
Stephens Hillside Farms (Type II) Variance Request Narrative per LCMC Chapter 18.260 
(Revised 5/3/23) 

Overview 

The developer Hillside Development, LLC and the home builder New Tradition Homes are requesting 
variance approval to reduce the front setbacks on some of the lots located in the Preliminarily Approved 
Stephens Hillside Farms Subdivision (Type II Post Decision Review (2021-039-PDR/VAR/TRE) April 27, 
2022).  

Site development construction work is currently ongoing and the final plat review approval process has 
begun. 

The requested variance is to reduce the minimum front setback on some of the lots as indicated in LCMC 
Table 18.130- Lot Coverage and Dimension (See below). 

It is requested that the minimum front setback to the porches and living area walls at the house on the 
specified lots be reduced from a minimum of 20 feet to be a minimum of 10 feet. The minimum garage 
wall setback is not requested to change from the currently identified 20-foot minimum front setback 
dimension on any of the lots. 

 

 

 

 

 

 

 

 

 

Affected Lots 

The home builder (New Tradition Homes) has analyzed the lots and broken them into groups, according 
to the impact of the slopes upon the lots. The results are as follow: 

Lot Group Impact of Slope Variance Requested? 
1 Mild – while there are significant slopes on the south side of 

this lot, the orientation of the home will not be majorly 
affected by these slopes. 

No 

2 Moderate – while there are significant slopes and a retaining 
wall on the north and east sides of the lot, the configuration 
of the homesite on the lot does not necessitate a setback 
variance. 

No 

Table 18.130.080 – Lot Coverage and Dimensions 

District 

Minimum 

Lot Width 

(feet) 

Minimum 

Lot Depth 

(feet) 

Minimum 

Front Yard 

Setback 

(feet)1, 2 

Minimum 

Side Yard 

Setback 

(feet)2 

Minimum 

Street 

Side Yard 

Setback 

(feet)2 

Minimum 

Rear Yard 

(feet)2, 3 

LDR-7.5 60 90 20 7.5 10 20 



3 Moderate – while there are significant slopes and a retaining 
wall on the north side of the lot, the configuration of the 
homesite on the lot does not necessitate a setback variance. 

No 

4-10 Major – there is a slope along the north side of these lots that 
has already been partially mitigated by a retaining wall 
installed on lots 3-8; yet the sloped area still accounts for 32% 
to 37% of each lot’s area. 

Yes 

11 Not applicable – this lot will not be owned by applicant No 
12-15 Major – a slope along the north side of these lots accounts for 

24% to 28% of each lot’s area. 
Yes 

16-22 Major – a slope along the north side of these lots accounts for 
22% to 31% of each lot’s area. 

Yes 

23 Not applicable – this lot will not be owned by applicant No 
24 Minimal – this lot has a small amount of slope, compared to 

most of the lots 
No 

25-31 Moderate – a slope along the south side of these lots 
accounts for 16% to 20% of each lot’s area. 

Yes 

32-37 Major - a slope along the south side of these lots accounts for 
30% to 31% of each lot’s area. 

Yes 

38-42 Major - a slope along the south side of these lots accounts for 
30% to 35% of each lot’s area. 

Yes 

43-49 Moderate – a slope along the north side of these lots 
accounts for 16% to 18% of each lot’s area. 

Yes 

50-52 Moderate – a slope along the north side of these lots 
accounts for 23% to 24% of each lot’s area.  

Yes 

53-54 Moderate – a slope along the north side of these lots 
accounts for 23% to 24% of each lot’s area. In addition, a 
turn-around easement for Emergency Services further 
restricts the building area 

Yes 

55 Major – a slope along the south side of this lot accounts for 
72% of the lot’s area. 

Yes 

56-60 Major - a slope along the south side of these lots accounts for 
45% to 47% of each lot’s area. 

Yes 

56-80 Major - a slope along the south side of these lots accounts for 
45% to 52% of each lot’s area. 

Yes 

81 Not applicable – while a moderate slope accounts for the 
majority of the lot, a model home is already being built with 
the code-required setbacks. The builder chose a house with a 
small footprint since a variance hadn’t yet been granted. 

No 

82 Major – a significant slope covers nearly 100% of the lot. 
However, the configuration of the homesite on the lot does 
not necessitate a setback variance. 

No 

83 Major – a significant slope covers over 50% of the lot. 
However, the configuration of the homesite on the lot does 
not necessitate a setback variance. 

No 



84 Moderate – a moderate slope covers nearly 100% of the lot. 
However, the configuration of the homesite on the lot does 
not necessitate a setback variance. 

No 

85 Mild – most of the slopes on the lot have been improved by a 
retaining wall, so a setback variance is not necessary. 

No 

 

Summary: A setback variance is not considered necessary by the applicant on 11 of the 85 lots. A 
setback variance is considered necessary by the applicant on 74 of the 85 lots, for the reasons shown 
below in the approval criteria section.  

