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CHAPTER 1 

 
GENERAL PROVISIONS 

 
1-101:   Title 
1-102:   Intent and Purpose 
1-103:   Interpretation 
 
1-101:  Title.  This Ordinance shall be known and may be cited as the Development Code of Highland City, Utah. 
 
1-102:  Intent and Purpose.  It is the intent of the City Council of Highland City, Utah to avail Itself of the powers 
granted under Sections 10-9-101 to 10-9-1003; 57-8-35; and 10-2-401 to 10-2-423 Utah Code Annotated 1953, as 
amended, in a manner that will promote the health, safety, morals, convenience, order, prosperity, and general 
welfare of the present and future inhabitants of Highland, and to this end: 
(1) To encourage and facilitate orderly growth and development within the City. 
(2) To secure economy in municipal expenditures and to facilitate adequate provision for transportation, water, 

sewerage, parks, schools and other public requirements. 
(3) To lessen congestion in the streets, prevent the overcrowding of land, and provide adequate light and air. 
(4) To secure safety from fires, floods, traffic hazards and other dangers. 
(5) To stabilize and improve property values. 
(6) To protect the tax base. 
(7) To promote the development of a more attractive, wholesome and serviceable City. 
(8) To create conditions favorable to prosperity, civic activities and recreational, educational, and cultural 

opportunities. 
 
1-103: Interpretation.  In interpreting and applying this Code, the provisions thereof shall be held to be the minimum 
requirements needed to promote the public health, safety, morals, convenience, order, prosperity, and general welfare 
of the present and future inhabitants of the City. 
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CHAPTER 2 
 

MUNICIPAL PLANNING 
Article  
1. General Plan 
2. Planning Commission 
3. Board of Adjustment 
4. Zoning Administrator 
5. Planning Administrator 
6. Development Review Procedures 
 

ARTICLE 1 
 

GENERAL PLAN 
 

2-101:  General Plan 
2-102:  Plan Preparation 
2-103:  Plan Adoption 
2-104:  Effect of General Plan on Public Uses 
 
2-101:  General Plan.  The City Council may determine the comprehensiveness, extent, and fullness of the General 
Plan.  In order to accomplish the purposes set forth in this Code, the City shall prepare and adopt a comprehensive, 
long-range General Plan for: 
(1) Present and future needs of the city. 
(2) Growth and development of the land within the city or any part of the city. 
(3) Health, general welfare, safety, energy conservation, transportation, prosperity, civic activities, aesthetics, and 

recreational, educational, and cultural opportunities. 
(4) The reduction of the waste of physical, financial, or human resources that result from either excessive 

congestion or excessive scattering of population. 
(5) The efficient and economical use, conservation, and production of the supply of food and water, or drainage, 

solid waste, sanitary and other facilities, services and resources. 
(6) The use of energy conservation and solar and renewable energy resources. 
(7) The protection of urban development. 
(8) The protection and promotion of air quality. 
 
2-102:  Plan Preparation. 
(1) The Planning Commission shall make and recommend to the City Council a proposed General Plan for the 

area within the city. 
(2) The General Plan may include areas outside the boundaries of the city if, in the Planning Commission's 

judgment, such areas are related to the planning of the City's territory. 
(3) Except as may be otherwise provided by law, when the plan of the City involves territory outside the 

boundaries of the City, the City shall not take action effecting such territory except with the concurrence of the 
County or other affected municipalities. 

(4) The General Plan, with the accompanying maps, plats, charts, and descriptive and explanatory material, shall 
show the Planning Commission's recommendations for the development of the territory covered by the plan, 
and may include, among other things: 
(a) A land use element that: 

(i) Designates the proposed general distribution and location and permitted or conditional uses 
of land for housing, business, industry, agriculture, recreation, education, public buildings and 
grounds, open space, and other categories of public and private uses of land as appropriate; 
and 

(ii) May include a statement of the standards of population density and building intensity 
recommended for the various land use categories covered by the plan; 

(b) A transportation and circulation element consisting of the general location and extent of existing and 
proposed arterial and collector streets, mass transit, and any other modes of transportation that are 
appropriate, all correlated with the land use element of the plan; 

(c) An environmental element that addresses: 
(i) The protection, conservation, development, and use of natural resources, including the 
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quality of air, soils, rivers and other waters, wildlife, minerals, and other natural resources; 
and 

(ii) The reclamation of land, flood control, prevention and control of the pollution of streams and 
other waters, regulation of the use of land on hillsides, stream channels and other 
environmentally sensitive areas, the prevention, control, and correction of the erosion of soils, 
protection of watersheds and wetlands, and the mapping of known geologic hazards; 

(d) A public services and facilities element showing general plans for sewage, waste disposal, drainage, 
local utilities, rights-of-way, easements and facilities for them, police and fire protection, and other 
public services; 

(e) A rehabilitation, redevelopment, and conservation element consisting of plans and programs for: 
(i) Historic preservation; and 
(ii) The elimination of blight and for redevelopment, including housing sites, business and 

industrial sites, and public building sites; 
(f) An economic element composed of appropriate studies and an economic development plan that may 

include review of city revenue and expenditures, revenue sources, identification of base industry, 
poverty in secondary market areas, employment, and retail sales activity; 

(g) Recommendations for implementing the plan, including the use of zoning ordinances, subdivision 
ordinances, capital improvement plans, and other appropriate actions; and 

(h) Any other elements that the Planning Commission or City Council considers appropriate. 
 
2-103:  Plan Adoption.  
(1) After completing a proposed General Plan for all or part of the area within the City, the Planning Commission 

shall schedule and hold a public hearing on the proposed plan. 
(2) The Planning Commission shall provide reasonable notice of the public hearing at least 14 days before the 

date of the hearing.  Reasonable notice is the notice required by Section 9-102 (3) (c). 
(3) After the public hearing, the Planning Commission may make changes to the proposed General Plan. 
(4) The Planning Commission shall then forward the proposed General Plan to the City Council. 
(5) The City Council shall hold a public hearing on the proposed General Plan recommended to it by the Planning 

Commission. 
(6) The City Council shall provide reasonable notice of the public hearing at least 14 days before the date of the 

hearing.  Reasonable notice is the notice required by Section 9-102(3)(c). 
(7) After the public hearing, the City Council may make any modifications to the proposed General Plan that it 

considers appropriate. 
(8) The City Council may: 

(a) Adopt the proposed General Plan without amendment; 
(b) Amend the proposed General Plan and adopt or reject it as amended; or 
(c) Reject the proposed General Plan. 

(9) The City Council may amend the General Plan by following the procedures required by this Code. 
 
2-104:  Effect of General Plan on Public Uses. 
(1) After the City Council has adopted a General Plan or any amendments to the General Plan, no street, park, or 

other public way, ground, place, or space, no publicly owned building or structure, and no public utility, 
whether publicly or privately owned, may be constructed or authorized unless and until it conforms to the plan 
or it has been considered by the Planning Commission, and after receiving the advice of the Planning 
Commission, approved by the City Council as an amendment to the General Plan. 

(2) Before accepting, widening, removing, extending, relocating, narrowing, vacating, abandoning, changing the 
use, acquiring land for, or selling or leasing any street or other public way, ground, place, property, or 
structure, the City Council shall submit the proposal to the Planning Commission for its review and 
recommendations. 

(3) If the City Council approves any of the items contained in paragraph (2) above, it shall also amend the 
General Plan. 
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ARTICLE 2 
 

PLANNING COMMISSION 
 
 
2-201: Establishment of Planning Commission 
2-202: Term of Office 
2-203: Organization 
2-204: Employees - Expenditures 
2-205: Duties and Powers 
 
2-201:  Establishment of Planning Commission.  There is hereby created a Planning Commission.  The Planning 
Commission shall consist of seven members to be appointed by the Mayor with the advice and consent of the City 
Council from among qualified electors of the City, and one member of the City Council appointed by the Mayor who 
shall serve as an ex officio non-voting member.  Members shall be selected without respect to political affiliation and 
shall serve without compensation, except for reasonable expenses incurred in performing their duties as members of 
the Commission.  The Mayor may also appoint, with the advice and consent of the City Council, no more than two 
alternate members who shall sit as members of the Planning Commission in the temporary absence of a regular 
member.  Alternate members shall sit on a rotating basis under a procedure to be established by the Commission.  At 
least 4 members of the Commission must be present to form a quorum. 
 
2-202:  Term of Office.  Each member and alternate member of the Planning Commission shall serve for a term of 
four years and until his successor is appointed; provided, that the first appointments shall be for such terms that the 
term of at least one member shall expire annually.  The term of office for each member shall commence on the first 
day of February in the year in which such member is appointed.  The ex officio member shall serve at the pleasure of 
the Mayor.  The City Council may remove any member of the Planning Commission for cause, and after public 
hearing, if a hearing is requested by the member.  Any vacancy occurring on said Commission by reason of death, 
resignation, removal or disqualification shall be filled in the same manner as an original appointment for the unexpired 
term. 
 
2-203:  Organization.  
(1) At its first meeting in July of each year, the Planning Commission shall elect one of its members as Chair and 

a second member as Vice-Chair.  The Chair shall serve for a term of one year and until a successor is chosen 
in the same manner.  A vacancy in the position of Chair shall be filled for the unexpired term by election at the 
next meeting of the Planning Commission.  A person may be elected to serve consecutive terms as Chair. 

(2) The Chair shall preside at all meetings of the Planning Commission.  In the absence of the Chair, the Vice-
Chair shall preside.  If both the Chair and Vice-Chair are absent, the Commission may select one of its 
members as Chair Pro-Tem to preside at any meeting. 

(3) The Planning Commission shall adopt rules consistent with this Code for its own organization and for the 
transaction of business.  Meetings of the Planning Commission shall be held monthly or more frequently as 
the Commission deems advisable.  Reports of official acts and recommendations of the Planning Commission 
shall be made by the Chair in writing to the City Council and shall indicate how each member of the 
Commission voted with respect to such act or recommendation.  Any member of the Commission may also 
make a concurring or dissenting report or recommendation to the City Council whenever he or she so desires. 

 
2-204:  Employees; Expenditures.  With the approval of the City Council, the Planning Commission may appoint 
such other employees and staff as it may deem necessary for its work and may contract with city planners and other 
consultants, provided its expenditures shall be within the amounts appropriated for that purpose by the City Council. 
 
2-205:  Duties and Powers.  The Planning Commission shall have the following powers and duties: 
(1) The Planning Commission, as provided by Sections 2-101 to 2-103, shall prepare and recommend to the City 

Council, a General Plan and amendments to the General Plan. 
(2) The Planning Commission may make reports and recommendations relating to the planning and development 

of the City to public officials and agencies, and other organizations and citizens.  The Planning Commission, 
its members and employees, in the performance of its functions, may enter upon any land at reasonable 
times to make examinations and surveys. 

(3) The Planning Commission shall prepare regulations governing the subdivision of land within the City or 
amendments to such regulations and to submit said regulations or amendments to the City Council for 
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adoption. 
(4) The Planning Commission shall review and recommend approval or denial of all subdivisions of land as 

provided in Sections 5-101 to 5-129. 
(5) The Planning Commission may, or by order of the City Council shall, make and recommend to the City 

Council a zoning plan, including both the full text of the zoning regulations and maps and amendments 
thereto.  The zoning regulations, including the maps, may be amended from time to time by the City Council. 
However, all proposed amendments shall be first submitted to the Planning Commission for its 
recommendation which shall be returned to the City Council for its consideration within thirty days. 

(6) The Planning Commission shall hear and decide all applications for conditional use permits except as 
otherwise provided in this code. (e.g. Commercial Zone) 

(7) The Planning Commission, by order of the City Council, shall make and recommend to the City Council a 
multi-year improvement program which shall set forth an orderly program for the acquisition of land, buildings 
and other facilities that are needed for City purposes. 

(8) The Planning Commission may conduct hearings and meetings with interested property owners, officials and 
citizens in the process of carrying out its functions. 
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ARTICLE 3 
(Amended: 5/16/06) 

APPEAL AUTHORITY  
 
 

2-301: Establishment of Appeal Authority 
2-302: Term of Office 
2-303: Organization and Procedure 
2-304: Duties and Powers 
2-305: Appeals 
2-306: Variances 
2-307: District Court Review of Decisions 
 
2-301:  Establishment of an Appeal Authority.  There is hereby created an Appeal Authority to be appointed by the 
Mayor with the advice and consent of the City Council.  It is the intent of this establishment to appoint a person or 
person(s) who will not personally benefit from decisions associated with the interpretation of the ordinances of 
Highland City.  In establishing an Appeal Authority, the City Council may: 
(1) Designate a separate appeal authority to hear requests for variances than the appeal authority it designates 

to hear appeals;  
(2) Designate one or more separate appeal authorities to hear distinct types of appeals of land use authority 

decisions; 
 
2-302:  Term of Office.  The Appeal Authority shall serve for a term of two (2) years.  The term of office shall 
commence the first day of February in the year in which the Appeal Authority is appointed.  Any vacancy occurring of 
an Appeal Authority by reason of death, resignation, removal or disqualification shall be filled in the same manner as 
an original appointment for the unexpired term.  The Mayor may remove an Appeal Authority for cause if written 
charges against the member are filed with the Mayor and after public hearing, if such hearing is requested by the 
member. 
 
2-303:  Organization and Procedure. 
(1) The Appeal Authority shall adopt rules consistent with this Code for its own organization and for the 

transaction of business. 
(2) Meetings of the Appeal Authority shall be held within 10 days after an application has been filed. 
(3) All meetings shall be open to the public. 
(4) A decision of an appeal authority takes effect on the date when the appeal authority issues a written decision, 

within a reasonable time period thereafter, or as otherwise provided.  A final decision shall be made within 60 
days after an application has been filed. 

 
2-304:  Duties and Powers.   
(1) The Appeal Authority shall have the following powers and duties: 

(a) To act in a quasi-judicial manner; and 
(b) To serve as the final arbiter of issues involving the interpretation or application of land use 

ordinances; and 
(2) The Appeal Authority shall hear and decide on the following: 

(a) Requests for variances from the terms of the land use ordinances; and 
(b) Appeals from decisions applying the land use ordinances. 

(3) The authority may not entertain an appeal of a matter in which the appeal authority, or any participating 
member, had first acted as the land use authority.   

 
2-305:  Appeals to the Appeal Authority.  (Amended: 4/3/07) 
(1) As a condition precedent to judicial review, the applicant, a board or officer of the municipality, or any person 

adversely affected by the land use authority’s decision administering or interpreting a land use ordinance 
may, within twenty one (21) calendar days, appeal that decision to the appeal authority by alleging that there 
is error in any order, requirement, decision, or determination made by the land use authority in the 
administration or interpretation of the land use ordinance. 

(2) The appeal authority shall determine the correctness of a decision of the land use authority in its interpretation 
and application of a land use ordinance. 

(3) Only those decisions in which a land use authority has applied a land use ordinance to a particular 
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application, person, or parcel may be appealed to an appeal authority. 
(4) For every appeal, the applicant shall present to an appeal authority every theory of relief that it can raise in 

district court. 
(5) The City may not require an adversely affected party to pursue duplicate or successive appeals before the 

same or separate appeal authorities as a condition of the adversely affected party’s duty to exhaust 
administrative remedies. 

(6) The Appeal authority shall conduct each appeal and variance request as described by this ordinance. 
(7) The appeal authority shall respect the due process rights of each of the participants. 
(8) Land use decisions specified by the City Council may be appealed directly to the district court. 
 
2-306:  Variances.   
(1) Any person or entity desiring a waiver or modification of the requirements of a land use ordinance as applied 

to a parcel of property that he owns, leases, or in which he holds some other beneficial interest may apply to 
the applicable appeal authority for a variance from the terms of the ordinance. 
(a) The appeal authority may grant a variance only if: 

(i) Literal enforcement of the ordinance would cause an unreasonable hardship for the applicant 
that is not necessary to carry out the general purpose of the land use ordinances; 

(ii) There are special circumstances attached to the property that do not generally apply to other 
properties in the same zone;  

(iii) Granting the variance is essential to the enjoyment of a substantial property right possessed 
by other property in the same zone; 

(iv) The variance will not substantially affect the general plan and will not be contrary to the public 
interest; and 

(v) The spirit of the land use ordinance is observed and substantial justice done. 
(2) In determining whether or not enforcement of the land use ordinance would cause unreasonable hardship 

under Subsection (2)(a), the appeal authority may not find an unreasonable hardship unless the alleged 
hardship: 
(a) Is located on or associated with the property for which the variance is sought; and 
(b) Comes from circumstances peculiar to the property, not from conditions that are general to the 

neighborhood. 
(3) In determining whether or not enforcement of the land use ordinance would cause unreasonable hardship 

under Subsection (2)(a), the appeal authority may not find an unreasonable hardship if the hardship is self-
imposed or economic. 

(4) In determining whether or not there are special circumstances attached to the property under Subsection 
(2)(a), the appeal authority may find that special circumstances exist only if the special circumstances: 
(a) Relate to the hardship complained of; and 
(b) Deprive the property of privileges granted to other properties in the same zone. 

(5) The applicant shall bear the burden of proving that all of the conditions justifying a variance have been met. 
(6) Variances run with the land. 
(7) The appeal authority may not grant a use variance. 
(8) In granting a variance, the appeal authority may impose additional requirements on the applicant that will: 

(a) Mitigate any harmful affects of the variance; or 
(b) Serve the purpose of the standard or requirement that is waived or modified. 

 
2-307:  Interpretation of Land Use Ordinance. 
(1) Any person alleging there was an error in any order, requirement, decision, or determination made by the land 

use authority in the administration or interpretation of the land use ordinance may request an interpretation 
and decision from the Appeal Authority in accordance with 2-303.   

(2) The Appeal Authority grant a waiver to the decisions of the Land Use Authority procedural only as follows: 
(a) If the decision or requirement by the Land Use Authority conflicts with the intent or literal 

interpretation of the land use ordinances; or 
(b) If the decision or requirement by the Land Use Authority conflicts with state or local laws. 

(3) In some instances, the Appeal Authority may not fully understand the intent of an ordinance or requirement 
placed upon any person(s) by the Land Use Authority.  Under these circumstances the Appeal Authority may 
obtain a decision from the City Council prior to making a final decision (if applicable). 
(a) If the appeal authority requires an interpretation from the City Council, the appeal authority shall make 

a final decision within 10 days after that interpretation is given. 
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2-308:  District Court Review of Appeal Authority Decisions.  
(1) Any person or entity adversely affected by any decision of the Appeal Authority may petition the District Court 

for a review of the decision. 
(2) In the petition for review, the petitioner may only allege that there was an error in any order, requirement, 

decision, or determination made by the land use authority in the administration or interpretation of the land 
use ordinance.  

(3) The petition is barred unless it is filed within 30 days after the Appeal Authority’s decision becomes effective. 
(4) The Appeal Authority shall transmit to the reviewing court the record of its proceedings including its minutes, 

findings, orders, and, if available, a true and correct transcript of its proceedings.  If the proceeding was tape-
recorded, a transcript of that tape recording is a true and correct transcript for purposes of this subsection. 

(5) Review of the Appeal Authority’s decision shall be done by the court in the manner and upon the standards 
provided by law. 

(6) The appellant has the burden of proving that the land use authority erred. 
(7) No person may challenge in district court the land use decision made under this ordinance, until that person 

has exhausted the person’s administrative remedies as provided in this ordinance. 
(8) Any person adversely affected by a final decision made in the exercise of or in violation of the provisions of 

this chapter may file a petition for review of the decision with the district court within 30 days after the local 
land use decision is final. 

 
2-309:  Definitions. 
Appeal Authority:  The person appointed by the Mayor with the advice and consent of Council to hear appeals from 
person(s) who have been affected by the implementation of the land use ordinances. 
Land Use Authority:  For the purpose of this ordinance the land use authority is anyone who has the authority to 
interpret or implement the city ordinances as defined by the Land Use Ordinance. 
Land Use Code:  The legislatively adopted document referred to as the Development Code. 
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ARTICLE 4 
 

ZONING ADMINISTRATOR 
 
 
2-401: Zoning Administrator 
2-402: Powers and Duties of Zoning Administrator 
 
2-401:  Zoning Administrator.  There is hereby created the office of Zoning Administrator.  Said administrator is 
hereby charged with the administration and enforcement of the zoning regulations of the City and other duties as set 
forth below.  The Zoning Administrator shall be appointed by the Mayor, with the advice and consent of the City 
Council, and shall serve at the pleasure of the City Council. 
 
2-402:  Powers and Duties of the Zoning Administrator.  The Zoning Administrator shall have the following powers 
and duties: 
(1) To review all applications for building permits and certificates of zoning compliance and to issue such permits 

or certificates when all requirements of the zoning regulations have been met. 
(2) To enforce the zoning regulations within the City, and to refuse to issue any permit unless the plans of and for 

the proposed erection, construction, or use fully conform to all zoning regulations in effect within the City. 
(3) Upon appeal to the Board of Adjustment, Planning Commission or City Council of any matters on which the 

Board, Commission or Council is required to pass under the terms of zoning regulations, the Zoning 
Administrator shall forthwith transmit all papers, records, exhibits, and other pertinent data pertaining to 
appeal thereto. 

(4) To keep the Official Zone Map current. 
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ARTICLE 5 
 

PLANNING ADMINISTRATOR 
 
 
2-501: Planning Administrator 
2-502: Powers and Duties of Planning Administrator 
 
2-501:  Planning Administrator.  There is hereby created the office of Planning Administrator.  The Planning 
Commission, by and with the consent of the City Council, may appoint a Planning Administrator.  It shall be the duty 
and function of the Planning Administrator to assist the Planning Commission in the performance of its duties. 
 
2-502:  Powers and Duties of the Planning Administrator. The Planning Administrator shall have the following 
powers and duties: 
(1) To review all applications which the Planning Commission is required to review and to advise the Planning 

Commission regarding the completeness of said application and any plans, documents, or other 
supplementary data submitted therewith. 

(2) To respond to requests for information from citizens and officials regarding the details of the City's General 
Plan, subdivision requirements, and the activities of the Planning Commission. 

(3) To make technical studies relating to amendments of the General Plan and Development Code. 
(4) To cooperate and coordinate his work with the City engineer, Zoning Administrator, planning consultants and 

other municipal officers and employees. 
(5) To assist the Planning Commission in updating the General Plan in carrying any part of the Plan into greater 

detail. 
(6) To assist the Planning Commission in the preparation of its annual multi-year improvement program for the 

City. 
(7) To enforce the provisions of the Development Code relating to subdivisions and other developments.  

Whenever violations occur, to consult with the City attorney, post or issue citations and to prepare exhibits, 
testimony, and other data which may be needed in such enforcement. 

(8) To deliver to and record with the county recorder and any other state or federal agency all plats, maps, 
agreements and other documents relating to annexation of land, or the approval of subdivision, condominium 
projects or similar large-scale developments as are required to be delivered or recorded under the terms of 
this Code or any other provision of law. 
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ARTICLE 6 
 

DEVELOPMENT REVIEW PROCEDURES 
 

 
2-601: Pre-application.  Prior to application for any general plan amendment, rezoning request, special district, 
conditional use permit, subdivision plat, variance, appeal, design review, or any other review or permit process, a pre-
application review with City Staff will be required. The purpose of the pre-application review is: 

 
(1) To familiarize City Staff with the request; 
(2) To determine application requirements and familiarize the applicant with the review process and 
(3) procedures; 
(4) To identify land use and development policies which may affect the outcome of the request; 
(5) To permit a cursory technical review at a conceptual stage to identify conflicts in objectives and to identify 

potential solutions for those conflicts; and 
(6) To identify the requirements for citizen participation and familiarize the applicant with related issues. 

 
2-602: Neighborhood Notification Meeting.  The Neighborhood Notification Meeting is an opportunity for the 
applicant to meet with citizens and other interested parties to share details of the planning approval request and 
receive comments regarding the proposal. The neighborhood meeting shall be held as early in the review process as 
feasible to give citizens ample opportunity to comment on the development, but late enough in the review process to 
ensure that the proposal will not significantly change between the Neighborhood Notification Meeting and the start of 
the adoption process. Neighborhood Notification Meetings shall conform to the following standards: 

 
(1) Neighborhood Notification meetings shall be required for all conditional use permits, rezonings, and general 

plan amendments. For all city initiated applications, the Planning Commission public hearing shall serve as the 
neighborhood meeting. 

(2) The neighborhood meeting shall be held a minimum of ten (10) calendar days prior to the first public hearing 
before the Planning Commission. The Planning Administrator shall notify applicants when they may proceed 
with a neighborhood meeting. 

(3) Neighborhood Notification Meetings shall be scheduled between Tuesday and Thursday after 6:00 pm. The 
applicant shall arrange for the facilities and bear all costs associated with the meeting, including all required 
notifications. 

(4) Neighborhood Notification meetings shall be advertised as follows: 
(a) Mail Distribution - Notices must be mailed to all property owners within 500 feet of the subject property at 

least 10 days prior to the neighborhood meeting or hearing. Staff will review a copy of the draft letters 
prior to mailing. The applicant is responsible for the mailing of the notices and shall provide information 
to the Planning Administrator that the mailings have been completed. 

(b) On-site Posting – The applicant shall post a 4’ X 4’ sign upon the subject property at least 10 days prior 
to the neighborhood meeting.  The applicant is responsible for site postings and shall provide a dated 
picture of said sign placed on the property to the Planning Administrator. The applicant must make a 
reasonable effort to maintain the visibility of the sign during the notification period. 

(5) Within four (4) business days following any neighborhood meeting, the applicant shall provide a report 
summarizing any questions, issues or concerns expressed at the meeting and copy of the sign-in sheet from 
the neighborhood meeting showing all who attended. 

(6) The Applicant must publish neighborhood notification meeting proceedings to become part of the Planning 
Commission and City Council minutes which are posted on the city website. 

(7) Disclosure must be made that the applicant does not represent the City and if residents have questions they 
should call the City. 

 
(Ord#: 2011-21; 9/06/11)
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CHAPTER 3 
 

ZONING -- GENERAL REQUIREMENTS 
 
 

Article     
1.  : General Requirements 
2.  : Nonconforming Uses 
3.  : Zones 
4.1: R-1-40 Zone 
4.2: R-1-20 Zone 
4.3: C-1 Zone 
4.35: C-R Zone 
4.4: A-1 Zone 
4.5: R-P Zone 
4.6: Senior Care Assisted Living Overlay Zone  
4.7: Town Center Overlay 
4.7.4: Town Center Overlay 
4.7.6: Town Center Transitional Housing Overlay 
4.8: Open Space Density Bonus 
4.8.1: Parkland Bonus Overlay 
4.9: Professional Office (P.O.) Zone 
4.9.4: Public Institutional (P-I) Zone 
4.10: Public Utility (P-U) Zone 
5 Planned Development (PD) District 
6.  : Supplementary Regulations 
7.  : Signs 
8.  : 
 
 
 
 

ARTICLE 1 
 

GENERAL REQUIREMENTS 
 
 
3-101: Uses Prohibited in Zones Unless Expressly Permitted 
3-102: Contiguous Lots in Same Ownership 
3-103: Zoning of Annexed Territory 
3-104: Illegal Uses Prohibited 
 
3-101:  Uses Prohibited in Zones Unless Expressly Permitted.  Uses of land which are not expressly permitted 
within a zone are hereby declared to be expressly prohibited therein, except as may be permitted by action of the 
Planning Commission or City Council, pursuant to express authority given under terms of this Code.  Any person who 
may obtain state or federal properties by purchase, lease, or other arrangement must utilize such properties in 
accordance with the provisions of this Code. Neither the Planning Commission, Board of Adjustment nor the Zoning 
Administrator shall permit a use within a zone which is not expressly permitted by the terms of this Code. 
 
3-102:  Contiguous Lots in Same Ownership.  Where two or more contiguous parcels are owned by the same 
person at the time of the adoption of this Code, the land included in the parcels shall be considered to be an 
undivided parcel; provided however, that this provision shall not apply to lots in a subdivision which has received the 
approval of the Planning Commission and the plat thereof has been recorded in the office of the county recorder. 
 
3-103:  Zoning of Annexed Territory.  As part of its recommendation to the City Council regarding a proposed 
annexation, the Planning Commission may make recommendations regarding the zone classification which should be 
applied to the territory, and provided that due public notice of said recommendation shall have been given and a 
hearing held, as required under Chapter 9 of this Code, the City Council may, in or subsequent to adoption of the 
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annexation ordinance, act to zone the annexed property in accordance with the Planning Commission's 
recommendation; provided, however, if no such recommendation is given and hearing held, the land shall be 
classified into that zone with which it has the longest contiguous boundary. 
 
3-104:  Illegal Uses Prohibited.  Any building or use of land or any construction thereon which was not authorized by 
or under the 1981 Zoning and Subdivision Ordinance of Highland City, including all amendments thereto, or which is 
illegal under such ordinances, shall remain unauthorized and illegal unless expressly authorized or permitted in the 
provisions of this Code. 
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ARTICLE 2 
 

NONCONFORMING USES 
 
 
3-201: Nonconforming Uses May Be Continued 
3-202: Nonconforming Uses May Be Enlarged -- Limitations 
3-203: Damaged Buildings May Be Restored 
3-204: Discontinuance or Abandonment  
3-205: Change to a Conforming Use 
3-206: Change to Another Nonconforming Use Prohibited 
3-207: Reclassification of Territory 
3-208: Nonconforming Lots of Record, Dwelling Permitted--Conditions 
3-209: Existing Planned Residential Developments 
3-210: Nonconforming Building Setbacks - Cottages on the Green Planned Unit Development. 
 
3-201:  Nonconforming Uses May Be Continued.  The owners of land and buildings shall not be deprived of the 
use of any property for the purpose to which it is lawfully devoted at the time of the adoption of this Code or any 
zoning ordinance which makes such use a nonconforming use.  Nonconforming buildings or structures or uses of land 
may be continued to the same extent and character as that which legally existed on the effective day of the applicable 
ordinance restricting the same.  Repairs may also be made to a nonconforming building or to a building housing a 
nonconforming use. 
 
3-202:  Nonconforming Uses May Be Enlarged -- Limitations.  Nonconforming uses within a building may be 
expanded within the same building in which said nonconforming use is located, provided that no structural alteration 
of the building is proposed or made for the purpose of the extension.  For purposes of this section, the addition of a 
solar energy device to the building is not a structural alteration. 
 
3-203:  Damaged Buildings May Be Restored.  A nonconforming building or structure and a building or structure 
occupied by a nonconforming use which is damaged or destroyed by fire, flood, or other calamity, or act of nature, 
may be restored, and the building or structure or use of such building, structure, or part thereof, may be continued or 
resumed; provided that such restoration is started within a period of one year from the date of destruction and is 
diligently prosecuted to completion.  Such restoration shall not increase the floor space devoted to the nonconforming 
use over that which existed at the time the building became nonconforming. 
 
3-204:  Discontinuance or Abandonment.  A nonconforming building or structure or portion thereof or a lot occupied 
by a nonconforming use which is, or which hereafter becomes, abandoned, or which is discontinued for a continuous 
period of fifteen months or more, shall not thereafter be occupied, except by a use which conforms to the restrictions 
of the zone in which it is located. 
 
3-205:  Change to a Conforming Use. Any nonconforming building or use which has been changed to a conforming 
building or use shall not thereafter be changed back to a nonconforming use. 
 
3-206:  Change to Another Nonconforming Use Prohibited.  A nonconforming use of a building or lot shall not be 
changed to any other nonconforming use.  Changes in use shall be made only to a conforming use. 
 
3-207:  Reclassification of Territory.  The provisions pertaining to nonconforming uses of land and buildings shall 
also apply to land and buildings which hereafter become nonconforming due to an amendment in the Development 
Code or the Official Zoning Map. 
 
3-208:  Nonconforming Lots of Record, Dwelling Permitted--Conditions.  (Amended 8/21/07) 
(1) No building permit shall be issued for the construction of a dwelling which is to be located on a lot or parcel 

outside of an approved subdivision unless such lot or parcel meets the standards set forth in this subsection 
(3): 
(a) The street or streets on which the lot or parcel fronts shall have a minimum width of 56 feet or such 

greater width as necessary to meet the minimum standards established in Section 5B8-105 of this 
Code and the Highland City General Plan for roads designated as arterial and collector roads.  The 
owner of the lot or parcel shall dedicate to the city such portion of the lot or parcel necessary for the 
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road or roads to meet the width required by this paragraph. 
(b) The street or streets on which the lot or parcel fronts shall be fully improved to city specifications.  

Such improvements shall include: 
(i) All utilities extended the full width of the lot or parcel, including sewer, if available; 
(ii) A minimum pavement width of 34 feet in the street or streets fronting the lot or parcel, and, if 

curb and gutter is installed, such greater width as is necessary for the pavement to abut the 
curb and gutter, unless construction is postponed pursuant to subsection (2) below: 

(iii) Curb and gutter, unless installation is postponed pursuant to section (2) below; and 
(iv) Sidewalk unless waived by the planning commission and city council, provided, however, the 

sidewalk requirement shall not be waived on any street for which sidewalks are required by 
Subsection  5-9-104 of this Code, or unless installation is postponed pursuant to subsection 
(2) below; and 

(c) Sewer connection fee for the dwelling has been paid or a percolation test has been approved 
according to Section 3-608. 

(d) All drainage sumps, fire hydrants, safety devices, and other improvements deemed necessary by the 
city engineer for safety, sanitation, flood control, and similar reasons have been completed. 

(e) The engineering fee required by the city's current fee resolution has been paid. 
(f) If the lot or parcel is in the R-1-40, R-1-20 or A-1 zones, placement of the dwelling shall conform to 

the front and rear set back distances as established by Sections 3-4104, 3-4204 and 3-4404 of this 
Code.  In the case of a lot of record created before July 1, 1977, which has a frontage of less than 
100 feet, the building inspector may reduce the side set  back distance to not less than 10 feet on 
either side with the total distance of the two side set backs not less than 24 feet. 

(g) All water rights have been transferred to the city and irrigation water piping installed as required by 
Section 5-123 of this Code. 

(2) If the zoning administrator, after consulting with the city engineer, determines that it will be in the best interest 
of the city to postpone installation of curb and gutter, sidewalk, an irrigation water conveyance system or other 
improvements required under Section 3-208(1) (b), until a future time, the applicant for the building permit 
shall execute and deliver to the city a written agreement to install such improvements within 120 days after 
written demand by the City that such improvements be installed.  The agreement shall be secured by a cash 
bond, irrevocable letter of credit or other guarantee approved by the city council.  All guarantees shall be in 
such form as may be approved from time to time by the city council. 

(3) An applicant for a building permit may, in lieu of installing the improvements required by subsection (1) above 
prior to obtaining a building permit, include such improvements in his construction plans and sign an 
agreement with the City to install such improvements.  If the applicant signs an agreement pursuant to this 
subsection, the Zoning Administrator shall require, prior to issuance of the building permit that the applicant 
post with the city a guarantee of performance.  The purpose of the guarantee shall be to assure that all 
improvements required by this section, unless installation is postponed pursuant to subsection (2), will be 
completed to City standards and specifications.  All performance guarantees will be in an amount determined 
to be adequate by the Zoning Administrator to protect the interest of the City, but the amount thereof shall be 
no greater than $10.00 per front foot of the lot or parcel for which the building permit is sought.  All guarantees 
shall be in such form as may be approved from time to time by the City Council. 

 
3-209:  Existing Planned Residential Developments. 
(1) The intent of this section is to (a) provide minimum standards and procedures for maintenance of planned 

residential developments created under earlier ordinances, to the end that the quality of living environment 
will be maintained and the development completed to final capacity as originally intended, (b) prohibit any 
construction of new planned residential developments, and 8 require for information purposes the restrictive 
covenants be on file with the City. 

(2) Planned Residential Development is large scale development of clustered dwellings and common areas 
which were planned and developed within the provisions set forth in previous ordinances. 

(3) All uses of existing Planned Residential Developments shall be subject to the restrictions and conditions 
contained within the zone requirements of the specific zone which originally allowed said construction and 
furthermore shall continue to adhere to any design criteria and all standards and requirements set forth at the 
time of final approval of said planned residential development. 

(4) Any failure on the part of the developer or his assigns to maintain the Planned Residential Development in 
accordance with the approved management policies, covenants, conditions, restrictions, and agreements 
shall be, and the same is hereby declared to be, a public nuisance, endangering to health, safety, and general 
welfare of the public and a detriment to the surrounding community and that in addition to any other remedy 
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provided by law for the abatement or removal of such public nuisance, the city may remove or abate the 
nuisance and charge the cost thereof, including reasonable attorney fees to the owners as provided by 
Chapter 11 of Title 10, Utah Code Annotated, as amended. 

(5) If any of the land contained within a Planned Residential Development is divided into two or more parts or 
separately owned units, the developer shall first establish a property owners' association or a trustee 
approved by the City Council as the successor to the owner, which will ensure proper maintenance of the 
common facilities.  It shall be unlawful to divide any Planned Residential Development into two (2) or more 
separately owned units until such property owners' association or trustee has been established which shall 
provide, among other things, that each owner shall be subject to a charge for the maintenance of the common 
property, that said charge shall constitute a lien upon said property in the event of the owner's failure or 
neglect to pay his pro-rata share and that the association or trustee shall assume the responsibility for 
maintenance of any member of said association to pay his pro-rata share.  It shall be unlawful for a property 
owners' association or trustee to discontinue the maintenance of the common facilities and the landscaping of 
the same.  In case of failure or neglect to comply with the conditions and regulations as herein established, 
and as specifically made applicable to a Planned Residential Development, such failure or neglect shall be 
deemed to be a violation of this ordinance.  The City may also recover costs resulting from such failure or 
neglect by civil action. 

(6) The required open space shall be protected against building or other use, except as is consistent with that of 
providing landscaped common area for the aesthetic and recreational satisfaction of the residents.  The use 
of buildings or facilities for commercial activity (limited to members of the homeowners association only), 
recreational, or cultural purposes, compatible with the common area objectives, may be permitted only with 
the written approval of the City Council following approval of building, site, and operational plans by the 
Planning Commission. 

(7) Each Planned Residential Development within the boundary of Highland City shall be required to maintain on 
file in the City Office Building one copy of the restrictive covenants for said development as originally 
prepared by the respective architectural committee.  Restrictive covenants shall be considered current and 
any change and addition to said covenants shall require amending the document on file with Highland City 
within thirty (30) days from the time of any change and/or addition.  This modification shall be done in writing 
by representatives of the architectural committee of said development and delivered to the City Offices. 

 
3-210:  Nonconforming Building Setbacks - Cottages on the Green Planned Unit Development.  Because of the 
unique small lot sizes approved in Cottages on the Green P.U.D., it is necessary to provide exceptions for the building 
setbacks for these lots.  This development contains common area to justify reduced setbacks.  Building setback 
exceptions are as follows: 
(1) Front setback shall be not less than twenty-five (25) feet to the nearest point of the building foundation; 
(2) Side setback shall be not less than ten (10) feet on either side, except where the lot has common area 

adjacent to that side, in which case the setback shall be not less than five (5) feet; 
(3) The rear setback shall be not less than twenty-five (25) feet, except where the lot has common area adjacent 

to the rear lot line, in which case a setback of not less than twenty (20) feet. 
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ARTICLE 3 
 

ZONES 
 
3-301: Zones Established 
3-302: Official Zone Map 
3-303: Boundaries of Zones 
3-304: Declaration 
 
3-301:  Zones Established.  In order to carry out the purpose of this Title, the City is hereby divided into zones as 
follows: 
 
 R-1-40 Residential Zone 
 R-1-20 Residential Zone 
 C-1 Commercial Zone 
 C-R Commercial Retail Zone 
 A-1-5 Agricultural Zone 
 R-P Residential/Professional Zone 
  Senior Care Assisted Living Overlay Zone 
  Town Center Overlay  
  Town Center Overlay Urban Subdivision 
  Town Center Transitional Housing Overlay 
  Open Space Density Bonus 
  Parkland Bonus Overlay 
 PO Professional Office (“P.O.”) Zone 
 PI Public Institutional Zone 
 PU P-U Zone 
   
 
3-302:  Official Zone Map.   
(1) The location and boundaries of each of the zones are shown on the Official Zone Map and said Map is hereby 

declared to be an official record and a part of this Code, and said Official Zone Map and all notations, 
references and other information shown thereon shall be as much a part of this Code as if the matters and 
other information set forth by said Map were fully described herein.  Said Official Zone Map shall be identified 
by the signature of the Mayor of the City, attested to by the City Recorder, and placed in the office of the City 
Recorder.  Whenever amendments or changes are made in zone boundaries, such amendments or changes 
shall be promptly made by the Zoning Administrator on the Official Zone Map. 

