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Ordinance Revisions: Ridgelines and Distance Between Buildings

The Planning Commission and Town Council have both recently expressed interest in revising standards
for development in the commercial zones and along SR-9 to better promote development that is
consistent with the Town’s village scale. Both the Council and Commission have identified standards for
distance between buildings and regulations for development on ridgelines as specific areas of potential
revision. In the last meeting the Commission gave staff direction on potential revisions in both these
areas. Draft language based on this direction is included with this report.
Distance Between Buildings
In the VC zone the current building separation distance is dependent on the height of the buildings. If
both buildings being compared are 18 feet or less in height then the required separation is 10 feet.
Otherwise the required separation is 20 feet.
The Commission directed staff to prepare a revision to this standard to require building separation based
on the height of the tallest building being compared. For example, the required distance between an 18
foot tall building and a 26 foot tall building would be 26 feet.
The attached draft ordinance language makes this change.
Ridgeline Development Regulations
The Commission discussed development on ridgelines in the last meeting and noted the FR zone already
regulates development on ridgelines, hilltops, and the edges of mesas. The FR zone does this by
classifying lots as either “normal” parcels or “high-visual impact” parcels. The building height on
high-visual impact lots is reduced by five feet, and no new high-visual impact parcels may be created.
A high-visual impact parcel is one where the proposed development would either break the skyline
when viewed from the valley floor, or would be located on a hilltop, ridgeline, or the edge of a mesa.
The Commission directed staff to prepare an ordinance amendment which would make the high-visual
impact standards in the FR zone applicable to the commercial zones and Valley Residential zone.
In the commercial zones and valley residential zones a number of existing buildings break the skyline
when viewed from adjacent properties. It would be difficult to develop many of the smaller parcels in
the commercial zones in such a way that the development would not break the skyline when viewed
from an adjacent property. Staff suggests the high-visual impact definition in the commercial and valley

residential zones be based on a building’s location on a hilltop, ridgeline, or edge of a mesa, but not on
whether or not the structure breaks the skyline when viewed from the valley floor.
The attached draft language makes this change.

Summary
The Commission should review the proposed draft language to determine if it accomplishes the
Commission’s intent with respect to these two issues.

10-11B-9: DISTANCE BETWEEN BUILDINGS:
The distance between any two buildings or structures on the same lot or parcel of land must be equal to or
greater than the height of the taller of the two buildings being compared. at least ten feet, if both buildings or
structures being compared are less than or equal to 18 feet in height. For buildings or structures, either of which is
greater than 18 feet in height, the distance required between two such buildings or structures must be at least 20
feet.
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10-9A-10: BUILDING SIZE AND HEIGHT:
A.

No structure on a High Visual Impact Parcel may exceed 15 feet in height. No structure on a Normal Parcel
may exceed 20 feet in height. Building height for structures on a View-Obstructing parcel are established in
section 10-9A-13(C)(1).

B.

The height of a structure is measured from the uniform, natural, or cut grade as provided under section 1015A-5. A chimney on a structure is excluded from the height calculation if the chimney is five feet wide or
less.

C.

The maximum total square footage for a building in the FR zone is 3,000 square feet. Total square footage
includes all the areas enclosed by walls (measured from the face of the outside wall to the face of the
outside wall, including attached garages) on all stories of the structure, as well as all functional areas covered
by a roof, trellis, or other similar structure, such as patios, porches, and covered walkways. A basement is
included in the calculation of total square footage only to the extent provided in subsection C.1.
1.

If the vertical distance between either natural grade or cut grade and the finished floor elevation (FFE)
of the first floor of a structure at any point on an exterior building surface (such as basement walls,
crawl space walls, foundation walls, pool deck walls, etc.), exceeds four feet, then the area of the
structure below the FFE of the first floor shall be counted as building square footage, as detailed below:
a.

When the structure is placed on natural grade or fill grade, the amount of square footage
included in the building is equal to that portion of the footprint of the structure where there is
more than one foot in vertical distance between natural grade and the finished floor elevation of
the main floor.

Figure 10-9A-10(C)(1)A.
Structure Placed on Natural Grades or Fill Grades
b.

When the structure is placed on cut grade the amount of area included in building size is equal to
the portion of the footprint of the structure where there is more than one foot in vertical
distance between cut grade and the finished floor elevation.
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Figure 10-9A-10(C)(1)B. Structure Placed on Cut Grades
D.