 

Section 18.260.010 Pre-application review 

The Pre-Application meeting is waived because of the earlier discussions and meeting held at the city on  

October 25, 2022. 

 

Section 18.260.020 Review process 

This variance request is for over the 10 percent numerical value and is understood to be a Type II 
process. 

 

Section 18.260.030 Application content 

Refer to the Table of Contents for a summary of all submitted information. The following is a summary 
narrative for the requested variance approval. 

 

Section 18.260.040 Approval criteria 

(1) Unusual circumstances or conditions, such as size, shape or topography of a site, or the location of an existing 

legal development apply to the property and/or the intended use that do not generally apply to other properties in the 

vicinity or zone. An unusual circumstance could also include another obligation under a different municipal code 

section or a state or federal requirement; 

The property has existing major topography slopes across the site in a north/south direction, as well as 

major environmental challenges along the entire south side of the property. The preliminarily-approved 

plat oriented the majority of the lots to face east/west, so that each lot could have as level of a building 

area as possible. However, the entire lot layout was subsequently changed at the request or 

requirement of Emergency Services personnel, to provide more level street access at as many homes as 

possible. The result of this obligation and resulting change was that the vast majority of the lots on the 



final layout are majorly impacted by the site topography. The major slopes on these lots create a 

significant challenge to provide housing of the configurations that buyers in the market desire, such as 

single-level homes with front porches and covered patios/decks and some amount of usable yard space. 

The variance request to allow for minimum 10-foot setbacks to the front porches will provide flexibility 

to accommodate the sloping topography of this property. The minimum 20-foot setback to all garage 

walls will be maintained to comply with the current minimum front setback requirement.  

(2) The unusual circumstance cannot be a result of actions taken by the applicant; 

The unusual circumstances were not the result of actions taken by the applicant(s). The unusual 

circumstances were a result of a request or requirement of Emergency Services personnel.  

(3) The variance request is necessary for the preservation of a substantial property right of the applicant which is 

possessed by the owners of other properties in the vicinity or zone; 

The requested variance will allow flexibility of house designs similar to other communities in the city and 

around the County. The encumbrance of the slopes upon the lots diminishes the usable area, whereas 

the variance would grant that the most usable flat portions of the property could be used. 

(4) The variance request is the least necessary to relieve the unusual circumstances or conditions identified in 

subsection (1) of this section; 

The request is the least amount necessary to relieve the existing site conditions on the property. The 

variance is only being requested on the lots with major slopes, and the requested variance is much less 

than the amount of property that the slopes affect. 

(5) Any impacts resulting from the variance are mitigated to the extent practical; and 

By allowing the approval of reducing the minimum front setback to be 10 feet to the front porches and 

other architectural elements will provide a number of benefits to mitigate the requested setback 

reduction as follows. Also, refer to example front elevation renderings of some proposed house designs. 

 Allowing front porches and other architectural elements to be located in front of garage doors 

will provide for increased architectural design variety 

 Allow for a diversity of house designs, including desired single level living units 

 Enhance the streetscapes by reducing the prevalence of garage doors along the streets  



(6) The granting of the variance will not be materially detrimental to the public welfare, or injurious to the property or 

improvements in the vicinity and zone in which the property is situated. 

The requested variance will not be materially detrimental to the public welfare or injurious to the 

property or other improvements in the vicinity and zone near the property. Without this variance being 

granted, the footprint available on the homesites would be restricted to a smaller area and a greater 

percentage of the footprint would be upon the sloped area of the lots. As a result, more of the homes 

built on the property would be of a repetitive architectural type through minimized articulation and be 

more restrictive by not providing enough single-level housing; compared to if this variance were 

granted. The public would be better served with a greater diversity of architectural styles and a greater 

variety of choice in housing types, particularly access to more single-level home plans.  

Exhibits 

Exhibit “A” shows the neighborhood lot layout in approved Preliminary Plat configuration. The highlighted areas of 

steep slopes demonstrate that a minority of lots had a major impact by steep slopes in the building pad area or 

backyard. 

Exhibit “B” shows the neighborhood lot layout after streets and lots were reconfigured to meet Emergency Services 

personnel request/requirement. The highlighted areas of steep slopes demonstrate the vast majority of lots have a 

major impact in the building pad area or backyard. 

Exhibit “C” shows example house plans plotted for best use and resulting setbacks. Exhibit “C” also shows the lots 

that don’t require any setback variance. 