(2) No changes of any nature shall be made in the Official Zone Map except in conformity with the procedure set 
forth in this Title.  Any unauthorized change of whatever kind by any person or persons shall be considered a 
violation of this Code and punishable as provided herein. 

(3) Regardless of the existence of copies of the Official Zone Map which may from time to time be made or 
published, the Official Zone Map which shall be located in the office of the City Recorder shall be the final 
authority. 

 
3-303:  Boundaries of Zones.  Where uncertainty exists with respect to the boundaries of various zones, the 
following rules shall apply: 
(1) Where the indicated boundaries on the Official Zone Map are approximate street or alley lines, said street or 

alley shall be construed to be the zone boundaries. 
(2) Where the indicated boundaries are approximate lot lines, said lot lines shall be construed to be the zone 

boundaries unless otherwise indicated. 
(3) Where land has not been subdivided into lots and blocks, the zone boundaries shall be determined by use of 

the scale of measurement shown on the Map. 
(4) Where other uncertainty exists the Board of Adjustment shall interpret the Map. 
 
3-304:  Declaration. In establishing the zones, the boundaries thereof, and other regulations and restrictions applying 
within each of the zones, due and careful consideration was given, among other things, to the suitability of the land for 
particular uses and to the character of the zone, with a view to conserving the value of buildings and encouraging the 
most appropriate use of land throughout the City. 
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ARTICLE 4.1 

 
R-1-40 RESIDENTIAL ZONE 

 
 
3-4101: R-1-40 Residential Zone 
3-4102: Permitted Uses 
3-4103: Area and Width Requirements 
3-4104: Location Requirements 
3-4105: Height of Buildings 
3-4106: Size of Dwellings 
3-4107: Special Provisions 
3-4108: Conditional Uses 
3-4109: Accessory Buildings 
3-4110: Large Animal Shelter 
3-4111: Swimming Pool 
3-4112: Athletic Court 
 
3-4101:  R-1-40 Residential Zone (Amended 10/7/08).  
(1) The objective in establishing the R-1-40 Residential Zone is to support a very low density residential 

environment within the City which is characterized by large lots, well-spaced buildings, well kept lawns, trees 
and other landscaping with the nature of the environment substantially undisturbed, a minimum of vehicular 
traffic, and quiet residential conditions favorable for family life. 

(2) Representative of the uses within the R-1-40 Zone are single-family dwellings, schools, churches, parks, 
playgrounds, and other community facilities designed in harmony with the characteristics of the Zone.  (see 
section 5-128) 

(3) Multi-family dwellings (with the exception of approved basement apartments as defined within Section 4-105 
of this Code), commercial and industrial use areas are strictly prohibited in this Zone. 

 
3-4102: Permitted Uses.  (Amended: 2/18/97, 7/15/08, 12/2/08) 
The following buildings, structures, and uses of land shall be permitted in the R-1-40 Zone upon compliance with 
requirements set forth in this Code: 
(1) Single-family dwellings, conventional construction, which include a garage of sufficient size for storage of two 

automobiles (see 10-102(16) for definition of Dwelling). 
(2) Accessory uses such as storage buildings, private garages, carports, noncommercial greenhouses, and 

swimming pools. 
(3) Public utility lines and subject to 5-114(6). 
(4) Household pets. 
(5) Fences, walls, hedges. 
(6) Gardens, fruit trees, and field crops. 
(7) Keeping of animals subject to the following requirements: 

(a) All large animals shall be provided shelter or cover.  The shelter or cover where animals are normally 
fed, watered, and corralled shall be at minimum of one hundred (100) feet from any residence, except 
that it may be a minimum of seventy-five (75) feet from the animal owner’s residence. 

(b) All large animals shall be enclosed in a fence and no part of the enclosure shall be nearer than twenty 
(20) feet from any residential structure. 

(c) No large animal shall be kept on a lot of less than 30,000 square feet in area.  Three (3) large animals 
may be kept on a lot with a minimum area of 30,000 square feet and four (4) large animals may be 
kept on a lot with a minimum area of 40,000 square feet.  One additional large animal may be kept on 
a lot for each 10,000 square feet of area of the lot in excess of 40,000 square feet.  No small animal 
shall be kept on a lot of less than 20,000 square feet.  No more than twelve (12) small animals shall 
be kept per 20,000 square feet of lot area.  In determining the number of animals allowed on any lot 
based on its area, no proration of numbers shall be allowed within the area increments specified in 
this paragraph. 

(d) Pigs shall not be kept on any lot. 
(e) Chickens are permitted on lots less than 20,000 square feet subject to the following conditions: 

(i) The maximum number of chickens above the age of 6 months shall be as follows: 
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Minimum Lot Area 
(square feet) 

Maximum Number of 
Chickens 

≥ 20,000  14 

≤ 15,000 10 

≥ 10,000 6 

 
(ii) All sheds, coops, hutches, or similar structures used for the housing of chickens shall be at 

minimum of twenty (20) feet from any adjacent neighboring residences. The structure shall be 
cleaned regularly to prevent offensive odors from becoming a nuisance as determined by the 
Animal Control Officer. 

(iii) The coop or similar structures for the housing of chickens shall have a minimum floor are of 
at least two (2) square feet per chicken. However, if chickens are not allowed to roam within 
an enclosed rear yard, the coop shall a minimum floor area of six (6) square feet per chicken. 
All coops or similar structures for the housing of chickens shall be predator resistant. 

(iv) Chickens shall not be permitted to roam free unless enclosed in a rear yard. 
(v) Roosters are prohibited. 

 
(Ord#: 2012-06 4/03/12) 

 
(8) Residential Facilities for Persons with a Disability.  Residential Facilities for Persons with a Disability shall 

be a permitted use in all residential zones and requires final zoning approval by the City Council. The building 
and use must comply with all of the requirements defined by this Section.  
(a) “Disabled” or “Disability” under this section shall include, with respect to a person, a person who has 

a physical or mental impairment which substantially limits one or more of that person’s major life 
activities or has a history of having such impairment. 
(i) For the purpose of Section 3-4102(8) “Disability” does not include any disability arising from, 

related to, or caused by substance abuse and/or addiction to alcohol and/or a controlled 
substance, as defined in Section 102 of the Controlled Substances Act, 21 U.S.C. 802.   
A. For Residential Facilities for the Rehabilitation and Treatment of the Disabled, which 

treat disabled persons for the illegal use of, or addiction to, alcohol and/or any 
federally controlled substance, please refer to 3-4102(9).  

(ii) Disabled or Disability also does not mean an impairment or limitation resulting from or related 
to kleptomania, pyromania, or any sexually related addiction or disorder, including but not 
limited to: sex and pornography addictions, transvestism, transexualism, pedophilia, 
exhibitionism, voyeurism, gender identity disorders (those not resulting from physical 
impairments), or any other sexual behavior disorder. 

(b) “Residential Facilities for Persons with a Disability” means a residence:  
(i) in which one or more persons with a disability resides; and  

A. is licensed or certified by the State of Utah Department of Human Services under 
Title 62A, Chapter 2, Licensure of Programs and Facilities; and 

B. is licensed or certified by the State of Utah Department of Health under Title 26, 
Chapter 21, Health Care Facility Licensing and Inspection Act; and  

C. is consistent with Utah Code 10-9a-520 and complies with Title 57, Chapter 21, Utah 
Fair Housing Act, and the Federal Fair Housing Amendments Act of 1988, 42 U.S.C. 
Sec. 3601 et seq.   

(c) Discrimination against Residential Facilities for Persons with a Disability shall be prohibited. 
(d) Residential Facilities for Persons with a Disability shall not be considered multi-family dwellings if the 

following requirements are met; 
(i) Any Residence for Persons with a Disability shall be occupied only by individuals who are 

considered disabled per 3-4102(8)(a) (excluding staff members). 
(ii) Occupancy by any staff member shall only be allowed if such occupancy is primarily for the 

purpose of serving the residents and not primarily a benefit of employment to the staff 
member (room and board shall not be offered as a benefit). 

(e) A Residential Facility for Persons with a Disability shall meet all of the requirements of a person with 
a disability according to the definition of “disability” as contained in 3-4102(8)(a); and  
(i) The home shall not be occupied by more than four (4) unrelated individuals living in a family 

type environment consistent with 10-102(12) Common Household; and 
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A. Any group or individual considered disabled may apply for a Reasonable 
Accommodation per Highland City’s Reasonable Accommodation Policy and 
procedure; and 

(ii) The owner/operator of such facilities shall provide adequate personal space for each 
resident. 

(iii) Any Residential Facility for Persons with a Disability shall be occupied only by individuals 
who are considered disabled per 3-4102(8)(a) (excluding staff members). 

(f) Residency within a Residential Facility for Persons with a Disability shall be strictly voluntary and not 
part of, or in lieu of, confinement, rehabilitation, or treatment in a correctional facility, or a condition of 
probation/parole.  A Residential Facility for Persons with a Disability shall not include any persons 
referred by the Utah State Department of Corrections or any District or Juvenile Court. 

(g) Residency within a Residential Facility for Persons with a Disability shall not be available to or 
occupied by any individual whose tenancy would constitute a direct threat to the health or safety of 
other individuals or whose tenancy could result in substantial physical damage to the property of 
others. 

(h) Owners or operators of Residential Facility for Persons with a Disability may provide training or 
treatment programs for residents with disabilities provided that such training or treatment programs 
are in compliance with the State of Utah Department of Human Services standards as set forth in the 
Utah Administrative Code. 

(i) Appeals.  Appeals arising from any decision of the City Council with respect to a Residential Facility 

for Persons with a Disability may be directed to the Appeal Authority per Chapter 2, Article 3 in this 
Code. 

(9) Residential Facilities for the Rehabilitation and Treatment of the Disabled. Residential Facilities for the 
Rehabilitation and Treatment of the Disabled shall be a permitted use in all residential zones and requires 
zoning approval by the City Council; provided that the building and use is consistent with Utah Code 10-9a-
520 and complies with Title 57, Chapter 21, Utah Fair Housing Act, and the Federal Fair Housing 
Amendments Act of 1988, 42 U.S.C. Sec. 3601 et seq.  
(a) Residential Facilities for the Rehabilitation and Treatment of the Disabled under this section shall 

mean, with respect to a person, a person who has a physical or mental impairment which 
substantially limits one or more of that person’s major life activities arising from, related to, or caused 
by use of, and/or addiction to, alcohol and/or any federally controlled substance, as defined in Section 
102 of the Controlled Substances Act, 21 U.S.C. 802. 
(i) Disabled or Disability under this section does not mean an impairment or limitation resulting 

from or related to kleptomania, pyromania, or any sexually related addiction or disorder, 
including but not limited to; sex and pornography addictions, transvestism, transexualism, 
pedophilia, exhibitionism, voyeurism, gender identity disorders (those not resulting from 
physical impairments), or any other sexual behavior disorder. 

(b) “Residential Facilities for the Rehabilitation and Treatment of the Disabled” means a residence:  
(i) in which one or more persons with a disability resides; and  

A. is licensed or certified by the State of Utah Department of Human Services under 
Title 62A, Chapter 2, Licensure of Programs and Facilities; and  

B. is licensed or certified by the State of Utah Department of Health under Title 26, 
Chapter 21, Health Care Facility Licensing and Inspection Act; and 

C. is consistent with Utah Code 10-9a-520 and complies with Title 57, Chapter 21, Utah 
Fair Housing Act, and the Federal Fair Housing Amendments Act of 1988, 42 U.S.C. 
Sec. 3601 et seq.   

(c) Discrimination against disabled persons or against Residential Facilities for the Rehabilitation and 
Treatment of the Disabled shall be prohibited. 

(d) Residential Facilities for the Rehabilitation and Treatment of the Disabled shall not be considered 
multi-family dwellings if the following requirements are met;  
(i) Any Residential Facility for the Rehabilitation and Treatment of the Disabled shall be 

occupied only by individuals who are considered disabled per 3-4102(9)(a) (excluding staff 
members) and meet the following conditions: 
A. Individuals have been diagnosed with an addiction to alcohol or a controlled 

substance (as defined in Section 102 of the Controlled Substance Act, 21 U.S.C. 
802); 

B. Individuals are unable to abstain from the use of alcohol or controlled substances 
without the structured supportive setting offered by a residence for the disabled; and 
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C. Individuals have completely abstained from the use of alcohol and all controlled 
substances for a continuous period of at least thirty (30) days immediately prior to 
becoming a resident of the home. 

D. All residents in the home must completely abstain from using alcohol and controlled 
substances during the period that they are residents in the home.  Any resident of a 
Residential Facility for the Rehabilitation and Treatment of the Disabled who uses 
alcohol or a controlled substance, whether on or off the premises, shall be 
immediately expelled from the home and shall not be readmitted for a period of at 
least 30 days following the violation.  However, nothing contained herein shall be 
construed to prohibit a resident from taking a prescribed medication for which a 
resident has a valid and current prescription. 

(ii) Occupancy by any staff member shall only be allowed if such occupancy is primarily for the 
purpose of serving the residents and not primarily a benefit of employment to the staff 
member (room and board shall not be offered as a benefit). 

(e) A Residential Facility for the Rehabilitation and Treatment of the Disabled exceeding four (4) 
unrelated persons shall meet all of the requirements of a person with a disability according to the 
definition of “disability” as contained in 3-4102(9)(a); and  
(i) The home shall not be occupied by more than four (4) unrelated individuals living in a family 

type environment consistent with 10-102(12) Common Household; and 
A. Any group or individual considered disabled may apply for a Reasonable 

Accommodation per Highland City’s Reasonable Accommodation Policy and 
procedure; and 

(ii) The owner/operator of such facilities shall provide adequate personal space for each 
resident.   

(f) Residency within a Residential Facility for the Rehabilitation and Treatment of the Disabled shall be 
strictly voluntary and not part of, or in lieu of, confinement, rehabilitation, or treatment in a correctional 
facility, or a condition of probation/parole.  A Residential Facility for the Rehabilitation and Treatment 
of the Disabled shall not include any persons referred by the Utah State Department of Corrections or 
any District or juvenile court. 

(g) Residency within a Residential Facility for the Rehabilitation and Treatment of the Disabled shall not 
be available to or occupied by any individual whose tenancy could constitute a direct threat to the 
health or safety of other individuals or whose tenancy could result in substantial physical damage to 
the property of others. 
(i) The owner/operator of a Residential Facility for the Rehabilitation and Treatment of the 

Disabled shall have conducted an individualized assessment of each person desiring to 
become a resident of the facility to determine if such person would constitute a threat prior to 
allowing occupancy of the facility by such a person. 

(ii) The assessment shall be conducted by a properly licensed psychologist, social worker or 
other licensed individual qualified to perform such assessments properly licensed in the State 
of Utah. 
A. Assessments shall include, but not be limited to, consideration of such things as past 

criminal histories and/or violent acts of the individual, the amounts of time that have 
lapsed since such acts, and treatments the individual has received.  

B. Evaluations of individuals who have committed acts of sexual aggression or criminal 
sex acts shall also include psycho-sexual evaluations by a licensed psychiatrist or an 
individual holding a PhD in psychology.   

C. No individual determined to pose a risk for commission of sexual offenses, or being 
classified as having predatory tendencies may be accepted as a resident. 

(h) Owners or operators of Residential Facilities for the Rehabilitation and Treatment of the Disabled may 
provide training or treatment programs for Residential Facilities for the Rehabilitation and Treatment 
of the Disabled provided that such training or treatment programs are in compliance with the State of 
Utah Department of Human Services standards as set forth in the Utah Administrative Code. 

(i) No alcohol or controlled substance shall be allowed on the premises of the Residential Facilities for 
the Rehabilitation and Treatment of the Disabled; however, nothing contained herein shall be 
construed to prohibit a resident from taking prescribed medication for which a resident has a valid and 
current prescription.  A first violation of this requirement shall result in a warning to the occupancy 
permit holder.  A second violation occurring within a twelve month period shall result in a fine of five 
hundred dollars ($500) to the occupancy permit holder.  A third violation occurring within a twelve 
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month period shall result in the revocation of a occupancy permit to operate a Residential Facility for 
the Rehabilitation and Treatment of the Disabled and no occupancy permit shall be reissued to the 
occupancy permit holder (or principals of the occupancy permit holder if the occupancy permit is an 
entity) for a period of at least one year following such revocation.  The City shall have the right to 
deny an annual occupancy permit to any individual or entity that has had more than one revocation of 
an annual occupancy permit to operate a residence for the disabled. 
(i) The annual occupancy permit holder shall be required to perform a hair follicle test on each 

potential resident before allowing such person to become an occupant in a Residential 
Facility for the Rehabilitation and Treatment of the Disabled.   
A. The annual occupancy permit holder shall not allow any person whose test results 

indicate the use of alcohol or drugs in the previous thirty (30) days to become an 
occupant of the home.    

(ii) The annual occupancy permit holder shall conduct random urinalysis testing (or other equally 
effective testing methods) on each of the residents at least once per week to verify ongoing 
abstinence from alcohol and drugs.   
A. Any resident who test positive for alcohol or drugs or who refuses to submit to a test 

shall be immediately expelled from the home.   
(iii) The annual occupancy permit holder shall maintain records of the initial testing results and 

the ongoing test results and shall submit to the City a monthly report representing an 
accurate accounting of these tests.   
A. The method and frequency of testing procedures must be included in a Policy and 

Procedures manual presented along with the application for an annual occupancy 
permit. 

(iv) The owner/operator shall provide to the City a monthly running report for each occupant 
identifying the time, date, and result of each assessment completed. 

(j) Appeals.  Appeals arising from any decision of the City Council with respect to a Residential Facility 

for the Rehabilitation and Treatment of the Disabled Facility may be directed to the appeal authority 
per Chapter 2, Article 3 in this Code. 

(10) Procedure for Initial Approval and Annual Review of a Residence for the Disabled and Residential 
Rehabilitation and Treatment Facility for the Disabled referred to in this section as group homes.  All 

group homes under 3-4102(8) and 3-4102(9) shall first obtain final zoning approval from the City Council prior 
to receiving an annual occupancy permit and prior to occupancy.  In addition, the facility shall comply with the 
following requirements: 
(a) The home and use shall be consistent with Utah Code 10-9a-520 and complies with Title 57, Chapter 

21, Utah Fair Housing Act, and the Federal Fair Housing Amendments Act of 1988, 42 U.S.C. Sec. 
3601 et seq. 

(b) At least ten (10) days before the City Council hears the application for a group home, the City shall 
provide written notification by mail to all citizens living within or owning property within 500 feet of the 
proposed site as measured in a straight line between the closest property lines of the proposed 
facility. 

(c) Zoning Approval.   
(i) To obtain zoning approval the owner of a group home shall comply with the following 

requirements: 
A. The group home shall comply with all applicable state and federal laws; and 
B. The owner of the group home shall obtain building permits that verify compliance with 

the same building, safety, and health regulations as are applicable in the same zone 
to similar uses that are not residential facilities for persons with a disability; and 

C. The owner shall obtain final site plan approval from the City Council prior to obtaining 
an annual occupancy permit; and 

D. Prior to the initial occupancy of a Residential Facility for the Rehabilitation and 
Treatment of the Disabled and at least quarterly, the owner/operator of the facility 
shall certify that the individualized psychological and psycho-sexual assessments 
have been performed on each resident and that each resident meets the 
requirements of this section. 

(d) Safety Plan.  To ensure the safety of the residents and surrounding community, all group home 
operators shall develop a safety plan demonstrating adequate supervision and control of the 
residents.   
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(i) The safety plan shall be reviewed by and be satisfactory to law enforcement officials and 
shall be approved by the City Council. 

(ii) The safety plan shall address the following: 
A. Parking and traffic circulation plan. 
B. Security and surveillance operation. 
C. Visitation hours. 

(iii) In addition, Residential Facilities for the Rehabilitation and Treatment of the Disabled shall 
include: 
A. Testing procedures and operations (see 3-4102(9)(p); and 
B. A copy of the Policy and Procedures Manual for the specific location required through 

the State Licensing process. 
(e) Residential Character.  Any group home that would likely create a fundamental change in the 

character of a residential neighborhood shall be excluded from this zone except as allowed by State 
or Federal law. 
(i) Group homes may be located within an existing residential dwelling or located within a 

residential zone only if that structure is capable of use as such a facility without structural or 
landscaping alterations that would change the structure’s residential character.   
A. The site plan must show any alteration of the structure and landscaping and must be 

approved by the City Council before an annual occupancy permit is issued. 
B. Any new structure constructed for use as a group home shall be of a size, scale and 

design that is in harmony with other residential homes and residential uses in the 
neighborhood and subdivision. 

C. The inclusion of features which make a residential dwelling handicap accessible, 
such as hand rails, ramps, or oversize doors, shall not be deemed to change or alter 
the residential nature of a structure. 

(ii) At least six (6) off-street parking stalls shall be provided in each group home to serve the 
needs of residents, visitors and staff members. 
A. If considered necessary for traffic safety, additional parking in a reasonable number 

may be required by the City Council and may be based upon one parking stall per 
individual occupying the home over the age of sixteen (16) including staff and at least 
0.5 parking stalls per individual occupying the home for visitors. 

B. Visiting and group schedules will detail visiting hours and visiting times for invited 
visitors.  The proposed schedule will demonstrate that parking will be managed to 
minimize traffic impacts.   
1. Group homes shall provide the City with an updated copy of its visiting and group 

schedules anytime those schedules change. 
(f) Separation.  Group homes shall be dispersed throughout Highland as follows:  

(i) No group home shall be located within three-quarters (3/4) of a mile from any other group 
home established under sections 3-4102(8), 3-4102(9) or 3-4102(11), or other similar use, as 
measured in a straight line between the closest property lines of any group home listed 
above.  

(g) Upon receipt of approval from the City Council, the owner/operator of a group home shall be eligible 
to secure an annual occupancy permit from the City.  Said occupancy permit shall be valid for one 
calendar year and shall be reviewed annually and be subject to: 
(i) The receipt to a renewal application that shall include the information and certifications 

required under 3-4102(8) and/or 3-4102(9) above and a certification that none of the 
residents pose a threat as of the date of the renewal; and 

(ii) At least ten (10) days prior to the City Council hearing the renewal application, the City shall 
provide written notification by mail to all residents and/or property owners within 500 feet of 
the existing facility. 

(iii) A finding by the City Council that during the preceding year that the group home operated 
under compliance with the terms of 3-4102(8) and/or 3-4102(9) and any other conditions of 
approval. 

(h) Requirements for an Annual Occupancy Permit.  Owners of group homes shall provide to the City 
a copy of the following documentation prior to occupying a residence:  
(i) Verification of a State License to operate; and  
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(ii) Copies of any required reports and/or inspections provided by the Department of Human 
Services and/or the Department of Health or required to be provided by the owner/ operator 
to these departments, whichever may apply; and 

(iii) Proof and verification to the City that each of the residents admitted falls within the definition 
of disability as set forth in  3-4102(8)(a) and/or 3-4102(9)(a); and 

(iv) Proof of adequate insurance for the program’s vehicles, hazard insurance on the home and 
liability insurance to cover residents and third party individuals; and 

(v) Any additional required information, documentation, testing, or other data as required by this 
ordinance. 

(vi) An annual occupancy permit to operate a group home shall be: 
A. Non-transferable and shall terminate if the person or entity that applied for the 

occupancy permit ceases to operate or own the facility, structure is devoted to a use 
other than that specifically approved by the City Council, or the structure fails to 
comply with all building, safety, health and zoning requirements of Highland City. 

B. Terminated if at any time it is demonstrated to the City Council that: 
1. The structure or operation fails to comply with the requirements of 3-4102(8) 

and/or 3-4102(9).  
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(i) Requirements for a Highland City Business License. 
(i) In the event that an owner of a Residential Facility for Persons with a Disability     or a 

Residential Facility for the Rehabilitation and Treatment of the Disabled shall charge for 
services or care provided to the residents of the facility, a business license must be obtained 
from the City.  
A. A business license obtained from the City shall not be deemed in anyway as 

replacing or satisfying the requirement that the owner of a Residential Facility for 
Persons with a Disability or a Residential Facility  for the Rehabilitation and 
Treatment of the Disabled secure appropriate State licenses and/or approvals as are 
required herein. 

(ii) In the event that the applicant needs a business license in order to obtain the proper State 
license, a temporary license will be issued for that purpose however, the owner/operator shall 
provide to Highland City proof of State licensure prior to occupancy and issuance of a 
permanent license.  
A. If the owner/operator of a Residential Facility for Persons with a Disability or a 

Residential Facility for the Rehabilitation and Treatment of the Disabled fails to renew 
a business license, the City shall notify the State Department of Health and Human 
Services within thirty (30) days of the expiration of that license.  

B. Each Residential Facility for Persons with a Disability or a Residential Facility for the 
Rehabilitation and Treatment of the Disabled which is subject to state licensing 
procedures, must provide the city proof of a valid license issued by the Utah State 
Division of Licensing and compliance with the Department of Human Services. 

(iii) Upon review of an application for a new group home and upon determination of compliance 
with all of the above requirements, the application may be approved; however, where in the 
opinion of the City Council the information provided by the applicant is insufficient for a new 
group home in compliance with 3-4102(8) and/or 3-4102(9) the business license may be 
denied. 
A. If approved, the City shall provide written notice of approval for the proposed group 

home to all citizens living within 500 feet of the proposed group home as measured in 
a straight line between the closest property lines of the proposed facility. 

B. If denied, the City shall provide the applicant written notice of the decision to deny the 
application. 

C. The notice of approval or denial shall be in addition to the notice required in 3-
4102(10)(b) and shall be provided by mail within one week (seven days) of the 
decision. 

(j) Enforcement.  The responsibility to license programs or entities that operate Residential Facilities for 
the Disabled and Residential Facilities for the Rehabilitation and Treatment for the Disabled as well 
as to require and monitor the provision of adequate services to persons residing in those facilities, 
shall rest with the State of Utah Department of Health and Human Services as follows:  
(i) For programs or entities licensed or certified by the Department of Human Services, the 

Department of Human Services as provided in Title 62A, Chapter 5, Services to People with 
Disabilities; and  

(ii) For programs or entities licensed or certified by the Department of Health, the Department of 
Health under Title 26, Chapter 21, Health Care Facility Licensing and Inspection Act. 

(k) Violations.  Failure of the annual occupancy permit holder, any staff member, or any tenant to 
comply with the ordinances in accordance with this Code, shall result in a fine to the annual 
occupancy permit holder in the amount of two-hundred fifty dollars ($250) for the first violation, five 
hundred dollars ($500) for the second violation, one thousand dollars ($1,000) for a third violation, 
and revocation of the annual occupancy permit and the business license for the fourth violation during 
a twelve month period. 
(i) No alcohol or controlled substance shall be allowed on the premises of the Residential 

Facilities for the Rehabilitation and Treatment of the Disabled.  However, nothing contained 
herein shall be construed to prohibit a resident from taking a prescribed medication for which 
a resident has a valid and current prescription. 
A. A first violation of this requirement shall result in a warning to the occupancy permit 

holder.   
B. A second violation occurring within a twelve month period shall result in a fine of five 

hundred dollars ($500) to the occupancy permit holder.   
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C. A third violation occurring within a twelve month period shall result in the revocation 
of a occupancy permit to operate a Residential Facility for the Rehabilitation and 
Treatment of the Disabled and no occupancy permit shall be reissued to the 
occupancy permit holder (or principals of the occupancy permit holder if the 
occupancy permit is an entity) for a period of at least one year following such 
revocation.   

D. The City shall have the right to deny an annual occupancy permit to any individual or 
entity that has had more than one revocation of an annual occupancy permit to 
operate a residence for the disabled. 

(l) Inspections.  Representatives of the City shall have the right to enter onto the premises of a group 
home for the disabled with reasonable prior notice to verify compliance with the provisions of this 
section.   
(i) As part of the annual occupancy permit application for a group home, the applicant shall 

provide the City with written authorization to enter upon the premises of the residence.   
(ii) Failure of the annual occupancy permit holder, any staff member, or any tenant to allow the 

City to enter upon the premises in accordance with this section, shall result in a fine to the 
annual occupancy permit holder in the amount of two-hundred fifty dollars ($250) for the first 
violation, five hundred dollars ($500) for the second violation, one thousand dollars ($1,000) 
for a third violation, and revocation of the annual occupancy permit and the business license 
for the fourth violation during a twelve month period. 

(m) Termination.  Annual occupancy permits granted under this subsection are nontransferable and shall 
terminate if the person or entity applying for the annual occupancy permit ceases to own or operate 
the facility, the structure is devoted to another use, or if it at any time fails to comply with any 
applicable requirement as defined in this Code. 

(n) Appeals.  Appeals arising from any decision of the City Council with respect to a group home may be 
directed to the appeal authority per Chapter 2, Article 3 in this Code. 

 
(Ord: #2010-09, 07/20/2010, Ord: # 2011-TBD 04/05/11) 

 
(11) Residential Facilities for Elderly Persons.  Residential Facilities for Elderly Persons shall be considered a 

permitted use in any residential zone except for areas zoned exclusively for single family dwellings in which 
case it shall be considered a Conditional Use.  All Residential Facilities for Elderly shall require final zoning 
approval by the City Council.  Upon application to establish a Residential Facility for Elderly Persons in any 
area where residential dwellings are allowed, the City may grant the requested annual occupancy permit for 
the Residential Facility for Elderly Persons if the facility proposed complies with the following requirements: 
(a) For the purpose of this ordinance, an “elderly person” shall be considered anyone who is 60 years of 

age or older. 
(b) Discrimination against elderly persons and against Residential Facilities for Elderly Persons shall be 

prohibited. 
(c) A Residential Facility for Elderly Persons shall meet all of the requirements a Residential Facility for 

Elderly Persons; and  
(i) No more than four (4) unrelated persons may occupy a Residential Facility for Elderly 

Persons that include paid full time, 24 hours a day, professional staff; or  
(ii) The home shall not be occupied by more than eight (8) unrelated individuals living in a family 

type environment consistent with 10-102(12) Common Household; and 
(iii) The owner/operator of such facilities shall provide adequate personal space for each 

resident; and   
(iv) Occupancy by any staff member shall be allowed if such occupancy is primarily for the 

purpose of serving the residents and not primarily a benefit of employment to the staff 
member. 

(v) For purposes of this section: 
A. No person who is being treated for alcoholism or drug abuse may be placed in a 

Residential Facility for Elderly Persons; and 
B. Placement in a Residential Facility for Elderly Persons shall be on a strictly voluntary 

basis and may not be a part of, or in lieu of, confinement, rehabilitation, or treatment 
in a correctional institution. 

(d) A Residential Facility for Elderly Persons may not operate as a business. 
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(i) A Residential Facility for Elderly Persons may not be considered a business even though a 
fee is charged for food or for actual and necessary costs of operation and maintenance of the 
facility. 

(e) A Residential Facility for Elderly Persons shall be owned by one of the residents or by an immediate 
family member of one of the residents or be a facility for which the title has been placed in trust for a 
resident. 

(f) Appeals.  Appeals arising from any decision of the City Council with respect to a Residential Facility 

for Elderly Persons may be directed to the appeal authority per Chapter 2, Article 3 in this Code. 
 
(12) Procedure for Initial Approval and Annual Review of Residential Facilities for the Elderly.  All 

Residential Facilities for the Elderly shall first obtain final zoning approval prior to receiving an annual 
occupancy permit and prior to occupancy if the facility is proposing to provide service to more than four (4) 
unrelated residents; if a permit is required then the facility shall comply with the following requirements: 
(a) The home and use shall be consistent with Utah Code 10-9a-516-519 and complies with Title 57, 

Chapter 21, Utah Fair Housing Act, and the Federal Fair Housing Amendments Act of1988, 42 U.S.C. 
Sec. 3601 et seq. 

(b) At least ten (10) days before the City Council hears the application for a Residential Facilities for the 
Elderly, the City shall provide written notification by mail to all citizens living within or owning property 
within 500 feet of the proposed site as measured in a straight line between the closest property lines 
of the proposed facility. 

(c) Zoning Approval.   
(i) To obtain zoning approval the owner of a Residential Facilities for the Elderly shall comply 

with the following requirements: 
A. The Residential Facilities for the Elderly shall comply with all applicable state and 

federal laws; and 
B. The owner of the Residential Facilities for the Elderly shall obtain building permits 

that verify compliance with the same building, safety, and health regulations as are 
applicable in the same zone to similar uses that are not residential facilities for 
persons with a disability; and 

C. The owner shall obtain final site plan approval from the City Council prior to obtaining 
an annual occupancy permit; and 

(d) Safety Plan.  To ensure the safety of the residents and surrounding community, all operators of 
Residential Facilities for the Elderly shall develop a safety plan demonstrating adequate supervision 
and control of the residents.   
(i) The safety plan shall be reviewed by and satisfactory to law enforcement officials and shall 

be approved by the City Council. 
(ii) The safety plan shall address the following: 

A. Parking and traffic circulation plan. 
B. Security and surveillance operation. 
C. Visitation hours. 

(e) Residential Character.  Any Residential Facilities for the Elderly that would likely create a 
fundamental change in the character of a residential neighborhood shall be excluded from this zone 
except as allowed by State or Federal law. 
(i) Residential Facilities for the Elderly may be located within an existing residential dwelling or 

located within a residential zone only if that structure is capable of use as such a facility 
without structural or landscaping alterations that would change the structure’s residential 
character.   
A. The site plan must show any alteration of the structure and landscaping and must be 

approved by the City Council before an annual occupancy permit is issued. 
B. Any new structure constructed for use as a Residential Facilities for the Elderly shall 

be of a size, scale and design in harmony with other residential homes and 
residential uses in the neighborhood and subdivision. 

C. The inclusion of features which make a residential dwelling handicap accessible, 
such as hand rails, ramps, or oversize doors, shall not be deemed to change or alter 
the residential nature of a structure. 

(ii) At least six (6) off-street parking stalls shall be provided in each Residential Facilities for the 
Elderly to serve the needs of residents, visitors and staff members. 
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A. If considered necessary for traffic safety, additional parking in a reasonable number 
may be required by the City Council and may be based upon one parking stall per 
individual occupying the home over the age of sixteen (16) including staff and at least 
0.5 parking stalls per individual occupying the home for visitors. 

B. Visiting and group schedules will detail visiting hours and visiting times for invited 
visitors.  The proposed schedule will demonstrate that parking will be managed to 
minimize traffic impacts. 

(f) Separation.  Residential Facilities for the Elderly shall be dispersed throughout Highland as follows:  
(i) No Residential Facilities for the Elderly shall be located within three quarters (3/4) of a mile 

from any other Residential Facility for the Elderly home, group home per 3-4102(8) and 3-
4102(9) or other similar use, as measured in a straight line between the closest property lines 
of any Residential Facilities for the Elderly listed above.  

(g) Upon receipt of approval from the City Council, the owner/operator of a Residential Facilities for the 
Elderly shall be eligible to secure an annual occupancy permit from the City.  Said occupancy permit 
shall be valid for one calendar year and shall be reviewed annually and be subject to: 
(i) The receipt to a renewal application that shall include the information and certifications 

required under this section and and/or 3-4102(11) above and a certification that none of the 
residents pose a threat as of the date of the renewal; and 

(ii) At least ten (10) days prior to the City Council hearing the renewal application, the City shall 
provide written notification by mail to all residents and/or property owners within 500 feet of 
the existing facility. 

(iii) A finding by the City Council that during the preceding year that the Residential Facilities for 
the Elderly operated under compliance with the terms of 3-4102(11) and any other conditions 
of approval. 

(h) Requirements for an Annual Occupancy Permit.  Owners of Residential Facilities for the Elderly 
shall provide to the City a copy of the following documentation prior to occupying a residence:  
(i) Verification of a State License to operate if applicable; and  
(ii) If applicable, copies of any required reports and/or inspections provided by the Department of 

Human Services and/or the Department of Health or required to be provided by the owner/ 
operator to these departments, whichever may apply; and 

(iii) Proof and verification to the City that each of the residents admitted falls within the definition 
of disability as set forth in  3-4102(8)(a) and/or 3-4102(9)(a); and 

(iv) Proof of adequate insurance for the program’s vehicles, hazard insurance on the home and 
liability insurance to cover residents and third party individuals; and 

(v) Any additional required information, documentation, testing, or other data as required by this 
ordinance. 

(vi) An annual occupancy permit to operate a Residential Facilities for the Elderly shall be: 
A. Non-transferable and shall terminate if the person or entity that applied for the 

occupancy permit ceases to operate or own the facility, structure is devoted to a use 
other than that specifically approved by the City Council, or the structure fails to 
comply with all building, safety, health and zoning requirements of Highland City. 

B. Terminated if at any time it is demonstrated to the City Council that: 
1. The structure or operation fails to comply with the requirements of 3-4102(8) 

and/or 3-4102(9).  
(i) Enforcement.  If applicable, the responsibility to license programs or entities that operate Residential 

Facilities for the Elderly as well as to require and monitor the provision of adequate services to 
persons residing in those facilities, shall rest with the State of Utah Department of Health and Human 
Services as follows:  
(i) For programs or entities licensed or certified by the Department of Human Services, the 

Department of Human Services as provided in Title 62A, Chapter 3, Aging and Adult 
Services; and  

(ii) For programs or entities licensed or certified by the Department of Health, the Department of 
Health under Title 26, Chapter 21, Health Care Facility Licensing and Inspection Act. 

(j) Violations.  Failure of the annual occupancy permit holder, any staff member, or any tenant to 
comply with the ordinances in accordance with this Code, shall result in a fine to the annual 
occupancy permit holder in the amount of two-hundred fifty dollars ($250) for the first violation, five 
hundred dollars ($500) for the second violation, one thousand dollars ($1,000) for a third violation, 
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and revocation of the annual occupancy permit and the business license for the fourth violation during 
a twelve month period. 

(k) Inspections.  Representatives of the City shall have the right to enter onto the premises of a 
Residential Facilities for the Elderly with reasonable prior notice to verify compliance with the 
provisions of this section.   
(i) As part of the annual occupancy permit application for a Residential Facilities for the Elderly, 

the applicant shall provide the City with written authorization to enter upon the premises of 
the residence.   

(ii) Failure of the annual occupancy permit holder, any staff member, or any tenant to allow the 
City to enter upon the premises in accordance with this section, shall result in a fine to the 
annual occupancy permit holder in the amount of two-hundred fifty dollars ($250) for the first 
violation, five hundred dollars ($500) for the second violation, one thousand dollars ($1,000) 
for a third violation, and revocation of the annual occupancy permit and the business license 
for the fourth violation during a twelve month period. 

(l) Termination.  Annual occupancy permits granted under this subsection are nontransferable and shall 
terminate if the person or entity applying for the annual occupancy permit ceases to own or operate 
the facility, the structure is devoted to another use, or if it at any time fails to comply with any 
applicable requirement as defined in this Code. 

(m) Appeals.  Appeals arising from any decision of the City Council with respect to a group home may be 
directed to the appeal authority per Chapter 2, Article 3 in this Code. 