Notwithstanding, a building that is elevated above natural grade for the sole purpose of flood protection is
exempt from subsection C.1., provided that the building is located in a flood hazard zone according to the
flood insurance rate map, and further provided that the building does not have a basement.

E.

Plan changes after approval: Any changes to the exterior envelope of a building after initial approval must be
reviewed by the Planning Commission.

( Ord. No. 2021-10 , § 1, 8-11-2021)

10-9A-15: DEFINITIONS:
Edge of a mesa means the grade break between horizontal or nearly horizontal terrain and a vertical or near
vertical cliff face (at least 30 feet in height) at the upper terminus of the cliff.
High impact parcel means any parcel in the FR zone that is not defined as a normal parcel.
Hilltop means a well-defined natural topographic feature that slopes at least 30 vertical feet downward
within 100 horizontal feet on all sides.
Normal parcel means any parcel that meets both of the following criteria:
1.

A proposed structure on the building site would not break the skyline when viewed from either the
valley floor or the SR-9 highway corridor as defined in chapter 2 of this title; and

2.

A proposed structure on the building site would not be located on a Hilltop, Ridgeline, or within 50 feet
of the Edge of a Mesa, as those terms are defined in this chapter.

Ridgeline means a long and narrow natural topographic feature that slopes downward at least 30 vertical
feet within 100 horizontal feet on two opposing sides.
View-obstructing parcel means any parcel for which a proposed structure on the parcel would interrupt
views of the vertical cliff faces of the Navajo sandstone from any point not on the subject parcel and within 350
feet of the proposed building site.

Created: 2022-05-27 10:53:14 [EST]

(Supp. No. 1)
Page 2 of 6

10-9B-9: BUILDING SIZE AND HEIGHT:
A.

Square footage: A building in the VR zone may not have a total square footage of over 3,000 square feet, as
calculated in accordance with this section.
1.

Total square footage under this section includes all the areas enclosed by walls (measured from the
face of the outside wall to the face of the outside wall, including attached garages) on all stories of the
structure, as well as all functional areas covered by a roof, trellis, or other similar structure including
but not limited to patios, porches, and covered walkways. A basement is included in the calculation of
total square footage of a structure only to the extent provided in subsection A.2.

2.

If the vertical distance between either natural grade or cut grade and the finished floor elevation (FFE)
of the first floor of a structure at any point on an exterior building surface (including but not limited to
basement walls, crawl space walls, foundation walls, pool deck walls, and decking), exceeds four feet,
then the footprint of the structure below the FFE of the first floor is counted in the calculation of
building square footage, as detailed below:

3.

a.

If the structure is placed on natural grade or fill grade, the amount of area included in building
square footage is equal to the portion of the footprint of the structure where there is more than
one foot in vertical distance between natural grade and the FFE of the main floor.

b.

If the structure is placed on cut grade, the amount of area included in building square footage is
equal to the portion of the footprint of the structure where there is more than one foot in
vertical distance between cut grade and the FFE.

Subsection A.2. does not apply to any building that is elevated above natural grade for the sole
purpose of flood protection, provided that the building is located in a flood hazard zone according to
the flood insurance rate map, and further provided that the building does not have a basement.

B.

Height: A principal structure on a normal lot in the VR-S and VR-A subzones may not be more than 21 feet
high. A principal structure on a high visual impact lot in the VR-S and VR-A subzones may not be more than
16 feet high. A principal structure in the VR-B subzone may not be more than 17 feet high, and any portion of
a principal structure in the VR-B subzone that is within five feet of a required setback may not be more than
13 feet high.

C.

Height measurement. The height of any structure for purposes of section 10-9B-9(B) above is measured from
the uniform, natural, or cut grade as provided under section 10-15A-5. A chimney is included in the height
calculation only if it is more than five feet wide.

D.

No structure in the VR zone may have more than two stories.

E.

An accessory building or structure may not be taller than any principal structure on the same lot.

( Ord. No. 2021-10 , § 3, 8-11-2021)
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10-11A-8: BUILDING HEIGHT:
The height of any structure in the CC zone is measured as provided in chapter 15A of this title.
A.

For any portion of a building or structure within 30 feet of the SR-9 right-of-way, the maximum building
height is 20 feet.

B.