 

END OF NARRATIVE 

 

 

 



Stephens Hillside Farms (Type II) Variance Request Narrative per LCMC Chapter 18.260 
(Revised 5/3/23) 

Overview 

The developer Hillside Development, LLC and the home builder New Tradition Homes are requesting 
variance approval to reduce the front setbacks on some of the lots located in the Preliminarily Approved 
Stephens Hillside Farms Subdivision (Type II Post Decision Review (2021-039-PDR/VAR/TRE) April 27, 
2022).  

Site development construction work is currently ongoing and Hillside Development, LLC is getting ready 
to start the final plat review approval process has begun. 

The requested variance is to reduce the minimum front setback on some of the lots as indicated in LCMC 
Table 18.130- Lot Coverage and Dimension (See below). 

It is requested that the minimum front setback to the porches and living area walls at the house on the 
specified lots be reduced from a minimum of 20 feet to be a minimum of 10 feet. The minimum garage 
wall setback is not requested to change from the currently identified 20-foot minimum front setback 
dimension on any of the lots. 

 

 

 

 

 

 

 

 

 

Affected Lots 

The home builder (New Tradition Homes) has analyzed the lots and broken them into groups, according 
to the impact of the slopes upon the lots. The results are as follow: 

Lot Group Impact of Slope Variance Requested? 
1 Mild – while there are significant slopes on the south side of 

this lot, the orientation of the home will not be majorly 
affected by these slopes. 

No 

2 Moderate – while there are significant slopes and a retaining 
wall on the north and east sides of the lot, the configuration 
of the homesite on the lot does not necessitate a setback 
variance. 

No 

Table 18.130.080 – Lot Coverage and Dimensions 

District 

Minimum 

Lot Width 

(feet) 

Minimum 

Lot Depth 

(feet) 

Minimum 

Front Yard 

Setback 

(feet)1, 2 

Minimum 

Side Yard 

Setback 

(feet)2 

Minimum 

Street 

Side Yard 

Setback 

(feet)2 

Minimum 

Rear Yard 

(feet)2, 3 

LDR-7.5 60 90 20 7.5 10 20 



3 Moderate – while there are significant slopes and a retaining 
wall on the north side of the lot, the configuration of the 
homesite on the lot does not necessitate a setback variance. 

No 

4-10 Major – there is a slope along the north side of these lots that 
has already been partially mitigated by a retaining wall 
installed on lots 3-8; yet the sloped area still accounts for 32% 
to 37% of each lot’s area. 

Yes 

11 Not applicable – this lot will not be owned by applicant No 
12-15 Major – a slope along the north side of these lots accounts for 

24% to 28% of each lot’s area. 
Yes 

16-22 Major – a slope along the north side of these lots accounts for 
22% to 31% of each lot’s area. 

Yes 

23 Not applicable – this lot will not be owned by applicant No 
24 Minimal – this lot has a small amount of slope, compared to 

most of the lots 
No 

25-31 Moderate – a slope along the south side of these lots 
accounts for 16% to 20% of each lot’s area. 

Yes 

32-37 Major - a slope along the south side of these lots accounts for 
30% to 31% of each lot’s area. 

Yes 

38-42 Major - a slope along the south side of these lots accounts for 
30% to 35% of each lot’s area. 

Yes 

43-49 Moderate – a slope along the north side of these lots 
accounts for 16% to 18% of each lot’s area. 

Yes 

50-52 Moderate – a slope along the north side of these lots 
accounts for 23% to 24% of each lot’s area.  

Yes 

53-54 Moderate – a slope along the north side of these lots 
accounts for 23% to 24% of each lot’s area. In addition, a 
turn-around easement for Emergency Services further 
restricts the building area 

Yes 

55 Major – a slope along the south side of this lot accounts for 
72% of the lot’s area. 

Yes 

56-60 Major - a slope along the south side of these lots accounts for 
45% to 47% of each lot’s area. 

Yes 

56-80 Major - a slope along the south side of these lots accounts for 
45% to 52% of each lot’s area. 

Yes 

81 Not applicable – while a moderate slope accounts for the 
majority of the lot, a model home is already being built with 
the code-required setbacks. The builder chose a house with a 
small footprint since a variance hadn’t yet been granted. 

No 

82 Major – a significant slope covers nearly 100% of the lot. 
However, the configuration of the homesite on the lot does 
not necessitate a setback variance. 

No 

83 Major – a significant slope covers over 50% of the lot. 
However, the configuration of the homesite on the lot does 
not necessitate a setback variance. 

No 



84 Moderate – a moderate slope covers nearly 100% of the lot. 
However, the configuration of the homesite on the lot does 
not necessitate a setback variance. 

No 

85 Mild – most of the slopes on the lot have been improved by a 
retaining wall, so a setback variance is not necessary. 

No 

 

Summary: A setback variance is not considered necessary by the applicant on 11 of the 85 lots. A 
setback variances is considered necessary by the applicant on 74 of the 85 lots, for the reasons shown 
below in the approval criteria section.  