(Ord: #2010-10, 07/20/2010) 

 
 

1. 3-4103:  Area and Width Requirements.  (Amended: 6/16/98, 6/5/01, 1/15/02) The maximum number of 
lots to be permitted on a subdivided property is determined by dividing the total square footage, less any 
area used as an existing prescriptive easement or roadway, by 40,000 square feet. Churches and other 
public buildings and grounds shall not be used in calculating the number of allowable lots. Lots in the R-1-
40 Zone may not be smaller than 20,000 square feet with not more than 25% of the lots being 30,000 
square feet or less. In determining number of lots, and any computation or measurement resulting in a 
fractional number shall be rounded to the nearest whole number. Area and width requirements of a 
building lot in the R-1-40 Zone shall be as follows: 

 
 

Use Minimum Lot Area Minimum Width at Setback Line 

 
One-family dwelling 
 
 

 
 20,000 Square Feet  
 
 

 
130 feet 
 
 

 
2. Subdividing an existing lot in a subdivision for the purposes of this section, the density requirement is 

calculated using the number of lots that would be have been permitted under the original plat of the 
subdivision. If a subdivision was platted with less than the maximum number of lots, an existing lot may 
be further subdivided if both lots meet all the requirements of the Development Code. 
 

3-4104:  Location Requirements. (Amended: 9/5/00, 8/1/06)  Buildings and structures on lots within the R-1-40 Zone 
shall be located as follows: 
(1) All dwellings and other main buildings and structures shall be set back not less than thirty (30) feet from the 

front lot line. 
(2) All dwellings and other main buildings and structures shall be set back not less than fifteen (15) feet from 

either side lot line; provided, however, on nonconforming lots of record all dwellings and main building shall 
be set back not less than ten (10) feet from either side lot line and the combined total distance of the two side 
setbacks shall not be less than twenty four (24) feet. 

(3) All dwellings and other main buildings and structures shall be set back not less than thirty (30) feet from the 
rear lot line. 

(4) Notwithstanding any provision of this Section to the contrary, the following additional requirements shall apply 
to corner lots: 
(a) All dwellings and other main buildings shall be set back not less than thirty (30) feet from the side lot 
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line which abuts on a street. 
(b) The side setback required for the interior side of such lots shall be that required by paragraph (2) of 

this Section. 
(5) Anything structurally attached to the home such as a foundation wall, deck requiring a building permit 

(covered or uncovered), or covered patio (unless cantilevered) shall be considered part of the main dwelling. 
 
3-4105:  Height of Buildings.  (Amended 6/7/05, 3/7/06)  The maximum height of any building in the R-1-40 Zone 
shall not exceed thirty-five (35) feet.  The height is measured from one location along any elevation where the “Grade 
of Building” (as defined in 10-102 (23)) to the highest part of the building is at its greatest vertical distance.  On sloped 
lots where the grade difference exceeds four feet in elevation the averaged maximum “Height of Building” (as defined 
in 10-102(26)) in the R-1-40 Zone shall not exceed an average height of thirty-five (35) feet above grade of building as 
defined in Section10-202 (23).  No building shall be constructed to less than the height of 10 feet or one story above 
finished grade.  
 
3-4106:  Size of Dwellings.  The main floor living area in a Rambler dwelling in the R-1-40 Zone shall have a 
minimum finishable area of (1,200) square feet and include a double car garage.  The ground floor living area of any 
Two Story dwelling in the R-1-40 Zone shall not be less than (900) square feet and the dwelling shall have a total of 
not less than (1,500) square feet of finishable living area above ground and include a double car garage.  A Split 
Level home in the R-1-40 Zone shall have a minimum of (1,600) square feet finishable above the garage floor 
elevation and include a double car garage.   As long as finishable areas are provided as specified the dwelling need 
not be finished beyond that required by building codes. 
 
3-4107:  Special Provisions.  (Amended: 6/18/02, 8/21/07)   
Special provisions shall apply in the R-1-40 Zone in order to protect its essential characteristics: 
The space required around buildings and structures shall be kept free from refuse and debris. 
All buildings and uses within this zone shall comply with all applicable portions of Sections 3-601 through 3-620. 
Park or Planter Strips.  All park strip areas, between the sidewalk and the curb, are to be covered and maintained 
according to the requirements defined in Chapter 3, Article 6, Section 3-621 in this Code. 
At least seventy percent (70%) of the area contained within a required front yard or side yard adjacent to a street shall 
be landscaped within one year of occupancy. 
Sufficient off street parking shall be provided and maintained for all automobiles and recreational vehicles owned or 
used by occupants of each dwelling. 
 
3-4108: Conditional Uses.  (Amended 2/18/97, 4/21/98, 11/3/98, 1/15/02, 6/17/03, 12/2/03, 3/2/04, 6/15/04, 
12/2/2008)The following buildings, structures and uses of land shall be allowed in the R-1-40 Zone upon compliance 
with the provisions of this Section as well as other requirements of this Code and upon obtaining a conditional use 
permit as specified in Chapter 4 of this Code: 
(1) Public schools and school grounds. 
(2) Churches, not including temporary facilities. 
(3) Libraries, museums, art galleries. 
(4) Nonprofit country clubs used for recreational purposes as defined in this Section by members of the club.  A 

non-profit country club shall be limited to golf.  Preparation and serving of food and/or beverages associated 
with golf, on property specifically associated for these uses may be approved with Conditional Use.  Sale of 
equipment and/or supplies may be approved with the conditional Use.  Preparation and serving of food and/or 
beverages and the sale of equipment and/or supplies shall be a secondary and ancillary use to golf.  Non-
profit country clubs shall have memberships and regular periodic dues associated with the country club.  A 
minimum of 50% of the proposed property associated with a non-profit country club shall be landscaped.  The 
proposed landscaping area shall be limited to 15% non-living material.  The applicant shall submit annually to 
Highland City a copy of the certified annual report required by the Utah Department of Commerce. 
(a) Applicants desiring to obtain a nonprofit country club conditional use shall provide the following 

information when applying for a Conditional Use: 
(i) Legal evidence and documentation of their non-profit corporation status with the Utah State 

Department of Commerce; and 
(ii) Two (2) copies of detailed Architectural elevations (1/8" scale) for any structures and 

associated site plan (1" = 20' scale); and 
(iii) Two (2) copies of a detailed Landscaping Plan (1" = 20' scale). 

(5) Churches, public buildings and grounds, including storage yards and repair shops. 
(6) Permanent public maintenance buildings that may include storage yards, storage structures and repair shops. 
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(7) Public parks and open space including appurtenances primarily associated with a public park as follows: 
playground equipment, pavilions, restrooms, temporary restrooms, benches, tables, outdoor athletic courts, 
outdoor athletic fields, outdoor sand pits, permanent barbeque pits/stands, and permanent accessory 
buildings associated with the maintenance of those grounds (if smaller than 1800 square feet (footprint), two 
(2) stories maximum), concessions (if associated with a sport park and attached to a restroom facility), and 
temporary facilities associated with temporary City held events.  

(8) Communications and other towers, masts or towers. 
(9) Basement Apartments for residential property (see Chapter 4, Conditional Use Procedure in this Code). 
(10) All Conditional Uses shall landscape 35% of their site and comply with parking requirements as determined 

by the Planning Commission. 
(11) Model Homes used for the sale of homes/lots within a subdivision in Highland, provided that the model home 

thereof conforms to the following requirements: 
(a) Model home is used for lot/home sales within the city. 
(b) The maximum number of personnel shall not exceed three at any given time. 
(c) Off street parking shall be provided such that it does not impede, disrupt, or cause a hazard to the 

flow of traffic or pedestrians. 
(d) No model home use shall exceed two years except as provided for in 3-4108(14)(k) in this ordinance. 
(e) Outdoor lighting shall be limited to outdoor and landscape lighting normally permitted in a residential 

setting limited to the hours of dusk to 9:00 p.m. 
(f) Signage shall be regulated by existing sign ordinance. 
(g) A model home shall operate only between the hours of 7:00 a.m. to 9:00 p.m. Monday through 

Saturday. 
(h) Garages used as sales office shall be converted back before occupancy is permitted. 
(i) All homes permitted under this section shall have a final inspection prior to conversion as residential 

use. 
(j) All pre-existing use prior to January 15, 2002 shall have six months to come into compliance. 
(k) Extension.  If the applicant requests an extension prior to the expiration date of approval, has paid an 

extension fee, and the Model Home still meets the requirements as originally approved and identified 
above, the City Council may consider a one (1) year extension for a Model Home Conditional Use 
Approval.  If it becomes evident that the Model Home has been in violation of the requirements and 
conditions of the original Conditional Use approval during the Model Home period as determined 
below (ii-iii), the City Council shall not approve the extension request.  The following conditions shall 
apply for an extension: 
(i) The subdivision or subdivision phase has not sold at least 80% of the available lots within 

that development; and 
(ii) The City has not received three (3) or more written complaints from surrounding residents 

indicating the model home has violated a requirement or condition of approval for a Model 
Home (as listed above) prior to the application for the Council extension; and  
A. That the written complaints submitted have been submitted by at least three (3) 

separate individuals (residents) who reside within that subdivision or subdivision 
phase or live within a 500 foot radius from the model home; and 

(iii) The City has not issued a citation or more than two (2) written warnings specifically related to 
violations of the requirements or conditions of approval for that Model Home as part of the 
Conditional Use Approval and as defined within this Code during the previously approved 
period. 
A. Two (2) written warnings may include warnings for the same violation, may include 

one (1) warning for two (2) separate violations, or may include any variation of 
warnings exceeding an accumulation of two (2).  

(iv) The applicant has notified the residents within the subdivision or subdivision phase at least 
ten (10) days prior to the City Council consideration of the extension. 

(v) In any case a model home may not receive extensions where the model home would exist for 
more than a total of five (5) years (a maximum of three (3) extensions may be granted) or 
until 80% of the lots are sold within that subdivision, whichever comes first. 
A. In any case the model home shall cease to operate when the subdivision or 

subdivision phase has sold more than 80% of the available lots.  
(vi) Applicant may not request an extension prior to 60 days of the expiration date. 

(12) Drilling wells. 
(13) Funeral Homes subject to the following requirements: 
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1. The property fronts onto an arterial street and the primary access is from an arterial street. 
2. Crematories are not permitted. 

 3. A caretaker’s residence may be permitted as an accessory use, provided that the caretaker’s residence 
shall be contained within the mortuary building. 

 4. The architecture shall be compatible with residential uses. 
 
(Ord: #2010-09, 07/20/2010, Ord: #2011. 04/19/11) 

 
3-4109: Accessory Buildings.  All accessory buildings within this zone shall conform to the following standards, 
setbacks and conditions: 
(1) An accessory building is any building or structure which is not attached to the main dwelling on the lot that is: 

(a) Greater than 200 square feet, or  
(b) That is attached to a permanent foundation as defined by the building code. 

(2) Size.  Accessory buildings shall not cover more than five percent (5%) of the total gross lot area. 
(3) Height.  No accessory building shall be erected to a height greater than twenty-five feet (25’) from grade.  
(4) Setbacks. All accessory buildings shall comply with the following setbacks:  

(a) All accessory buildings shall be set back from the front property line a minimum of thirty feet (30') or 
consistent with the primary dwelling, whichever is less. 

(b) An accessory building shall be set back from the rear property line a minimum of ten feet (10'). 
(c) All accessory buildings shall be set back from the side property a minimum of ten feet (10'). 

(i) All accessory buildings shall be set back at minimum an amount of ten feet (10') from the side 
lot line which abuts a street or ten feet (10’) from the Parkway Detail. 

(d) All accessory buildings shall be placed no closer than six feet (6’) from the main building.  Said six 
feet shall be measured to the closest part of the structures including any roof overhang. 

(5) Materials. Accessory buildings shall be constructed out of exterior materials consistent with the primary 
dwelling if the lot is 1/2 acres or less. 

(6) Any accessory building used for a home occupation shall comply with the regulations governing a home 
occupation business. 

(Ord. No., Amended, 09/05/2000; Ord. No. , Amended, 01/15/2002; Ord. No. , Amended, 09/17/2002; Ord. No. 2010-01, Amended, 01/05/2010) 

 
3-4110:  Large Animal Shelter is any structure for the purpose of sheltering large animals which may also be used 
for storing hay and farm equipment in addition to large animals.  Any detached structure requiring a foundation shall 
be considered an accessory structure and shall be subject to Section 3-4109 / 3-4209.  A large animal shelter is a 
minimum of 50% open on one side.  Large animal shelters do not need a building permit, but are required to meet 
minimum setback requirements as follows:  A large animal shelter shall be a minimum of 100’ from an adjacent 
residential dwelling unit; 75’ from the owner’s residential structure; 10’ from a side or rear property line; 30’ from any 
street; and 10’ from a trail easement.  A large animal shelter shall not be constructed within an easement.  A large 
animal shelter shall be one of the following architectural elevations or similar construction. (Added 12/7/04) 
 

 
3-4111: Swimming Pools (Adopted 9/2/08).  A swimming pool is a semi-permanent structure that is constructed to 
hold water for recreational purposes.  A pool that could be installed by the typical homeowner and may be packaged 
as a kit is not considered a permanent pool.  A swimming pool that is constructed near or below grade with the 
intention of lasting more than one year shall be considered a permanent pool and shall be subject to the following 
requirements: 
(1) All permanent pools shall be subject to all setback requirements for accessory structures as defined in 

Section 3-4109 of this Code; and 
(2) Any structural portion of a swimming pool shall not be permitted within an easement of any kind; and 
(3) Pools that are enclosed or covered within a permanent structure shall be considered an accessory structure 
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and shall be subject to Sections 3-4104 and 3-4109 of this Code. 
(a) For the purposes of this section only, a “permanent structure” shall be considered any structure or 

landscaping object exceeding one-hundred twenty (120) square feet in size or exceeding fourteen 
(14) feet in height constructed for the purpose of enhancing the swimming pool or pool equipment 
facilities. 

(4) A swimming pool may cover the area within a rear yard not located within an easement unless the 
construction of that pool would require the need to vary from existing ordinances.  Minimum setback 
requirements from property lines are as follows: 
(a) Front Yard:    Thirty feet (30’) Min. 
(b) Rear Yard:   Ten feet (10’) Min. 
(c) Side Yard:   Ten feet (10’) Min. 
(d) Side Yard Adjacent to a Street: Ten feet (10’) Min. (fence is permitted 5’ from property line) 
(e) Trail or Landscape Easement: Ten feet (10’) Min. (measured from nearest easement line) 

(5) All swimming pools shall be enclosed with a fence with a minimum height of four feet and include a self-
closing locking gate; or 
(a) That all swimming pool properties shall be enclosed with a fence that is a minimum height of a 6 feet, 

unless in an open space subdivision which will then be a minimum height of 5 feet;  
(b) In either case, it will include a self-closing locking gate and an automated swimming pool cover. 

(6) All permanent swimming pools shall require a building permit. 
 
3-4112: Athletic Court (Adopted 4/7/09).  An athletic court is a solid playing surface constructed for recreational 
purposes.  Athletic courts having any type of structure exceeding six feet (6’) in height including fencing and lighting 
shall require a building permit and shall be subject to the following requirements:  
(1) Any structural portion of an athletic court shall not be permitted within an easement (see exception in 3-

4112(3)(f) below). 
(2) Athletic courts that are enclosed or covered within a permanent structure and are detached from the main 

dwelling unit shall be considered an accessory structure and shall be subject to Sections 3-4104 and 3-4109 
of this Code. 

(3) Setbacks.  An athletic court may cover the total lot area within a rear yard not located within an easement. 
Minimum setback requirements from property lines are as follows: 
(a) Front Yard:   30’ Minimum 
(b) Rear Yard:   10’ Minimum (see exception in 3-4112(3)(f) below) 
(c) Side Yard:    10’ Minimum (see exception in 3-4112(3)(f) below) 
(d) Side Yard Adjacent to Street: 10’ Minimum (see exception in 3-4112(3)(f) below) 
(e) Trail or Landscape Easement:  10’ Minimum (measured from the nearest easement line)  
(f) Exception.  It is not recommended that any resident/property owner construct an athletic court within 

a recorded easement however, if a resident provides the information listed below with their building 
permit for an athletic court with a fence less than six feet (6’) in height, the rear and side yard 
setbacks defined above would not apply and the property owner may install their athletic court within 
any portion of their property behind the minimum front yard setback and within a public utility 
easement.  The required documentation for this exception is as follows:   
(i) Acknowledgement letters from all of the utility companies who have interest in that easement 

(it is important to understand the utility companies will typically not vacate or waive their right 
to use a recorded public utility easement); and  

(ii) Blue stake tickets indicating any utilities within that easement; and 
(iii) A signed and notarized “hold harmless” letter indemnifying Highland from any potential future 

loss and acknowledgement of potential financial loss for the property owner, due to the 
possible use of that easement. 

(4) Fencing.  All athletic courts enclosed with fencing shall be required to obtain a fence permit prior to 
construction. An athletic court is the only use that allows fencing enclosures above six feet (6’) in height. 
Fencing above six feet (6’) in height shall not exceed the fencing enclosure maximum height of twelve feet 
(12’). Fencing enclosures shall not be considered as part of standard property line fencing. Fencing materials 
for athletic courts shall consist of open mesh fabric or vinyl coated chain link without slats.  Fencing for 
athletic courts that are less than six feet (6’) in height may be placed along a rear property line or side 
property line within the rear yard.  In all cases, Athletic courts with fences between six feet (6’) and twelve feet 
(12’) in height shall be subject to 3-4112(3) in this ordinance (above). 

(5) Lighting.  All athletic court lighting must be directed downward and shall not spill on to an adjacent property.  
The applicant shall provide evidence indicating that their light product and lighting plan will not cause light or 
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light pollution from the athletic court light(s) to extend beyond their property line.  Design and location shall be 
specified with the plans submitted for a building permit.  Lights and light poles including the light base and any 
supporting structures in regards to athletic courts shall not be in excess of twenty feet (20’) in height. Light 
operating hours shall be restricted to 7:00 am - 10:00 pm. 

(6) Grading.  All athletic court areas shall be designed, graded, and constructed to allow for drainage which 
meets Appendix J Section J109 of the International Building Code.  In no case shall any court be designed to 
permit water from any source to drain onto an adjacent property or upon the public right-of-way. 
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ARTICLE 4.2 
 

R-1-20 RESIDENTIAL ZONE 
 
 
3-4201: R-1-20 Residential Zone 
3-4202: Permitted Uses 
3-4203: Area and Width Requirements 
3-4204: Location Requirements 
3-4205: Height of Buildings 
3-4206: Size of Dwellings 
3-4207: Special Provisions 
3-4208: Conditional Uses 
3-4209: Accessory Building 
3-4210: Large Animal Shelter 
3-4211: Swimming Pool 
3-4212: Athletic Court 
 
3-4201:  R-1-20 Residential Zone (Amended 10/7/08).  
(1) The objective in establishing the R-1-20 Residential Zone is to support a medium low density residential 

environment within the City which is characterized by large lots, well-spaced  buildings, well kept lawns, trees 
and other landscaping with the nature of the environment substantially undisturbed, a minimum of vehicular 
traffic, and quiet residential conditions favorable for family life.  In addition the following reasons for the 
establishment and use of the R-1-20 Zone are outlined: 
(a) To create transitional areas on the periphery of the City between higher density zones in adjacent 

cities and Highland's lower density zones. 
(b) To establish transitions between existing higher density areas in Highland and lower density areas 

where practical. 
(c) To better manage land use on properties not as well suited to the lower density zones in the City. 
(d) To create a distinction between areas with residents wanting large animals and those who do not.  As 

well as for residents who want more land to maintain and residents who want less.  
(2) Representative of the uses within the R-1-20 Zone are single-family dwellings, schools, churches, parks, 

playgrounds, and other community facilities designed in harmony with the characteristics of the Zone.  (see 
section 5-128) 

(3) Multi-family dwellings (with the exception of approved basement apartments as defined within Section 4-105 
of this Code), commercial and industrial use areas are strictly prohibited in this Zone. 

 
3-4202: Permitted Uses.  (Amended 2/18/97, 7/15/08) 
The following buildings, structures, and uses of land shall be permitted in the R-1-20 Zone upon compliance with 
requirements set forth in this Code: 
(1) Single-family dwellings, conventional construction, which include a garage of sufficient size for storage of two 

automobiles (see 10-102(16) for definition of Dwelling). 
(2) Accessory uses such as storage buildings, private garages, carports, noncommercial greenhouses, and 

swimming pools. 
(3) Public utility lines and subject to 5-114(6). 
(4) Household pets. 
(5) Fences, walls, hedges. 
(6) Gardens, fruit trees. 
(7) Keeping of animals subject to the following requirements: 

(a) All large animals kept in this zone shall be subject to conditions listed in paragraph 3-4102 (9), (a) (b) 
& (d).  As long as lot sizes are consistent with R-1-40 zone for large animals, then large animals will 
be continued as grand fathered rights not to be diminished. 

(b) No small animal shall be kept on a lot of less than 14,000 square feet.  Small animals shall be kept a 
minimum of twenty (20) feet from any residential structure.  No more than twelve (12) small animals 
shall be kept per 14,000 square feet of lot area. 

(c) In determining the number of animals allowed on any lot based on its area, no proration of numbers 
shall be allowed within the area increments specified in this paragraph. 

(d) Pigs shall not be kept on any lot.  
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(e) Chickens are permitted on lots less than 14,000 square feet subject to the following conditions: 
(i) The maximum number of chickens above the age of 6 months shall be as follows: 

 

Minimum Lot Area 
(square feet) 

Maximum Number of 
Chickens 

≥ 10,000 6 

 
(ii) All sheds, coops, hutches, or similar structures used for the housing of chickens shall be at 

minimum of twenty (20) feet from any adjacent neighboring residences. The structure shall be 
cleaned regularly to prevent offensive odors from becoming a nuisance as determined by the 
Animal Control Officer. 

(iii) The coop or similar structures for the housing of chickens shall have a minimum floor are of 
at least two (2) square feet per chicken. However, if chickens are not allowed to roam within 
an enclosed rear yard, the coop shall a minimum floor area of six (6) square feet per chicken. 
All coops or similar structures for the housing of chickens shall be predator resistant. 

(iv) Chickens shall not be permitted to roam free unless enclosed in a rear yard. 
(v) Roosters are prohibited on lots less than 14,000 square feet. 

 
(Ord#: 2012-06; 4/03/12) 

  
(8) Residential facilities for persons with a disability; please refer to Section 3-4102(8) and 3-4102(10) in this 

Code. 
(9) Residential facilities for the rehabilitation and treatment of the disabled; please refer to Section 3-4102(9) and 

3-4102(10) in this Code. 
(10) Residential facilities for elderly persons; please refer to Section 3-4102(11) and 3-4102(12) in this Code. 
  
(Ord: #2010-09, 07/20/2010) 

 
3-4203:  Area and Width Requirements.  (Amended:6/16/98, 6/5/01, 11/1/05, 5/15/07, 8/7/07) The maximum 
number of lots to be permitted on a subdivided property is determined by platting subdivision lots that are a minimum 
of 20,000 square feet in size with a minimum width of frontage along an improved public road as defined below.  
Right-of-way required to obtain minimum frontage requirements is not included when calculating the minimum size of 
a lot.  Area and width requirements of a building lot in the R-1-20 Zone shall be as follows: 
 
Use:     One-single family dwelling per recorded lot 
Minimum Lot Area:   20,000 Square Feet  
Minimum Width at Setback Line:  115 feet 
Minimum Width at Front Property Line: 115 feet (Cul-de-sac lots, entirely located within the bulb, shall have an  
     exception with a minimum width of 98 feet at the Setback Line required.) 
 
3-4204:  Location Requirements.  (Amended: 9/5/00, 8/1/06) Buildings and structures on lots within the R-1-20 Zone 
shall be located as follows: 
(1) All dwellings and other main buildings and structures shall be set back not less than thirty (30) feet from the 

front lot line. 
(2) All dwellings and other main buildings and structures shall have a combined side yard of not less than twenty-

five (25) feet, with no structure closer than ten (10) feet from either side lot line ; provided, however, on 
nonconforming lots of record all dwellings and main building shall be set back not less than ten (10) feet from 
either side lot line and the combined total distance of the two side setbacks shall not be less than twenty-four 
(24) feet. 

(3) All dwellings and other main buildings and structures shall be set back not less than thirty (30) feet from the 
rear lot line. 

(4) Notwithstanding any provision of this Section to the contrary, the following additional requirements shall apply 
to corner lots: 
(a) All dwellings and other main buildings shall be set back not less than thirty (30) feet from the side lot 

line which abuts on a street. 
(b) The side setback required for the interior side of such lots shall be that required by paragraph (2) of 

this Section. 
(5) Anything structurally attached to the home such as a foundation wall, deck requiring a building permit 
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(covered or uncovered), or covered patio (unless cantilevered) shall be considered part of the main dwelling. 
 
3-4205:  Height of Buildings.   (Amended:  6/7/05, 3/7/06)  The maximum height of any building in the R-1-20 Zone 
shall not exceed thirty-five (35) feet.  The height is measured from one location along any elevation where the “Grade 
of Building” (as defined in 10-102(23)) to the highest part of the building is at its greatest vertical distance.  On sloped 
lots where the grade difference exceeds four feet in elevation the averaged maximum “Height of Building” (as defined 
in 10-102 (26)) in the R-1-20 Zone shall not exceed an average height of thirty-five (35) feet above grade of building 
as defined in Section 10-202 (23).  No building shall be constructed to less than the height of 10 feet or one story 
above finished grade. 
   
3-4206:  Size of Dwellings.  The main floor living area in a Rambler dwelling in the R-1-20 Zone shall have a 
minimum finishable area of (1,200) square feet and include a double car garage.  The ground floor living area of any 
Two Story dwelling in the R-1-20 Zone shall not be less than (900) square feet and the dwelling shall have a total of 
not less than (1,500) square feet of finishable living area above ground and include a two car garage.  A Split Level 
home in the R-1-20 Zone shall have a minimum of (1,600) square feet finishable above the garage floor elevation and 
include a double car garage.   As long as finishable areas are provided as specified the dwelling need not be finished 
beyond that required by building codes. 
 
3-4207:  Special Provisions.  (Amended: 6/18/02, 8/21/07) 
Special provisions shall apply in the  R-1-20 Zone in order to protect its essential characteristics: 
(1) The setback required around buildings and structures shall be kept free from refuse and debris. 
(2) All buildings and uses within this zone shall comply with all applicable portions of Sections 3-601 through 

3-620. 
(3) At least seventy percent (70%) of the area contained within a required front yard or side yard adjacent to a 

street shall be landscaped within one year of occupancy. 
(4) Park or Planter Strips.  All park strip areas, between the sidewalk and the curb, are to be covered and 

maintained according to the requirements defined in Chapter 3, Article 6, Section 3-621 in this Code. 
(5) Sufficient off street parking shall be provided and maintained for all automobiles and recreational facilities 

owned or used by occupants of each dwelling. 
 
3-4208: Conditional Uses.(Amended 2/18/97, 4/21/98, 11/3/98, 1/15/02, 6/17/03, 12/2/03, 3/2/04, 6/15/04, 6/15/04, 
11/1/05, 12/2/08)The following buildings, structures and uses of land shall be allowed in the R-1-20 Zone upon 
compliance with the provisions of this Section as well as other requirements of this Code and upon obtaining a 
conditional use permit as specified in Chapter 4 of this Code: 
(1) Public schools and school grounds. 
(2) Churches, church grounds, and accessory buildings associated with the maintenance of those grounds, not 

including temporary facilities. 
(3) Libraries, museums, art galleries. 
(4) Nonprofit country clubs used for recreational purposes as defined in this Section by members of the club.  A 

non-profit country club shall be limited to golf.  Preparation and serving of food and/or beverages associated 
with golf, on property specifically associated for these uses may be approved with Conditional Use.  Sale of 
equipment and/or supplies may be approved with the conditional Use.  Preparation and serving of food and/or 
beverages and the sale of equipment and/or supplies shall be a secondary and ancillary use to golf.  Non-
profit country clubs shall have memberships and regular periodic dues associated with the country club.  A 
minimum of 50% of the proposed property associated with a non-profit country club shall be landscaped.  The 
proposed landscaping area shall be limited to 15% non-living material.  The applicant shall submit annually to 
Highland City a copy of the certified annual report required by the Utah Department of Commerce. 
(a) Applicants desiring to obtain a nonprofit country club conditional use shall provide the following 

information when applying for a Conditional Use: 
(i) Legal evidence and documentation of their non-profit corporation status with the Utah State 

Department of Commerce; and 
(ii) Two (2) copies of detailed Architectural elevations (1/8" scale) for any structures and 

associated site plan (1" = 20' scale); and 
(iii) Two (2) copies of a detailed Landscaping Plan (1" = 20' scale). 

(5) Permanent public maintenance buildings that may include storage yards, storage structures and repair shops. 
(6) Public parks and open space including appurtenances primarily associated with a public park as follows: 

playground equipment, pavilions, restrooms, temporary restrooms, benches, tables, outdoor athletic courts, 
outdoor athletic fields, outdoor sand pits, permanent barbeque pits/stands, and permanent accessory 
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buildings associated with the maintenance of those grounds (if smaller than 1800 square feet (footprint), two 
(2) stories maximum), concessions (if associated with a sport park and attached to a restroom facility), and 
temporary facilities associated with temporary City held events.  

(7) Communications and other towers, masts or towers. 
(8) All Conditional Uses shall landscape 35% of their site and comply with parking requirements as determined 

by the Planning Commission. 
(9) Model Homes used for the sale of homes/lots within a subdivision in Highland, provided that the model home 

thereof conforms to the following requirements: 
(a) Model home is used for lot/home sales within the city. 
(b) The maximum number of personnel shall not exceed three at any given time. 
(c) Off street parking shall be provided such that it does not impede, disrupt, or cause a hazard to the 

flow of traffic or pedestrians. 
(d) No model home use shall exceed two years except as provided for in 3-4208(12)(k) in this ordinance. 
(e) Outdoor lighting shall be limited to outdoor and landscape lighting normally permitted in a residential 

setting limited to the hours of dusk to 9:00 p.m. 
(f) Signage shall be regulated by existing sign ordinance. 
(g) A model home shall operate only between the hours of 7:00 a.m. to 9:00 p.m. Monday through 

Saturday. 
(h) Garages used as sales office shall be converted back before occupancy is permitted. 
(i) All homes permitted under this section shall have a final inspection prior to conversion as residential 

use. 
(j) All pre-existing use prior to January 15, 2002 shall have six months to come into compliance. 
(k) Extension.  If the applicant requests an extension prior to the expiration date of approval, has paid an 

extension fee, and the Model Home still meets the requirements as originally approved and identified 
above, the City Council may consider a one (1) year extension for a Model Home Conditional Use 
Approval.  If it becomes evident that the Model Home has been in violation of the requirements and 
conditions of the original Conditional Use approval during the Model Home period as determined 
below (ii-iii), the City Council shall not approve the extension request.  The following conditions shall 
apply for an extension: 
(i) The subdivision or subdivision phase has not sold at least 80% of the available lots within 

that development; and 
(ii) The City has not received three (3) or more written complaints from surrounding residents 

indicating the model home has violated a requirement or condition of approval for a Model 
Home (as listed above) prior to the application for the Council extension; and  
A. That the written complaints submitted have been submitted by at least three (3) 

separate individuals (residents) who reside within that subdivision or subdivision 
phase or live within a 500 foot radius from the model home; and 

(iii) The City has not issued a citation or more than two (2) written warnings specifically related to 
violations of the requirements or conditions of approval for that Model Home as part of the 
Conditional Use Approval and as defined within this Code during the previously approved 
period. 
A. Two (2) written warnings may include warnings for the same violation, may include 

one (1) warning for two (2) separate violations, or may include any variation of 
warnings exceeding an accumulation of two (2).  

(iv) The applicant has notified the residents within the subdivision or subdivision phase at least 
ten (10) days prior to the City Council consideration of the extension. 

(v) In any case a model home may not receive extensions where the model home would exist for 
more than a total of five (5) years (a maximum of three (3) extensions may be granted) or 
until 80% of the lots are sold within that subdivision, whichever comes first. 
A. In any case the model home shall cease to operate when the subdivision or 

subdivision phase has sold more than 80% of the available lots.  
(vi) Applicant may not request an extension prior to 60 days of the expiration date. 

(10) Drilling wells. 
(11) Basement Apartments for residential property (see Chapter 4, Conditional Use Procedure in this Code). 
 
(Ord: #2010-09, 07/20/2010) 

 
3-4209: Accessory Buildings. All accessory buildings within this zone shall conform to the following standards, 
setbacks and conditions: 
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(1) An accessory building is any building or structure which is not attached to the main dwelling on the lot that is:  
(a) Greater than 200 square feet, or  
(b) That is attached to a permanent foundation as defined by the building code. 

(2) Size.  Accessory buildings shall not cover more than seven percent (7%) of the total gross lot area. In legal 
non-conforming subdivisions accessory buildings shall not cover more than seven percent (7%) of the total 
gross lot area. 

(3) Height.  No accessory building shall be erected to a height greater than twenty-five feet (25’) from grade. 
(4) Setbacks.  All accessory buildings shall comply with the following setbacks: 

(a) All accessory buildings shall be set back from the front property line a minimum of thirty feet (30') or 
consistent with the primary dwelling, whichever is less. 

(b) An accessory building shall be set back from the rear property line a minimum of ten feet (10'). 
(c) All accessory buildings shall be set back from the side property line a minimum of ten feet (10'). 

(i) All accessory buildings shall be set back at minimum an amount of ten feet (10') from the side 
lot line which abuts a street or ten feet (10’) from the Parkway Detail. 

(d) All accessory buildings shall be placed no closer than six feet (6’) from the main building.  Said six 
feet shall be measured to the closest part of the structures including any roof overhang. 

(5) Materials. Accessory buildings shall be constructed out of exterior materials consistent with the primary 
dwelling if the lot is 1/2 acre or less. 

(6) Any accessory building used for a home occupation shall comply with the regulations governing a home 
occupation business. 

(Ord. No., Amended, 09/05/2000; Ord. No. , Amended, 01/15/2002; Ord. No. , Amended, 09/17/2002; Ord. No. 2010-01, Amended, 01/05/2010) 

 
3-4210:  Large Animal Shelter is any structure for the purpose of sheltering large animals which may also be used 
for storing hay and farm equipment in addition to large animals.  Any detached structure requiring a foundation shall 
be considered an accessory structure and shall be subject to Section 3-4109 / 3-4209.  A large animal shelter is a 
minimum of 50% open on one side.  Large animal shelters do not need a building permit, but are required to meet 
minimum setback requirements as follows:  A large animal shelter shall be a minimum of 100’ from an adjacent 
residential dwelling unit; 75’ from the owner’s residential structure; 10’ from a side or rear property line; 30’ from any 
street; and 10’ from a trail easement.  A large animal shelter shall not be constructed within an easement.  A large 
animal shelter shall be one of the following architectural elevations or similar construction. (Added 12/7/04) 
 

 
 
3-4211: Swimming Pools (Adopted 9/2/08).  A swimming pool is a semi-permanent structure that is constructed to 
hold water for recreational purposes.  A pool that could be installed by the typical homeowner and may be packaged 
as a kit is not considered a permanent pool.  A swimming pool that is constructed near or below grade with the 
intention of lasting more than one year shall be considered a permanent pool and shall be subject to the following 
requirements: 
(1) All permanent pools shall be subject to all setback requirements for accessory structures as defined in 

Section 3-4209 of this Code; and 
(2) Any structural portion of a swimming pool shall not be permitted within an easement of any kind; and 
(3) Pools that are enclosed or covered within a permanent structure shall be considered an accessory structure 

and shall be subject to Sections 3-4204 and 3-4209 of this Code. 
(a) For the purposes of this section only, a “permanent structure” shall be considered any structure or 

landscaping object exceeding one-hundred twenty (120) square feet in size or exceeding fourteen 
(14) feet in height constructed for the purpose of enhancing the swimming pool or pool equipment 
facilities. 

(4) A swimming pool may cover the area within a rear yard not located within an easement unless the 
construction of that pool would require the need to vary from existing ordinances.  Minimum setback 
requirements from property lines are as follows: 
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(a) Front Yard:    Thirty feet (30’) Min. 
(b) Rear Yard:   Ten feet (10’) Min. 
(c) Side Yard:   Ten feet (10’) Min. 
(d) Side Yard Adjacent to a Street: Ten feet (10’) Min. (fence is permitted 5’ from property line) 
(e) Trail or Landscape Easement: Ten feet (10’) Min. (measured from nearest easement line) 

(5) All swimming pools shall be enclosed with a fence with a minimum height of four feet and include a self-
closing locking gate; or 
(a) That all swimming pool properties shall be enclosed with a fence that is a minimum height of a 6 feet, 

unless in an open space subdivision which will then be a minimum height of 5 feet;  
(i) In either case, it will include a self-closing locking gate and an automated swimming pool 

cover. 
(6) All permanent swimming pools shall require a building permit. 
 
3-4212: Athletic Court (Adopted 4/7/09).  An athletic court is a solid playing surface constructed for recreational 
purposes.  Athletic courts having any type of structure exceeding six feet (6’) in height including fencing and lighting 
shall require a building permit and shall be subject to the following requirements:  
(7) Any structural portion of an athletic court shall not be permitted within an easement (see exception in 3-

4112(3)(f) below). 
(8) Athletic courts that are enclosed or covered within a permanent structure and are detached from the main 

dwelling unit shall be considered an accessory structure and shall be subject to Sections 3-4104 and 3-4109 
of this Code. 

(9) Setbacks.  An athletic court may cover the total lot area within a rear yard not located within an easement. 
Minimum setback requirements from property lines are as follows: 
(a) Front Yard:   30’ Minimum 
(b) Rear Yard:   10’ Minimum (see exception in 3-4112(3)(f) below) 
(c) Side Yard:    10’ Minimum (see exception in 3-4112(3)(f) below) 
(d) Side Yard Adjacent to Street: 10’ Minimum (see exception in 3-4112(3)(f) below) 
(e) Trail or Landscape Easement:  10’ Minimum (measured from the nearest easement line)  
(f) Exception.  It is not recommended that any resident/property owner construct an athletic court within 

a recorded easement however, if a resident provides the information listed below with their building 
permit for an athletic court with a fence less than six feet (6’) in height, the rear and side yard 
setbacks defined above would not apply and the property owner may install their athletic court within 
any portion of their property behind the minimum front yard setback and within a public utility 
easement.  The required documentation for this exception is as follows:   
(i) Acknowledgement letters from all of the utility companies who have interest in that easement 

(it is important to understand the utility companies will typically not vacate or waive their right 
to use a recorded public utility easement); and  

(ii) Blue stake tickets indicating any utilities within that easement; and 
(iii) A signed and notarized “hold harmless” letter indemnifying Highland from any potential future 

loss and acknowledgement of potential financial loss for the property owner, due to the 
possible use of that easement. 

(10) Fencing.  All athletic courts enclosed with fencing shall be required to obtain a fence permit prior to 
construction. An athletic court is the only use that allows fencing enclosures above six feet (6’) in height. 
Fencing above six feet (6’) in height shall not exceed the fencing enclosure maximum height of twelve feet 
(12’). Fencing enclosures shall not be considered as part of standard property line fencing. Fencing materials 
for athletic courts shall consist of open mesh fabric or vinyl coated chain link without slats.  Fencing for 
athletic courts that are less than six feet (6’) in height may be placed along a rear property line or side 
property line within the rear yard.  In all cases, Athletic courts with fences between six feet (6’) and twelve feet 
(12’) in height shall be subject to 3-4112(3) in this ordinance (above). 

(11) Lighting.  All athletic court lighting must be directed downward and shall not spill on to an adjacent property.  
The applicant shall provide evidence indicating that their light product and lighting plan will not cause light or 
light pollution from the athletic court light(s) to extend beyond their property line.  Design and location shall be 
specified with the plans submitted for a building permit.  Lights and light poles including the light base and any 
supporting structures in regards to athletic courts shall not be in excess of twenty feet (20’) in height. Light 
operating hours shall be restricted to 7:00 am - 10:00 pm. 

