant has modified the design of the building in response to the
Commission’s concerns about visual impact. Previously it was a two-story building, it is now a one-story
building. The first floor of the building as originally proposed will remain the same (layout, location,
etc.). The upper floor has been removed. The applicant has submitted updated elevation drawings
showing the change. The structure is now approximately 500 square feet (previously 1,000 sf), 13 feet in
height (previously 22’), and contains a single transient lodging unit (previously two units).
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
Development Standard Analysis
Standard

Lot Area

Requirement

The minimum lot size is
0.5 acres.

Proposal

The lot measures 2.1
acres.
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Comments

In compliance.

Setbacks

Front setbacks must be
30 feet, side setbacks
10 feet, and rear
setbacks 20 feet. 20
feet required from a
private lane (see
10-25-10(D)).

Building Size

Maximum allowed
building size is 5,000
square feet.

Building Height

Maximum building
height is 26 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.
Maximum lumens per
acre is 30,000.

The proposed
development meets all
setbacks from property
lines. There is a private
lane running adjacent
to the proposed
development site. The
site plan shows the
building located 20 feet
from the edge of the
private lane.
The proposed building
measures just under
500 square feet. (Note:
the applicant reduced
the building size by half
after the last meeting
in response to concerns
about the structure’s
visual impact.)
The building measures
13 feet in height. (Note:
the applicant reduced
the building height by
nine feet after the last
meeting in response to
concerns about the
structure’s visual
impact.)
The applicant has
shown the location of
outdoor lighting on the
plan, and included
details on the color
temperature and
required 2” recess for
the light source. After
the last meeting the
applicant also provided
a sample light sconce
and lumen counts
demonstrating
compliance with the
outdoor lighting
ordinance.
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In compliance.

In compliance.

In compliance.

In compliance.

Landscaping

Must retain 60% of the
lot as natural open
space or landscape,
with at least 30% in
landscape area.

Colors and Materials

Colors must conform to
the color palette
regulations. Building
material must be
compatible with the
surrounding
environment as per
section 10-16-4.
See section 10-23-4
Parking spaces
required.

Parking

The applicant has
In compliance.
provided an updated
and complete
landscape plan showing
landscape details and
demonstrating
compliance with the
landscape ordinance.
The applicant has
In compliance.
provided details on
colors and materials
demonstrating
compliance with Town
standards.
The proposed transient
lodging unit will require
three parking spaces
(one for the unit plus
two employee spaces).
In the last meeting the
applicant verified two
parking spaces will be
provided adjacent to
the proposed structure
for guests. The
employee spaces will
be located in the paid
parking area on the
property. This will
require two of the paid
parking spaces in the
parking lot to be
dedicated for
employees of the
transient lodging
business.

In compliance. Staff
recommends a
condition of approval
that requires the
applicant to dedicate
two spaces in the paid
parking lot for
employees of the
transient lodging
business.

Other Issues
Slopes and Landslide
The proposed building is placed on a small mound of blue clay at the toe of the Springdale landslide. The
slopes on three sides of the building site are steeper than 30% in grade. In previous reviews for
development on this property the Commission has expressed concern regarding developing near the
landslide, slope stability, and soil conditions. Those same concerns are warranted in this case. The
applicant has had a geotechnical test completed for the building site. Staff has forwarded that report to
a third-party reviewer for comment. The third-party review is attached to this report. The Commission
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should reference this report when making a finding whether or not the proposed development complies
with section 10-11B-12(A):
Natural Hazards: Construction of permanent structures shall not be permitted, erected, established or
performed in such a manner as to place real or personal property and/or individuals at unreasonable risk
of harm or injury from natural, geographic or topographic hazards such as landslides, floods or excessive
soil erosion. In addition to compliance with the provisions of the Building Code governing standards to
meet the maximum foreseeable risk of such hazards, persons developing, improving, managing or owning
such property shall have the obligation to bear the burden of so developing and/or improving the property
in such a manner that the property and/or general public are safeguarded from unreasonable risk of harm
or injury from such natural hazards.