 

Section 18.260.010 Pre-application review 

The Pre-Application meeting is waived because of the earlier discussions and meeting held at the city on  

October 25, 2022. 

 

Section 18.260.020 Review process 

This variance request is for over the 10 percent numerical value and is understood to be a Type II 
process. 

 

Section 18.260.030 Application content 

Refer to the Table of Contents for a summary of all submitted information. The following is a summary 
narrative for the requested variance approval. 

 

Section 18.260.040 Approval criteria 

(1) Unusual circumstances or conditions, such as size, shape or topography of a site, or the location of an existing 

legal development apply to the property and/or the intended use that do not generally apply to other properties in the 

vicinity or zone. An unusual circumstance could also include another obligation under a different municipal code 

section or a state or federal requirement; 

The property has existing major topography slopes across the site in a north/south direction, as well as 

major environmental challenges along the entire south side of the property. and best practices required 

a design approach to terrace the streets and lots to provide steps or benches down the topography 

slopes. This approach provided that the majority of streets are relatively level with steeper sloping side 

streets. The preliminarily-approved plat oriented the majority of the lots to face east/west, so that each 

lot could have as level of a building area as possible. However, the entire lot layout was subsequently 



changed at the request or requirement of Emergency Services personnel, to provide more level street 

access at as many homes as possible. The result of this obligation and resulting change was that the vast 

majority of the lots on the final layout are majorly impacted by the site topography. For all the best 

design practices to terrace the streets and lots, the sloping rear yards provide The major slopes on these 

lots create a significant challenge to allow for appropriately sized houses provide housing of the 

configurations that buyers in the market desire, such as single-level homes with front porches and 

covered patios/decks covers and some amount of usable yard space. The variance request to allow for 

minimum 10-foot setbacks to the front porches will provide flexibility to accommodate the sloping 

topography of this property. The minimum 20-foot setback to all garage walls will be maintained to 

comply with the current minimum front setback requirement.  

(2) The unusual circumstance cannot be a result of actions taken by the applicant; 

The unusual circumstances were not the result of actions taken by the applicant(s). The unusual 

circumstances were a result of a request or requirement of Emergency Services personnel.  

(3) The variance request is necessary for the preservation of a substantial property right of the applicant which is 

possessed by the owners of other properties in the vicinity or zone; 

The requested variance will allow flexibility of house designs similar to other communities in the city and 

around the County. The encumbrance of the slopes upon the lots diminishes the usable area, whereas 

the variance would grant that the most usable flat portions of the property could be used. 

(4) The variance request is the least necessary to relieve the unusual circumstances or conditions identified in 

subsection (1) of this section; 

The request is the least amount necessary to relieve the existing site conditions on the property. The 

variance is only being requested on the lots with major slopes, and the requested variance is much less 

than the amount of property that the slopes affect. 

(5) Any impacts resulting from the variance are mitigated to the extent practical; and 

By allowing the approval of reducing the minimum front setback to be 10 feet to the front porches and 

other architectural elements will provide a number of benefits to mitigate the requested setback 

reduction as follows. Also, refer to example front elevation renderings of some proposed house designs. 

 Allowing front porches and other architectural elements to be located in front of garage doors 

will provide for increased architectural design variety 



 Allow for a diversity of house designs, including desired single level living units 

 Enhance the streetscapes by reducing the prevalence of garage doors along the streets  

(6) The granting of the variance will not be materially detrimental to the public welfare, or injurious to the property or 

improvements in the vicinity and zone in which the property is situated. 

The requested variance will not be materially detrimental to the public welfare or injurious to the 

property or other improvements in the vicinity and zone near the property. Without this variance being 

granted, the footprint available on the homesites would be restricted to a smaller area and a greater 

percentage of the footprint would be upon the sloped area of the lots. As a result, more of the homes 

built on the property would be of a repetitive architectural type through minimized articulation and be 

more restrictive by not providing enough single-level housing; compared to if this variance were 

granted. The public would be better served with a greater diversity of architectural styles and a greater 

variety of choice in housing types, particularly access to more single-level home plans.  

Exhibits 

Exhibit “A” shows the neighborhood lot layout in approved Preliminary Plat configuration. The highlighted areas of 

steep slopes demonstrate that a minority of lots had a major impact by steep slopes in the building pad area or 

backyard. 

Exhibit “B” shows the neighborhood lot layout after streets and lots were reconfigured to meet Emergency Services 

personnel request/requirement. The highlighted areas of steep slopes demonstrate the vast majority of lots have a 

major impact in the building pad area or backyard. 

Exhibit “C” shows example house plans plotted for best use and resulting setbacks. Exhibit “C” also shows the lots 

that don’t require any setback variance. 

END OF NARRATIVE 
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