(12) Grading.  All athletic court areas shall be designed, graded, and constructed to allow for drainage which 
meets Appendix J Section J109 of the International Building Code.  In no case shall any court be designed to 
permit water from any source to drain onto an adjacent property or upon the public right-of-way. 
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ARTICLE 4.3 
 

C-1 ZONE 
 
 
3-4301: Introduction: Purpose/Intent 
3-4302: Permitted Conditional Uses 
3-4302: Prohibited Uses 
3-4304: Development Standards 
3-4305: Site Coverage 
3-4306: Building Setbacks 
3-4307: Building Height 
3-4308: Screening Walls / Fences / Hedges 
3-4309: Parking 
3-4310: Loading 
3-4311: Driveway and Curb Openings 
3-4312: Landscaping 
3-4313: Hardscape 
3-4314: Substructures; Storage / Refuse Collection, etc. 
3-4315: Signs / Sign Illumination 
3-4316: Lighting 
3-4317: Projections 
3-4318: Grading 
3-4319: Utilities / Equipment 
3-4320; Roof Design 
3-4321: Nuisances 
3-4322: Change of Use 
3-4323: Location of Gasoline Pumps 
3-4324: Architectural Design 
3-4325: Non-Conforming Structures and Uses 
3-4326: Irrigation Water Requirements 
3-4327: Submittal Requirements 
3-4328: Action on Site Plan 
3-4329: Appeals 
3-4330: Security:  Site Improvements/Project Completion 
 
3-4301:  Introduction: Purpose / Intent. The design guidelines provided herein for the C-1 Zone have been devised 
as a method of achieving a high quality, cohesive design for commercial development in Highland City.  These 
guidelines will serve as design criteria to developers, builders, engineers, architects, landscape architects and other 
professionals in preparing plans for construction.  In addition, these articles will lend guidance to staff, the Planning 
Commission and the City Council in the review and evaluation of future development projects related to commercial 
development.  There are certain key design elements which contribute significantly to the visual order and consistency 
of the entire commercial area.  These common features--site planning, architecture, landscape design, parking, 
signage, lighting and other details--are the subject of this ordinance.  The guidelines express the desired character of 
future development.  Each guideline shall be considered in terms of how it applies to a given project.  The intent of the 
guidelines must be met in order for a project to be approved during the plan review process. 
(1) The purpose of this ordinance is to define a range of goods and services which may be offered by commercial 

entities within the community and to establish guidelines for the physical development of such commercial 
entities. 

(2) The overall intent of these regulations is to establish a standard for commercial development and 
maintenance which: 
(a) Promotes the overall functionality, safety and visual attractiveness of commercial buildings, 

accompanying substructures, and surrounding landscape; 
(b) Promotes architecture with a residential flavor; 
(c) Promotes development which works in harmony with the open, rural atmosphere of Highland City; 
(d) Prevents the erection of buildings or substructures with an industrial or pre-fabricated appearance; 
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and, 
(e) Allows some flexibility of architecture so as to encourage creativity of design. 
(f) Promotes the successful completion of the project and of the ability of commercial entities to succeed 

by carefully reviewing financial statements and character references of developers, builders and 
users submitted to the Planning Commission. 

 
3-4302: Uses. 
 

(1) Permitted Uses. 
(a) Accessory uses which are customary and incidental to the principal use of the property. 
(b) Apparel, new and used 
(c) Antiques, crafts, and collectible sales 
(d) Art galleries and art studios 
(e) Bakeries, retail only 
(f) Education learning centers (i.e. Sullivan Learning Center) 
(g) Financial institutions, excluding non-charted financial institutions 
(h) Fitness center 
(i) Indoor recreational facilities 
(j) Laundry, cleaning, and dry cleaning establishments 
(k) Personal services such as barber, beauty shops, copy shops, mail shops, tanning salons, shoe repair, 

and tailor shops 
(l) Professional, administrative, business, and medical offices 
(m) Restaurants, excluding drive thru 
(n) Retail sales of new merchandise 
(o) Repair services for small appliances, bicycles, watches, musical instruments, and similar items. 
(p) Sporting goods equipment rental, sales, and service. 

 
(2) Conditional Uses. 

(a) Gas station and convenience stores 
(b) Drive thru restaurants 
(c) Minor auto repair including lubrication, tires, engine tune-up, washing and polishing, brakes, muffler and 

maintenance of other similar accessories. This use does not include major engine repair, radiator repair, 
automotive painting and body repair, or transmission repair. All repair areas must be within an enclosed 
building. Service bays shall be screened from view from public streets. 

 
(Ord#: 2011-22; 9/20/11) 
 
3-4303:  Prohibited Uses.  The following uses shall be prohibited in the C-1 Zoning District: 
 

(1) Thrift stores 
(2) Pawn shops 
(3) Sexually oriented businesses 
(4) Any use not expressly permitted in Section 3-4302. 

 
(Ord#: 2011-22; 9/20/11) 
 
3-4304:  Development Standards.  (Amended: April 11, 1995)  An area to be Zoned C-1 shall be recommended by 
the Planning Commission and approved by the City Council and shall have the following characteristics: 
(1) Development site, excluding dedicated roads, shall be approximately ten (10) acres and approximately three 

(3) acres in pre-existing legal non-conforming commercial.  In order to encourage uses consistent with the 
objectives of the commercial district and to ensure adequate site planning, the entire site must be master 
planned at the time of site plan approval, even though it may be developed in stages or phases.  Each phase 
must adhere to the original plan except as subsequently approved by the Planning Commission and City 
Council.  Site must have a minimum of four-hundred (400) feet of frontage on a dedicated public street.  Pre-
existing legal non-conforming commercial sites must have a minimum of three-hundred (300) feet of frontage 
on a dedicated public street.  Control of the property by a single person, association, partnership, or 
corporation must be demonstrated. 

(2) Although the commercial district may provide goods and/or services to citizens from surrounding 
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communities, i.e., Alpine, Cedar Hills, American Fork, etc., it shall cater primarily to the citizens of Highland 
City. 

(3) The cumulative total of commercially zoned property in Highland City including pre-existing commercial 
properties shall not exceed fourteen (14) acres. 

(4) Development site shall be located in the vicinity of the "four corners" area of Highland City -- more specifically 
defined as:  the intersection of State Road 92 and State Road 74.  Under no circumstances will the closest 
point of the commercial development be located further than 1200 feet from the intersection, measured from 
the center of the intersection. 

 
3-4305:  Site Coverage.  Coverage regulates the area of the site that may be covered by the building.  Covered 
walkways, roof structure overhangs, and other solar protection or aesthetic structural elements should not be included 
in building coverage calculations.  These guidelines also help protect area dedicated to landscape and parking. 
(1) Coverage of a site by a building structure shall not exceed twenty-five (25) percent of the total site.  This 

coverage may be increased, subject to the approval of the City Planning Commission, if the project 
demonstrates superior response to the commercial zoning guidelines.  In no case, however, shall site 
coverage exceed 35 percent. 

(2) When covered parking structures are provided, such structures shall not cover more than an additional 30 
percent of the ground plane. 

(3) In all site plan configurations, landscaping shall occupy no less than fifteen percent (15%) of the total land 
area under development. 

 
3-4306:  Building Setbacks.  It shall be within the authority of the Planning Commission to determine, for any lot in 
this district, which property line or lines shall be considered as side or as rear lines for the purpose of administering 
this ordinance. 
(1) No building shall be closer to a public street right-of-way than eighty (80) feet unless all parking is provided in 

the rear of the building, in which case it may be no closer than forty (40) feet.  No building, with the exception 
of any portion that contains a drive-up window or counter, shall be closer than thirty (30) feet from any private 
road or driveway.  Structures which are adjacent to a plaza, mall, or other permanent pedestrian open space 
under the same ownership as the structure may abut the space and have openings into it.      

(2) The public street right-of-way line shall be considered the front property line of a lot.  Where a lot is bordered 
on two or more sides by a public street right-of-way, all such sides shall be considered as front property lines, 
and the area between the front property line and the building lines shall be known as the front setback area in 
all cases.  Canopies, overhangs, and similar coverings may project into the front setback area, as much as 
10', if approved by the Planning Commission. 

(3) Side setback areas shall be a minimum of ten (10) feet including canopies and overhangs except where a 
side property line abuts a residential district, in which case the setback area shall be a minimum of twenty-five 
(25) feet. 

(4) Rear setback areas shall be a minimum of ten (10) feet except where a rear property line abuts a residential 
district, in which case the rear setback area shall be a minimum of twenty-five (25) feet. 

 
3-4307:  Building Height. (69/7/05) 
(1) The maximum height for all buildings shall not exceed thirty (30) feet, measured from natural grade, and no 

building shall be erected to a height less than ten (10) feet or one story above grade.  Where the ground or 
the top of the building is uneven in height, the average elevation thereof shall apply.  Maximum height shall 
include signs and parapets or any other projection from the building. 

(2) The height requirements of this section shall apply to all commercial developments, except that after review 
by the planning commission, the commission may approve, disapprove, or approve with modifications a 
request for an increase in the allowable height up to thirty-six (36) feet. 

(3) The City Planning Commission must take into account the following criteria when a proposal for height 
adjustment is requested: 
(a) The geographical position of the building and possible visual effects on existing structures on or off 

site. 
(b) Potential problems on neighboring sites caused by shadows, loss of solar access, loss or air 

circulation, closing of views, or ridge line intrusion. 
(c) The influence on the general vicinity including contact with existing buildings and structures, streets, 

traffic congestion and circulation, and adjacent open space; 
(d) In no case will any increase in height be permitted when the effect of the height increase is to 

increase the allowable square footage over that which is, or would be, possible under normal zone 
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standards. 
 
3-4308:  Screening:  Walls / Fences / Hedges.  An opaque screen shall be installed and maintained along all district 
boundaries, other than streets.  Following are acceptable means of providing such screening: 
(1) Walls:  A wall shall consist of concrete, stone, brick, tile, or similar type of solid masonry material a minimum 

of eight (8) inches thick. 
(2) Berms:  A berm shall be no less than thirty (30) feet in width at the base facing an arterial road and no less 

than twenty (20) feet in width at the base facing any other street or property.  It shall be constructed of 
earthen material and it shall be landscaped.  Grading of berms is further detailed in Section 3-4318 of this 
Code. 

(3) No signs or sign supports shall be permitted on any required screening. 
(4) Notwithstanding the requirements listed above, where the finished elevation of the property is lower at the 

boundary line, or within five (5) feet inside the boundary line, than an abutting property elevation, such change 
in elevation may be used in lieu of, or in combination with, additional screening to satisfy the screening 
requirements for this district. 

(5) Note:  Since walls and hedges are a main visual feature in any development, regulations related to the 
placement, size and appearance of such structures must be enacted.  The following standards shall apply to 
the installation of all fences, walls, hedges or other visual obstructions used for the purpose of screening, 
either around the perimeter of the development site or within the development site:   
(a) No wall, hedge or other visual obstruction in excess of six (6) feet shall be allowed on any commercial 

development site, unless along a district boundary which abuts a residential zone, in which case the 
height shall be eight (8) feet. 

(b) When there is a difference in the ground level between two adjoining lots, the height of any fence, 
wall, or hedge constructed along the property line shall be determined by using the finished grade of 
the highest contiguous lot. 

(c) Only one (1) type of fence or wall design shall be permitted on any one (1) parcel or development.  
The design may include an appropriate mix of materials subject to the guidelines of these articles and 
approval by the City Planning Commission. 

(d) The use of chain link, barbed wire, electrified fence, or razor wire fence in conjunction with any fence, 
wall, or hedge, or by itself is prohibited, unless required by any law or regulation of the State of Utah. 

(e) On a corner lot, no fence, wall, hedge, sign or other structure, shrubbery, mounds of earth, or other 
visual obstruction over thirty-six (36) inches in height above the nearest street curb elevation shall be 
erected, placed, planted, or allowed to grow within a traffic safety sight area. 

(f) To protect safe sight-distance for vehicular movement, sight obstructing fences, or walls or other 
obstructions shall not exceed thirty-six (36) inches in height when located in a front setback.  

(g) All walls and fences constructed both around the perimeter of the development or within the site must 
be of a similar material and construction to the primary building. 

(h) Wall materials shall consist of masonry construction finished with a light colored stucco, or mortar 
washed brick. 

(i) If walls are finished in stucco, colors will be limited to earth tones.  No bright or neon colors will be 
allowed. 

(j) Any hedges used as screening shall be consistent in appearance to the general landscape of the site.  
Such hedges may be geometric in shape, but shall be pruned and maintained so as to avoid unsightly 
appearance and to avoid vehicular sight hazards. 

 
3-4309:  Parking.  Except as may be provided elsewhere in this ordinance, there shall be provided at the time of 
erection of any building, or at the time any main building is enlarged or increased in capacity, minimum off-street 
parking space with adequate provisions for ingress and egress by standard-sized automobiles.  If any land, structure 
or use is changed from one use to another which requires more off-street parking spaces, there shall be provided 
such additional off-street parking for the new use as is required by this chapter. 
(1) Parking Lot Characteristics:  Each parcel of land developed for off-street parking in response to the 

requirements of this chapter shall provided the following characteristics: 
(a) Surfacing:  Each lot shall have a paved, all-weather surfacing material consisting of a minimum of six 

(6) inches of road base with three (3) inches of asphalt, or, three (3) inches of road base with six (6) 
inches concrete paving on all parking areas and service roads.  Surfacing shall be maintained in good 
condition and kept clear and in an unobstructed and usable condition at all times during business 
hours.  Responsibility for maintenance of the lot shall rest with the property owner.  The lot shall 
provide adequate access to a street or alley. 
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(b) Grading:  Parking lots shall be graded for proper drainage with surface water diverted in such a way 
as to keep the parking area free of accumulated water or ice.  All surface drainage shall be contained 
within development site and approved by City Engineer. 

(c) Lighting: Lots shall be properly illuminated, with  luminaries arranged so as to baffle and direct  light 
away from any adjoining residential buildings.  Lighting details are specified in Section 3-4316 of this 
Code. 

(d) Size of Spaces:  Each parking space shall be a minimum of nine (9) feet wide by eighteen (18) feet 
long.  For uses such as grocery stores, the use of wider spaces with "hairpin" or double line markings 
is encouraged to ensure adequate space between parked cars to accommodate a shopping cart. 

(e) Handicapped Parking:  All structures which are required by the provisions of the Uniform Building 
Code to have adaptations which assist access by handicapped persons shall, in addition, provide off-
street parking for handicapped persons as described below or as required by applicable State or 
Federal regulations.  The provisions described below are minimum requirements, which for good 
cause, may be altered by recommendation of the Planning Commission and approval of the City 
Council. 
(i) Parking Spaces Required: 

 
  Total Parking Spaces              Required Handicapped 
  In Lots                                      Space                   

 20 - 100    2% or a minimum of one  
 101 - 200    2 spaces plus 1.0% over 100 
 201 - 500    3 spaces plus 0.5% over 200 

 
(ii) Parking spaces for the handicapped shall be set aside and identified with signs and 

appropriate pavement markings for use by individuals with physical disabilities as provided by 
State and Federal law. 

(iii) Parking spaces identified for the physically handicapped shall be a minimum of thirteen (13) 
feet wide and shall be located as near as possible to the main public or primary entrance of a 
single building or centrally located where practical in parking lots that serve more than one 
building. 

(iv) Parking spaces shall include a protected passenger loading zone four (4) feet wide to one 
side of the parking space which has direct access to a hard surfaced walkway either by a 
level surface or a curbed ramp. 

(v) A parking space/passenger loading zone shall be clearly marked by appropriate painted 
pavement markings as approved by the City Engineer. 

(2) Specific Requirements for Each Land Use:  Minimum required off-street parking shall be provided for each 
use as listed below.  Requirements calculated on square footage of commercial space shall be based upon 
floor area devoted to the principal use or sales and shall not include area devoted to storage, rest rooms, or 
maintenance areas.  Parking for uses not specifically listed below shall be provided in the same ratio as the 
use most nearly approximating the characteristics of the unlisted use, as determined by the Planning 
Commission.  Parking shall be provided as follows, with spaces based upon one or a combination of uses 
listed.  Parking stalls for all uses shall be in accordance with the following ratios: 
(a) Parking stalls per 1,000 square feet of gross square feet of building area.   

  Retail, personal service and 
  Repair businesses    5.0 per 1,000 square feet 
 
  Medical and dental offices and 
  Clinics      4.0 per 1,000 square feet 
 
  Other professional and business 
  Offices, including financial   4.0 per 1,000 square feet 
 

(b) Increase of the minimum may be required by the Planning commission or City Council if, in their 
opinion, there is an exceptional need for said increased parking. 

(c) In cases where less parking is appropriate, the Planning Commission may reduce requirements 
based upon actual usage of employees and customers, but in no case shall the requirements be 
reduced by more than twenty-five (25) percent. 

(d) In cases where the category into which a use should be placed is unclear, or a use does not conform 
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to any of the above categories, or the use is allowed under a Conditional Use Permit, the Planning 
Commission shall determine the appropriate category or establish a parking ratio. 

(e) In cases where uses occupying the same structure or within two-hundred and fifty (250) feet of one 
another on the same lot or adjacent lots under the same ownership are uses where parking demand 
times do not normally or significantly overlap, shared parking may be permitted by the Planning 
Commission.  At the time of site plan review for each development increment, a precise parking plan 
shall be submitted showing all parking spaces, the overall circulation system, an analysis of the 
parking demand for the specific land uses proposed, and other justification as necessary for 
requesting reductions in parking space requirements. 

(3) Location of Parking: 
(a) No on-street parking shall be permitted in a commercial zone.  No parking shall be permitted in the 

minimal front, side or rear setback areas except: 
(i) Where a side or rear setback area abuts a residential zone, parking may be permitted to 

within ten (10) feet of the district line, if in the determination of the Planning Commission the 
parking will be necessary only during the normal daytime weekday working hours. 

(ii) Where parking within the front or side setback areas is adequately separated from public 
rights-of-way with continuous landscaping at least thirty (30) feet wide, less areas for curb 
inlets and drive entrances. 

(b) Required off-street parking shall be provided on the site of the use served, or on an alternate site 
within the same district.  Where parking is provided on other than the site concerned, a recorded 
document shall be filed with the Planning Commission and signed by the owners of the alternate site, 
stipulating to the permanent reservation of use of the site for said parking.  The parking setback 
restrictions set forth above shall also apply to contiguous or alternate parking sites. 

(c) Parking facilities need not be located in one consolidated area of a particular site, but may be 
separated by landscaping or building elements. 

(4) Commercial Vehicle Parking: 
(a) Vehicles that display any form of advertising of a commercial enterprise, including names, phone 

numbers, logos or associated artwork, are prohibited from parking in street right-of-ways or private 
parking lots within public view (visible from a public roadway). 

(b) Parking for commercial vehicles is limited to properly screened loading areas and other approved off-
street parking that is properly screened from public view. 

(c) Commercial vehicles include, but are not limited to, cars, trucks, vans, trailers, fork lifts, and 
motorized cycles. 

(5) Landscaping of Parking Areas: 
(a) Where possible, siting parking areas lower than adjacent roadways and continuing streetscape 

grading, berms, hedges, and other landscape treatment into parking areas is encouraged, with intent 
to reduce their visual impact and to screen the parking from the adjacent roadway.  All parking areas 
adjacent to roadways shall require a landscaped berm of width and height specified in Section 3-4308 
of this ordinance. 

(b) Planter "islands" between parking bays shall measure six (6) feet from the outside edge of the curb, 
or five (5) feet inside dimension, to provide adequate space for tree trunks, hedges or parking lot light 
supports and to allow for proper maintenance. 

(c) Vehicles shall be prevented from overhanging into landscaped areas through extended curbs or the 
use of concrete wheel stops. 

(6) Other Considerations: 
(a) Circulation within the parking areas shall provide for  free flow of vehicular traffic.  The on-site parking 

and traffic circulation plan shall be a part of the traffic impact analysis required as a part of the 
preliminary site plan review required by Section 3-4328 of this Code. 

(b) Bicycle parking areas with suitable racks shall be provided in convenient locations.  Randomly strewn 
bicycles are not only unsightly, but can create a safety hazard.  Bicycle parking areas shall be located 
so to minimize conflict with pedestrian walkways. 

(c) Provision for loading/unloading areas for local transit busses (e.g. UTA) are encouraged on-site or 
along the periphery of the site (e.g. Bus bays).  Such loading areas shall be located as far as 
practicable from intersections and access drives so as not to interfere with the safe operation of 
streets and driveways or impede traffic flow. 

(d) Changes in occupancy or type of use, and increases in the intensity of use on any site may require 
changes in parking.  Sufficient parking to meet the requirements of actual tenants shall be provided 
on-site. 
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3-4310:  Loading.  The following articles apply to the loading and/or unloading of materials in a commercial 
development: 
(1) All loading and unloading operations shall be performed on the site.  Off-street berths shall be provided in 

addition to required off-street parking and shall not be located within driveways.   
(2) Each loading berth shall not be less than twelve (12) feet wide, twenty-five (25) feet long and if enclosed 

and/or covered, fourteen (14) feet high.  Adequate turning and maneuvering space to be provided within the 
lot lines. 

(3) Such loading areas should be located away from the public street to which the use is oriented.  
(4) To the greatest extent possible, loading areas should be screened from all public streets.  This shall be 

accomplished through careful site planning, and the use of screen walls and landscaping.   
(5) In no event shall a loading dock be closer than seventy-five (75) feet from a property line fronting upon a 

street. 
(6) Loading berths shall be required as follows: 

(a) Commercial and service uses with over ten thousand (10,000) square feet floor area to be 
determined by the City Council upon recommendation of the Planning Commission, but in no case 
less than two (2) loading berths. 

(b) The hours of loading and unloading, including trash removal, for any business that uses building 
entrances that face an adjacent residential zone shall be restricted to the hours between 7:00 a.m. 
and 10:00 p.m. 

 
3-4311:  Driveway and Curb Openings.   
(1) Unobstructed and direct driveways of sufficient width to safely accommodate projected 20 year turning 

volumes as determined by the Traffic Impact Analysis required by Section 3-4328 shall be provided.  Loading 
driveways may coincide with driveways to parking facilities. 

(2) In establishing permissible curb openings and sidewalk driveway crossings for access to private property, 
they shall not be authorized where they are unnecessary or where they would reasonably interfere with the 
movement of vehicular traffic, with public improvements, or with the rights of the public in the adjacent street 
or alley, and in no case shall any curb opening be of greater length than necessary for reasonable access to 
the property to be served thereby.  In determining the length of curb openings and spacing of driveways, the 
end transitions in each case will be considered a part of the length of the curb opening. 

(3) Unless otherwise specified by this ordinance, design and location of access drives shall comply with 
"Guidelines for Driveway Location and Design", a Recommended Practice of the Institute of Transportation 
Engineers, 1987, or as revised. 

(4) The following standards shall apply in determining the size of curb openings and location of driveways: 
(a) Access shall be by not more than one (1) driveway opening for each two-hundred (200) feet or 

fraction thereof of frontage on any street. 
(b) Driveway openings shall be offset a minimum of 350 feet from the centerline of major arterials at 

intersections, but in no case shall be located within the operational area of the intersection (which 
includes turning lanes with associated tapers) as defined in the "Guidelines" referred to above. 

(c) In order to minimize the number of access points from adjacent streets driveway openings and 
driveways shall be shared at property lines between parcels whenever possible. 

(d) Driveway design shall incorporate reservoir space or "throat area" at entrances to provide sufficient 
queue storage for exiting vehicles and adequate deceleration distance for entering vehicles, as well 
as separating conflict points on site. 

(e) Where the construction of more than one curb opening is required, a concrete safety curb between 
driveway openings, along and inside the property line, shall be provided when the property located 
between two driveways is used for the purpose of movement, storage, or parking vehicles. 

(f) No driveway opening will be approved which results in vehicles encroaching on any portion of the 
street right-of-way for loading, standing, or unloading. 

(g) Driveway openings must serve only legal off-street parking spaces or loading zones. 
(h) Curb openings shall be entirely within the extension of the side property lines extended perpendicular 

to the street center line. 
(i) Driveway openings and driveways shall be paved and shall provide for adequate storm drainage. 
(j) Curb returns for driveway approaches shall be of the radius type and be provided with wheelchair 

ramps and shall meet all applicable State and Federal regulations pertaining to access for the 
handicapped. 

(k) Any unused or abandoned driveway openings or portion thereof shall be restored to the original curb 
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section at the expense of the abutting property owner.  Upon refusal or neglect of the owner or agent 
to restore the curb and gutter to their original section, the City shall proceed to do such work, and all 
expenditures so incurred shall be charged against the owner or agent. 

(l) Improvements within the public right-of-way shall be designed and constructed in conformance with 
the applicable specifications.  All driveway geometrics shall be selected to provide for passage of the 
AASHTO design vehicle deemed to be appropriate to the development.  As a minimum this shall be 
an AASHTO single unit truck. 

(m) No object shall be so situated as to interfere with the required sight distance  at intersections, on or 
off site, including driveway openings, and intersecting driveways, as set forth in the AASHTO  "Policy 
on Geometric Design of Highways and Streets," latest edition, hereinafter referred to as the AASHTO 
Policy on Geometric Design. 

(n) Circulation roadways shall also conform to the requirements of the Uniform Fire Code with regard to 
providing emergency vehicle access. 

(o) Where commercial developments abut State Highway access permits must be required to regulations 
adopted by the State of Utah. 

 
3-4312:  Landscaping.  The following guidelines for landscaping shall apply to all developments within the 
commercial district: 
(1) Landscaping shall enhance the overall visual appearance of the development. 
(2) A fully dimensioned comprehensive landscaping plan shall include, but not be limited to: 

(a) List of plants 
(b) Size 
(c) Location 
(d) Irrigation plan 
(e) Hardscape 

(3) Minimum caliper for all trees shall be 2" and minimum shrub size shall be one gallon.   
(4) The City may require that landscaping plans be prepared by a registered landscape architect. 
(5) When inorganic ground cover is used, it shall be in combination with live plants. 
(6) All landscaping shall have an automatic irrigation system. 
(7) Installation:  All required landscaping shall be properly installed, irrigated, and maintained prior to use 

inauguration or occupancy. 
(8) Maintenance:  Maintenance of approved landscaping shall consist of regular watering, pruning, fertilizing, 

clearing of debris and weeds, the removal and replacement of dead plants, and the repair and replacement of 
irrigation systems and integrated architectural features. 

(9) Front Setback Areas:  Landscaping in these areas shall consist of an effective combination of street trees, 
trees, ground cover, and shrubbery at least fifteen (15) feet wide continuously along all public rights-of-way 
less area for drive entrances. 

(10) Other Setback Areas:  The entire area between the side and rear property lines and a point ten (10) feet in 
back thereof will be landscaped, except for any access driveway in said area. 

(11) At Intersections:  Landscaping along all streets and boundaries shall be limited to a height of not more than 
three (3) feet within the area required for minimum sight distance as specified in the  AASHTO Policy on 
Geometric Design for the following intersections. 
(a) A vehicular trafficway or driveway and a street; 
(b) A vehicular trafficway or driveway and a sidewalk; 
(c) Two or more vehicular traffic ways, driveways, or streets. 

(12) Other Non-Parking Areas:  All unpaved areas not utilized for parking and storage shall be landscaped utilizing 
ground cover shrub and tree materials, and/or dry landscaped materials. 

(13) Parking Areas:  Landscaping shall be separated from the parking area by wall or curb at least six (6) inches 
higher than the parking area. 

(14) Total Landscaping:  In all cases of commercial development, landscaping shall occupy no less than fifteen 
percent (15%) of the total land area under development. 

 
3-4313:  Hardscape. 
(1) Hardscape should be used in coordination with architecture and landscaping to provide a link between the 

street edge and individual developments.  Attention to Hardscape details can create visual unity by relating 
different developments to a unifying theme.  In addition, proper hardscaping can improve pedestrian safety 
and movement, and the visual enjoyment of public areas. 

(2) Hardscape can include such items as benches, sculptures, water fountains, enriched paving treatments, 
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cobblestone walkways, etc.  A detailed plan of Hardscape design shall accompany landscape plans and shall 
be subject to review by the City Planning Commission to determine continuity with overall development plan 
and harmony with the development of surrounding properties. 

(3) The following specifications shall apply to Hardscape curbing and are found in Section 3-4311. Driveway and 
Curb Openings: 
(a) Access shall be by not more than one (1) roadway for each two-hundred (200) feet or fraction thereof 

of frontage on any street. 
(b) Curb cuts shall be offset a minimum of 350 feet from the centerline of major arterials at intersections, 

but in no case shall be located within the operational area of the intersection (which includes turning 
lanes with associated tapers), as defined in the "Guidelines" referred in Section 3-4311. 

(c) Curb cuts and driveway aisles shall be shared at property lines between parcels whenever possible. 
 
3-4314:  Substructures; Storage / Refuse Collections, Etc. 
(1) The following articles shall relate to the screening and location of storage and refuse collection areas: 

(a) All outdoor storage including vehicle storage shall be visually screened from access streets, 
freeways, and adjacent property.  Said screening shall form a complete opaque screen (6) feet in 
vertical height. 

(b) No storage shall be permitted between a frontage street and the building line.  Furthermore, no 
outdoor storage shall be located within forty (40) feet of any district zoned for residential use. 

(c) All outdoor refuse collection areas shall be visually screened from access streets and adjacent 
property by a complete opaque screen.  Commercial owner and/or manager shall be responsible for 
the abatement, clean-up and removal of all garbage or refuse thrown, placed, or blown on 
surrounding property or streets of right-of-way.  Every effort shall be made by said owner and/or 
manager to avoid the spread of such refuse or garbage to the surrounding area. 

(d) No refuse collection areas shall be permitted between a frontage street and the building line.  No 
refuse collection area shall be located within forty (40) feet of any residential use or zone. 

(e) Refuse removal and trash collection operations shall occur between the hours of 7:00 a.m. And 10:00 
p.m. 

(Ord: #2009-23, 09/01/2009) 
(2) Storage:  

(a) All substructures erected for the purpose of screening storage areas shall be accomplished with 
materials and architecture which are compatible with that of the primary building structure. 

(b) There shall be no visible storage of motor vehicles, trailers, airplanes, boats, or their composite parts; 
loose rubbish, garbage, junk, or their receptacles; tents, or building materials. 

(c) Building materials for use in the same premises may be stored on the parcel during the time that a 
valid building permit is in effect for construction. 

(3) Refuse: 
(a) Every parcel with a building or structure shall have a trash receptacle on the premises.  The trash 

receptacle shall be of sufficient size to accommodate the trash generated.  
(b) The refuse collection area shall be located upon the lot so as to provide clear and convenient access 

to refuse collection vehicles. 
(c) The receptacle shall be screened from public view on at least three (3) sides by a solid wall six (6) 

feet in height and on the fourth side by a solid gate not less than five (5) feet in height.  The gate shall 
be maintained in working order and shall remain closed except when in use.  The wall and gate shall 
be architecturally compatible with the surrounding buildings and structures. 

(d) Freestanding refuse containers in retail or public areas which are intended for public use shall be 
constructed of cast concrete, ceramic or wrought iron, with an inset for a trash can and shall be 
constructed so as not to allow dispersal of the container or trash by the strong winds common to the 
area.  The containers shall be natural in color and/or of a design commensurate with surrounding 
architectural themes. 

 
3-4315:  Signs / Sign Illumination.  (Section removed 7/5/05) 
 
3-4316:  Lighting.  The following articles shall relate to guidelines for exterior lighting of any commercial 
development.  These articles relate to parking lighting, sign lighting, architectural lighting, safety lighting, and 
landscape lighting. 
(1) Lighting shall be stationary.  No lighting shall blink, flash, or be of unusually high intensity or brightness.   
(2) Lighting shall be directed away from all adjacent properties and public streets and rights-of-way.  
(3) Lighting shall be shielded or recessed so that direct glare and reflections are contained within the boundaries 
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of the parcel.   
(4) Parking light standards shall not exceed 15 feet in height or the height of the primary building, whichever is 

less. 
(5) Street lighting and parking lot lighting contribute to the safety and security of each development, improving 

night visibility.  Unique lighting fixtures may provide easy identification of entrance and exit ways for motorists.  
Such lighting shall be encouraged, however, lighting potentially visible from adjacent properties shall be 
subdued and shall not interfere with vehicular traffic. 

(6) Use of mercury vapor or exposed fluorescent lights is discouraged.  Energy efficient warm, white lighting, 
such as high pressure sodium or quartz halogen, is encouraged. 

(7) Automatic timers on lighting shall be encouraged.  Well designed systems can maximize personal safety 
during nighttime use while saving energy. 

(8) Lighting may be used to enhance landscaping and reinforce architecture, with dramatic up lighting or wall 
shadow effects with plant materials encouraged. 

(9) Parking lot light fixtures shall be consistent in styling with the design theme proposed for that development. 
(10) Service area lighting shall be contained within service yard boundaries, with light sources concealed. 
(11) Lighting shall not cast any glare onto adjacent lots and streets in such a manner as to decrease the safety of 

pedestrian and vehicular movement. 
(12) Building illumination and architectural lighting shall be creative and must reinforce the design theme.  Indirect 

wall lighting or "wall washing," overhead down lighting, or interior illumination which spills outside is 
encouraged. 

(13) Architectural lighting is encouraged to articulate the particular building design.  Rim lighting of eaves, bending, 
up lighting, and other effects shall be used in harmony with design theme. 

(14) Architectural lighting shall be integrated with building elements and concealed flush with grade wherever 
possible so that it is not visually apparent during the daytime. 

 
3-4317:  Projections.  The following list represents the only projections/construction that shall be permitted within the 
required setback areas: 
(1) Front Setback:  Roof overhangs 
(2) Rear / Side Setbacks:  Roof overhangs, and any projection/substructure which is determined by the Planning 

Commission to substantially contribute to public safety. 
 
3-4318:  Grading.  The following guidelines shall apply to grading of commercial properties: 
(1) Grading shall conform to natural topography as much as possible and result in a harmonious transition of the 

man-made grades with the natural terrain. 
(2) Man-made land forms shall be graded to avoid unnatural sharp or straight edges and planes.  The top and toe 

of graded slopes shall be rounded to avoid a harsh machine-made appearance. 
(3) Parking lots shall be graded for proper drainage with surface water diverted in such a way as to keep the 

parking area free of accumulated water, snow, or ice.  All surface drainage shall be contained within 
development site and approved by City Engineer.   

(4) Parking lots shall have minimum and maximum percent grades as set forth by the City Engineer. 
(5) Berms are to be graded in gentle, undulating naturalistic forms.  No straight,  steep or erodible slopes are 

permitted.  Provisions are to be made for drainage around or through berms as necessary.  Generally, a berm 
height of thirty-six (36) inches from top of adjacent curb is the maximum desired. 

 
3-4319:  Utilities / Equipment.  The following articles shall relate to the installment, location and screening of utilities 
and other exterior equipment: 
(1) All utilities, including drainage systems, sewer, gas and water lines, electrical, telephone and communications 

wires, and related equipment, irrigation ditches and/or pipes, shall, where possible, be installed and 
maintained underground. 

(2) No mechanical equipment (including, but not limited to, components of plumbing, processing, heating, 
cooling, and ventilating systems) shall be visible on site or from adjacent property. 

(3) No exterior components of such mechanical equipment (e.g. piping, stacks and duct work, fans and 
compressors) shall be mounted on any building wall unless they are an integrated architectural design 
feature.  Any such components shall only be permitted with the written approval of the City Planning 
Commission. 

(4) Roof mounted mechanical equipment shall be hidden from view by building parapets of equal height. 
(5) If building parapets do not provide adequate screening of mechanical equipment from the upper floors, 

screening shall be installed as an integral part of the overall architectural design, and painted such a color as 
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to allow its blending with its visual background. 
(6) Equipment and mechanical devised shall not be located in any required setback area or side yard except for 

electrical or telephone equipment installed by the utilities.  Screening shall be provided so that equipment 
located in the area is screened from view from all adjacent streets and properties.  Such screening shall be 
accomplished with materials and designs that are compatible with the architectural character of the building. 

(7) Electric transformers, utility pads, cable TV and telephone boxes shall be located out of public rights-of-way 
and under grounded or screened with walls, fences or vegetation or otherwise enclosed in a manner 
harmonious with the overall architectural theme. 

(8) Each licensed business will provide public rest rooms of sufficient size to service potential customers 
including men and women.  The rest rooms shall be designed in accordance with the UBC to accommodate 
handicapped persons. 

 
3-4320:  Roof Design.  The following articles shall apply to roof structure and design in any commercial development: 
(1) The following roofing materials are prohibited, either because of their appearance, or because they are not 

likely to perform satisfactorily in the climate of Highland City: 
(a) Untreated aluminum or metal (except that copper may be used) 
(b) Reflective materials 
(c) Brightly colored roofing materials such as bright red, blue, yellow, neon colors, or similar colors that 

are highly visible 
(2) The following roof shapes are prohibited in Highland city, either because of their appearance, or because of 

their poor performance: 
(a) Mansard or fake mansard roofs 
(b) Gambrel roofs 
(c) Curvilinear roofs 
(d) Domed roofs 
(e) Geodesic domes 
(f) Conical roofs 
(g) A-frame or modified A-frame roofs 

(3) Skylights and solar panels must be designed to fit flush with the roof surface, or up to a maximum of two feet 
above the roof's surface.  No reflective materials may be used unless thoroughly shielded to prevent reflection 
into nearby properties. 

 
3-4321:  Nuisances.   
(1) No portion of the property shall be used in such a manner as to create a nuisance to adjacent sites, such as, 

but not limited to, vibration, sound, electromechanical disturbance and radiation, electromagnetic disturbance, 
air or water pollution, dust emission of odorous, toxic, or noxious matter, or placement, dumping or blowing 
refuse, paper or other garbage. 

(2) Noise Attenuation:  All commercial areas within Highland City shall be subject to the following noise 
limitations: 
(a) Noise from external sources may not exceed 65 d.b.a. during daylight operations. 
(b) Noise from external sources may not exceed 45 d.b.a. during nighttime operations. 
(c) Commercial developments shall incorporate site planning techniques in order to reduce resident 

exposure to noise and shall, if needed provided adequate sound attenuation walls in conformance 
with the standards set forth in these articles.   

 
3-4322:  Change of Use.  Any person who desires to occupy vacant floor space, or to change the use of floor space, 
shall be required to first obtain a certificate of occupancy from the City.  Any person constructing or altering a building 
in the commercial zones shall first obtain a building permit from the City for such construction or alteration, and then 
shall obtain a certificate of occupancy from the City before the building being constructed or altered is occupied. 
 
2-4323:  Location of Gasoline Pumps.  Gasoline pumps shall be set back not less than thirty (30) feet from any 
landscaping to which the pump island is vertical and fifteen (15) feet from any landscaping to which the pump island is 
parallel, and not less than fifteen (15) feet from a residential or agricultural zone boundary line.  If the pump island is 
set at an angle on the property, it shall be so located that automobiles stopped for service will not extend over the 
property line.  Gasoline storage will not be permitted above ground. 
 
3-4324:  Architectural Design.  (Amended: 6/1/04)  Prior to the issuance of building permits for any permitted or 
conditional use within the Highland City Commercial District, the City Planning Commission shall review the proposed 
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development plans to assure compliance with the architectural design guidelines provided in this and other sections of 
Article 4.3 of Highland City's C-1 Zone.  Appeals of actions on architectural compliance may be heard by the City 
Council. 
(1) Overall architectural outline: 

(a) The proposed development shall be of a quality and character which is consistent with the community 
design goals and policies including but not limited to: scale, height, bulk, materials, cohesiveness, 
colors, roof pitch, roof eaves and the preservation of privacy. 