For any portion of a building or structure located on a normal lot and set back 30 feet or more from the
SR-9 right-of-way, the maximum building height is 26 feet. For any portion of a building or structure
located on a high-visual impact lot and setback 30 feet or more from the SR-9 right-of-way, the
maximum building height is 21 feet.

C.

No structure in the CC zone may contain more than two stories.

10-11B-8: BUILDING HEIGHT:
The height of any structure in the VC zone is measured in accordance with chapter 15A of this title.
A.

The maximum height for any structure on a normal lot in the VC zone is 26 feet, except as allowed by
subsection D. of this section. The maximum height for any structure on a high-visual impact lot in the
VC zone is 21 feet.

B.

No building or structure in the VC zone shall contain more than two stories, except as allowed by
subsection E. of this section.

C.

In no case shall the height of any accessory building or structure exceed the height of any principal
structure on the same lot or parcel.

D.

The maximum height for a structure is increased to a total of 28 feet if the highest finished floor
elevation of the first floor of the building is more than four feet below the lowest elevation of the SR-9
roadway fronting the property.

E.

A building in the VC zone may have a third story walkout basement or basement parking area if all of
the following requirements are met:
1.

The highest finished floor elevation of the first floor of the building is at least two feet below the
elevation of the lowest elevation of the SR-9 roadway fronting the property.

2.

The walkout basement or parking area entrance opens on the side of the building opposite SR-9.

3.

There is at least six feet of natural topographic relief between the side of the building facing SR-9
and the opposite side of the building, SR-9 side being the higher side. This natural topographic
relief must be retained during development of the building.

4.

The building does not exceed the height limit established in subsection A. of this section.
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CHAPTER 15A BUILDING HEIGHT
10-15A-1: PURPOSE:
The purpose of this chapter is to establish a uniform method for measuring the height of any building or
structure in any zone. The chapter is also established to ensure the height of all buildings and structures is
appropriate to maintain the Town's village scale.

10-15A-2: APPLICABILITY:
The measurement method provided in this chapter applies to any proposed new building or structure in all
zones. The method also applies to the renovation or remodeling of an existing building or structure in all zones.

10-15A-3: DEFINITIONS:
Cut grade: Cut grades are produced by the removal of soil, rock, or other materials for the purposes of
leveling or enhancing a site for the construction of a structure. Excavations to facilitate cut grades extend four feet
or more past and outside the exterior walls of a proposed structure. This is in contrast to basement or other
foundation excavations which are cut only to a limit required for the installation of the foundation and which are
tightly backfilled to foundation walls.
Edge of a mesa means the grade break between horizontal or nearly horizontal terrain and a vertical or near
vertical cliff face (at least 30 feet in height) at the upper terminus of the cliff.
Fill grade: Fill grades are produced by the placement of soil, rock, or other materials over natural grades for
the purposes of leveling or enhancing a site for the construction of a structure. Fill grades extend past and outside
the exterior walls of the proposed structure.
High impact parcel means any parcel in the FR zone that is not defined as a normal parcel.
Hilltop means a well-defined natural topographic feature that slopes at least 30 vertical feet downward
within 100 horizontal feet on all sides.
Natural grade: The elevation of the surface of the ground which has been created through the action of
natural forces and has not resulted from manmade cuts, fills, excavation, grading or similar earthmoving
processes.
Normal parcel means any parcel that meets both of the following criteria:
1.

If located in the FR zone a proposed structure on the building site would not break the skyline when
viewed from either the valley floor or the SR-9 highway corridor as defined in chapter 2 of this title;
and

2.

A proposed structure on the building site would not be located on a Hilltop, Ridgeline, or within 50 feet
of the Edge of a Mesa, as those terms are defined in this chapter.

Ridgeline means a long and narrow natural topographic feature that slopes downward at least 30 vertical
feet within 100 horizontal feet on two opposing sides.
Stepped or terraced structure: A structure that features a main (ground level) floor which is divided into
segments with each segment being separated vertically a minimum of one foot zero inches.
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Uniform grade: An imaginary grade plane used in determining the virtual plane, extending beneath a
structure, in straight lines, from all points of contact with exterior grades on the outside faces of the structure to
all points of contact with exterior grades on the opposite outside faces of the structure.
Virtual plane: An elevated replica of uniform, natural, or cut grades across the building site as described in
section 10-15A-5 of this chapter.
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