The applicant has designed the structure such that there will be no disturbance to the existing 30%
slopes surrounding the building site. However, the Commission may wish to emphasize the need to
prevent all disturbance on and around the steep slopes.
Grading Without a Permit
The applicant leveled the proposed building site earlier this year. This grading and leveling work was
done without a grading permit or grading review. The applicant was issued a civil grading citation and
was required to obtain a grading permit for the work performed. Part of the process for obtaining a
remedial grading permit is presenting the grading that has already occurred with the present
application.
Visibility From SR9
Given the location of the proposed building on top of a hill, the development will be highly visible from
SR9. The VC zone does not contain special development standards for highly visual lots (as does the FR
zone). The Commission discussed this issue at length in the November meeting. The applicant has
modified the design of the building to reduce the visual impact the building will have as viewed from SR9
and adjacent properties. The applicant has submitted renderings showing the proposed structure from
both SR9 and the Stone Mountain Condominiums.
Conditional Use Permit
Transient lodging is a conditional use in the VC zone. The applicant has been issued a conditional use
permit to operate one vacation rental unit above the coffee shop near the paid parking area. The
applicant will need to obtain additional conditional use approval for the newly proposed transient
lodging unit.
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 two-unit
transient lodging building at 358 Zion Park Boulevard. The motion is based on the following findings:
[LIST FINDINGS]
If making a motion of approval, staff recommends the following conditions of approval:
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1- No development or disturbance (including incidental disturbance during construction) is allowed
on the 30% slopes located around the behind. The applicant must install construction fencing
preventing access and disturbance on the 30% slopes. The Town will not issue a building permit
until the fencing is in place. The fencing must remain in place and undisturbed for the duration
of the construction project.
2- The applicant must follow the recommendations of the geotechnical testing for the site. The
applicant is also required to implement the recommendations of the third party reviewer.
3- The applicant must dedicate two of the spaces in the paid parking area for employees of the
transient lodging business.
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January 15, 2021
Springdale Town
118 Lion Boulevard
Springdale, Utah 84767
Attn:

Mr. Thomas Dansie, AICP
P:
(435) 772-3434
E:
tdansie@springdaletown.com

RE:

Report Review
Bed and Breakfast
Near 50 West Stone Mountain Drive
VC Zone Parcel S-102-B-A
Springdale, Utah
Terracon Project No. 61195026

Mr. Dansie:
As requested, Terracon Consultants, Inc. (Terracon) has reviewed documents prepared
for a proposed two-story bed and breakfast building to be located on the above referenced
parcel near 50 West Stone Mountain Drive in Springdale, Utah. Information provided for
review included the following.
◼

◼

Geotechnical Testing Services, Inc., November 17, 2020, Geotechnical Investigation
Proposed Vacation Rental Property, About 50 West Stone Mountain Drive,
Southwest Corner of Parcel S-102-B-4-A, Springdale, Utah.
Architectural plans for the development

Terracon was asked to review the geotechnical investigation report relative to the
Springdale Town Code Section 10-11B-12(A) which states:
“Construction of permanent structures shall not be permitted, erected, established or
performed in such a manner as to place real or personal property and/or individuals at
unreasonable risk of harm or injury from natural, geographic or topographic hazards such
as landslides, floods or excessive soil erosion. In addition to compliance with the
provisions of the building code governing standards to meet the maximum foreseeable
risk of such hazards, persons developing, improving, managing or owning such property
shall have the obligation to bear the burden of so developing and/or improving the
property in such a manner that the property and/or general public are safeguarded from
unreasonable risk of harm or injury from such natural hazards.”
Based on our review of the subject geotechnical investigation report the following
comments are provided.
Terracon Consultants, Inc.
6949 South High Tech Drive
Midvale, Utah 84047
P [801] 545 8500
F [801] 545 8600
terracon.com

Report Review
50 West Stone Mountain Drive ■ Springdale, Utah
January 14, 2021 ■ Terracon Project No. 61195026