(b) The design shall improve community appearance by avoiding excessive variety and monotonous 
repetition. 

(c) Proposed signage and landscaping shall be an integral architectural feature which does not 
overwhelm or dominate the structure or property. 

(d) Lighting shall be stationary and deflected away from all adjacent properties and public streets and 
rights-of-way. 

(e) Mechanical equipment, storage, trash areas, and utilities shall be architecturally screened from public 
view. 

(f) With the intent of protecting sensitive land uses, any proposed design shall promote a harmonious 
and compatible transition in terms of scale and character between areas of different land uses. 

(g) All building elevations shall be architecturally treated. 
(h) Parking structures shall be architecturally compatible with the primary structure. 
(i) Both sides of all perimeter walls or fences shall be architecturally treated.  
(j) Each licensed business will provide public rest rooms of sufficient size to service potential customers 

including men and women.  The rest rooms shall be designed in accordance with the ubc to 
accommodate handicapped persons. 

(2) Architectural guidelines:  the following architectural design guidelines apply to all permitted and conditional 
uses in the highland city commercial district: 
(a) The following architectural styles and motifs are prohibited in highland city: 

(i) A-frame structures 
(ii) Geodesic dome structures 
(iii) Mediterranean motifs 
(iv) Tudor or mock tudor (half timbering) 
(v) Highly ornate victorian 
(vi) Rustic frontier 
(vii) Pre-fabricated or industrial 

(b) Note:  aluminum siding is generally not considered a material of choice.  The planning commission 
may, however, consider requests for the use of aluminum siding.  The applicant will be required to 
bring a sample of the type and color of siding to be approved by the planning commission.  When 
aluminum siding is approved, it shall have a minimum thickness of .019 inches and shall be backed or 
insulated with a minimum of 3/8 inch fiberboard or polystyrene foam.  The siding materials listed 
below are prohibited in any commercial building in highland city: 
(i) Shake shingles 
(ii) Ceramic tile 
(iii) Weeping mortar 
(iv) Plastic or vinyl siding 
(v) Used brick 
(vi) Lava rock 
(vii) Asphalt or hardboard siding 
(viii) Plywood siding 
(ix) Stucco walls divided by wood dividers 
(x) Metal grills and/or facades 
(xi) Non-colored-anodized and/or unpainted aluminum, except for flagpoles. 

(c) Architectural design in highland city has primarily been simple.  Highly ornate buildings are 
inconsistent with the architecture of the community and shall be prohibited. 

(d) Different exterior siding materials add interest to a building, and to the community as a whole, 
however, the use of too many exterior materials, like excessive ornamentation, detracts from the 
values of adjoining properties.  Exterior walls of any building may be sided with up to three different 
materials per building, but no more than three materials may appear on any one wall, including 
ornamental siding.  Trim shall not be counted as a siding material.  If trim covers more than 10% of a 
side of the building, it shall be counted as a siding material on that side. 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 56 - 

(e) Colors shall be limited to soft shades and/or earth tones.  No bright or neon colors shall be allowed on 
exterior of buildings. 

 
3-4325:  Non-Conforming Structures and Uses.  These provisions provide for the orderly termination of non-
conforming buildings, structures, and uses to promote the public health, safety, and general welfare, and to bring 
these buildings, structures, and uses into conformity with the intent of the C-1 Zone of Highland City.  For more 
information relating to non-conforming uses see (Article 2) of this Code. 
 
3-4326:  Irrigation Water Requirements.  Developments occurring under the provisions of this Article must comply 
with the irrigation water requirements of Sections 5-123 and 7-112 of this Code. 
 
3-4327:  Submittal Requirements.  All permitted uses proposed for development under this Article shall be subject to 
site plan review according to Highland City Development Policy.  There shall be submitted to the Planning 
Commission a plan for the use and development of each tract for the purposes of and meeting the requirements set 
forth in this ordinance.  Said plan shall be accompanied by information concerning the number of persons to be 
employed, the effects on surrounding property, and other physical conditions, including the effect of the project on 
adjacent streets and shall include the following: 
(1) A site plan showing lot lines and defining the area to be occupied by buildings, the areas and configurations to 

be used for parking, the location of roads, driveways, signs, and walks, the spaces for loading, and the 
character and extent of landscaping, planting and other treatment for adjustment to surrounding property. 

(2) Enough information on land areas adjacent to the proposed development to indicate adjacent land uses, 
zoning classifications, circulation systems, public facilities, and unique natural features of the landscape. 

(3) Elevations and/or architectural renderings of buildings' facades facing public rights- of-way and district 
boundaries where the premises abut areas zoned for residential uses, said elevations or renders being 
sufficiently complete to show building heights and roof lines, the location and height of any walls, signs, and 
light standards, openings in the facade, and the general architectural character of the building. 

(4) Any additional information as required by the Planning Commission to evaluate the character and impact of 
the proposed development. 

(5) Additional requirements associated with a Conditional Use Permit application, see General Provision Section. 
 
3-4328:  Action of Site Plan.  The Planning Commission shall either recommend, deny, or recommend with 
conditions, the site plan.  The site plan then must be approved by the City Council. 
(1) Findings necessary to granting approval for the site plan are:  

(a) The proposed use and development of land conforms to the provisions of this ordinance, and 
requirements of Engineering, Fire Department, Flood Control, Business License, and Planning 
Department.  Each of these units shall review the proposed site plan and submit their written 
comments to the Planning Commission and City Council. 

(b) The development is otherwise not detrimental to the public health, safety, general welfare, or to 
adjacent property, or to the orderly development of the City. 

(c) Approval of a traffic impact (TIA) analysis for the proposed development, to be completed by a 
competent transportation engineer at the developer's expense.  Said TIA shall, as a minimum, 
address the suitability of the proposed parking, street access, driveway, and on-site traffic circulation 
systems and the impact on the adjacent street system. 

(d) Demonstration that adverse impacts on neighboring residential properties have been reasonably 
initiated. 

 
3-4329:  Appeals.  Appeals from any decision of the City Council with respect to a Conditional Use Permit may be 
directed to the District Court within thirty days. (Amended: 4/21/98) 
 
3-4330:  Security:  Site Improvements / Project Completion (Amended 5/20/08).  The following articles shall apply to 
all commercial developments within Highland City. 
(1) Site Improvements: 

(a) Guarantee:  To guarantee the construction, repair and/or replacement of required public 
improvements, the permittee shall post a bond in the form of a cash deposit per Chapter 6, 
Guarantee of Performance, in this Code.  
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ARTICLE 4.35 
Adopted: 10/24/06 

COMMERCIAL RETAIL ZONE (CR ZONE) 
 
 
3-4350: Introduction: Purpose/Intent 
3-4351: Permitted Uses 
3-4352: Prohibited Uses 
3-4353: General Conditions 
3-4354: Development Standards 
3-4355: Site Coverage 
3-4356: Building Setbacks 
3-4357: Building Height 
3-4358: Screening Walls / Fences / Hedges 
3-4359: Parking 
3-4360: Loading 
3-4361: Landscaping 
3-4362: Hardscape 
3-4363: Substructures; Storage / Refuse Collection, etc. 
3-4364: Lighting 
3-4365: Grading 
3-4366: Utilities / Equipment 
3-4367: Nuisances 
3-4368: Change of Use 
3-4369: Location of Gasoline Pumps 
3-4370: Architectural Design 
3-4371: Non-Conforming Structures and Uses 
3-4372: Irrigation Water Requirements 
3-4373: Submittal Requirements 
3-4374: Action on Site Plan 
3-4375: Appeals 
3-4376: Security: Site Improvements/Project Completion 
 
3-4350: Introduction: Purpose / Intent.  It is the purpose of this section of the Highland City Development Code  to 
provide citizens with the services they need or desire to have in Highland City and to provide them “in a manner that 
will promote the health, safety, morals, convenience, order, prosperity, and general welfare of the present and future 
inhabitants of  the City.” The provisions of this ordinance shall be held to be the minimum requirements needed to 
promote the overall purposes of the development code as is stated in Section 1-102 and 1-103 of this code. The 
design guidelines provided herein for the C-R Zone have been devised as a method of achieving a high quality, 
cohesive design for commercial development in Highland City. These guidelines will serve as design criteria to 
developers, builders, engineers, architects, landscape architects and other professionals in preparing plans for 
construction. In addition, these articles will lend guidance to staff, the Planning Commission and the City Council in 
the review and evaluation of future development projects related to commercial development. There are certain key 
design elements which contribute significantly to the visual order and consistency of the entire commercial area. 
These common features--site planning, architecture, landscape design, parking, signage, lighting and other details--
are the subject of this ordinance. The guidelines express the desired character of future development. Each guideline 
shall be considered in terms of how it applies to a given project. The intent of the guidelines must be met in order for a 
project to be approved during the plan review process. 
(1) The overall intent of these regulations is to establish a standard for commercial development and 

maintenance which: 
(a) Establishes strict standards for buffering, protection against noise and air pollution thereby minimizing 

undue hardships on adjacent residences and land uses. 
(b) Promotes the overall safety,  functionality, and visual attractiveness of commercial buildings, 

accompanying substructures, and surrounding landscape 
(c) Promotes the ability of the commercial entities to succeed. 
(d) Promotes the successful completion of the project 
(e) Promotes quality architecture 
(f) Allows some flexibility of architecture to encourage creativity of design. 
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(2) A second purpose of this ordinance is to define a range of goods and services which may be offered by 
commercial entities within the community and to establish guidelines for the physical development of such 
commercial entities. 

 
The CR Zone may be applicable only to the following described property if so designated through an amendment to 
the general plan and zone map: a parcel of land located in a part of the northwest quarter of section 36, township 4 
south, range 1 east, salt lake base & meridian, U.S. survey in Utah county, Utah:  beginning at an existing right-of-way 
monument on the north line of state highway 92 as it exists at 45.00 foot half-width being 1039.54 feet north 89"49'50" 
east along the section line (1039.5 feet east record); and 1271.04 feet south (1274.60 feet record) from the northwest 
corner of said section 36; and running thence along the north line of said state highway the following three courses: 
north 89"40'00" east 350.87 feet (352.231 feet record) to an existing right-of-way monument; north 86"48'15" east 
100.12 feet; and north 89"40'00" east 476.58 feet to a point of curvature; thence northeasterly along the arc of a 30.00 
foot radius curve to the left a distance of 44.59 feet (central angle equals 85"09'33" and long chord bears north 
47"05'14" east 40.60 feet to a point of tangency on the westerly line of state highway 74 as it exists at 54.00 foot half-
width; thence north 4"30'27" east 176.34 feet (172.836 feet record) along said westerly line to a point on the projection 
of an existing boundary line fence (said fence line being the same fence as described in parcel 1 of that special 
certain warranty deed recorded 15 march, 1985 as instrument no. 6937 in book 2203 at pages 297 and 298 of the 
official records of Utah County, Utah); thence north 89"41'00" east 1.49 feet along the projection of said fence line to 
the southeasterly corner of said special warranty deed; thence north 5"07'00" east 526.98 feet along said deed line to 
the south boundary of alpine way plat “A” subdivision; thence along said subdivision boundary the following two 
courses:  south 89"24'50" west 146.34 feet to the southwest corner thereof; and north 4"40'50" east 1.12 feet to a 
point on the projection of an existing boundary line fence; thence south 89"21'52" west 825.51 feet along said existing 
fence line to the easterly boundary of Stoneridge Subdivision plat “A” amended; thence along said easterly boundary 
of said subdivision the following five courses: south 0"42'50" west 0.41 feet; south 11"31'20" west 210.15 feet; south 
0"07'40" east 315.06 feet; south 89"54'20" west 69.67 feet; and south 0"06'20" west 208.06 feet to the north line of 
state highway 92 as it exists at 45.00 foot half-width; thence north 89"40'00" east 63.54 feet along said north line to 
the point of beginning.  Contains 724,074 sq. ft. or 16.622 acres. 
 
3-4351: Permitted Uses. As noted in the following sections, the only uses allowed within the C-R Zone are as 
follows: 
(1) Main level retail is permitted as follows: 

(a) Retail food stores, grocery and meat markets, bakeries, organic food stores, and other similar food 
and beverage sales facilities. Retail sales of alcoholic beverages are prohibited by City Ordinance 
1977-9; or 

(b) Sports and Fitness Centers, day spa, dry cleaner and laundry, copy center, barber shop, beauty 
parlor; or  

(c) Florist, doughnut shop, candy store, nut or cheese store, stamp and coin store, ice cream/yogurt 
parlor; or 

(d) Convenience store, gas stations, freestanding fuel centers; or  
(e) Banks or credit unions (not to exceed 10% of the total area of a contiguous zone or master planned 

commercial center); or 
(f) Doctor’s office, dentist’s office, pharmacy, physical therapy, optical shop or eye products, hearing 

center and sales; or 
(g) Restaurants, catering, delicatessen; or 
(h) Department stores, variety stores, jewelry and watch stores, home furnishings and appliances, book 

stores, retail sale of clothing, shoes and accessories, sporting goods stores, office supplies and 
furnishing, hardware and home improvement, nursery or plant sales, craft and hobby supplies, new 
and re-manufactured auto-parts and accessories, electronics, rental and sale of DVDs, CDs, games 
and videos, wireless phone and related products, computer services/sales, pet products and 
grooming. 

(i) Gasoline islands, canopies, as an accessory use to a permitted use defined above.  A gasoline 
island, canopy or any gasoline use that is not attached to the structure of the primary use shall be 
subject to specific additional requirements as outlined in 3-4370. 

(2) Second level professional office is permitted as follows: 
(a) Any uses described above (3-4351(1)(a-i); or 
(b) Architects, engineers, contractors, real estate offices, property managers, mortgage and title offices; 

insurance offices, law offices, stock brokerages and investment advisors, advertising and sales 
offices, accounting and tax preparation offices. 
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(Amended: 6/17/03, Ord #2011-TBD, 3/01/11) 
 
3-4352: Prohibited Uses. In the C-R Zone, any use not expressly listed as a permitted use shall be deemed 
specifically prohibited including but not limited to the following: 
(1) Slaughtering of animals or live animal processing 
(2) Sexually Oriented Businesses 
(3) Call centers 
(4) Alcohol sales 
(5) Thrift Stores or Pawn Shops 
(6) Tattoo parlors, non-medically prescribed body massages, or body piercing shops, parlors or facilities 
(7) The following Ground Floor Uses shall not be located on a corner lot within the CR Zone: 

(a) Office buildings for Professional Services which may include but not limited to: 
(i) Financial Lending Institutions; such as banks, credit unions, cash lending institutions, or 

similar; or 
(ii) Insurance institutions such as Insurance agencies, insurance brokers, or similar; or 
(iii) Professional services; such as Architects, Engineers, Law offices, Medical Offices or Medical 

Uses, or similar; or 
(iv) Real Estate Institutions; such as Mortgage Companies, Title Companies, Real Estate Brokers 

or agents, or similar; or 
(b) Service oriented businesses; such as dry cleaners, hair or nail salons, gasoline islands, tax 

preparation services, or similar. 
 
3-4353 General Conditions.   
(1) The hours and days of operation for all businesses shall be as regulated in the Municipal Code. 
 
3-4354: Development Standards. (Amended: April 11, 1995) An area to be Zoned C-R shall be recommended by 
the Planning Commission and approved by the City Council and shall have the following characteristics: 
(1) In order to encourage uses consistent with the Commercial Architectural Design Guidelines and with the 

objectives of the commercial district and to ensure adequate site planning, the entire site must be master 
planned, including sufficient surrounding property to provide proper transition into neighboring zoning 
designations, even though it may be developed in stages or phases. In the event specific tenants are not 
know at the time of site planning, the owner/developer shall show only a building envelope as a place holder 
for a future building. Each phase must adhere to the original plan except as may be subsequently modified by 
the developer with the approval of the Planning Commission and City Council.   

 
3-4355: Site Coverage (Amended 10/21/08, 1/20/09). Coverage regulates the area of the site that may be covered by 
buildings.  Covered walkways, roof structure overhangs, and other solar protection or aesthetic structural elements 
should not be included in building coverage calculations. These guidelines also help protect area dedicated to 
landscape and parking. 
(1) Coverage of a site by all building structures (interior gross building area) shall not exceed thirty (30) percent of 

the total site.  
(2) The maximum square footage for any tenant or use shall not exceed 115,526 square feet. 
 
3-4356: Building Setbacks.   
(1) Canopies, overhangs, and similar coverings may project into the setback area, as much as 10’, if approved by 

the Planning Commission. 
(2) Where a property line abuts a residential district, setback area shall be a minimum of one hundred (100) feet 

from any wall of the home or residence (excluding the garage or other ancillary buildings) on the adjacent 
property or 30' from a property line whichever is greater. 

(3) These setbacks shall only apply to the property lines around the perimeter of the site.  There shall be no 
minimum setback (front, side or rear) requirements for subdivided parcels that lie within the site plan except 
when the property line of any subdivided parcel is part of the perimeter property line for the entire site. 

(4) No building shall be constructed within 100 feet of where an animal is housed, sheltered or fed. 
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3-4357: Building Height. 
The maximum height for all buildings shall be forty-five (45) feet, measured from the finished grade, and no building 
shall be erected to a height less than ten (10) feet or one story above finished grade.  
 
3-4358: Screening: Walls / Fences / Hedges.  An opaque screen shall be installed and maintained along all district 
boundaries, other than streets. The following are acceptable means of providing such screening: 
(1) Walls: A wall shall consist of concrete, stone, brick, tile, or similar type of solid masonry material a minimum 

of eight (8) inches thick and eight (8) feet in height. 
(2) Berms: If a wall is not used, a berm may be used, except on a property line abutting residential property.  The 

berm shall be no less than fifteen (15) feet in width at the base facing an arterial road and no less than fifteen 
(15) feet in width at the base facing any other street or property. It shall be constructed of earthen material 
and it shall be landscaped. Grading of berms is further detailed in Section 3-4318 of this Code. 

(3) No signs or sign supports shall be permitted on any wall. 
(4) Notwithstanding the requirements listed above, where the finished elevation of the property is lower at the 

district boundary line, or within five (5) feet inside the district boundary line, than an abutting property 
elevation, such change in elevation may be used in lieu of, or in combination with, additional screening to 
satisfy the screening requirements. 

(5) Note: Since walls and hedges are a main visual feature in any development, regulations related to the 
placement, size and appearance of such structures must be enacted. The following standards shall apply to 
the installation of all fences, walls, hedges or other visual obstructions used for the purpose of screening, 
either around the perimeter of the development site or within the development site: 
(a) No wall, hedge or other visual obstruction in excess of six (6) feet shall be allowed on any commercial 

development site, unless along a district boundary which abuts a residential zone, in which case the 
height shall be eight (8) feet. 

(b) When there is a difference in the ground level between two adjoining lots forming the district 
boundary, the height of any fence, wall, or hedge constructed along the property line shall be 
determined by using the finished grade of the highest contiguous lot. 

(c) Only one (1) type of fence or wall design shall be permitted on any one (1) parcel or Development 
site. The design may include an appropriate mix of materials subject to the guidelines of these articles 
and approval by the City Planning Commission. 

(d) The use of chain link, barbed wire, electrified fence, or razor wire fence in conjunction with any fence, 
wall, or hedge, or by itself is prohibited, unless required by any law or regulation of the State of Utah. 

(e) On a corner lot, no fence, wall, hedge, sign or other structure, shrubbery, mounds of earth, or other 
visual obstruction over thirty-six (36) inches in height above the nearest street curb elevation shall be 
erected, placed, planted, or allowed to grow within a traffic safety sight area. 

(f) To protect safe sight-distance for vehicular movement, sight obstructing fences, walls or other 
obstructions shall not exceed thirty-six (36) inches in height when located in a front setback. 

(g) A fence may not be constructed along a front yard, within a front setback, within the parkway detail, or 
along SR-92 or SR-74. 

(h) All walls and fences constructed both around the perimeter of the development or within the site must 
be of a similar material and construction to the primary building. 

(i) If walls are finished in stucco, colors will be limited to earth tones. No bright or neon colors will be 
allowed. 

(j) Any hedges used as screening shall be consistent in appearance to the general landscape of the site. 
Such hedges may be geometric in shape, but shall be pruned and maintained so as to avoid unsightly 
appearance and to avoid vehicular sight hazards. 

 
3-4359: Parking.  Except as may be provided elsewhere in this ordinance, there shall be provided at the time of 
erection of any building, or at the time any main building is enlarged or increased in capacity, minimum off-street 
parking space with adequate provisions for ingress and egress by standard-sized automobiles. If any land, structure 
or use is changed from one use to another which requires more off-street parking spaces, there shall be provided 
such additional off-street parking for the new use as is required by this chapter. 
(1) Parking Lot Characteristics: Each parcel of land developed for off-street parking in response to the 

requirements of this chapter shall provide the following characteristics: 
(a) Surfacing: Each parking lot shall have a paved, all-weather surfacing material consisting of a 

minimum of six (6) inches of road base with three (3) inches of asphalt, or, three (3) inches of road 
base with six (6) inches concrete paving on all parking areas and service roads.  These depths may 
be modified based on the geotechnical conditions found on the site and with the approval of the City 
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Engineer.  Surfacing shall be maintained in good condition and kept clear and in an unobstructed and 
usable condition at all times during business hours. Responsibility for maintenance of the parking lot 
shall rest with the property owner. The parking lot shall provide adequate access to a street or alley. 

(b) Grading: Parking lots shall be graded for proper drainage with surface water diverted in such a way 
as to keep the parking area free of accumulated water or ice. All surface drainage shall be contained 
within development site, unless off-site storm drainage capacity is available and as approved by City 
Engineer. 

(c) Lighting: Parking lots shall be properly illuminated, with luminaries arranged so as to baffle and 
direct light away from any adjoining residential buildings. Lighting details are specified in Section 3-
4316 of this Code. 

(d) Size of Spaces: Each parking space shall be a minimum of nine (9) feet wide by eighteen (18) feet 
long.  

(e) Handicapped Parking: All structures which are required by the provisions of the most currently 
adopted International Uniform Building Code to have adaptations which assist access by 
handicapped persons shall, in addition, provide off-street parking for handicapped persons as 
described below or as required by applicable State or Federal regulations. The provisions described 
below are minimum requirements, which for good cause, may be altered by recommendation of the 
Planning Commission and approval of the City Council. 
(i) Parking Spaces Required: 

Total Parking Spaces   Required Handicapped Spaces 
20 B 100    2% or a minimum of one 
101 B 200    2 spaces plus 1.0% over 100 
201 B 500    3 spaces plus 0.5% over 200 

(ii) Parking spaces for the handicapped shall be set aside and identified with signs and 
appropriate pavement markings for use by individuals with physical disabilities as provided by 
State and Federal law. 

(iii) Parking spaces identified for the physically handicapped shall be a minimum of nine (9) feet 
wide and shall be located as near as possible to the main public or primary entrance of a 
single building or centrally located where practical in parking lots that serve more than one 
building. 

(iv) Parking spaces shall include a protected passenger loading zone four (4) feet wide to one 
side of the parking space which has direct access to a hard surfaced walkway either by a 
level surface or a curbed ramp. 

(v) A parking space/passenger loading zone shall be clearly marked by appropriate painted 
pavement markings as approved by the City Engineer. 

(2) Specific Requirements: It is the intent of this Zone to encourage sharing of parking stalls between uses so 
as to minimize the number of overall parking stalls within a development site.    
(a) The minimum required number of off-street parking stalls for the development site shall be calculated  

based upon the interior floor area of the proposed building devoted to the principal use or sales and 
shall not include area devoted to storage, kitchens, rest rooms, break rooms, or maintenance areas 
(“interior Floor Area”).  When there are multiple buildings proposed for the development site, the 
Interior Floor Area calculated for each building shall be added together to obtain an aggregate Interior 
Floor Area for the entire development site.  In this Zone the minimum average parking stall to 
aggregate Interior Floor Area shall be no less than four (4.00) parking stalls per one-thousand square 
feet of Interior Floor Area (4.00:1,000) for the total development site on a shared basis.  All interior 
subdivided parcels must have vehicular access connecting that parcel’s parking stalls to the balance 
of the parking lot of the development site.  

(b) The owner/developer may increase the number of stalls above the minimum with the approval of the 
Planning Commission. 

(c) In cases where less parking is appropriate, the owner/developer may reduce the number of parking 
stalls below the average minimum requirement with the approval of the Planning Commission.  
However, in no case shall the requirements be reduced by more than twenty-five (25) percent. 

(3) Location of Parking: 
(a) No on-street parking shall be permitted in this Zone. No parking shall be permitted within the minimal 

front, side or rear setback areas except: 
(b) Where a setback area abuts another District, parking may be permitted to within ten (10) feet of the 

district line provided that use of such parking is limited to regular weekday business hours. 
(c) Where parking within the front or side setback areas is adequately separated from public right-of-
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ways with continuous landscaping at least fifteen (15) feet wide. 
(i) Required off-street parking shall be provided on the development site, or on an alternate site 

within the same District. Where parking is provided on other than the development site 
concerned, a recorded document shall be filed with the Planning Commission and signed by 
the owners of the alternate site, stipulating to the permanent reservation of use of the site for 
said parking. The parking setback restrictions set forth above shall also apply to contiguous 
or alternate parking sites. 

(ii) Parking facilities need not be located in one consolidated area of a particular site, but may be 
separated by landscaping or building elements, however each phase of a development shall 
provide for adequate parking. 

(d) A majority of parking shall be considered “interior” with buildings/structures acting as a buffer between 
parking areas and the public right-of-way. 

(4) Commercial Vehicle Parking: 
(a) Vehicles that display any form of advertising of a commercial enterprise located within the commercial 

zone including  names, phone numbers, logos or associated artwork, are prohibited from parking in 
street right-of-ways or private parking lots within public view (visible from a public roadway). 

(b) Parking for commercial vehicles is limited to loading areas and other approved off-street parking that 
is properly screened from public view. 

(c) Commercial vehicles include, but are not limited to, cars, trucks, vans, trailers, fork lifts, and 
motorized cycles. 

(5) Landscaping of Parking Areas: 
(a) Where possible, siting parking areas lower than adjacent roadways and continuing street scape 

grading, berms, hedges, and other landscape treatment into parking areas is encouraged, with intent 
to reduce their visual impact and to screen the parking from the adjacent roadway. All parking areas 
adjacent to public roadways shall require a landscaped berm of width and height specified in Section 
3-4308 of this ordinance. 

(b) Planter “islands” between parking bays shall be sized to provide adequate space for tree trunks, 
hedges or parking lot light supports and to allow for proper maintenance. 

(c) Vehicles shall be prevented from overhanging into landscaped areas through extended curbs or the 
use of concrete wheel stops. 

(6) Other Considerations: 
(a) Circulation within the parking areas shall provide for free flow of vehicular traffic. The onsite parking 

and traffic circulation plan shall be a part of the traffic impact analysis, that may be required as a part 
of the preliminary site plan review found in Section 3-4328 of this Code. 

(b) Bicycle parking areas with suitable racks shall be provided in convenient locations.  Randomly strewn 
bicycles are not only unsightly, but can create a safety hazard. Bicycle parking areas shall be located 
so to minimize conflict with pedestrian walkways. 

(c) Changes in occupancy or type of use, and increases in the intensity of use on any site, after the final 
approval of the site plan may require changes in parking. Sufficient parking to meet the requirements 
of actual tenant needs at that time shall be provided on-site. 

 
3-4360: Loading. The following articles apply to the loading and/or unloading of materials in a commercial 
development: 
(1) All loading and unloading operations shall be performed on the site. If necessary, off-street berths shall be 

provided in addition to required off-street parking and shall not be located within driveways. 
(2) Adequate turning and maneuvering space shall be provided within the lot lines. 
(3) Such loading areas should be located away from the public street to which the use is oriented. 
(4) To the greatest extent possible, loading areas shall be screened. This shall be accomplished through careful 

site planning, and the use of screen walls and landscaping. 
(5) In no event shall a loading dock be closer than seventy-five (75) feet from a property line fronting upon a 

public street. 
(6) In no event shall a loading dock be closer than one-hundred (100) feet from an adjacent residential home. 
(7) Loading berths shall be required as follows: 

(a) The hours of loading and unloading, including trash removal, for any business that uses building 
entrances that face an adjacent residential zone shall be restricted to the hours between 7:00 a.m. 
and 10:00 p.m. 
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3-4361: Landscaping. The following guidelines for landscaping shall apply to all developments within the commercial 
district: 
(1) Landscaping shall enhance the overall visual appearance of the development. 
(2) A fully dimensioned comprehensive landscaping plan shall include, but not be limited to: 

(a) List of plants 
(b) Size 
(c) Location 
(d) Irrigation plan 
(e) Hardscape 

(3) Minimum caliper for all trees shall be 2" with a 2 year warranty and minimum shrub size shall be one gallon. 
(4) The City shall require that landscaping plans be prepared by a registered landscape architect. 
(5) When inorganic ground cover is used, it shall be in combination with live plants. 
(6) All landscaping shall have an automatic irrigation system. 
(7) Installation: All required landscaping shall be properly installed, irrigated, and maintained prior to use 

inauguration or occupancy. 
(8) Maintenance: Maintenance of approved landscaping shall consist of regular watering, pruning, fertilizing, 

clearing of debris and weeds, the removal and replacement of dead plants, and the repair and replacement of 
irrigation systems and integrated architectural features. 

(9) Front Setback Areas: Landscaping in these areas shall consist of an effective combination of street trees, 
trees, ground cover, and shrubbery at least fifteen (15) feet wide continuously along all public right-of-ways 
less area for drive entrances and sidewalks.  Trees and larger plants may be grouped together with up to 50’ 
of distance between any grouping. 

(10) Other Setback Areas: The entire area between the side and rear property lines and a point ten (10) feet in 
back thereof will be landscaped, except for those areas that are not primarily visible to the public.  Those 
areas which are not primarily visible to the public shall include a minimum of one (1) tree every thirty (30) feet 
adjacent to the property line and within an adequate planter area large enough to sustain each tree.  The 
developer shall provide adequate irrigation to these areas to sustain these trees.  The purpose of these trees 
is to help provide a natural screen between residential and commercial neighborhoods.  For areas adjacent to 
existing residential dwelling units a tree shall be planted every fifteen (15) feet. 

(11) At Intersections: Landscaping along all streets and boundaries shall be limited to a height of not more than 
three (3) feet within the area required for minimum sight distance as specified in the AASHTO Policy on 
Geometric Design for the following intersections. 
(a) A vehicular traffic way or driveway and a street; 
(b) A vehicular traffic way or driveway and a sidewalk; 
(c) Two or more vehicular traffic ways, driveways, or streets. 

(12) Other Non-Parking Areas: All unpaved areas not utilized for parking and storage shall be landscaped utilizing 
ground cover, bush, shrub and/or tree materials, and/or dry landscaped materials. 

(13) Parking Areas: Landscaping shall be separated from the parking area by a curb at least six (6) inches higher 
than the parking area. 

(14) Total Landscaping: In all cases of commercial development, landscaping shall occupy no less than twenty 
percent (20%) of the total land area of the site including landscaping in public right-of-ways except when a 
landscape credit is applied as permitted under 3-4362.  The majority of the landscaping requirement shall be 
visible to the public. 

(15) Gasoline Islands and canopy areas:  A minimum of 50% of a gasoline island, canopy area or gasoline use 
shall be screened by landscaping from a public right-of-way and approved by city staff.  A minimum of 50% of 
a gasoline island, canopy area or gasoline use shall be screened by landscaping from a residentially zoned 
property line.  The total landscaping area required shall be a minimum and equal to the length of the canopy 
multiplied by five (5) feet.   
(a) A minimum of 25% of the required gasoline use landscaping area shall be tree cover. 
(b) A minimum of 50% of the total landscaping required for the gasoline use shall be evergreen. 
(c) Exception:  If a gasoline island is located a minimum of 200 feet from a public right-of-way and 

screened from the highway by building with its associated landscaping, then the requirement shall 
only apply along property adjacent to a residentially zoned property.   

 
3-4362: Hardscape. 
(1) Hardscape should be used in coordination with architecture and integrated into the landscaping to provide a 

link between the public street edge and individual buildings. Attention to hardscape details can soften 
commercial development and create visual unity by relating different developments to a unifying theme. In 
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addition, proper hardscaping can improve pedestrian safety and movement, provide for public engagement 
and the visual enjoyment of public areas. 

(2) Hardscape can include such items as benches, sculptures, water fountains, pavers, cobblestone walkways, 
outdoor eating areas, etc.  The details of hardscape design shall be incorporated into the site plan and 
landscape plan and shall be subject to review by the Planning Commission to determine continuity with 
overall development plan and harmony with the development of surrounding properties. 

(3) A landscape credit shall be granted when the owner/developer provides extraordinary landscape or 
hardscape features that enhance the public or visitor experience.  Landscape credit shall be granted when the 
following requirements are met: 
(a) At least 10% of the total landscape area of the site is treated with Hardscape features and elements 

as follows: 
(i) At least 20% of the hardscape has some vegetation excluding turf in the area (ex.; planters, 

tree wells, ponds, etc.) 
(ii) A maximum of 25% of one hard scape element is used per area (ex.; benches, tables, 

fountains, sculptures, etc.) 
(iii) Pavers, cobblestone, or other similar ground treatments are considered. 
(iv) Stamped/stained concrete or asphalt shall not be considered as Hardscape. 
(v) Hardscape design should include a variety of seating places, walking places, water features 

and masonry as defined above. 
(b) When the above requirements are satisfied, a landscape credit of 5.0% shall   be applied against the 

total site minimum landscape requirement found in Section 3-4360 (14). 
 
3-4363: Substructures; Storage / Refuse Collections, Etc. 
(1) The following articles shall relate to the screening and location of storage and refuse collection areas: 

(a) No outdoor storage shall be permitted. 
(b) All outdoor refuse collection areas shall be visually screened from access streets and adjacent 

property by a complete opaque screen. Commercial owner and/or manager shall be responsible for 
the abatement, clean-up and removal of all garbage or refuse thrown, placed, or blown on 
surrounding property or streets of right-of-way. Every effort shall be made by said owner and/or 
manager to avoid the spread of such refuse or garbage to the surrounding area. 

(c) No refuse collection areas shall be permitted between a frontage street and the building line. 
(d) No refuse collection area shall be located within forty (40) feet of any residential zone use and no 

closer than 100' from any residence. 
(e) Refuse removal and trash collection operations shall occur between the hours of 7:00 a.m. And 10:00 

p.m. 
(Ord: #2009-23, 09/01/2009) 

(2) Storage: 
(a) All substructures erected for the purpose of screening storage areas shall be accomplished with 

materials and architecture which are similar and compatible with that of the primary building structure. 
(b) There shall be no storage of motor vehicles, trailers, airplanes, boats, or their composite parts; loose 

rubbish, garbage, junk, or their receptacles; tents, or building materials 
(c) Building materials for use at the same premises may be stored on the parcel during the time that a 

valid building permit is in effect for construction. 
(3) Refuse: 

(a) Every parcel with a building or structure shall have a trash receptacle on the premises. The trash 
receptacle shall be of sufficient size to accommodate the trash generated. 

(b) The refuse collection area shall be located upon the lot so as to provide clear and convenient access 
to refuse collection vehicles. 

(c) The receptacle shall be screened from public view on at least three (3) sides by a solid wall six (6) 
feet in height and on the fourth side by a solid gate not less than five (5) feet in height.  The gate shall 
be maintained in working order and shall remain closed except when in use.  The wall and gate shall 
be architecturally compatible with the surrounding buildings and structures. 

(d) Freestanding refuse containers in retail or public areas which are intended for public use shall be 
constructed of cast concrete, ceramic or wrought iron, with an inset for a trash can and shall be 
constructed so as not to allow dispersal of the container or trash by the strong winds common to the 
area. The containers shall be natural in color and/or of a design commensurate with surrounding 
architectural themes. 

 
3-4364: Lighting. The following articles shall relate to guidelines for exterior lighting of any commercial development. 
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These articles relate to parking lighting, sign lighting, architectural lighting, safety lighting, and landscape lighting. 
(1) Lighting shall be stationary. No lighting shall be of unusually higher intensity or brightness than a 300 watt 

bulb. 
(2) Lighting shall be directed away from all adjacent properties and public streets and right-of-ways. 
(3) Lighting shall be shielded or recessed so that direct glare and reflections are contained within the boundaries 

of the parcel. 
(4) Parking light standards shall not exceed fifteen (15) feet in height or the height of the tallest building, 

whichever is less (not including the base).  The base of the light fixture shall not exceed three (3) feet in 
height. 

(5) Street lighting and parking lot lighting contribute to the safety and security of each development, improving 
night visibility. Unique lighting fixtures may provide easy identification of entrance and exit ways for motorists. 
Such lighting shall be encouraged, however, lighting potentially visible from adjacent properties shall be 
subdued and shall not interfere with vehicular traffic. 

(6) Use of mercury vapor or exposed fluorescent lights is prohibited.   Energy efficient warm, white lighting, such 
as high pressure sodium or quartz halogen, 

(7) Automatic timers on lighting shall be encouraged. Well designed systems can maximize personal safety 
during nighttime use while saving energy. 

(8) Lighting may be used to enhance landscaping and reinforce architecture, with dramatic up lighting or wall 
shadow effects with plant materials encouraged. 

(9) Parking lot light fixtures shall be consistent in styling with the design theme proposed for that development. 
(10) Service area lighting shall be contained within service yard boundaries, with light sources concealed. 
(11) Lighting shall not cast any glare onto adjacent lots and streets in any manner.  
(12) Building illumination and architectural lighting shall be creative and must reinforce the design theme. Indirect 

wall lighting or “wall washing”, overhead down lighting, or interior illumination which spills outside is 
prohibited.  

(13) Architectural lighting is encouraged to articulate the particular building design. Rim lighting of eaves, bending, 
up lighting, and other effects shall be used in harmony with design theme. 

(14) Architectural lighting shall be integrated with building elements. 
(15) The gasoline canopy shall not be internally lighted.  Gasoline pump islands may be illuminated from overhead 

down lighting designed to light the pump island areas only. 
 
3-4365: Grading. The following guidelines shall apply to grading of commercial properties: 
(1) Grading shall conform to natural topography as much as possible and result in a harmonious transition of the 

man-made grades with the natural terrain. 
(2) Man-made land forms shall be graded to avoid unnatural sharp or straight edges and planes. The top and toe 

of graded slopes shall be rounded to avoid a harsh machine-made appearance. 
(3) Parking lots shall be graded for proper drainage with surface water diverted in such a way as to keep the 

parking area free of accumulated water, snow, or ice. All surface drainage shall be contained within 
development site and approved by the City Engineer. 

(4) Parking lots shall have minimum and maximum percent grades as set forth by the City Engineer.   The 
minimum grades that may be required by any occupant in order to comply with ADA requirements shall 
modify the minimum grade. 

(5) Berms are to be graded in gentle, undulating naturalistic forms. No straight, steep or erodible slopes are 
permitted. Provisions are to be made for drainage around or through berms as necessary. Generally, a berm 
height of thirty-six (36) inches from top of adjacent curb is the maximum desired. 

 
3-4366: Utilities / Equipment. The following articles shall relate to the installment, location and screening of utilities 
and other exterior equipment: 
(1) All utilities, including drainage systems, sewer, gas and water lines, electrical, telephone and communications 

wires, and related equipment, irrigation ditches and/or pipes, shall, where possible and economically feasible, 
be installed and maintained underground. 

(2) No mechanical equipment (including, but not limited to, components of plumbing, processing, heating, 
cooling, and ventilating systems) shall be visible on site or from any public street. 

(3) No exterior components of such mechanical equipment (e.g. piping, stacks and duct work, fans and 
compressors) shall be mounted on any building wall unless they are an integrated architectural design 
feature. Any such components shall only be permitted with the written approval of the Planning Commission. 

