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Area Context Map

• North: Mount Elden 
Foothills Townhome 
Lots Subdivision 
(MR); vacant parcel 
(HR)

• West: Hotel (HC)
•  South: Vehicle 

repair garage (HC) 
• East: Highway 89



Request

The applicant requests a Zoning Code Variance from the 
wall plane massing requirements of 10-50.20.030.B.2: 
Architectural Standards – Building Massing, of the Zoning 
Code.  This request is to increase the maximum horizontal 
wall plane from 75 feet to 133 feet.  The subject property is 
located at 3773 N Kaspar Drive and is zoned Highway 
Commercial (HC).



Zoning Code Requirement
10-50.20.030.B (Architectural Standards)
2. Building Massing. For all buildings in non-transect zones, wall 
planes shall be divided into modules that express traditional 
dimensions such that a primary facade plane shall not exceed 75 
feet in length. If a wall plane exceeds this dimension, then a jog shall 
be provided to divide it into subordinate elements each less than 75 
feet in length. The depth of the jog shall be a minimum of 20 percent 
of the height of the wall plane. In addition, a combination of at least 
two of the following techniques shall be employed:
 a. Change the height of a wall plane or building mass by 

providing vertical articulation. The change in height shall be 
at least 20 percent of the vertical height of an adjacent wall 
plane or building mass;

 b. Change the roof form to express different modules of 
the building mass; and/or

 c. Divide large wall planes into smaller components by 
 changing the arrangement of windows and other facade 

articulation features, such as columns or strap work.

The applicant requests a 
variance from 10-50.20.030.B.2
to allow for a horizontal wall 
plane that exceeds 75 feet in 
length. 

This standard requires a jog of 
20% of the height of the wall 
plane or approximately 6 feet.

If a variance is granted, all other 
Architectural Design Standards 
would apply.  



Site Plan



Floor Plan



Elevations



Required Findings
Standards for Granting Variances:
A. That, because of special circumstances applicable to the property, including its size, shape, 

topography, location or surroundings, the strict application of these regulations will deprive 
such property of privileges enjoyed by other property of the same classification in the same 
zone;

B. That a grant of a variance will be subject to conditions to ensure that the adjustment 
authorized is the minimum variation needed and that it will not constitute a grant of special 
privileges inconsistent with the limitations upon other properties in the vicinity and zone in 
which such property is located;

C. The special circumstances applicable to the property are not self-imposed by any person 
having an interest in the property; and

D. The variance will not allow the establishment of a use which: (1) is not otherwise permitted 
in the zone, (2) would result in the extension of a nonconforming use or structure, or (3) 
would change the terms of the zone of any or all of the subject property.



Required Findings - A
Standards for Granting Variances:
A. That, because of special circumstances applicable to the property, including its 

size, shape, topography, location or surroundings, the strict application of these 
regulations will deprive such property of privileges enjoyed by other property of the 
same classification in the same zone;

The subject site is currently developed, with a proposal to redevelop for expansion of the existing use in two phases 
to minimize disruption to the site operations during construction. This site includes two parcels, the northern parcel 
is approximately 4.09 acres within the Resource Protection Overlay and is encumbered by an easement for E Linda 
Vista Drive to connect to N Kaspar Drive as well as an easement for the FUTS Trail. While these improvements have 
not been made and are not proposed with this development, the easements prevent full developability of the site.  
The southern parcel is not within the Resource Protection Overlay, while being the smaller of the two parcels at 
approximately 2.6 acres, provides more flexibility in site planning. 

As part of their analysis, the applicant has explained that the space requirements for busses and maneuverability 
are substantial. Staff acknowledges that the spatial needs of a bus are greater than that of a conventional vehicle 
and the parcels may be considered small when factoring in the spatial demands of bus service.

The proposed development will require more parking than is currently on-site. Due to the constraints of the parcel’s 
shape, increasing surface parking is not possible. To account for the parking required by Code and to meet applicant 
needs, the applicant has proposed rooftop parking. To allow for continued operations of the site, the placement of 
the proposed structure is located adjacent to existing utilities that prevent outward jogging of the wall plane. 



Required Findings - B
Standards for Granting Variances:

B. That a grant of a variance will be subject to conditions to ensure that the 
adjustment authorized is the minimum variation needed and that it will not 
constitute a grant of special privileges inconsistent with the limitations upon 
other properties in the vicinity and zone in which such property is located;

i. A grant of the variance would be subject to conditions limiting the length of the wall plane to 133 feet 
expressly to accommodate the length of the ramp where the maximum wall plane and articulation 
standards cannot be met. By granting a variance of the requested Architectural Design Standard, the 
proposal must adhere to all other standards and Code requirements and minimizes the potential impact 
to neighboring users. 



Required Findings - C
Standards for Granting Variances:
C. The special circumstances applicable to the property are not self-imposed by 

any person having an interest in the property;

i. The special circumstances of the property are not self-imposed as the applicant has chosen to 
demonstrate compliance with other aspects of the City’s Zoning Code while redeveloping the site to 
expand upon the existing use and maintain site operations. The design of the proposed building has 
taken the placement of the existing building into account while meeting the future needs of the 
applicant.



Required Findings - D
Standards for Granting Variances:
D. The variance will not allow the establishment of a use which: (1) is not 

otherwise permitted in the zone, (2) would result in the extension of a 
nonconforming use or structure, or (3) would change the terms of the zone of 
any or all of the subject property.

i. The approval of a variance will not establish a use on the property that is not otherwise permitted, would 
not result in the extension of a nonconforming use or structure, nor would it change the terms of the 
zone of any or all of the subject property. The use is currently permitted with a Conditional Use Permit 
and the applicant will still need to obtain a new Conditional Use Permit for the proposed expansion. The 
variance itself will not allow the use without also obtaining a Conditional Use Permit.



Recommendation
Standards for Granting Variances:
Staff recommends that the Board of Adjustment finds that the criteria required 
for granting of a variance have been met, and approve the variance application 
subject to the following conditions:
1. The subject property shall be developed in accordance with the 133-foot 

horizontal wall plane set forth in the site plan provided by the applicant.
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