15-2.2-6. DEVELOPMENT ON STEEP SLOPES.

Development on Steep Slopes must be environmentally sensitive to hillside Areas,
carefully planned to mitigate adverse effects on neighboring land and Improvements, and
consistent with the Historic District Design Guidelines.

(A) ALLOWED USE. An allowed residential Structure and/or Access to said Structure
located upon an existing Slope of thirty percent (30%) or greater must not exceed a total
square footage of one thousand square feet (1,000 sq. ft.) including the garage.

(B) CONDITIONAL USE. A Conditional Use permit is required for any Structure in
excess of one thousand square feet (1,000 sq. ft.) if said Structure and/or Access is
located upon any existing Slope of thirty percent (30%) or greater.

The Planning Department shall review all Conditional Use permit Applications and
forward a recommendation to the Planning Commission. The Planning Commission shall
review all Conditional Use permit Applications as Consent Calendar items, unless the
Planning Commission removes the item from the Consent Agenda and sets the matter for
a Public Hearing. Conditional Use permit Applications shall be subject to the following
criteria:

(1) LOCATION OF DEVELOPMENT. Development is located and designed to reduce
visual and environmental impacts of the Structure.

(2) VISUAL ANALYSIS. The Applicant must provide the Planning Department with a
visual analysis of the project from key Vantage Points:

(a) To determine potential impacts of the proposed Access, and Building mass and
design; and

(b) To identify the potential for Screening, Slope stabilization, erosion mitigation,
vegetation protection, and other design opportunities.

(3) ACCESS. Access points and driveways must be designed to minimize Grading of the
natural topography and to reduce overall Building scale. Common driveways and Parking
Areas, and side Access to garages are strongly encouraged.

(4) TERRACING. The project may include terraced retaining Structures if necessary to
regain Natural Grade.

(5) BUILDING LOCATION. Buildings, Access, and infrastructure must be located to
minimize cut and fill that would alter the perceived natural topography of the Site. The
Site design and Building Footprint must coordinate with adjacent properties to maximize
opportunities for open Areas and preservation of natural vegetation, to minimize
driveway and Parking Areas, and to provide variation of the Front Yard.

(6) BUILDING FORM AND SCALE. Where Building masses orient against the Lot's



existing contours, the Structures must be stepped with the Grade and broken into a series
of individual smaller components that are Compatible with the District. Low profile
Buildings that orient with existing contours are strongly encouraged. The garage must be
subordinate in design to the main Building. In order to decrease the perceived bulk of the
Main Building, the Planning Director and/or Planning Commission may require a garage
separate from the main Structure or no garage.

(7) SETBACKS. The Planning Department and/or Planning Commission may require an
increase in one or more Setbacks to minimize the creation of a "wall effect" along the
Street front and/or the Rear Lot Line. The Setback variation will be a function of the Site
constraints, proposed Building scale, and Setbacks on adjacent Structures.

(8) DWELLING VOLUME. The maximum volume of any Structure is a function of the
Lot size, Building Height, Setbacks, and provisions set forth in this Chapter. The
Planning Department and/or Planning Commission may further limit the volume of a
proposed Structure to minimize its visual mass and/or to mitigate differences in scale
between a proposed Structure and existing Structures.

(9) BUILDING HEIGHT (STEEP SLOPE). The maximum Building Height in the HR-
1 District is twenty-seven feet (27'). The Planning Department and/or Planning
Commission may require a reduction in Building Height for all, or portions, of a proposed
Structure to minimize its visual mass and/or to mitigate differences in scale between a
proposed Structure and existing residential Structures.

(10) HEIGHT EXCEPTIONS (STEEP SLOPE). The Planning Department and/or
Planning Commission may grant a Building Height exception for a portion or portions of
a proposed Structure if the Applicant proves compliance with each of the following
criteria:

(a) The height exception does not result in a height in excess of forty feet (40').

(b) The proposed Building includes horizontal and vertical step backs to achieve
increased Building articulation and Compatibility. The Planning Commission may refer
the proposal to the Historic Preservation Board, prior to taking action, for a
recommendation on the extent to which the proposed articulation and design are
consistent with the Historic District Design Guidelines.

(c) The proposed design and articulation of the Building mass mitigates the project's
visual impacts and differences in scale between the proposed Structure and nearby
residential Structures.

(d) Snow release issues are resolved to the satisfaction of the Chief Building Official.

(e) A height reduction in other portions of the Building and/or increased Setbacks are
incorporated.

(f) The height exception is not granted primarily to create additional Building Area.



(g) The height exception enhances the Building's Compatibility with residential
Structures by adding architectural interest to the garage element, front facade, porch, or
other Building element.

(h) The height exception is Compatible with good planning practices and good Site
design.

(1) The height increase will result in a superior plan and project.
(j) The project conforms to Chapter 15-1-10, Conditional Use Review.

(C) EXCEPTION. In conjunction with a Subdivision or Plat Amendment, several
Property Owners have undergone a review process comparable to that listed in the
Conditional Use Section B above and the City does not seek to subject those Owners to
additional Planning Commission review. Therefore, at the request of the Owner, the
Planning Director may exempt an allowed residential Structure in excess of one thousand
square feet (1,000 sq. ft.) from the Conditional Use process upon finding the following:

(1) The Lot resulted from a Subdivision or Plat Amendment after January 1, 1995;

(2) The conditions of approval or required Plat notes reflect a maximum house size or
Building Footprint; and

(3) The conditions of approval or required Plat notes include a requirement for Planning,
Engineering and Building Department review of Grading, excavation, erosion, or similar
criteria as found in the foregoing Section B, prior to Building Permit issuance.

The findings shall be in writing, filed with the Owner and City Planning Department, and
shall state that the maximum house size and all other applicable regulations continue to
apply, the Owner is not vested for the maximum.

(Amended by Ord. No. 06-56)