(4) Roof mounted mechanical equipment shall be hidden from view by building parapets of equal height. 
(5) If building parapets do not provide adequate screening of mechanical equipment from the upper floors, 
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screening shall be installed as an integral part of the overall architectural design, and painted such a color as 
to allow its blending with its visual background. 

(6) Equipment and mechanical devises shall not be located in any required setback area or side yard except for 
equipment installed by any public utility. Screening shall be provided so that equipment located in the area is 
screened from view from all adjacent public streets when possible. Such screening shall be accomplished 
with materials and designs that are compatible with the architectural character of the building. 

(7) Electric transformers, utility pads, cable TV and telephone boxes shall be located in public utility easements 
and underground or entirely screened from view with walls, fences or vegetation or otherwise enclosed in a 
manner harmonious with the overall architectural theme when possible. 

 
3-4367: Nuisances. 
(1) No portion of the property shall be used in such a manner as to create a nuisance to adjacent sites as is 

prohibited by the Highland City Municipal Code. 
(2) Noise Attenuation: All commercial areas within Highland City shall be subject to the following noise limitations: 

(a) Noise from external sources may not exceed 65 d.b.a. during daylight operations. 
(b) Noise from external sources may not exceed 45 d.b.a. during nighttime operations. 

(3) Commercial developments shall incorporate site planning techniques in order to reduce resident exposure to 
nuisances. 

 
3-4368: Change of Use.  Any person who desires to occupy vacant floor space, or to change the use of floor space, 
shall be required to first obtain a certificate of occupancy from the City. Any person constructing or altering a building 
in the C-R Zone shall first obtain a building permit from the City for such construction or alteration, and then shall 
obtain a certificate of occupancy from the City before the building being constructed or altered is occupied. 
 
3-4369: Location of Gasoline Pumps.  Gasoline pumps shall be set back not less than thirty (30) feet from any 
landscaping to which the pump island is perpendicular and fifteen (15) feet from any landscaping to which the pump 
island is parallel, and not less than 300 (three hundred) feet from a residential boundary line.  If the pump island is set 
at an angle on the property, it shall be so located that automobiles stopped for service will not extend over the 
property line. Gasoline storage will not be permitted above ground. All gasoline operations and installations are 
subject to all applicable federal, state, and local laws and ordinances. 
 
3-4370: Architectural Design. Prior to the issuance of building permits for any permitted or conditional use within the 
Highland City Commercial Retail District, the Planning Commission and City Council shall review the proposed 
development plans to assure compliance with the Commercial Retail Architectural Design Standards and other 
sections. Appeals of actions on architectural compliance may be heard by the Highland City Appeals Authority. 
(1) Overall architectural outline: 

(a) The proposed development shall be of a quality and character which is consistent with the community 
design goals and policies including but not limited to: scale, height, bulk, materials, cohesiveness, 
colors, roof pitch, roof eaves and the preservation of privacy. 

(b) The design shall improve community appearance by avoiding excessive variety and monotonous 
repetition.  

(c) The design shall include a majority of architectural elements which are commonly found in other 
commercial areas in highland (ex: columns, lentils, window treatments w/ high percentage of 
fenestration, portico/ arbor/ arcade, architectural roofing material, quoins, building materials (earth-
tone colors, brick, rock, trim) 

(d) Proposed signage and landscaping shall be an integral architectural feature which does not 
overwhelm or dominate the structure or property. 

(e) A sign theme shall be incorporated requiring consistent materials and construction. 
(f) Lighting shall be stationary and deflected away from all adjacent properties and public streets and 

right-of-ways. 
(g) An exterior lighting theme shall be required which is consistent with the lighting in other areas of 

commercial in highland. 
(h) Mechanical equipment, storage, trash areas, and utilities shall be architecturally screened from public 

view. 
(i) With the intent of protecting sensitive land uses, any proposed design shall promote a harmonious 

and compatible transition in terms of scale and character between areas of different land uses. 
(j) Both sides of all perimeter walls or fences shall be architecturally treated. 
(k) Each licensed business will provide one ada compliant public rest room for use by men and women. 
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The rest rooms shall be designed in accordance with the ubc to accommodate handicapped persons. 
(l) Gasoline islands, canopy areas, gasoline uses and pump islands shall be architecturally treated to 

adhere to this ordinance.  These uses shall be designed with materials, colors, and features which 
match the structure to which it is associated.  The exterior of any gasoline islands and supporting 
structures (including pump island supporting structures) shall have a surface material which consists 
of a minimum of 50% masonry or rock. 

(2) The following guidelines apply to all permitted and conditional uses in the highland city commercial retail 
zone: 
(a) The following architectural styles and motifs are prohibited in highland city unless consistent with an 

approved design theme: 
(i) A-frame structures 
(ii) Geodesic dome structures 
(iii) Mediterranean motifs 
(iv) Highly ornate victorian 
(v) Pre-fabricated or industrial 
(vi) Aluminum siding 
(vii) Architectural design in highland city has primarily been simple. Highly ornate buildings are 

inconsistent with the architecture of the community and shall be prohibited.   
(b) The siding materials listed below are prohibited in any commercial building in highland city:   

(i) Shake shingles 
(ii) Weeping mortar 
(iii) Plastic or vinyl siding 
(iv) Used brick  
(v) Lava rock 
(vi) Asphalt or hardboard siding 
(vii) Plywood siding 
(viii) Stucco walls divided by wood dividers 
(ix) Metal grills and/or facades 
(x) Non-colored-anodized and/or unpainted aluminum, except for flagpoles. 

(c) Different exterior siding materials add interest to a building, and to the community as a whole, 
however, the use of too many exterior materials, like excessive ornamentation, detracts from the 
values of adjoining properties. Exterior walls of any building may be sided with up to three different 
materials per building, but no more than three materials may appear on any one wall, including 
ornamental siding. Trim shall not be counted as a siding material. 

(d) If trim covers more than 10% of a side of the building, it shall be counted as a siding material on that 
side.  Colors shall be limited to soft shades and/or earth tones. No bright or neon colors shall be 
allowed on exterior of buildings. 

(3) Roof design. The following articles shall apply to roof structure and design in any commercial development:  
(a) The following roofing materials are prohibited, either because of their appearance, or because they 

are not likely to perform satisfactorily in the climate of highland city: 
(i) Untreated aluminum or metal (except that copper and standing seam metal roofs may be 

used) 
(ii) Reflective materials 
(iii) Brightly colored roofing materials such as bright red, blue, yellow, neon colors, or similar 

colors that are highly visible unless approved by the planning commission. 
(b) The following roof shapes are prohibited in highland city, either because of their appearance, or 

because of their poor performance: 
(i) Gambrel roofs 
(ii) Curvilinear roofs 
(iii) Domed roofs 
(iv) Geodesic domes 
(v) Conical roofs 
(vi) A-frame or modified a-frame roofs 

(c) Skylights and solar panels must be designed to fit flush with the roof surface, or up to a maximum of 
two feet above the roof’s surface. No reflective materials may be used unless thoroughly shielded to 
prevent reflection into nearby properties. 

(d) A gasoline use canopy or island shall be designed to imitate the primary building of which it is 
associated (any signage associated with a gasoline use shall be located under the eave of the roof 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 68 - 

and shall not be permitted above the highest part of the eave.  If the canopy is flat, then a sign shall 
not project above the highest part of the roof structure). 

(e) Roof types and ridge heights shall vary along building frontages.  A single roof type or roof ridge 
height shall not exceed 50 feet in horizontal length unless it is separated by a varied roof type or roof 
ridge height.  If the ridge height is varied then it shall be a vertical variation of at least eighteen (18) 
inches in height minimum. 

 
3-4371: Non-Conforming Structures and Uses.  These provisions provide for the orderly termination of non-
conforming buildings, structures, and uses to promote the public health, safety, and general welfare, and to bring 
these buildings, structures, and uses into conformity with the intent of the C-R Zone of Highland City.  For more 
information relating to non-conforming uses see (Article 2) of this Code. 
 
3-4372: Irrigation Water Requirements.  Developments occurring under the provisions of this Article must comply 
with the irrigation water requirements of Sections 5-123 and 7-112 of this Code. 
 
3-4373: Submittal Requirements.  All permitted or conditional uses proposed for development under this Article shall 
be subject to site plan review according to Highland City Development Policy. There shall be submitted to the 
Planning Commission, a site plan for the use and development of the entire development site for the purposes of and 
meeting the requirements set forth in this ordinance. The Site Plan shall include the following: 
(1) A site plan showing lot lines and defining the area to be occupied by buildings, the areas and configurations to 

be used for parking, the location of roads, driveways, signs, and walks, the spaces for loading, and the 
character and extent of landscaping, planting and other treatment for adjustment to surrounding property. 

(2) Enough information on land areas adjacent to the proposed development to indicate adjacent land uses, 
zoning classifications, circulation systems, public facilities, and unique natural features of the landscape. 

(3) Elevations and/or architectural renderings of buildings’ facades facing public rights- of-way and district 
boundaries where the premises abut areas zoned for residential uses, said elevations or renders being 
sufficiently complete to show building heights and roof lines, the location and height of any walls, signs, and 
light standards, openings in the facade, and the general architectural character of the building. 

(4) Additional requirements associated with a Conditional Use Permit application, see General Provision Section, 
if conditional use approval is required. 

 
3-4374: Action of Site Plan.  The Planning Commission shall either; recommend, deny, or recommend with 
conditions, the site plan. The site plan then will be considered for approval by the City Council. 
(1) Findings necessary to granting approval for the site plan are: 

(a) The proposed use and development of land conforms to the provisions of this ordinance, and 
requirements of Engineering, Fire Department, and Planning Department. Each of these units shall 
review the proposed site plan and submit their written comments to the Planning Commission and 
City Council. 

(b) The development is otherwise not detrimental to the public health, safety, general welfare, to adjacent 
property, or to the orderly development of the City. 

(c) Approval of a traffic impact (TIA) analysis, for the proposed development, to be completed by a 
competent transportation engineer at the owner/developer’s expense. Said TIA shall, as a minimum, 
address the suitability of the proposed parking, street access, driveway, and onsite traffic circulation 
systems and the impact on the adjacent street system. 

(d) Demonstration that adverse impacts on neighboring residential properties have been reasonably 
mitigated. 

(2) The following items shall be required for Site Plan Approval: 
(a) Landscaping Plan 
(b) Lighting Plan 
(c) Grading Plan/Drainage Plan 
(d) Traffic Circulation Plan 
(e) Transition and Buffer Plan, setting forth how the uses within the project will be transitioned along the 

perimeters of the project, and how the buffers will be employed to mitigate any negative impacts of 
the project onto adjoining properties. 

(f) Fiscal Impact Projections prepared at the direction of the City Council. 
 
3-4375: Appeals.  Appeals from any decision of the City Council with respect to a Conditional Use Permit may be 
directed to the Appeal Authority within thirty days.  Any appeal shall be in accordance with Chapter 2, Title 3, Appeal 
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Authority as defined in this code. 
 
3-4376: Security: Site Improvements / Project Completion (Amended 5/20/08).  The following articles shall apply 
to all commercial developments within the CR Zone. 
(1) Site Improvements: 

(a) Guarantee: To guarantee the construction, repair and/or replacement of required public 
improvements, the permittee shall post a bond in the form of a cash deposit per Chapter 6, 
Guarantee of Performance, in this Code. 
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ARTICLE 4.4 
 

A-1 AGRICULTURAL ZONE 
 
 
3-4401:   A-1 Agricultural Zone 
3-4402:   Permitted Uses 
3-4403:   Conditional Uses 
3-4404:   Location Requirements 
3-4405:   Area and Width Requirements 
3-4406:   Height of Buildings 
3-4407:   Size of Dwellings 
3-4408:   Special Provisions 
 
3-4401:  A-1 Agricultural Zone.  The A-1 Agricultural Zone has been established as a district in which the primary 
use of land is for open spaces such as agriculture and large ranch type residences and grounds.  The Zone has as its 
main objectives the providing of areas for spacious living and the perpetuation of the open environment. 
 
3-4402:  Permitted Uses. The following buildings, structures, and uses of land shall be permitted in the A-1 Zone 
upon compliance with the requirements set forth in this Code: 
(1) Any permitted use in the R-1-40 or R-1-20 Zones and subject to the restrictions on such uses provided in that 

zone. 
 
3-4403:  Conditional Uses.  The following buildings, structures and uses of land shall be allowed in the A-1 Zone 
upon compliance with the provisions of this Article, as well as other requirements of this Code, and upon obtaining a 
conditional-use permit as specified in Chapter 4 of this Code: 
(1) Any conditional use allowed in the R-1-40 Zone and subject to the restriction on such used provided in that 

zone. 
 
3-4404:  Location Requirements.  Buildings and structures, but not including fences, within the A-1 Zone shall be 
located as follows: 
(1) All dwellings and other main buildings and structures shall be set back not less than thirty (30) feet from the 

front lot line. 
(2) All accessory buildings shall be set back not less than six (6) feet from the front line of the main building. 
(3) All dwellings and other main buildings and structures shall be set back not less than fifteen (15) feet from 

either side lot line; provided, however, on nonconforming lots of record smaller than 20,000 square feet, all 
dwellings and main building shall be set back not less than ten (10) feet from either side lot line and the 
combined total distance of the two side setbacks shall not be less than twenty four (24) feet. 

(4) All accessory buildings shall be set back not less than five (5) feet from the side lot lines. 
(5) All dwellings and other main buildings and structures shall be set back not less than thirty (30) feet from the 

rear lot line. 
(6) All accessory buildings shall be set back not less than six (6) feet from the rear lot line. 
(7) Notwithstanding any provision of this Section to the contrary, the following additional requirements shall apply 

to corner lots: 
(a) All dwellings and other main buildings shall be set back not less than thirty (30) feet from the side lot 

line which abuts on a street. 
(b) All accessory buildings shall be set back not less than thirty six (36) feet from the side lot line which 

abuts on a street. 
(c) The side setback required for the interior side of such lots shall be that required by paragraphs (3 and 

4) of this Section. 
(d) All accessory buildings shall be set back not less than six (6) feet from the rear lot line. 

(8) All buildings and structures shall be set back at least sixty (60) feet from the center line of the public streets 
on which the property fronts or thirty (30) feet from the right-of-way line of said streets, whichever is greater. 

(9) All buildings and structures shall be set back from the side property line not less than ten (10) feet, provided 
that the total setback for both sides of a building or structure shall be not less than twenty-four (24) feet. 

(10) All buildings and structures shall be set back from the rear property line not less than 30 feet. 
 
3-4405:  Area and Width Requirements.  Area and width requirements of a zoning lot in the A-1 Zone shall be as 
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follows: 
 

Use Minimum Area 
Minimum Width at minimum 
setback line 

All uses 5 acres 300 feet 

 
3-4406:  Height of Buildings.  (Amended 6/7/05)  The maximum height of any building in the A-1 Zone shall not 
exceed thirty-five (35) feet.  The height is measured from one location along any elevation where the “Grade of 
Building” (as defined in 10-102 (23)) to the highest part of the building is at its greatest vertical distance.  On sloped 
lots where the grade difference exceeds four feet in elevation the averaged maximum “Height of Building” (as defined 
in 10-102 (26)) in the A-1 Zone shall not exceed thirty-five (35) feet.  No building shall be constructed to less than the 
height of 10 feet or one story above finished grade.  
 
3-4407:  Size of Dwellings.  The main floor living area in a Rambler dwelling in the A-1 Zone shall have a minimum 
finishable area of (1,200) square feet and include a double car garage.  The ground floor living area of any Two Story 
dwelling in the A-1 Zone shall not be less than (900) square feet and the dwelling shall have a total of not less than 
(1,500) square feet of finishable living area above ground and include a double car garage.  A Split Level home in the 
A-1 Zone shall have a minimum of (1,600) square feet finishable above the garage floor elevation and include a 
double car garage.   As long as finishable areas are provided as specified the dwelling need not be finished beyond 
that required by building codes. 
 
3-4408:  Special Provisions.  Special provisions shall apply in the A-1 Zone in order to protect its essential 
characteristics: 
(1) The setbacks around buildings shall be kept free of debris, refuse, weeds, and other flammable material 

which may constitute a fire or health hazard. 
(2) All buildings and uses within the zone shall comply with all applicable portions of Sections 3-601 through 

3-620. 
(3) Sufficient off-street parking shall be provided and maintained for all automobiles and recreational facilities or 

vehicles used by the occupants of the premises. 
(4) Driveways shall be paved or shall be graded for adequate access of emergency vehicles. 
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ARTICLE 4.5 
(Adopted: 12-19-95, ord: # 2009-28, 12/01/2009) 

R-P ZONE 
 
 
3-4501: Purpose and Intent 
3-4502: Permitted Conditional Uses 
3-4502: Prohibited Uses 
3-4504: Development Standards 
3-4505: Site Coverage 
3-4506: Building Setbacks 
3-4507: Building Height 
3-4508: Screening Walls / Fences / Hedges 
3-4509: Parking 
3-4510: Loading 
3-4511: Driveway and Curb Openings 
3-4512: Landscaping 
3-4513: Hardscape 
3-4514: Substructures; Storage / Refuse Collection, etc. 
3-4515: Signs / Sign Illumination 
3-4516: Lighting 
3-4517: Projections 
3-4518: Grading 
3-4519: Utilities / Equipment 
3-4520; Roof Design 
3-4521: Nuisances 
3-4522: Change of Use 
3-4523: [Reserved] 
3-4524: Architectural Design 
3-4525: Non-Conforming Structures and Uses 
3-4526: Irrigation Water Requirements 
3-4527: Submittal Requirements 
3-4528: Action on Site Plan 
3-4529: Appeals 
3-4530: Security:  Site Improvements/Project Completion 
 
3-4501:  Purpose and Intent. The Purpose and intent of this Zone is to provide for various professional office, private 
education, and related uses which do not deal in merchandising, retailing, warehousing or manufacturing.  Further, it 
is the intent of this zone to protect and buffer residential neighborhoods from retail commercial encroachment and 
influence.  Uses should serve as a transition between residential zones and other more intensive uses or zones.  The 
guidelines of this Article will serve as design criteria to developers, builders, engineers, architects, landscape 
architects and other professionals in preparing plans for construction.  The City staff, the Planning Commission and 
the City Council will adhere to these guidelines to review and evaluate future development projects related to 
Residential-Professional development.  There are certain key design elements which contribute significantly to the 
visual order and consistency of the entire Residential-Professional area.  These common features--site planning, 
architecture, landscape design, parking, signage, lighting and other details--are the subject of this ordinance.  The 
guidelines express the desired character of future development.  Each guideline shall be considered in terms of how it 
applies to a given project.  The intent of the guidelines must be met in order for a project to be approved during the 
plan review process. 
(1) The purpose of this ordinance is to define a range of goods and services which may be offered by 

Residential-Professional entities within the community and to establish guidelines for the physical 
development of such Residential-Professional entities. 

(2) The overall intent of these regulations is to establish a standard for Residential-Professional development and 
maintenance which: 

(3) Promotes the overall functionality, safety and visual attractiveness of Residential-Professional buildings, 
accompanying substructures, and surrounding landscape; 
(a) Promotes the overall functionality, safety and visual attractiveness of Residential-Professional 
(b) buildings, accompanying substructures, and surrounding landscape;; 
(c) Promotes development which works in harmony with the open, rural atmosphere of Highland City; 
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(d) Prevents the erection of buildings or substructures with an industrial or pre-fabricated appearance; 
and, 

(e) Allows some flexibility of architecture so as to encourage creativity of design. 
 
3-4502  Conditional Uses.  (Amended: 6/17/03)  The only uses allowed within the R-P Zone shall be Conditional 
Uses which satisfy the primary intent or purpose for the Zone and which are subject to special conditions as may be 
imposed by the planning commission or city council.  All such conditional uses are subject to additional conditions 
considered appropriate and necessary by the Planning Commission and City Council.  Those uses which are 
incompatible with the desired land use for the R-P Zone are prohibited.  Following is a list of conditional uses for the 
R-P Zone, subject to the standards and procedures established in this Code.   
(1) Community Uses 
(2) Financial Institutions 
(3) Medicare Care Facilities 
(4) Professional Offices, including, but not limited to, the following : 

(a) Architect 
(b) Certified Public Accountant 
(c) Doctor, Dentist, Psychologist, Psychiatrist, or Nurse 
(d) Insurance (not claims adjustment) 
(e) Lawyer 
(f) Engineer or Surveyor 
(g) Physical Therapist  

(5) Single-family Residence compatible with R-1-40 Zoning Regulations 
(6) Other types of stores or services which the Planning Commission and City Council determine to be 

compatible with the intent of the Zone. 
(7) Accessory structures and uses necessarily and customarily incidental to the above uses and specifically 

provided for in the Conditional Use Permit.  Uses must be compatible with the Zone. 
(8) Private Educational Institutions, Preschools, Day Care. A private educational institution is defined as such: if it 

is under the financial and managerial control of a private body, firm, association, organization, or corporation, 
or charitable trust rather than by a public agency; it accepts mostly fee-paying pupils; it has one or more 
teachers to give instruction; it has an assigned administrator; it has enrolled or prospectively enrolled 
students; and its educational program meets all of the following criteria: 
(a) The primary purpose of the program is to provide private or religious based education, provides 

educational services to a minor child and aims to improve the lives of their students by providing 
services tailored to very specific needs of individual students; and 

(b) The program provides at least 850 hours of individual class instruction by subject each school year; 
and 

(c) The program provides a sequentially progressive curriculum of fundamental instruction in any/or all of 
the following subjects: reading, language arts, mathematics, social studies, science and health, the 
visual arts, or performing arts. This subsection does not require the program to include in its 
curriculum any concept, topic or practice in conflict with the program’s religious doctrines or to 
exclude from its curriculum any concept, topic or practice consistent with the program’s religious 
doctrines. 

(d) The program is not operated or instituted for the purpose of avoiding or circumventing any 
compulsory school attendance requirement. 

(e) The pupils in the institution’s educational program, in the ordinary course of events, return daily to the 
homes of their parents or guardians and the institution is not licensed as a child welfare agency. 

(9) Whenever a use has not specifically been identified in the foregoing classification, it shall be the duty of the 
City Planning Commission to recommend, and the City Council to determine, if said use 
(a) Is consistent with the intended use of the R-P Zone; and 
(b) Is compatible with other listed uses; and 
(c) Is compatible with the uses of adjacent properties. 

 
3-4503:  Prohibited Uses.  In the R-P Zone, any use not expressly listed as a conditional use shall be deemed 
prohibited.    
 
3-4504:  Development Standards.  An area to be Zoned R-P shall have the following characteristics: 
(1) In order to encourage uses consistent with the objectives of the Residential-Professional district and to ensure 

adequate site planning, the entire site must be master planned at the time of site plan approval, even though 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 74 - 

it may be developed in stages or phases.  Each phase must adhere to the original plan except as 
subsequently approved by the Planning Commission and City Council.  Site must have a minimum of two-
hundred (200) feet of frontage on a dedicated public street. Control of the property by a single person, 
association, partnership, or corporation must be demonstrated. 

(2) Although the Residential-Professional district may provide goods and/or services to citizens from surrounding 
communities, it’s services should be focused primarily for the benefit of the residents of Highland City. 

 
3-4505:  Site Coverage.  (Amended 10/17/06) Coverage regulates the area of the site that may be covered by the 
building.  Covered walkways, roof structure overhangs, and other solar protection or aesthetic structural elements 
should not be included in building coverage calculations.  These guidelines also help protect area dedicated to 
landscape and parking. 
(1) Coverage of a site by a building structure shall not exceed twenty-five (25) percent of the total site.  This 

coverage may be increased, subject to the recommendation of the City Planning Commission and/or approval 
by the City Council, if the project demonstrates superior response to the Residential-Professional zoning 
guidelines.  In no case, however, shall site coverage exceed 35 percent. 

(2) When covered parking structures are provided, such structures shall not cover more than an additional 20 
percent of the ground plane. 

(3) In all site plan configurations, landscaping shall occupy no less than thirty-five percent (35%) of the total land 
area under development. 

 
3-4506:  Building Setbacks.  (Amended: 10/17/06)  It shall be within the authority of the Planning Commission to 
determine, for any development in this district, which property line or lines shall be considered as side or as rear lines 
for the purpose of administering this ordinance. 
(1) No building shall be closer to a public street right-of-way than eighty (80) feet unless all parking is provided in 

the rear of the building, in which case it may be no closer than thirty-five (35) feet.  No building, with the 
exception of any portion that contains a drive-up window or counter, shall be closer than thirty (30) feet from 
any private road or driveway.  Structures which are adjacent to a plaza, mall, or other permanent pedestrian 
open space under the same ownership as the structure may abut the space and have openings into it.      

(2) The public street right-of-way line shall be considered the front property line of a lot.  Where a lot is bordered 
on two or more sides by a public street right-of-way, all such sides shall be considered as front property lines, 
and the area between the front property line and the building lines shall be known as the front setback area in 
all cases.  Canopies, overhangs, and similar coverings may project into the front setback area, as much as 
10', if approved by the Planning Commission. 

(3) Side setback areas shall be a minimum of ten (10) feet including canopies and overhangs except where a 
side property line abuts a residential district, in which case the setback area shall be a minimum of twenty-five 
(25) feet. 

(4) Rear setback areas shall be a minimum of ten (10) feet except where a rear property line abuts a residential 
district, in which case the rear setback area shall be a minimum of twenty (20) feet. 

 
3-4507:  Building Height. (Amended 6/7/05) 
(1) The maximum height for all buildings shall not exceed thirty (30) feet, measured from natural grade, and no 

building shall be erected to a height less than ten (10) feet or one story above grade.  Where the ground or 
the top of the building is uneven in height, the average elevation thereof shall apply.  Maximum height shall 
include signs and parapets or any other projection from the building. 

(2) The height requirements of this section shall apply to all commercial developments, except that after review 
by the planning commission, the commission may approve, disapprove, or approve with modifications a 
request for an increase in the allowable height up to thirty-six (36) feet. 

(3) The City Planning Commission must take into account the following criteria when a proposal for height 
adjustment is requested: 
(a) The geographical position of the building and possible visual effects on existing structures on or off 

site. 
(b) Potential problems on neighboring sites caused by shadows, loss of solar access, loss or air 

circulation, closing of views, or ridge line intrusion. 
(c) The influence on the general vicinity including contact with existing buildings and structures, streets, 

traffic congestion and circulation, and adjacent open space; 
(d) In no case will any increase in height be permitted when the effect of the height increase is to 

increase the allowable square footage over that which is, or would be, possible under normal zone 
standards. 
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3-4508:  Screening:  Walls / Fences / Hedges.  An opaque screen shall be installed and maintained along all district 
boundaries, other than streets.  Following are acceptable means of providing such screening: 
(1) Walls:  A wall shall consist of stone, brick, tile, or similar type of solid masonry material (if approved by the 

City Council) a minimum of eight (8) inches thick or consist of a decorative double-sided seamless panel 
concrete wall, as recommended by the Planning Commission and approved by the City Council. All such 
walls must be landscaped with vegetation. 

(2) Berms:  A berm shall be no less than thirty (30) feet in width at the base facing an arterial road and no less 
than twenty (20) feet in width at the base facing any other street or property.  It shall be constructed of 
earthen material and it shall be landscaped.  Grading of berms is further detailed in Section 3-4518 of this 
Code. 

(3) No signs or sign supports shall be permitted on any required screening. 
(4) Notwithstanding the requirements listed above, where the finished elevation of the property is lower at the 

boundary line, or within five (5) feet inside the boundary line, than an abutting property elevation, such change 
in elevation may be used in lieu of, or in combination with, additional screening to satisfy the screening 
requirements for this district. 

(5) Note:  Since walls and hedges are a main visual feature in any development, regulations related to the 
placement, size and appearance of such structures must be enacted.  The following standards shall apply to 
the installation of all fences, walls, hedges or other visual obstructions used for the purpose of screening, 
either around the perimeter of the development site or within the development site:   
(a) No wall, hedge or other visual obstruction in excess of six (6) feet shall be allowed on any 

Residential-Professional development site, unless along a district boundary which abuts a residential 
zone, in which case the height shall be eight (8) feet. 

(b) When there is a difference in the ground level between two adjoining lots, the height of any fence, 
wall, or hedge constructed along the property line shall be determined by using the finished grade of 
the highest contiguous lot. 

(c) Only one (1) type of fence or wall design shall be permitted on any one (1) parcel or development.  
The design may include an appropriate mix of materials subject to the guidelines of these articles and 
approval by the City Planning Commission. 

(d) The use of chain link, barbed wire, electrified fence, or razor wire fence in conjunction with any fence, 
wall, or hedge, or by itself is prohibited, unless required by any law or regulation of the State of Utah. 

(e) On a corner lot, no fence, wall, hedge, sign or other structure, shrubbery, mounds of earth, or other 
visual obstruction over thirty-six (36) inches in height above the nearest street curb elevation shall be 
erected, placed, planted, or allowed to grow within a traffic safety sight area. 

(f) To protect safe sight-distance for vehicular movement, sight obstructing fences, or walls or other 
obstructions shall not exceed thirty-six (36) inches in height when located in a front setback.  

(g) If walls are finished in stucco, colors will be limited to earth tones.  No bright or neon colors will be 
allowed. If a wall has been approved by the Council that is not a decorative wall, it shall be 
constructed with a stucco finish in an earthtone color. 

(h) All walls shall be generally natural in appearance and limited to earth toe colors.  No bright or neon 
colors will be allowed. 

(i) Any hedges used as screening shall be consistent in appearance to the general landscape of the site.  
Such hedges may be geometric in shape, but shall be pruned and maintained so as to avoid unsightly 
appearance and to avoid vehicular sight hazards. 

 
3-4509:  Parking.  (Amended: 10/27/06) Except as may be provided elsewhere in this ordinance, there shall be 
provided at the time of erection of any building, or at the time any main building is enlarged or increased in capacity, 
minimum off-street parking space with adequate provisions for ingress and egress by standard-sized automobiles.  If 
any land, structure or use is changed from one use to another which requires more off-street parking spaces, there 
shall be provided such additional off-street parking for the new use as is required by this chapter. 
(1) Parking Lot Characteristics:  Each parcel of land developed for off-street parking in response to the 

requirements of this chapter shall provide the following characteristics: 
(a) Surfacing:  Each lot shall have a paved, all-weather surfacing material consisting of a minimum of six 

(6) inches of road base with three (3) inches of asphalt, or, three (3) inches of road base with six (6) 
inches concrete paving on all parking areas and service roads.  Surfacing shall be maintained in good 
condition and kept clear and in an unobstructed and usable condition at all times during business 
hours.  Responsibility for maintenance of the lot shall rest with the property owner.  The lot shall 
provide adequate access to a street or alley. 
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(b) Grading:  Parking lots shall be graded for proper drainage with surface water diverted in such a way 
as to keep the parking area free of accumulated water or ice.  All surface drainage shall be contained 
within development site and approved by City Engineer. 

(c) Lighting: Lots shall be properly illuminated, with  luminaries arranged so as to baffle and direct  light 
away from any adjoining residential buildings.  Lighting details are specified in Section 3-4516 of this 
Code. 

(d) Size of Spaces:  Each parking space shall be a minimum of nine (9) feet wide by eighteen (18) feet 
long.  

(e) Handicapped Parking:  All structures which are required by the provisions of the Uniform Building 
Code to have adaptations which assist access by handicapped persons shall, in addition, provide off-
street parking for handicapped persons as described below or as required by applicable State or 
Federal regulations. 

(2) Specific Requirements for Each Land Use: (Amended 10/17/06) Minimum required off-street parking shall 
be provided for each use as listed below.  Requirements calculated on square footage of Residential-
Professional space shall be based upon floor area devoted to the principal use or sales and shall not include 
area devoted to storage, rest rooms, or maintenance areas.  Parking for uses not specifically listed below 
shall be provided in the same ratio as the use most nearly approximating the characteristics of the unlisted 
use, as recommended by the Planning Commission and approved by the City Council.  Parking shall be 
provided as follows, with spaces based upon one or a combination of uses listed:  
(a) Parking stalls for all uses shall 4.0 per 1,000 square feet. 
(b) Increase of the minimum may be required by the Planning Commission or City Council if, in their 

opinion, there is an exceptional need for said increased parking. 
(c) In cases where less parking is appropriate, the Planning Commission may recommend and the City 

Council may approve a reduced requirement based upon actual usage of employees and customers, 
if the applicant has provided evidence indication that less parking is adequate for the specifically 
proposed use and only if the applicant has proved evidence and demonstrated that at least seventy-
five percent (75%) of the minimum parking requirement (3.0 spaces per 1,000 square feet) may be 
met without modification to the primary structure. 
(i) If at some point in the future the land use changes, the properly owner may be required to 

provide additional parking depending upon the specific parking requirements for that use.  
(d) In cases where the category into which a use should be placed is unclear, or a use does not conform 

to any of the above categories, or the use is allowed under a Conditional Use Permit, the Planning 
Commission may recommend and the City Council shall determine the appropriate category or 
establish a parking ratio. 

(e) In cases where uses occupying the same structure or within two-hundred and fifty (250) feet of one 
another on the same lot or adjacent lots under the same ownership are uses where parking demand 
times do not normally or significantly overlap, shared parking may be permitted by the City Council 
following a recommendation from the Planning Commission.  At the time of site plan review for each 
development increment, a precise parking plan shall be submitted showing all parking spaces, the 
overall circulation system, an analysis of the parking demand for the specific land uses proposed, and 
other justification as necessary for requesting reductions in parking space requirements. 

(3) Location of Parking: 
(a) No on-street parking shall be permitted in a Residential-Professional Zone.  No parking shall be 

permitted in the minimal front, side or rear setback areas except: 
(i) Where a side or rear setback area abuts a residential zone, parking may be permitted to 

within ten (10) feet of the district line, if the parking will be necessary only during the normal 
working hours as approved by City Council. 

(ii) Where parking within the front or side setback areas is adequately separated from public 
rights-of-way with continuous landscaping at least thirty (30) feet wide, less areas for curb 
inlets and drive entrances. 

(b) Required off-street parking shall be provided on the site of the use served, or on an alternate site 
within the same district.  Where parking is provided on other than the site concerned, a recorded 
document shall be filed with the Planning Commission and signed by the owners of the alternate site, 
stipulating to the permanent reservation of use of the site for said parking.  The parking setback 
restrictions set forth above shall also apply to contiguous or alternate parking sites. 

(c) Parking facilities need not be located in one consolidated area of a particular site, but may be 
separated by landscaping or building elements. 

(4) Commercial Vehicle Parking: 
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(a) Vehicles that display any form of advertising of a commercial enterprise, including names, phone 
numbers, logos or associated artwork, are prohibited from parking in street right-of-ways or private 
parking lots within public view (visible from a public roadway). 

(b) Parking for commercial vehicles is limited to properly screened loading areas and other approved off-
street parking that is properly screened from public view. 

(c) Commercial vehicles include, but are not limited to, cars, trucks, vans, trailers, fork lifts, and 
motorized cycles. 

(5) Landscaping of Parking Areas: 
(a) Where possible, siting parking areas lower than adjacent roadways and continuing streetscape 

grading, berms, hedges, and other landscape treatment into parking areas is encouraged, with intent 
to reduce their visual impact and to screen the parking from the adjacent roadway.  All parking areas 
adjacent to roadways shall require a landscaped berm of width and height specified in Section 3-4508 
of this ordinance. 

(b) Planter "islands" between parking bays shall measure six (6) feet from the outside edge of the curb, 
or five (5) feet inside dimension, to provide adequate space for tree trunks, hedges or parking lot light 
supports and to allow for proper maintenance. 

(c) Vehicles shall be prevented from overhanging into landscaped areas through extended curbs or the 
use of concrete wheel stops. 

(6) Other Considerations: 
(a) Circulation within the parking areas shall provide for  free flow of vehicular traffic.  The on-site parking 

and traffic circulation plan shall be a part of the traffic impact analysis required as a part of the 
preliminary site plan review required by Section 3-4528 of this Code. 

(b) Bicycle parking areas with suitable racks shall be provided in convenient locations.   
 
3-4510:  Loading.  The following articles apply to the loading and/or unloading of materials in a Residential-
Professional development: 
(1) All loading and unloading operations shall be performed on the site.  Off-street berths shall be provided in 

addition to required off-street parking and shall not be located within driveways.   
(2) Each loading berth shall not be less than twelve (12) feet wide, twenty-five (25) feet long and if enclosed 

and/or covered, fourteen (14) feet high.  Adequate turning and maneuvering space to be provided within the 
lot lines. 

(3) Such loading areas should be located away from the public street to which the use is oriented.   
(4) To the greatest extent possible, loading areas should be screened from all public streets.  This shall be 

accomplished through careful site planning, and the use of screen walls and landscaping.   
(5) In no event shall a loading dock be closer than seventy-five (75) feet from a property line fronting upon a 

street. 
(6) Loading berths shall be required as follows: 

(a) Residential-Professional and service uses with over fifteen thousand (15,000) square feet floor area 
to be determined by the City Council upon recommendation of the Planning Commission, but in no 
case less than two (2) loading berths. 

(b) The hours of loading and unloading, including trash removal, for any business that uses building 
entrances that face an adjacent residential zone shall be restricted to the hours between 7:00 a.m. 
and 10:00 p.m. 

 
3-4511:  Driveway and Curb Openings.   
(1) Unobstructed and direct driveways of sufficient width to safely accommodate projected 20 year turning 

volumes as determined by the Traffic Impact Analysis required by Section 3-4528 shall be provided.  Loading 
driveways may coincide with driveways to parking facilities. 

(2) In establishing permissible curb openings and sidewalk driveway crossings for access to private property, 
they shall not be authorized where they are unnecessary or where they would reasonably interfere with the 
movement of vehicular traffic, with public improvements, or with the rights of the public in the adjacent street 
or alley, and in no case shall any curb opening be of greater length than necessary for reasonable access to 
the property to be served thereby.  In determining the length of curb openings and spacing of driveways, the 
end transitions in each case will be considered a part of the length of the curb opening. 

(3) Unless otherwise specified by this ordinance, design and location of access drives shall comply with 
"Guidelines for Driveway Location and Design", a Recommended Practice of the Institute of Transportation 
Engineers, 1987, or as revised. 

(4) The following standards shall apply in determining the size of curb openings and location of driveways: 
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(a) Access shall be by not more than one (1) driveway opening for each two-hundred (200) feet or 
fraction thereof of frontage on any street. 

(b) Driveway openings shall be offset a minimum of 350 feet from the centerline of major arterials at 
intersections, but in no case shall be located within the operational area of the intersection (which 
includes turning lanes with associated tapers) as defined in the "Guidelines" referred to above. 
(i) Where a major arterial intersects with a local residential road a restricted access such as a 

right-in/right-out may be approved by the City Council only if the centerline of the driveway 
openings is offset a minimum of one-hundred eighty feet (180’) from the centerline of a that 
intersection. 

(c) Driveways shall be positioned as far away as possible from major intersections and shall be located 
directly across from other driveways if possible. 

(d) In order to minimize the number of access points from adjacent streets curb cuts, driveway openings 
and driveways shall be shared at property lines between parcels whenever possible. 

(e) Driveway design shall incorporate reservoir space or "throat area" at entrances to provide sufficient 
queue storage for exiting vehicles and adequate deceleration distance for entering vehicles, as well 
as separating conflict points on site. 

(f) Where the construction of more than one curb opening is required, a concrete safety curb between 
driveway openings, along and inside the property line, shall be provided when the property located 
between two driveways is used for the purpose of movement, storage, or parking vehicles. 

(g) No driveway opening will be approved which results in vehicles encroaching on any portion of the 
street right-of-way for loading, standing, or unloading. 