The site is described as being located at the toe of the Springdale (Balanced Rock)
landslide which moved in 1992. Recent geological mapping by the Utah Geologic Survey
(2013)1 identifies the referenced landslide mass as having a Very High hazard rating and
is identified as a category A feature. Category A (existing landslides) commentary is
described as follows:
“Existing landslides are considered the most likely units in which new landslides may
initiate (Ashland 2003)”
The UGS study recommends site-specific studies for projects located in or adjacent to
category A landslides features, and where appropriate, provide predevelopment
stabilization.
Potential movement of the landslide could impact the planned development. It is the
reviewer’s opinion that placing an occupied residential building at the toe of a very high
hazard classified landslide may involve above normal risk, possibly unreasonable risk, to
the structure and occupants.
The geotechnical report appears to address general geotechnical foundation support
needs of the project and warns of risk associated with the landslide but does not
specifically address landslide stability or provide an opinion of site suitability or if any
predevelopment stabilization methods should be considered.
It appears that the scope of work for the geotechnical investigation was likely not intended
to address the larger risk of landslide movement. This is not uncommon as the cost to
evaluate an existing landslide and its impacts on adjacent structures and properties can
be high and take considerable time to investigate and monitor. Although this may be a
prohibitive cost for the property developer to support, the landslide risk to the subject site
cannot be evaluated without some additional exploration or at-lease field evaluation from
an experienced geologist to better identify the risk.
The geotechnical investigation developed for the site is not considered sufficient to
evaluate the risk associated with the Springdale Landslide on the planned development.
It is the reviewer’s opinion that further geotechnical and geologic analysis should be
required. At a minimum, an experienced geologist should work with the geotechnical
engineer to perform a field reconnaissance to better identify location of the landslide and
potential impacts to the planned development. If the landslide is determined to be a risk
to the development additional field exploration including drilling in the landslide mass and

Utah Geologic Survey, Tyler R. Knudsen and William R. Lund, 2013, Landslide Hazard, State
Route 9 Corridor Geologic-Hazard Study Area, Washington County, Utah, Plate 2, Utah Geological
Survey Special Study 148, State Route 9 Corridor Geologic-Hazard Study Area.
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Responsive ■ Resourceful ■ Reliable
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performing analysis and long-term monitoring should be completed so the need for predevelopment stabilization measures can be determined.
The geotechnical report indicates the planned structure will sit on top of a small hill
immediately adjacent to slopes (estimated to be 1.5:1 to 2:1). The architectural plans
provided for review confirm the proximity of the hillside slopes. The geotechnical
investigation report describes the on-site soil and rock as moderately to highly expansive.
Expansive soil and rock can undergo significant strength loss when wetted. This condition
could result in a slope failure and damage to the planned structure. Stability of slopes
near building foundations was not addressed in the geotechnical investigation report. The
geotechnical investigation report should provide an analysis of slope stability risk on the
site. The analysis should include consideration of wetted soil and application of
foundation loads near the slope crest. If slope stability is shown to be a concern, remedial
measures should be provided.
The geotechnical investigation report describes the on-site soils and rock as moderately to
highly expansive. Consolidation/Swell tests were not provided in the report. It appeared
that the characterization of expansion potential and risk at the site was based on the
author’s experience, which provides great value, however the author should justify why no
consolidation/swell tests were performed and how the lack of specific testing may impact
this hazard.
Two alternatives were presented in the geotechnical investigation report for support of the
planned structure without an opinion on which option is preferred or would provide the
owner with the highest protection against adverse effects from expansive soil and rock. If
one of the options has a lower risk for the owner, it should be so stated.
Drilled concrete piers with a grade beam system are provided as one foundation option.
Sonotubes are suggested to form the top portion of the piers and reduce the potential for
an enlarged top of pier. Could the sonotubes provide a potential wicking path for surface
water to travel downward along the shaft and increase the risk of pier uplift due to soil/rock
swell?
Overexcavation of existing soil/rock and replacement with structural fill was provided as
an option for support of shallow foundations. Will this provide a “bath tub” condition where
surface water can migrate below the building and pond in the backfill causing the
underlying expansive material to swell and displace overlying soil and structural
elements? Without the performance of consolidation/swell tests it is difficult to evaluate
this risk.

Responsive ■ Resourceful ■ Reliable
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We appreciate the opportunity to be of service to the Town of Springdale for this project.
Should you have any questions regarding the information presented in this letter please
call our office.
Sincerely,
Terracon Consultants, Inc.

Rick L. Chesnut, P.E., P.G.
Senior Principal

Responsive ■ Resourceful ■ Reliable

Charles Molthen, P.E.
Geotechnical Manager

4

20.0

7 ft

19.98

ft

21.68 ft

01
20.

ft