(h) Driveway openings must serve only legal off-street parking spaces or loading zones. 
(i) Curb openings shall be entirely within the extension of the side property lines extended perpendicular 

to the street center line. 
(j) Driveway openings and driveways shall be paved and shall provide for adequate storm drainage. 
(k) Curb returns for driveway approaches shall be of the radius type and be provided with wheelchair 

ramps and shall meet all applicable State and Federal regulations pertaining to access for the 
handicapped. 

(l) Any unused or abandoned driveway openings or portion thereof shall be restored to the original curb 
section at the expense of the abutting property owner.  Upon refusal or neglect of the owner or agent 
to restore the curb and gutter to their original section, the City shall proceed to do such work, and all 
expenditures so incurred shall be charged against the owner or agent. 

(m) Improvements within the public right-of-way shall be designed and constructed in conformance with 
the applicable specifications.    All driveway geometries shall be selected to provide for passage of 
the AASHTO design vehicle deemed to be appropriate to the development.  As a minimum this shall 
be an AASHTO single unit truck. 

(n) No object shall be so situated as to interfere with the required sight distance  at intersections, on or 
off site, including driveway openings, and intersecting driveways, as set forth in the AASHTO  "Policy 
on Geometric Design of Highways and Streets," latest edition, hereinafter referred to as the AASHTO 
Policy on Geometric Design. 

(o) Circulation roadways shall also conform to the requirements of the Uniform Fire Code with regard to 
providing emergency vehicle access. 

(p) Where Residential-Professional developments abut State Highway access permits must be required 
to regulations adopted by the State of Utah. 

 
3-4512:  Landscaping.  (Amended: 10/17/06) The following guidelines for landscaping shall apply to all 
developments within the Residential-Professional district: 
(1) Landscaping shall enhance the overall visual appearance of the development. 
(2) A fully comprehensive landscaping plan shall include, but not be limited to: 

(a) List of plants 
(b) Size 
(c) Location 
(d) Irrigation plan 
(e) Hardscape 

(3) Minimum caliper for all trees shall be 2" and minimum shrub size shall be one gallon. 
(a) A minimum of one tree shall be planted every twenty (20) feet along a residential property line; and 
(b) A minimum of fifty percent (50%) of all trees planted along residential property lines shall be 

evergreen.   
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(4) The City may require that landscaping plans be prepared by a licensed landscape architect. 
(5) When inorganic ground cover is used it shall be moderately used, in combination with a majority of live plants, 

trees, shrubs, and groundcover. 
(6) All landscaping shall have an automatic irrigation system. 
(7) Installation:  All required landscaping shall be properly installed, irrigated, and maintained prior to occupancy 

of the building. 
(8) Maintenance:  Maintenance of approved landscaping shall consist of regular watering, pruning, fertilizing, 

clearing of debris and weeds, the removal and replacement of dead plants, and the repair and replacement of 
irrigation systems and integrated architectural features. 

(9) Front Setback Areas:  Landscaping in these areas shall include the parkway detail and consist of an 
effective combination of street trees, trees, ground cover, and shrubbery.  The Parkway detail shall be at least 
twenty (20) feet wide (twenty-nine from the curb with nine (9) feet in the right-of-way) continuously along all 
major public rights-of-way less area for drive entrances per City specifications. 

(10) Other Setback Areas:  The entire area between the side and rear property lines and a point ten (10) feet in 
back thereof will be landscaped, except for any access driveway in said area. 

(11) At Intersections:  Landscaping along all streets and boundaries shall be limited to a height of not more than 
three (3) feet within the area required for minimum sight distance as specified in the  AASHTO Policy on 
Geometric Design for the following intersections. 
(a) A vehicular trafficway or driveway and a street; 
(b) A vehicular trafficway or driveway and a sidewalk; 
(c) Two or more vehicular traffic ways, driveways, or streets. 

(12) Other Non-Parking Areas:  All unpaved areas not utilized for parking and storage shall be landscaped 
utilizing ground cover shrub and tree materials, and/or dry landscaped materials. 

(13) Parking Areas:  Landscaping shall be separated from the parking area by a curb at least six (6) inches higher 
than the parking area. 

(14) Total Landscaping:  In all cases of Residential-Professional development, landscaping shall occupy no less 
than thirty-five percent (35%) of the total land area under development (Amended: 10/17/06). 

 
3-4513:  Hardscape. 
(1) Hardscape should be used in coordination with architecture and landscaping to provide a link between the 

street edge and individual developments.  Attention to Hardscape details can create visual unity by relating 
different developments to a unifying theme.  In addition, proper hardscaping can improve pedestrian safety 
and movement, and the visual enjoyment of public areas. 

(2) Hardscape can include such items as benches, sculptures, water fountains, enriched paving treatments, 
cobblestone walkways, etc.  A detailed plan of Hardscape design shall accompany landscape plans and shall 
be subject to review by the City Planning Commission to determine continuity with overall development plan 
and harmony with the development of surrounding properties. 

 
3-4514:  Substructures; Storage / Refuse Collections, Etc. 
(1) The following articles shall relate to the screening and location of storage and refuse collection areas: 

(a) All outdoor storage including vehicle storage shall be visually screened from access streets, 
freeways, and adjacent property.  Said screening shall form a complete opaque screen (6) feet in 
vertical height. 

(b) No storage shall be permitted between a frontage street and the building line.  Furthermore, no 
outdoor storage shall be located within one hundred (100) feet of any residential use. 

(c) All outdoor refuse collection areas shall be visually screened from access streets and adjacent 
property by a complete opaque screen.  Property owner(s) and/or manager(s) in a Residential-
Professional District shall be responsible for the abatement, clean-up and removal of all garbage or 
refuse thrown, placed, or blown on surrounding property or streets public rights-of-way.  Every effort 
shall be made by said owner and/or manager to avoid the spread of such refuse or garbage to the 
surrounding area. 

(d) No refuse collection areas shall be permitted between a frontage street and the building line.  No 
refuse collection area shall be located within one hundred (100) feet of any residential use. 

(e) Professionally contracted trash and refuse removal operations shall occur between the hours of 7:00 
a.m. and 6:00 p.m. 

(2) Storage:  
(a) All substructures erected for the purpose of screening storage areas shall be accomplished with 

materials and architecture which are compatible with that of the primary building structure. 
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(b) There shall be no visible storage of motor vehicles, trailers, airplanes, boats, or their composite parts; 
loose rubbish, garbage, junk, or their receptacles; tents, or building materials. 

(c) Building materials for use in the same premises may be stored on the parcel during the time that a 
valid building permit is in effect for construction. 

(3) Refuse: 
(a) Every parcel with a building or structure shall have a trash receptacle (dumpster or garbage can) on 

the premises with a size and location as recommended by the Planning Commission and approved 
by the City Council and the proposed location and design shall not cause the parcel to become non-
compliant in any other requirement of the RP Zone. In all cases the applicant shall indicate a “future 
dumpster and dumpster enclosure location” on a submitted site plan, if a change in land use occurs in 
the future. The trash receptacle shall be of sufficient size to accommodate the trash generated.   

(b) The refuse collection area shall be located upon the lot so as to provide clear and convenient access 
to refuse collection vehicles. 

(c) The receptacle shall be screened from public view on at least three (3) sides by a solid wall six (6) 
feet in height and on the fourth side by a solid gate not less than five (5) feet in height.  The gate shall 
be maintained in working order and shall remain closed except when in use.  The wall and gate shall 
be architecturally compatible with the surrounding buildings and structures. 

(d) Freestanding refuse containers in retail or public areas which are intended for public use shall be 
constructed of cast concrete, ceramic or wrought iron, with an inset for a trash can and shall be 
constructed so as not to allow dispersal of the container or trash by the strong winds common to the 
area.  The containers shall be natural in color and/or of a design commensurate with surrounding 
architectural themes. 

 
3-4515:  Signs / Sign Illumination.  (Section removed 7/5/05) Please refer to Article 3.7 Signs in this Code. 
 
3-4516:  Lighting.  The following articles shall relate to guidelines for exterior lighting of any Residential-Professional 
development.  These articles relate to parking lighting, sign lighting, architectural lighting, safety lighting, and 
landscape lighting. 
(1) Lighting shall be stationary.  No lighting shall blink, flash, or be of unusually high intensity or brightness.   
(2) Lighting shall be directed down and away from all adjacent properties and public streets and rights-of-way.  
(3) Lighting shall be shielded or recessed so that direct glare, reflections and light pollution is reasonably 

contained within the boundaries of the parcel.   
(4) Parking light standards shall not exceed 15 feet in height. 
(5) Street lighting and parking lot lighting contribute to the safety and security of each development, improving 

night visibility.  Unique lighting fixtures may provide easy identification of entrance and exit ways for motorists.  
Such lighting shall be encouraged, however, lighting potentially visible from adjacent properties shall be 
subdued and shall not interfere with vehicular traffic. 

(6) Use of mercury vapor or exposed fluorescent lights is discouraged.  Energy efficient warm, white lighting, 
such as high pressure sodium or quartz halogen, is encouraged. 

(7) Automatic timers on lighting shall be encouraged.  Well designed systems can maximize personal safety 
during nighttime use while saving energy. 

(8) Lighting may be used to enhance landscaping and reinforce architecture, with dramatic up lighting or wall 
shadow effects with plant materials encouraged. 

(9) Parking lot light fixtures shall be consistent in styling with the design theme proposed for that development. 
(10) Service area lighting shall be contained within service yard boundaries, with light sources concealed. 
(11) Lighting shall not cast any glare onto adjacent lots and streets in such a manner as to decrease the safety of 

pedestrian and vehicular movement. 
(12) Building illumination and architectural lighting shall be creative and must reinforce the design theme.  Indirect 

wall lighting or "wall washing," overhead down lighting, or interior illumination which spills outside is 
encouraged. 

(13) Architectural lighting is encouraged to articulate the particular building design.  Rim lighting of eaves, bending, 
up lighting, and other effects shall be used in harmony with design theme. 

(14) Architectural lighting shall be integrated with building elements and concealed flush with grade wherever 
possible so that it is not visually apparent during the daytime. 

 
3-4517:  Projections.  The following list represents the only projections/construction that shall be permitted within the 
required setback areas: 
(1) Front Setback:  Roof overhangs 
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(2) Rear / Side Setbacks:  Roof overhangs, and any projection/substructure which is determined by the Planning 
Commission to substantially contribute to public safety. 

 
3-4518:  Grading.  The following guidelines shall apply to grading of Residential-Professional Zoned properties: 
(1) Grading shall conform to natural topography as much as possible and result in a harmonious transition of the 

man-made grades with the natural terrain. 
(2) Man-made land forms shall be graded to avoid unnatural sharp or straight edges and planes.  The top and toe 

of graded slopes shall be rounded to avoid a harsh machine-made appearance. 
(3) Parking lots shall be graded for proper drainage with surface water diverted in such a way as to keep the 

parking area free of accumulated water, snow, or ice.  All surface drainage shall be contained within 
development site and approved by City Engineer.   

(4) Parking lots shall have minimum and maximum percent grades as set forth by the City Engineer. 
(5) Berms are to be graded in gentle, undulating naturalistic forms.  No straight,  steep or erodible slopes are 

permitted.  Provisions are to be made for drainage around or through berms as necessary.  Generally, a berm 
height of thirty-six (36) inches from top of adjacent curb is the maximum desired. 

 
3-4519:  Utilities / Equipment.  The following articles shall relate to the installment, location and screening of utilities 
and other exterior equipment: 
(1) All utilities, including drainage systems, sewer, gas and water lines, electrical, telephone and communications 

wires, and related equipment, irrigation ditches and/or pipes, shall, where possible, be installed and 
maintained underground. 

(2) No mechanical equipment (including, but not limited to, components of plumbing, processing, heating, 
cooling, and ventilating systems) shall be visible on site or from adjacent property. 

(3) No exterior components of such mechanical equipment (e.g. piping, stacks and duct work, fans and 
compressors) shall be mounted on any building wall unless they are an integrated architectural design 
feature.  Any such components shall only be permitted with the written approval of the City Planning 
Commission. 

(4) Roof mounted mechanical equipment shall be hidden from view by building parapets of equal height. 
(5) If building parapets do not provide adequate screening of mechanical equipment from the upper floors, 

screening shall be installed as an integral part of the overall architectural design, and painted such a color as 
to allow its blending with its visual background. 

(6) Equipment and mechanical devised shall not be located in any required setback area or side yard except for 
electrical or telephone equipment installed by the utilities.  Screening shall be provided so that equipment 
located in the area is screened from view from all adjacent streets and properties.  Such screening shall be 
accomplished with materials and designs that are compatible with the architectural character of the building. 

(7) Electric transformers, utility pads, cable TV and telephone boxes shall be located out of public rights-of-way 
and underground or screened with walls, fences or vegetation or otherwise enclosed in a manner harmonious 
with the overall architectural theme. 

(8) Each licensed business will provide public rest rooms of sufficient size to service potential customers 
including men and women.  The rest rooms shall be designed in accordance with the UBC to accommodate 
handicapped persons. 

 
3-4520:  Roof Design.  The following articles shall apply to roof structure and design in any Residential-Professional 
development: 
(1) The following roofing materials are prohibited, either because of their appearance, or because they are not 

likely to perform satisfactorily in the climate of Highland City: 
(a) Untreated aluminum or metal (except that copper may be used) 
(b) Reflective materials 
(c) Brightly colored roofing materials such as bright red, blue, yellow, neon colors, or similar colors that 

are highly visible 
(2) The following roof shapes are prohibited in Highland city, either because of their appearance, or because of 

their poor performance: 
(a) Gambrel roofs 
(b) Curvilinear roofs 
(c) Domed roofs 
(d) Geodesic domes 
(e) Conical roofs 
(f) A-frame or modified A-frame roofs 
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(3) Skylights and solar panels must be designed to fit flush with the roof surface, or up to a maximum of two feet 
above the roof's surface.  No reflective materials may be used unless thoroughly shielded to prevent reflection 
into nearby properties. 

 
3-4521:  Nuisances.   
(1) Property in a Residential-Professional Zone shall not be used in such a manner as to create a nuisance to 

adjacent sites, such as, but not limited to, vibration, sound, electromechanical disturbance and radiation, 
electromagnetic disturbance, air or water pollution, dust emission of odorous, toxic, or noxious matter, or 
placement, dumping or blowing refuse, paper or other garbage. 

(2) Noise Attenuation:  All Residential-Professional areas within Highland City shall be subject to the following 
noise limitations: 
(a) Noise from external sources may not exceed 65 d.b.a. during daylight operations. 
(b) Noise from external sources may not exceed 45 d.b.a. during nighttime operations. 
(c) Residential-Professional developments shall incorporate site planning techniques in order to reduce 

resident exposure to noise and shall, if needed provided adequate sound attenuation walls in 
conformance with the standards set forth in these articles. 

   
3-4522:  Change of Use.  Any person constructing or altering a building in the Residential-Professional zones shall 
first obtain a building permit from the City for such construction or alteration according to the applicable building 
codes, and then shall obtain a certificate of occupancy from the City before the building being constructed or altered is 
occupied. 
(1) If a permitted/conditional land use changes to another permitted/conditional land use that is equivalent in use 

or impact to a previously approved land use for that location as determined by the City Administrator, the new 
owner/tenant may occupy that space as provided for in 3-4522 and operate without first obtaining a new 
Conditional Use Permit. 

(2) If a permitted/conditional land use changes to another permitted/conditional land use that is not equivalent in 
use or impact to a previously approved land use for that location as determined by the City Administrator, the 
new owner/tenant shall first obtain a new Conditional Use Permit according to Chapter 4, Conditional Uses in 
this Code prior to submitting for a building permit to alter that space. 

 
2-4523: [Reserved] 
 
3-4524:  Architectural Design.  (Amended: 8/6/04)  Prior to the issuance of building permits for any permitted or 
conditional use within the Highland City Residential-Professional District, the City Planning Commission shall review 
the proposed development plans to assure compliance with the architectural design guidelines provided in this and 
other sections of Article 4.5 of Highland City's R-P Zone.   
(1) Overall Architectural Outline: 

(a) The proposed development shall be of a quality and character which is consistent with the community 
design goals and policies including but not limited to: scale, height, bulk, materials, cohesiveness, 
colors, roof pitch, roof eaves and the preservation of privacy. 

(b) The design shall improve community appearance by avoiding excessive variety and monotonous 
repetition. 

(c) Proposed signage and landscaping shall be an integral architectural feature which does not 
overwhelm or dominate the structure or property. 

(d) Lighting shall be stationary and deflected away from all adjacent properties and public streets and 
rights-of-way. 

(e) Mechanical equipment, storage, trash areas, and utilities shall be architecturally screened from public 
view. 

(f) With the intent of protecting sensitive land uses, any proposed design shall promote a harmonious 
and compatible transition in terms of scale and character between areas of different land uses. 

(g) All building elevations shall be architecturally treated. 
(h) Parking structures shall be architecturally compatible with the primary structure. 
(i) Both sides of all perimeter walls or fences shall be architecturally treated.  
(j) Each licensed business will provide public rest rooms of sufficient size to service potential customers 

including men and women.  The rest rooms shall be designed in accordance with the UBC to 
accommodate handicapped persons. 

(2) Architectural Guidelines:  The following architectural design guidelines apply to all permitted and conditional 
uses in the Highland City Residential-Professional District: 
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(a) The following architectural styles and motifs are prohibited in Highland City: 
(i) A-frame structures 
(ii) Geodesic dome structures 
(iii) Mediterranean motifs 
(iv) Tudor or mock Tudor (half timbering) 
(v) Highly ornate Victorian 
(vi) Rustic frontier 
(vii) Pre-fabricated or industrial 

(b) Note:  Aluminum siding is generally not considered a material of choice.  The Planning Commission 
may, however, consider requests for the use of aluminum siding.  The applicant will be required to 
bring a sample of the type and color of siding to be approved by the Planning Commission.  When 
aluminum siding is approved, it shall have a minimum thickness of .019 inches and shall be backed or 
insulated with a minimum of 3/8 inch fiberboard or polystyrene foam.  The siding materials listed 
below are prohibited in any Residential-Professional building in Highland City: 
(i) Shake shingles 
(ii) Ceramic tile 
(iii) Weeping mortar 
(iv) Plastic or vinyl siding 
(v) Used brick 
(vi) Lava rock 
(vii) Asphalt or hardboard siding 
(viii) Plywood siding 
(ix) Stucco walls divided by wood dividers 
(x) Metal grills and/or facades 
(xi) Non-colored-anodized and/or unpainted aluminum, except for flagpoles. 

(c) Architectural design in Highland City has primarily been simple.  Highly ornate buildings are 
inconsistent with the architecture of the community and shall be prohibited. 

(d) Different exterior siding materials add interest to a building, and to the community as a whole, 
however, the use of too many exterior materials, like excessive ornamentation, detracts from the 
values of adjoining properties.  Exterior walls of any building may be sided with up to three different 
materials per building, but no more than three materials may appear on any one wall, including 
ornamental siding.  Trim shall not be counted as a siding material.  If trim covers more than 10% of a 
side of the building, it shall be counted as a siding material on that side. 

(e) Colors shall be limited to soft shades and/or earth tones.  No bright or neon colors shall be allowed on 
exterior of buildings. 

 
3-4525:  Non-Conforming Structures and Uses.  These provisions provide for the orderly termination of non-
conforming buildings, structures, and uses to promote the public health, safety, and general welfare, and to bring 
these buildings, structures, and uses into conformity with the intent of the R-P Zone of Highland City.  For more 
information relating to non-conforming uses see (Article 2) of this Code. 
 
3-4526:  Irrigation Water Requirements.  Developments occurring under the provisions of this Article must comply 
with the irrigation water requirements of Sections 5-123 and 7-112 of this Code. 
 
3-4527:  Submittal Requirements.  All permitted uses proposed for development under this Article shall be subject to 
site plan review according to Highland City Development Policy.  There shall be submitted to the Planning 
Commission a plan for the use and development of each tract for the purposes of and meeting the requirements set 
forth in this ordinance.  Said plan shall be accompanied by information concerning the number of persons to be 
employed, the effects on surrounding property, and other physical conditions, including the effect of the project on 
adjacent streets and shall include the following: 
(1) A site plan showing lot lines and defining the area to be occupied by buildings, the areas and configurations to 

be used for parking, the location of roads, driveways, signs, and walks, the spaces for loading, and the 
character and extent of landscaping, planting and other treatment for adjustment to surrounding property. 

(2) Enough information on land areas adjacent to the proposed development to indicate adjacent land uses, 
zoning classifications, circulation systems, public facilities, and unique natural features of the landscape. 

(3) Elevations and/or architectural renderings of buildings' facades facing public rights- of-way and district 
boundaries where the premises abut areas zoned for residential uses, said elevations or renders being 
sufficiently complete to show building heights and roof lines, the location and height of any walls, signs, and 
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light standards, openings in the facade, and the general architectural character of the building. 
(4) Any additional information as required by the Planning Commission to evaluate the character and impact of 

the proposed development. 
(5) Additional requirements associated with a Conditional Use Permit application, see General Provision Section. 
 
3-4528:  Action of Site Plan.  The applicant shall first submit an application to the Development Review 
Committee and obtain a Staff recommendation per 3-4528(1)(a). After obtaining a Staff recommendation, the 
Planning Commission shall review the site plan and make a recommendation to the City Council. The site plan then 
must be approved by the City Council. 
(1) Findings necessary to granting approval for the site plan are:  

(a) The proposed use and development of land conforms to the provisions of this ordinance, and 
recommendations of the City Zoning Administrator and City Engineer have been provided prior to 
submitting an application to the Planning Commission. 

(b) The development is otherwise not detrimental to the public health, safety, general welfare, or to 
adjacent property, or to the orderly development of the City. 

(c) Approval of a traffic impact analysis (TIA) for the proposed development, to be completed by a 
competent transportation engineer at the developer's expense.  Said TIA shall, as a minimum, 
address the suitability of the proposed parking, street access, driveway, and on-site traffic circulation 
systems and the impact on the adjacent street system. 

(d) Demonstration that adverse impacts on neighboring residential properties have been reasonably 
mitigated. 

 
3-4529:  Appeals. Appeals from any decision of the City Council with respect to a Conditional Use Permit may be 
directed to the District Court within thirty days.(Amended:  4/21/98) 
 
3-4530:  Security:  Site Improvements / Project Completion (Amended 5/20/08).  The following articles shall apply 
to all Residential-Professional developments within Highland City. 
(1) Site Improvements: 

(a) Guarantee:  To guarantee the construction, repair and/or replacement of required public 
improvements, the permittee shall post a bond in the form of a cash deposit per Chapter 6, 
Guarantee of Performance, in this Code. 
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ARTICLE 4.6 
(Ord: #2009-25, 10/06/2009) 

SENIOR CARE ASSISTED LIVING OVERLAY ZONE 
 
3-4601: Purpose and Intent 
3-4602: Definitions 
3-4603: Conditional Uses 
3-4604: Prohibited Uses 
3-4605: Development Standards 
3-4606: Site Coverage 
3-4607: Building Setbacks 
3-4608: Building Height 
3-4609: Screening Walls / Fences / Hedges 
3-4610: Parking 
3-4611: Loading 
3-4612: Driveway and Curb Openings 
3-4613: Landscaping 
3-4614: Hardscape 
3-4615: Substructures; Storage / Refuse Collection, etc. 
3-4616: Signs / Sign Illumination 
3-4617: Lighting 
3-4618: Projections 
3-4619: Grading 
3-4620: Utilities / Equipment 
3-4621; Roof Design 
3-4622: Nuisances 
3-4623: Change of Use 
3-4624: Architectural Design 
3-4625: Non-Conforming Structures and Uses 
3-4626: Irrigation Water Requirements 
3-4627: Submittal Requirements 
3-4628: Action on Site Plan 
3-4629: Appeals 
3-4630: Security: Site Improvements/Project Completion 
 
3-4601: Purpose and Intent. The Purpose and intent of this Zone is to provide locations and opportunities for Senior 
Care Assisted Living Overlay (SCALO) Zone and related uses which do not deal in merchandising, retailing, 
warehousing or manufacturing and has business hours which are in harmony with contiguous zones. Further, it is the 
intent of this zone to protect and buffer existing residential neighborhoods while providing a necessary service for a 
increasing demographic in Highland consistent with the City’s General Plan. The guidelines of this Article will serve as 
design criteria to developers, builders, engineers, architects, landscape architects and other professionals in 
preparing plans for construction. The City staff, the Planning Commission and the City Council will adhere to these 
guidelines to review and evaluate future development projects related to Senior Care Assisted Living Overlay 
development. Each guideline shall be considered in terms of how it applies to a given project. The intent of the 
guidelines must be met in order for a project to be approved during the plan review process. All of the above must be 
consistent with the Site Plan attached hereto as Exhibit “A”, the Landscape Plan attached hereto as Exhibit “B”, and 
the Architectural Details, attached hereto as Exhibit “C”. 
 

(1) The overall intent of these regulations is to establish a standard for Senior Care Assisted Living Overlay 
development and maintenance which: 
(a) Promotes the overall functionality, safety and visual attractiveness of Senior Care Assisted Living 

Overlay buildings, accompanying substructures, and surrounding landscape; 
(b) Promotes architecture with a residential flavor; 
(c) Promotes development which works in harmony with the open, rural atmosphere of Highland City; 
(d) Prevents the erection of buildings or substructures with an industrial or pre-fabricated appearance; 

and, 
(e) Promotes a development which uses site plan and landscaping techniques to limit aesthetic and other 

impacts and blends with surrounding uses. 
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3-4502: Definitions. The definitions listed herein shall define those uses or activities associated with Senior Care 
Living facilities as identified within this specific ordinance. 
(1) Activities of Daily Living ("ADL"): Means those personal functional activities required for an individual for 

continued well-being; including 
(1) Bathing, 
(2) Behavior Management, 
(3) Dressing, 
(4) Eating/Nutrition, 
(5) Mobility, 
(6) Toileting, 
(7) Transferring. 
 

(2) Assisted Living Facility: A Type 1 Assisted Living Facility, which is a residential facility subject to licensure 
by the Utah Department of Health, that provides a protected living arrangement for ambulatory, non-
restrained persons who are capable of achieving mobility sufficient to exit the facility without the physical 
assistance of another person; or a Type 2 Assisted Living Facility, which is a residential facility subject to 
licensure by the Utah Department of Health, that provides an array of coordinated supportive personal and 
health care services to residents who meet the definition of semi-independent. 
(1)  An Assisted Living Facility, Nursing Care Facility, or Congregate Living Facility shall NOT include:  

(a) A Residential Treatment/Support Assisted Living Facility as defined by the State of Utah; or 
(b) A facility for persons being treated for alcoholism or drug abuse or who is violent; or 
(c) A facility where residency is NOT strictly voluntary or part of, or in lieu of, confinement, rehabilitation, 

or treatment in a correctional facility. 
(3) Congregate Living Facility:  A non-institutional, independent group living environment that integrates shelter 

and service needs of functionally impaired and/or socially isolated elders who do not need institutional 
supervision and/or intensive health care. 

(4) Elderly or Older.  Age definition that meets the Federal Fair Housing Act definition of housing for older 
persons including housing where the dwelling is specifically designed for and occupied by elderly persons 
under a Federal, State or local government program, or it is occupied solely by persons who are 62 or older, 
or it houses at least one person who is 55 or older in at least 80 percent of the occupied units, and adheres to 
a policy that demonstrates intent to house persons who are 55 or older. 

(5) Semi-independent:  Means a person who is:  physically disabled but able to direct his or her own care; or 
cognitively impaired or physically disabled but able to evacuate from the facility with the physical assistance of 
one person. 

(6) Skilled nursing facility:  Is defined as an health care facility or institution (or a distinct part of an institution) 
other than a hospital licensed by the State of Utah which is primarily engaged in providing licensed skilled 
nursing care and related services for residents who require medical or nursing care, nursing care and related 
services to residents who need continuous health care and supervision, or rehabilitation services for the 
rehabilitation of injured, disabled, or sick persons, and is not primarily for the care and treatment of mental 
diseases; has in effect a transfer agreement with one or more hospitals having agreements; and meets the 
requirements for a skilled nursing facility.   
(1) Long-Term Nursing facilities offer the highest intensity level of long term care and are characterized 

primarily by the need for 24-hour nursing care.  
(2) Short-Term Nursing Facilities are generally hospitals which services are normally defined as short 

term care (under 30 days). 
(3) Dwelling Unit:  The living space occupied by one person, including bathroom facilities, which shall not 

be less than 1,000 square feet per resident. 
3-4603:  Conditional Uses.  
(1) The only uses allowed within the Senior Care Assisted Living Overlay Zone in addition to those uses defined 

within underlying zone by this Code shall be Conditional Uses which satisfy the primary intent or purpose for 
the overlay zone and which are subject to special conditions as may be imposed by the planning commission 
or city council.  All such conditional uses are subject to additional conditions considered appropriate and 
necessary by the Planning Commission and City Council.  Those uses which are incompatible with the 
desired land use for the Senior Care Assisted Living Overlay Zone are prohibited. 

(2) All uses within the Assisted Living and Nursing Care Facilities shall be conducted within a building which 
conforms to the requirements of this Zone.   

(3) The Conditional Use Permit is non-transferable and shall terminate if: 
(a) The facility is devoted to a use other than that permitted by this ordinance; and 
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(b) The license or certification issued has been terminated or revoked; or 
(c) The facility fails to comply with the conditions of approval or requirements of this ordinance. 

(4) Following is a list of conditional uses for the Senior Care Assisted Living Overlay Zone, subject to the 
standards and procedures established in Chapter 4 Conditional Uses within this Code.   
(a) Assisted Living Facility 
(b) Nursing Care Facility 

(5) The Planning Commission/City Council may recommend/require additional reasonable conditions to assist in 
mitigating reasonably anticipated detrimental effects of a proposed use which may include the following:  
(a) Additional or altered landscaping, Parkway Detail, larger trees adjacent to existing residential uses, or 

similar; and 
(b) Architectural amendments or additions in materials, colors, features, styles, design, or similar; and 
(c) Additional setbacks; and  
(d) Amended or reduced lighting; and 
(e) Amended or reduced parking and traffic circulation plans; and 
(f) Amended or restricted/reduced visiting hours; and 
(g) Amended or restricted/reduced hours of operation/maintenance. 

 
3-4604:  Prohibited Uses.  In the Senior Care Assisted Living Overlay Zone, any use not expressly listed as a 
conditional use shall be deemed prohibited.   Determination of Use -- Whenever a use has not specifically been 
identified in the foregoing classification, it shall be deemed prohibited.  In addition, the following uses or conditions 
shall be prohibited: 
(1) A person who is being treated for alcoholism or drug abuse or who is violent shall not be placed in an 

Assisted Living, Nursing Care Facility or Congregate Living Facility within the SCALO Zone; and 
(2) A person who has not strictly volunteered to be placed within an Assisted Living, Nursing Care Facility or 

Congregate Living Facility within the SCALO Zone and who is not part of or in placed in lieu of confinement, 
rehabilitation, or treatment in a correctional facility. 

 
3-4605:  Development Standards.  A development within the SCALO Zone shall demonstrate project conformance 
commonly identified as Assisted Living Facilities and Nursing Facilities consistent with state laws and statutes and per 
Chapter 9 Senior Housing Element of the Highland City General Plan which meets the needs of the final two (2) 
stages in the life cycle of an aging person.  An area to be Zoned Senior Care Assisted Living Overlay shall be 
recommended by the Planning Commission and approved by the City Council and shall have the following 
characteristics: 
(1) In order to encourage uses consistent with the objectives of the Senior Care Assisted Living Overlay district 

and to ensure adequate site planning, the entire site must be master planned at the time of site plan approval, 
even though it may be developed in stages or phases.  Each phase must adhere to the original plan except 
as subsequently approved by the Planning Commission and City Council.  The project site, excluding 
dedicated roads and improvements, must have a minimum of one (1) acre and one hundred eighty (180) feet 
of frontage on a dedicated public street. Control of the property by a single person, association, partnership, 
or corporation must be demonstrated. 

(2) Although the Senior Care Assisted Living Overlay district may provide services to citizens from surrounding 
communities, i.e., Alpine, Cedar Hills, American Fork, etc., it shall cater primarily to the citizens of Highland 
City. 

(3) Development site shall only be located along a five (5) lane major arterial (State Highway) with sufficient 
ingress/egress and access for emergency service vehicles.  

(4) Shall be designed in such a manner to significantly minimize aesthetic, noise, smell, lighting and operational 
impacts to existing adjacent residential properties. 

(5) Conditions Covenants and Restrictions shall be provided by the Developer establishing CC&R’s that assure 
the uses approved for the development will be operated and maintained according to those uses defined 
within this ordinance. 

(6) Prior to occupancy of an Assisted Living or Nursing Care Facility the person or entity licensed or certified by 
the Utah Department of Health or Utah Department of Human Services to establish and operate the facility 
shall:  
(a) Provide a copy of such license or certification to the City; and 
(b) Certify in a sworn affidavit to the City that no person will reside or remain in the facility whose 

tendency would likely:  
(i) Constitute a direct threat to the health and safety of other individuals within the facility or 

adjacent to the facility, or 
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(ii) Result in substantial physical damage to the property of others. 
(7) Occupancy of each unit shall be limited to individuals who qualify as elderly persons provided that occupancy 

by individuals who do not qualify as an elderly person may be permitted where the non-qualified person is the 
spouse of a qualified elderly resident. 
(a) A non-qualified person may also reside if the licensed physician or business operator provides 

evidence to the effect that the non-qualified person is required in order to provide essential assistance 
to the resident elderly person.  

(8) An Assisted Living or Nursing Care Facilities may not be located within three quarters (3/4) of a mile of 
another facility allowed by this ordinance. 

(9) General Amenities for Assisted Living or Nursing Care Facilities. The following amenities are required for all 
developments under this section, including all multi-unit developments and similar developments intended for 
assisted living or nursing care facilities. 
(a) Amenities. Parking areas, service areas, buffers, entrances, exits, yards, courts, landscaping, 

graphics, and lighting shall be designed as integrated portions of the total planned development and 
shall project a residential character. 

(b) Building Spaces. Each development shall provide reasonable visual and acoustical privacy for 
dwelling units. Fences, insulation, walks, barriers, landscaping, and sound-reducing construction 
techniques shall be used as appropriate for the aesthetic enhancement of property and the privacy of 
its occupants, the screening of objectionable views or uses, and the reduction of noise. 

(c) Elevators. All two-story or greater multi-unit buildings shall include at least one elevator per building. 
(d) Common Areas. All projects shall provide accessible common areas. For multi-unit enclosed projects, 

the common areas shall also exist within the building. Such indoor common areas and accents may 
include a meeting area, laundry facilities, large furnished lobby, art work within the hallways, library, 
reading room, game room, or exercise room. Exterior common areas may include a walking path, 
garden area, outdoor sitting area, and an outdoor eating area. Additional amenities may include an 
indoor/outdoor swimming pool, pharmacy, beauty salon, ancillary interior convenience store for 
residents only, nursing station, classrooms, and patios. 
(i) In all cases the common areas shall be sufficiently screened by landscaping and/or fencing to 

mitigate noise and visual impact to any adjacent residential structure. 
(e) Transportation. All institutional care facilities shall provide transportation options for its residents. 

Such transportation may include van service operated by the facility or contracted out to a multi-
facility provider. Such facilities are encouraged to be located near mass transit lines (bus or rail) to 
provide alternative travel options for its residents. Such facilities shall provide connections to public 
sidewalks, trail systems, and other compatible land uses. 

(f) 24-Hour On-Site Facilities Manager. All institutional care facilities shall provide at least one on-site 
facilities manager 24 hours per day, seven days per week. The position may either be a live-in 
manager or regular employee staffing. 

 
3-4606:  Site Coverage.  Coverage regulates the area of the site that may be covered by the building.  Covered 
walkways, roof structure overhangs, and other solar protection or aesthetic structural elements (excluding a porte-
cochere, or carriage porch) should not be included in building coverage calculations.  These guidelines also help 
protect area dedicated to landscape and parking. Site Coverage shall conform with Exhibit “B”. 
(1) Coverage of a site by a building structure shall not exceed thirty-five percent (35%) of the total site. 
(2) In all site plan configurations, landscaping and/or natural open space shall occupy no less than thirty-five 

percent (35%) of the total land area under development. All landscaping plans and open space designations 
must be approved by the Planning Commission. 

(Ord#: 2012-13; 9/04/12) 

 
3-4607:  Building Setbacks.  It shall be within the authority of the Planning Commission to determine, for any 
development in this district, which property line or lines shall be considered as side or as rear lines for the purpose of 
administering this ordinance. 
(1) No building shall be closer to a public street right-of-way than fifty (50) feet with all parking provided in the 

rear of the building unless the property is bordered by existing residential property along the rear property line 
in which case all parking shall be provided in the front setback with screening provided from the right-of-way 
by the Parkway Detail.  No building projection with the exception of a porte-cochere shall extend into the 
setback area.  A porte-cochere may extend into the front yard setback and shall not be any closer than thirty 
(30) feet from the front property line.      
(a) The public street right-of-way line shall be considered the front property line of a lot.  Where a lot is 
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bordered on two or more sides by a public street right-of-way, all such sides shall be considered as 
front property lines, and the area between the front property line and the building lines shall be known 
as the front setback area in all cases.   

(2) Side yard setback areas shall be a minimum of ten (10) feet except where a side property line abuts an 
existing residential dwelling, in which case the building setback shall be a minimum of thirty (30) feet for single 
story buildings and fifty (50) feet for two story buildings. 

(3) Rear setbacks areas for the main structure shall me a minimum of thirty (30) feet for single story buildings and 
fifty (50) feet for two story buildings.  

 
(Ord#: 2012-13; 9/04/12) 
 
3-4608:  Building Height. The maximum height of any building in the Senior Care Assisted Living Overlay zone shall 
not exceed thirty-five (35) feet.  The height is measured from one location along any elevation where the “Grade of 
Building” (as defined in 10-102(23)) to the highest part of the building is at its greatest vertical distance.  On sloped 
lots where the grade difference exceeds four feet in elevation the averaged maximum “Height of Building” (as defined 
in 10-102 (26)) in the Senior Care Assisted Living Overlay Zone shall not exceed thirty-five (35) feet consistent with 
Attachment “C”.  No building shall be constructed to less than the height of 10 feet or one story above finished grade. 
 
3-4609:  Screening:  Walls / Fences / Hedges.  A masonry wall shall be installed and maintained along all district 
boundaries consistent with existing fence ordinances.  Following are acceptable means of providing such screening: 
(6) Walls:  A wall shall consist of concrete, stone, brick, tile, or similar type of solid masonry material a minimum 

of eight (8) inches thick.  All such walls must be landscaped with vegetation. 
(7) Berms:  In all cases a berm shall be constructed consistent with the Parkway Detail facing an arterial road.  It 

shall be constructed of earthen material and it shall be landscaped with trees and at least fifty percent (50%) 
other living landscaping vegetation.   

(8) No signs or sign supports shall be permitted on any required screening. 
(9) Only one (1) type of fence or wall design shall be permitted on any one (1) parcel or development.  The 

design may include an appropriate mix of materials subject to the guidelines of these articles and approval by 
the City Planning Commission and shall of a similar material and construction to the primary building. 
(a) The use of chain link, barbed wire, electrified fence, or razor wire fence in conjunction with any fence, 

wall, or hedge, or by itself is prohibited, unless required by any law or regulation of the State of Utah. 
(b) To protect safe sight-distance for vehicular movement, sight obstructing fences, or walls or other 

obstructions shall not exceed thirty-six (36) inches in height when located in a front setback. 
(c) On a corner lot, no fence, wall, hedge, sign or other structure, shrubbery, mounds of earth, or other 

visual obstruction over thirty-six (36) inches in height above the nearest street curb elevation shall be 
erected, placed, planted, or allowed to grow within a traffic safety sight area. 

 
3-4610:  Parking.  Except as may be provided elsewhere in this ordinance, there shall be provided at the time of 
erection of any building, or at the time any main building is enlarged or increased in capacity, minimum off-street 
parking space with adequate provisions for ingress and egress by standard-sized automobiles.  If any land, structure 
or use is changed from one use to another which requires more off-street parking spaces, owner/developer shall 
provide such additional off-street parking for the new use as is required by this chapter. 
(7) Parking Lot Characteristics:  Each parcel of land developed for off-street parking in response to the 

requirements of this chapter shall provide parking spaces at a ratio of one (0.5) parking stalls per dwelling 
unit, one (1) parking stall per employee during regular business hours, and one (1) permanent handicapped 
parking stall for bus/ambulance parking and shall be developed and comply with the following characteristics: 
(a) Lot Conditions:  Surfacing shall be maintained in good condition and kept clear and in an 

unobstructed and usable condition at all times during business hours.  Responsibility for maintenance 
of the lot shall rest with the property owner.  The lot shall provide adequate access to a street or alley. 

(b) Grading:  Parking lots shall be graded for proper drainage with surface water diverted in such a way 
as to keep the parking area free of accumulated water or ice.   

(c) Lighting: Lots shall be illuminated with luminaries arranged so as to baffle and direct light toward the 
ground and away from any adjoining residential buildings.  Lighting details are specified in Section 3-
4517 of this Code. 

(d) Size of Spaces:  Each parking space shall be a minimum of nine (9) feet wide by eighteen (18) feet 
long.  

(e) Handicapped Parking:  All structures which are required by the provisions of the International 
Building Code to have adaptations which assist access by handicapped persons shall, in addition, 
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provide off-street parking for handicapped persons as required by applicable State or Federal 
regulations. 

(f) Emergency Access.  The parking lot shall be designed in such a way to provide for fluid 
uninterrupted emergency vehicle access including parking and ingress and egress. 

(8) Location of Parking: 
(a) No on-street parking shall be permitted in a Senior Care Assisted Living Overlay Zone.  No parking 

shall be permitted in the minimal front or side setback areas but shall be provided for entirely within 
the rear setback area behind the building structure. 

(b) Required off-street parking shall be provided on the site of the use served. 
(9) Commercial Vehicle Parking: 

(a) Vehicles that display any form of advertising of a commercial enterprise, including names, phone 
numbers, logos or associated artwork, are prohibited from parking in street right-of-ways or private 
parking lots within public view (visible from a public roadway). 

(b) Parking for commercial vehicles is limited to properly screened loading areas and other approved off-
street parking that is properly screened from public view. 

(c) Commercial vehicles include, but are not limited to, cars, trucks, vans, trailers, fork lifts, and 
motorized cycles. 

(10) Landscaping of Parking Areas: 
(a) Where possible, siting parking areas lower than adjacent residential property with substantial 

landscaping including deciduous and evergreen trees and shrubs with intent to reduce their visual 
impact and to screen the parking from the adjacent residential properties shall be required. 

(b) Planter "islands" between parking bays shall measure six (6) feet from the outside edge of the curb, 
or five (5) feet inside dimension, to provide adequate space for tree trunks, hedges or parking lot 
bollard light supports and to allow for proper maintenance. 

(c) Vehicles shall be prevented from overhanging into landscaped areas through extended curbs or the 
use of concrete wheel stops. 

(d) A minimum of thirty (30) feet of landscaping shall be required between the parking area and rear 
property line adjacent to existing residential uses. 

(e) A minimum of ten (10) feet of landscaping shall be required between the parking area and any side 
property line adjacent to existing residential uses except when a side property line is adjacent to an 
existing public open space area or existing home, in which case there shall be no minimum setback. 

(f) A minimum of ten (10) feet of landscaping shall be required between the parking area and any 
property line adjacent to existing non-residential uses. 

(11) Other Considerations: 
(a) Circulation within the parking areas shall provide for free flow of vehicular traffic.  The on-site parking 

and traffic circulation plan shall be a part of the preliminary site plan review. 
 
(Ord#: 2012-13; 9/04/12) 
 
3-4611:  Loading.  The following articles apply to the loading and/or unloading of materials in a Senior Care Assisted 
Living Overlay development: 
(7) All loading and unloading operations shall be performed on the site.  Off-street berths shall be provided in 

addition to required off-street parking and shall not be located within driveways.   
(8) Adequate turning and maneuvering space to be provided within the lot lines. 
(9) Such loading areas should be located away from the public street to which the use is oriented.   
(10) To the greatest extent possible, loading areas should be screened from all public streets and residential 

dwellings.  This shall be accomplished through careful site planning, and the use of screen walls and 
landscaping.   

(11) In no event shall a loading dock be closer than seventy-five (75) feet from a property line fronting upon a 
street. 

(12) The operation of loading and unloading, including trash removal, for any business that uses building 
entrances that face an adjacent residential zone shall be restricted to the hours between 8:00 a.m. and 6:00 
p.m. Monday through Friday. 

 
3-4612:  Driveway and Curb Openings.   
(1) Unobstructed and direct driveways of sufficient width to safely accommodate projected 20 year turning 

volumes. 
(2) In establishing permissible curb openings and sidewalk driveway crossings for access to private property, 
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they shall not be authorized where they are unnecessary or where they would reasonably interfere with the 
movement of vehicular traffic, with public improvements, or with the rights of the public in the adjacent street 
or alley, and in no case shall any curb opening be of greater length than necessary for reasonable access to 
the property to be served thereby.  In determining the length of curb openings and spacing of driveways, the 
end transitions in each case will be considered a part of the length of the curb opening. 

(3) The following standards shall apply in determining the size of curb openings and location of driveways: 
(a) Access shall require approval from the controlling entity of the right-of-way where access is proposed. 
(b) Driveway openings shall be offset a minimum of 350 feet from the centerline of major arterials at 

intersections, but in no case shall be located within the operational area of the intersection (which 
includes turning lanes with associated tapers) as defined in the "Guidelines" referred to above. 

(c) Driveway design shall incorporate reservoir space or "throat area" at entrances to provide sufficient 
queue storage for exiting vehicles and adequate deceleration distance for entering vehicles, as well 
as separating conflict points on site. 

(d) No driveway opening will be approved which results in vehicles encroaching on any portion of the 
street right-of-way for loading, standing, or unloading. 

(e) Driveway openings must serve only legal off-street parking spaces or loading zones. 
(f) Driveway openings and driveways shall be paved and shall provide for adequate storm drainage. 
(g) Any unused or abandoned driveway openings or portion thereof shall be restored to the original curb 

section at the expense of the abutting property owner.  Upon refusal or neglect of the owner or agent 
to restore the curb and gutter to their original section, the City shall proceed to do such work, and all 
expenditures so incurred shall be charged against the owner or agent. 

(h) No object shall be so situated as to interfere with the required sight distance  at intersections, on or 
off site, including driveway openings, and intersecting driveways. 

(i) Where commercial developments abut State Highway access permits must be required and 
ingress/egress shall be designed to meet regulations adopted by the State of Utah. 

(j) Driveways and Curb Openings shall conform with Exhibit “A”. 
 
3-4613:  Landscaping.  The following guidelines for landscaping shall apply to all developments within the Senior 
Care Assisted Living Overlay district: 
(1) Landscaping shall enhance the overall visual appearance of the development. 

(a) The City may require that landscaping plans be prepared by a registered landscape architect. 
(2) A fully comprehensive landscaping plan shall include, but not be limited to: 

(a) List of plants 
(b) Size 
(c) Location 
(d) Irrigation plan 
(e) Hardscape 

(3) Minimum caliper for all trees shall be one-half inch (1/2”) and minimum shrub size shall be one-half (1/2) 
gallon unless the landscaping is specifically required to screen adjacent residential property in which case the 
trees shall be a minimum of two inch (2”) caliper and shrubs shall be a minimum size of one (1) gallon.  

(4) When inorganic ground cover is used, it shall be in combination with live plants. 
(a) Inorganic ground cover shall not exceed 50% of the landscaping material. 

(5) All landscaping shall have an automatic irrigation system. 
(6) Installation:  All required landscaping shall be properly installed, irrigated, and maintained prior to use 

inauguration or occupancy. 
(7) Maintenance:  Maintenance of approved landscaping shall consist of regular watering, pruning, fertilizing, 

clearing of debris and weeds, the removal and replacement of dead plants, and the repair and replacement of 
irrigation systems and integrated architectural features. 

(8) Front Setback Areas:  All front yard landscaping plans for property along a major arterial shall include the 
Parkway Detail as defined in this Code and City specifications and shall be approved by the City Engineer.  
Landscaping in these areas shall be at least twenty-nine (29) feet wide (twenty feet in width along the front 
property line in addition to a typical nine (9) foot improvement within the right-of-way) continuously along all 
public right-of-way less area for drive entrances and shall consist of an effective combination of street trees, 
trees, ground cover, and shrubbery.   
(a) The property owner shall maintain the landscaping within the parkway detail. 

(9) Other Setback Areas:  The entire area between the side and rear property lines, except for any access 
driveway in said area, shall be as follows: 

(10) Side Setback: A minimum of ten (10) feet of landscaping shall be required between the any side property line 
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except when a side property line is adjacent to an existing public open space area, in which case there shall 
be no minimum setback.    

 
(Ord#: 2012-13; 9/04/12) 
  
(11) Rear Setback:  The rear yard landscape setback shall be as follows: 

(a) A minimum of thirty (30) feet of landscaping shall be provided for all single story buildings. 
(b) A minimum of fifty (50) feet of landscaping shall be provided for all two story buildings. 
(c) The landscape setback for the thirty (30) foot setback shall include one (1) row of trees for single story 

buildings and two (2) rows of trees for two (2) story buildings evenly spaced at one tree for every thirty 
(30) lineal feet adjacent to the rear property line. The trees within these rows shall be spaced to create a 
solid visible barrier and extend ten (10) feet beyond the end of the building and alternate between 
evergreen and deciduous varieties. 

(d) All trees within this area shall be a minimum twelve (12) feet tall with a minimum canopy width of five (5) 
feet and a minimum caliper of two (2) inches at the time of installation. 

(e) All trees within this area and adjacent to a two (2) story building shall be placed on a berm with a 
minimum height of four (4) feet. 

 
(Ord#: 2012-13; 9/04/12) 

 
(12) At Intersections:  Landscaping along all streets and boundaries shall be limited to a height of not more than 

three (3) feet within the area required for minimum sight distance as specified in the AASHTO Policy on 
Geometric Design for the following intersections. 
(a) A vehicular trafficway or driveway and a street; 
(b) A vehicular trafficway or driveway and a sidewalk; 
(c) Two or more vehicular traffic ways, driveways, or streets. 

(13) Other Non-Parking Areas:  All unpaved areas not utilized for parking and storage shall be landscaped 
utilizing ground cover shrub and tree materials, and/or dry landscaped materials. 

(14) Parking Areas:  Landscaping shall be separated from the parking area by wall or curb at least six (6) inches 
higher than the parking area. 

(15) Total Landscaping:  In all cases of Senior Care Assisted Living Overlay development, landscaping shall 
occupy no less than thirty-five percent (35%) of the total land area under development. 

 
3-4614:  Hardscape. 
(1) Hardscape should be used in coordination with architecture and landscaping to provide a link between the 

street edge and building entrances.  Attention to Hardscape details can create visual unity by relating different 
developments to a unifying theme.  In addition, proper hardscaping can improve pedestrian safety and 
movement, and the visual enjoyment of public areas. 

(2) Hardscape can include such items as benches, sculptures, water fountains, enriched paving treatments, 
cobblestone walkways, etc.  A detailed plan of Hardscape design shall accompany landscape plans and shall 
be subject to review by the City Planning Commission to determine continuity with overall development plan 
and harmony with the development of surrounding properties. 

 
3-4615:  Substructures; Storage / Refuse Collections, Etc. 
(4) The following articles shall relate to the screening and location of storage and refuse collection areas: 

(a) With the exception of outdoor refuse as defined in this ordinance all outdoor storage including vehicle 
storage is not permitted. 

(5) Storage:  
(a) All substructures erected for the purpose of screening storage areas shall not be permitted. 
(b) There shall be no visible storage of motor vehicles, trailers, airplanes, boats, or their composite parts; 

loose rubbish, garbage, junk, or their receptacles; tents, or building materials. 
(c) Building materials for use in the same premises may be stored on the parcel during the time that a 

valid building permit is in effect for construction. 
(6) Refuse: 

(a) Every parcel with a building or structure shall have a trash receptacle on the premises.  The trash 
receptacle shall be of sufficient size to accommodate the trash generated.   

(b) The refuse collection area shall be located upon the lot so as to provide clear and convenient access 
to refuse collection vehicles. 
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(c) All outdoor refuse collection areas shall be visually screened from access streets and adjacent 
property by a fully enclosed masonry shelter similar in design and material to that of the main 
building.   
(i) Property owner(s) and/or manager(s) in a Senior Care Assisted Living Overlay District shall 

be responsible for the abatement, clean-up and removal of all garbage or refuse thrown, 
placed, or blown on surrounding property or streets of right-of-way.  Every effort shall be 
made by said owner and/or manager to avoid the spread of such refuse or garbage to the 
surrounding area. 

(ii) The receptacle shall be screened from public view and from all adjacent residential uses, on 
at least three (3) sides by a solid masonry wall six (6) feet in height and on the fourth side by 
a solid gate not less than five (5) feet in height.   
A. The gate shall be maintained in working order and shall remain closed except when 

in use.   
B. The wall and gate shall be architecturally compatible with the primary building. 

(d) No refuse collection areas shall be permitted between a frontage street and the building line.  No 
refuse collection area shall be located within sixty (60) feet of any residential property line. 

(e) Refuse removal and trash collection operations shall occur between the hours of 7:00 a.m. and 6:00 
p.m. 

 
3-4616:  Signs / Sign Illumination.  Signs shall not be permitted with the exception of one unlit monument sign not to 
exceed a total of four (4) feet in height and twenty (20) square feet in size per sign face including a one foot base 
consisting of rock or brick consistent in design and material to that of the primary building. 
(1) Signs shall be landscaped per 3-709(5) in this Code. 
 
3-4617:  Lighting.  The following articles shall relate to guidelines for exterior lighting of any Senior Care Assisted 
Living Overlay development.  These articles relate to parking lighting, sign lighting, architectural lighting, safety 
lighting, and landscape lighting. 
(1) Lighting shall be stationary.  No lighting shall blink, flash, or be of unusually high intensity or brightness.  
(2) Lighting shall be directed toward the ground and away from all adjacent properties and public streets and 

rights-of-way.  
(a) Lighting shall be shielded or recessed so that direct glare and reflections are contained within the 

boundaries of the parcel.   
(3) Any parking lot lighting may be approved by the Planning Commission with limitations. Parking lot lighting 

may consist of bollard lights no more than four (4) feet in height.   
(a) Type and location of bollard shall be approved by the Planning Commission.  
(b) Any approved parking lot lighting types shall have a cap to direct all light toward the ground.   
(c) Parking lot lighting shall not be operable between the hours of 10:00 p.m. and 7:00 a.m.   
(d) Street lighting and parking lot lighting contribute to the safety and security of each development, 

improving night visibility.  Unique lighting fixtures may provide easy identification of entrance and exit 
ways for motorists.  Such lighting shall be encouraged, however, lighting potentially visible from 
adjacent properties shall be subdued and shall not interfere with vehicular traffic. 

(4) Use of mercury vapor or exposed fluorescent lights is prohibited.  Energy efficient warm, white lighting, such 
as high pressure sodium or quartz halogen, is encouraged. 
(a) Lighting located between the main structure and any residential dwelling unit shall not exceed 100 

watts. 
(5) Automatic timers on lighting shall be required.  Well designed systems can maximize personal safety during 

nighttime use while saving energy. 
(6) The use of Lighting to enhance landscaping and reinforce building architecture, with dramatic up lighting or 

wall shadow effects from plant materials as typical in a residential setting is encouraged (lighting directed at 
signage is not permitted). 
(a) Lighting used to enhance landscaping or architecture shall not exceed 60 watts. 

(7) Light fixtures shall be consistent in styling with the design theme proposed for that development. 
(8) Service area lighting shall be contained within service yard boundaries, with light sources concealed. 
(9) A lighting plan shall be submitted for approval at the time of the application for a Conditional Use permit. 

(a) A lighting plan shall be submitted with any building permit as part of the building permit which shall be 
consistent with the approved lighting plan attached to the approved Conditional Use Permit. 

 
3-4618:  Projections.  The following list represents the only projections/construction that shall be permitted within the 
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required setback areas: 
(1) Front Setback:  Roof overhangs, porte-cochere (for picking up and dropping off residents only). 

(a) In no case shall a porte-cochere be closer than thirty (30) feet from a front property line. 
(b) Roof projections shall not extend more than three (3) feet into the front setback. 
(c) Any roof projections shall be designed and constructed to provide enough clearance for emergency 

vehicle access.   
(2) Rear / Side Setbacks:  Roof overhangs, and any projection/substructure which is determined by the Planning 

Commission to substantially contribute to public safety. 
(a) In no case shall a porte-cochere be closer than twenty (20) feet from a side/rear property line. 
(b) Roof projections shall not extend more than three (3) feet into the side/rear setback. 

 
3-4619:  Grading.  The following guidelines shall apply to grading of Senior Care Assisted Living Overlay Zoned 
properties: 
(1) Grading shall conform to natural topography as much as possible and result in a harmonious transition of the 

man-made grades with the natural terrain. 
(2) Man-made land forms shall be graded to avoid unnatural sharp or straight edges and planes.  The top and toe 

of graded slopes shall be rounded to avoid a harsh machine-made appearance. 
(3) Parking lots shall be graded for proper drainage with surface water diverted in such a way as to keep the 

parking area free of accumulated water, snow, or ice.  
(4) Parking lots shall have minimum and maximum percent grades as set forth by the City Engineer. 
(5) Berms are to be graded in gentle, undulating naturalistic forms.  No straight, steep or erodible slopes are 

permitted.  Provisions are to be made for drainage around or through berms as necessary.  Generally, a berm 
height of thirty-six (36) inches from top of adjacent curb is the maximum desired. 

 
3-4620:  Utilities / Equipment.  The following articles shall relate to the installment, location and screening of utilities 
and other exterior equipment: 
(1) All utilities, including drainage systems, sewer, gas and water lines, electrical, telephone and communications 

wires, and related equipment, irrigation ditches and/or pipes, shall, where possible, be installed and 
maintained underground. 

(2) No mechanical equipment (including, but not limited to, components of plumbing, processing, heating, 
cooling, and ventilating systems) shall be visible on site or from adjacent property. 

(3) No exterior components of such mechanical equipment (e.g. piping, stacks and duct work, fans and 
compressors) shall be mounted on any building wall unless they are an integrated architectural design 
feature.  Any such components shall only be permitted with the written approval of the City Planning 
Commission. 

(4) Roof mounted mechanical equipment shall be hidden from view by building parapets of equal height. 
(5) If building parapets do not provide adequate screening of mechanical equipment from the upper floors, 

screening shall be installed as an integral part of the overall architectural design, and painted such a color as 
to allow its blending with its visual background. 

(6) Equipment and mechanical devised shall not be located in any required setback area or side yard except for 
electrical or telephone equipment installed by the utilities.  Screening shall be provided so that equipment 
located in the area is screened from view from all adjacent streets and properties.  Such screening shall be 
accomplished with materials and designs that are compatible with the architectural character of the building. 

(7) Electric transformers, utility pads, cable TV and telephone boxes shall be located out of public rights-of-way 
and underground or screened with walls, fences or vegetation or otherwise enclosed in a manner harmonious 
with the overall architectural theme. 

 
3-4621:  Roof Design.  The following articles shall apply to roof structure and design in any Senior Care Assisted 
Living Overlay development: 
(1) The following roofing materials are prohibited, either because of their appearance, or because they are not 

likely to perform satisfactorily in the climate of Highland City: 
(a) Untreated aluminum or metal (except that copper may be used) 
(b) Reflective materials 
(c) Brightly colored roofing materials such as bright red, blue, yellow, neon colors, or similar colors that 

are highly visible 
(2) The following roof shapes are prohibited in Highland city, either because of their appearance, or because of 

their poor performance: 
(a) Gambrel roofs 
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(b) Curvilinear roofs 
(c) Domed roofs 
(d) Geodesic domes 
(e) Conical roofs 
(f) A-frame or modified A-frame roofs 

(3) Skylights and solar panels must be designed to fit flush with the roof surface, or up to a maximum of two feet 
above the roof's surface.  No reflective materials may be used unless thoroughly shielded to prevent reflection 
into nearby properties. 

 
3-4622:  Nuisances.  No portion of the property shall be used in such a manner as to create a nuisance to adjacent 
sites, such as, but not limited to, vibration, sound, electromechanical disturbance and radiation, electromagnetic 
disturbance, air or water pollution, dust emission of odorous, toxic, or noxious matter, or placement, dumping or 
blowing refuse, paper or other garbage. 
(1) Noise Attenuation:  All Senior Care Assisted Living Overlay areas within Highland City shall be subject to the 

following noise limitations: 
(a) Noise from external sources may not exceed 65 d.b.a. during daylight operations. 
(b) Noise from external sources may not exceed 45 d.b.a. during nighttime operations. 
(c) Senior Care Assisted Living Overlay developments shall incorporate site planning techniques in order 

to reduce resident exposure to noise and shall, if needed provide adequate sound attenuation walls in 
conformance with the standards set forth in these articles.   

(2) Dust Mitigation: All excavations in excess of 1/4 acre shall obtain and file with the City a dust mitigation plan. 
(a) Grading, Sedimentation and Erosion Control.  All building permits shall be accompanied by a grading, 

sedimentation, and erosion control plan which shall at a minimum include environmental fencing 
surrounding the project and best management practices.  

 
3-4623:  Change of Use.  Any person constructing or altering a building in the Senior Care Assisted Living Overlay 
zones shall first apply for and receive approval for a Conditional Use Permit before applying for a building permit from 
the City for such construction or alteration, and then shall obtain a certificate of occupancy from the City before the 
building being constructed or altered is occupied. 
(1) If the proposed use is discontinued for a period of one-hundred eighty (180) days then the overlay zone 

applied to the specific property is considered null and void, the Conditional Use Approval shall be terminated, 
the property shall revert back to the underlying zone, and the zoning ordinances of the underlying zone shall 
apply. 

(2) If a new use is proposed which alters or is inconsistent with all of the requirements of this ordinance then the 
overlay zone applied to the specific property is considered null and void, the Conditional Use shall be 
terminated, the property shall revert back to the underlying zone, and the zoning ordinances of the underlying 
zone shall apply. 

 
3-4624:  Architectural Design.  The architectural design (including design, rendering, and a list of building materials) 
of each Senior Care Assisted Living Overlay building and the storage shed complex are attached hereto as Exhibit “C” 
and incorporated herein as a specific requirement of this zone. The exact location of the building on the site plan is 
designated in Exhibit “A”, which locations are also incorporated herein as a specific requirement of this zone. Prior to 
the issuance of building permits for any permitted or conditional use within the Highland City Senior Care Assisted 
Living Overlay District, the City Planning Commission shall review the proposed development plans to assure 
compliance with the architectural design guidelines provided in this and other sections of Article 4.6 of Highland City's 
Senior Care Assisted Living Overlay Zone.  Appeals of actions on architectural compliance may be heard by the City 
Council.  Prior to the issuance of building permits for any conditional use within the Highland City Senior Care 
Assisted Living Overlay Zone, the City Planning Commission shall review the proposed development plans to assure 
compliance with the architectural design guidelines provided in this and other sections of Article 4.6 of Highland City's 
Senior Care Assisted Living Overlay Zone. 
(1) Overall Architectural Outline: 

(a) The proposed development shall be of a quality and character which is consistent with the community 
design goals and policies including but not limited to: scale, height, bulk, materials, cohesiveness, 
colors, roof pitch, roof eaves and the preservation of privacy. 

(b) The design shall improve community appearance by avoiding excessive variety and monotonous 
repetition. 

(c) Proposed signage and landscaping shall be an integral landscaping feature which uses natural 
materials in natural earthtone materials, is very subtle and subdued in design, is not lighted, and does 
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not overwhelm or dominate the structure or property. 
(i) Wall signs or any other sign type shall not be allowed except as permitted in 3-4624 of this 

Code. 
(d) Lighting shall be stationary and deflected away from all adjacent properties and public streets and 

rights-of-way. 
(e) Mechanical equipment, storage, trash areas, and utilities shall be architecturally screened from public 

view. 
(f) With the intent of protecting sensitive land uses, any proposed design shall promote a harmonious 

and compatible transition in terms of scale and character between areas of different land uses. 
(g) All building elevations shall be architecturally treated. 
(h) Both sides of all perimeter walls or fences shall be architecturally treated. 

(2) Architectural Guidelines:  The following architectural design guidelines apply to all permitted and conditional 
uses in the Highland City Senior Care Assisted Living Overlay District: 
(a) The siding materials listed below are prohibited in any SENIOR CARE ASSISTED LIVING OVERLAY 

building in Highland City: 
(i) Weeping mortar 
(ii) Plastic or vinyl siding 
(iii) Lava rock 
(iv) Asphalt or hardboard siding 
(v) Plywood siding 
(vi) Stucco walls divided by wood dividers 
(vii) Metal grills and/or facades 
(viii) Non-colored-anodized and/or unpainted aluminum, except for flagpoles. 
(ix) Aluminum siding 

(b) Architectural design in Highland City has primarily been simple.  Highly ornate buildings are 
inconsistent with the architecture of the community and shall be prohibited. 

(c) Different exterior siding materials add interest to a building, and to the community as a whole, 
however, the use of too many exterior materials, like excessive ornamentation, detracts from the 
values of adjoining properties.  Exterior walls of any building may be sided with up to three different 
materials per building, but no more than three materials may appear on any one wall, including 
ornamental siding.  Trim shall not be counted as a siding material.  If trim covers more than 10% of a 
side of the building, it shall be counted as a siding material on that side. 

(d) Colors shall be limited to soft shades and/or earth tones.  No bright or neon colors shall be allowed on 
exterior of buildings. 

 
3-4625:  Non-Conforming Structures and Uses.  Non-Conforming Structures and Uses are not allowed. 
 
3-4626:  Irrigation Water Requirements.  Developments occurring under the provisions of this Article must comply 
with the irrigation water requirements of Sections 5-8-111, 5-8-112 and 7-103 of this Code. 
 
3-4627:  Submittal Requirements.  All permitted uses proposed for development under this Article shall be subject to 
site plan review according to Highland City Development Policy.  There shall be submitted to the Planning 
Commission a plan for the use and development of each tract for the purposes of and meeting the requirements set 
forth in this ordinance.  Said plan shall be accompanied by information concerning the number of persons to be 
employed, the effects on surrounding property, and other physical conditions, including the effect of the project on 
adjacent streets and shall include the following: 
(6) Site Plan.  A site plan to be included as attachment “A” showing lot lines and defining the area to be occupied 

by buildings, the areas and configurations to be used for parking, lighting, the location of roads, driveways, 
sign, and walks and the spaces for loading and refuse storage. 
(a) Enough information on land areas adjacent to the proposed development to indicate adjacent land 

uses, zoning classifications, circulation systems, public facilities, and unique natural features of the 
landscape. 

(7) Landscaping Plans.  Landscaping plans to be included as attachment “B” indicating the percentage of 
landscaping on the site, showing landscaping areas and identifying all of the planting materials and their 
locations. 
(a) The landscaping plan should illustrate a reasonable effort to screen adjacent residential use from 

parking lots and refuse storage facilities. 
(8) Architectural Drawings.  Elevations and/or architectural renderings of buildings' facades to be included as 
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attachment “C” being sufficiently complete to show architectural design, building heights and roof lines, 
identifying building materials and colors and light standards, openings in the facade, and the general 
architectural character of the building. 
(a) A building materials board shall be included with the architectural elevations provided to the Planning 

Commission for review. 
(9) Licenses.  Prior to issuance of a building permit for an Assisted Living or Nursing Care Facility, the person or 

entity licensed or certified by the Utah Department of Health or Utah Department of Human Services to 
establish and operate the facility shall: 
(a) Provide evidence or documentation including a copy of any documents required per 3-4605 in this 

Code. 
(b) The owner/operator shall provide to the City proof of adequate insurance for the program’s vehicles, 

hazard insurance on the home, and liability insurance to cover residents and third party individuals. 
(10) Development Agreement.  A Developer Agreement shall be executed between the City and Developer 

outlining the conditions of approval for the SCALO Zone and Conditional Use Permit. 
(11) Conditions, Covenants and Restrictions.  A Copy of the proposed CC&R’s shall be provided. 
(12) Traffic Study.  In certain cases where the location of a proposed facility is adjacent to a high traffic area and 

there is a concern for traffic safety, the Planning Commission or City Council may require the applicant to 
provide a traffic study. 

(13) Additional Information.  Any additional information as required by the Planning Commission to evaluate the 
character and impact of the proposed development. 

 
3-4628:  Action of Site Plan.  The Planning Commission shall either recommend approval, recommend a denial, or 
recommend with conditions, the site plan.  The site plan then must be approved by the City Council. 
(2) Findings necessary to granting approval for the site plan are:  

(a) The proposed use and development of land conforms to the provisions of this ordinance, and 
recommendations of the City Zoning Administrator and City Engineer. 

(b) The development is otherwise not detrimental to the public health, safety, general welfare, or to 
adjacent property, or to the orderly development of the City. 

(c) Approval of a traffic impact (TA) analysis for the proposed development may be required, to be 
completed by a competent transportation engineer at the developer's expense.  Said TA shall, as a 
minimum, address the suitability of the proposed parking, street access, driveway, and on-site traffic 
circulation systems and the impact on the adjacent street system. 

(d) Demonstration that adverse impacts on neighboring residential properties have been reasonably 
initiated. 

 
3-4629: Appeals.  Appeals from any decision of the City Council with respect to a Conditional Use Permit may be 
directed to the District Court within thirty days. Appeals from any decision of the Planning Commission may be 
directed to the Appeal Authority per Chapter 2, Article 3 in this code with the exception of Architectural Appeals which 
may be submitted to the City Council per 3-4624. 
 
3-4630:  Security:  Site Improvements / Project Completion.  The following articles shall apply to all Senior Care 
Assisted Living Overlay developments within Highland City. 
(2) Site Improvements: 

(a) Guarantee:  To guarantee the construction, repair and/or replacement of required public 
improvements, the permittee shall post a bond in the form of a cash deposit per Chapter 6, 
Guarantee of Performance, in this Code. 
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ARTICLE 4.7 
 

(Adopted: 9/22/1999, Amended 4/7/2009, Ord# 201015Amended 9/7/2010) 

 
TOWN CENTER OVERLAY 

 
 
3-4701:   Purpose 
3-4702:   Definitions 
3-4703:   Land Area 
3-4704:   Density 
3-4705:   Permitted Uses 
3-4706:   Conditional Uses 
3-4707:   Prohibited Uses 
3-4708:   Change of Use 
3-4709:   Non-Conforming Structures and Uses 
3-4710:   Lot Coverage 
3-4711:   Location of Open Space 
3-4712:   Architectural Standards 
3-4713:   Architectural Design 
3-4714:   Signs / Sign Illumination 
3-4715:   Lighting 
3-4716:   Residential Uses 
3-4717:   Accessory Structures 
3-4718:   Convenience Stores 
3-4719:   Temporary Outdoor Farmer’s Market 
3-4720:   Hotels 
3-4721:   Mixed Use Automobile Service Facilities    
3-4722:   Location of Gasoline Pumps 
3-4723:   Substructures; Storage/Refuse Collections, Etc. 
3-4724:   Utilities/Equipment 
3-4725:   Roadways 
3-4726:   Parking 
3-4727:   Loading 
3-4728:   Driveway and Curb Openings 
3-4729:   Landscaping 
3-4730:   Landscaping Maintenance 
3-4731:   Hardscape 
3-4732:   Submittal Requirements 
3-4733:   Water Requirements 
3-4734:   Grading 
3-4735:   Nuisances 
3-4736:   Appeals 
3-4734:   Security: Site Improvement/Project Completion 
 
3-4701:  Purpose.   
The following provisions fill the City Objectives to promote the public health, safety, and general welfare of present 
and future Highland residents: 
(1) To provide a central area where commercial, retail and residential could be blended in an attractive walkable, 

open space environment. 
(2) To provide higher density development with well planned open space public gathering areas. 
(3) To provide Commercial, retail and civic opportunities of a wide variety which meet the basic needs of the 

Highland area and its residents.  

(4) To promote clarity, flexibility and cooperation in long term planning, working for the success and future of the 
Town Center.  
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3-4702:  Definitions. 
(1) Commercial Design Standards.  The Design Standards are adopted as part of this ordinance and shall 

direct the owner, developer, City Council, Planning Commission and staff when determining compatibility and 
design elements for site planning and architecture within the Town Center.   

(2) Cornice.  The uppermost banding of architectural moldings along the top of an exterior wall or just below a 
roof. 

(3) Development Review Committee.  The Development Review Committee consists of the Public Works 
Director, Community Development Director, Fire Chief, and Police Chief.  A member of each utility company 
with utilities located within Highland City boundaries shall also be noticed and invited to attend. 

(4) Flex Use.  Flex use shall mean a property whose use may include Attached High Density Residential Uses, 
Live-work Uses, Office Uses, Retail Uses or any combination of all four.  

(5) Ground Floor.  The first floor of a building constructed above grade with available access from a sidewalk. 
(6) Hardscape.  Hardscape shall include pavers, concrete planter boxes, masonry trash receptacles, pedestrian 

benches, bicycle racks, plazas, paseos, fountains, outdoor eating areas, and sculptures.  Hardscape shall be 
approved as part of the overall site plan approval. 

(7) HCESCC (Highland City Environmentally Sustainable Construction Credits) is a checklist located on pages 
44-48 within the Commercial Design Standards. 

(8) Open Space.  All areas not used for parking or structures will be open space as defined within this ordinance.    
(9) LEED.  LEED (Leadership in Energy and Environmental Design) is an ecology-oriented building certification 

program run under the auspices of the U.S. Green Building Council (USGBC). 
(10) Parking Plan Schematic.  These are schematics illustrated in the Town Center Master Plan and the 

Commercial Design Standards which generally identify the areas where parking stalls are permitted. Parking 
requirements are defined herein. 

(11) Senior Housing.  Multi-story or multi-story mixed use housing products which are specifically designed and 
marketed entirely to meet the needs of at least one of the three stages of senior living. 

(12) Town Center Land Use Map.  The Town Center Land Use Map found on page 34 within the Commercial 
Design Standards is the official land use schematic adopted as part of this ordinance and marked as such 
generally defining all building location areas and parking sites, as well as identifying specifically permitted 
land uses. 

(13) Upper Floor.  Any building story constructed above the Ground Floor. 
 
3-4703:  Land Area.  It is determined to be in the best interest of the Highland City to limit the applicability of this 
ordinance to the area known as the “Town Center”.  This area is generally bounded by 11000 North on the north, 
Alpine Highway on the east, 5600 West on the west and 10700 North on the South as contained in the Highland City 
Zoning Map as amended.   
 
3-4704:  Density.  Density within the Town Center is determined by each district a project is located in, and its 
proposed use, as follows:  
(1) Residential density.   

(a) The Town Center Overlay Urban Subdivision as identified in Article 4.7.4 Highland Development 
Code, recorded as the Highland Village Subdivision and indicated within an area defined by the Town 
Center Land Use Map located in the Commercial Design Standards shall have a maximum density of 
4.5 units per acre.   

(b) The Town Center Transitional Housing Overlay as identified in Article 4.7.6 Highland Development 
Code, recorded as the Coventry Subdivision and indicated within an area defined by the Town Center 
Land Use Map located in the Commercial Design Standards shall have a maximum density of 7.5 
units per acre.   

(c) The Town Center Flex Use District within the area defined by the Town Center Land Use Map located 
in the Commercial Design Standards shall have non-residential density that is determined by parking 
requirements, access requirements and height restrictions. 

(d) Town Center Residential.   The number of residential units within the Town Center Flex District and 
Town Center Mixed Use Residential District defined by the Town Center Land Use Map located in the 
Commercial Design Standards shall not exceed three-hundred forty-two (342) units in total and 
project density shall not exceed twelve (12) dwelling units per acre (du/ac) for any given 
development. 
(i) Town Center Mixed Use Residential (TCMUR).  The number of residential units within the 

TCMUR District shall not exceed 22.7 units per acre or 162 units total.   
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A. If significant changes to the existing site plan and/or use are proposed within this 
district, the maximum density shall revert back to 12 units per acre. 

(2) Non-residential building density.   Non-residential density, where permitted, shall be defined as area that is 
not comprised of residential use and is determined by the adopted Town Center Master Land Use Plan which 
is incorporated as a part of this ordinance within the adopted Commercial Design Standards.  Density for non-
residential uses shall be limited by parking requirements, access requirements and height restrictions.     

 
3-4705:  Permitted Uses.  The only permitted uses allowed within the Town Center Overlay which satisfy the primary 
intent or purpose for the Zone are subject to conditions as defined the Land Use Table 3-47A in this ordinance and 
are identified by District.  Permitted uses may be subject to additional conditions as described within this Code.  
Locations of specifically permitted uses are defined in the Commercial Design Standards in the Town Center Master 
Land Use Map and shall be applied at site plan and architectural approval if applicable.  Applicants seeking building 
permits for structures within the Town Center Overlay shall first obtain site plan design and architectural design 
approval as defined in this ordinance prior to application for a building permit.  
 
3-4706:  Conditional Uses.  The only conditional uses permitted within the Town Center Overlay are those identified 
in Land Use Table 3-47A.  
 
3-4707: Prohibited Uses. In the Town Center Zone, any use not expressly listed as a permitted use or a conditional 
use shall be deemed specifically prohibited including but not limited to the following: 
(1) Slaughtering of animals or live animal processing 
(2) Sexually Oriented Businesses 
(3) Call centers 
(4) Alcohol sales 
(5) Thrift Stores or Pawn Shops 
(6) Tattoos or body piercing shops, parlors or facilities. 
 
3-4708:  Change of Use.   Change of use is considered a permitted use if that use is listed as permitted and the 
proposed new use does not violate any other portion of this ordinance. A change of use that is listed as a Conditional 
Use shall require the applicant to obtain a new Conditional Use Permit prior to proceeding with that proposed use.  
Any uses not defined as permitted or conditional are specifically not permitted and shall not be allowed in this zone.  
 
3-4709: Non-Conforming Structures and Uses.  These provisions provide for the orderly termination of non-
conforming buildings, structures, and uses to promote the public health, safety, and general welfare, and to bring 
these buildings, structures, and uses into conformity with the intent of the Town Center Zone of Highland City.  For 

more information relating to non-conforming uses see (Chapter 3, Article 2) of this Code. 
 
3-4710:  Lot Coverage.  A project which applies for a land use under this ordinance must conform to this ordinance 
and the Highland Commercial Design Standards.  Building locations are generally defined on the Town Center Land 
Use Map located within the Commercial Design Standards as attached.   
 
3-4711:  Location of Open Space.  All projects must conform to the requirements imposed for open space as shown 
on the master plan.  Any property not utilized for a structure, sidewalks, parking, and parking access shall be 
landscaped by the owner/developer.  The parkway detail shall be installed by each property owner/developer at the 
time of construction along SR-92 or SR-74 per the city standard. 
 
3-4712:  Architectural Standards.  Incorporated as part of this ordinance are the Commercial Design Standards. All 
projects must conform to the architectural standards as set forth in the Commercial Design Standards and Section 3-
4713.   
 
3-4713:  Architectural Design.  . 
(1) Overall Architectural Outline:  It shall be clearly evident that building design has been initially 

conceptualized from traditional architectural styles and generally consistent with the local vocabulary within 
the Town Center as defined below.  If it is proven that the building has been designed with the intention of 
meeting the HCESCC requirements (Highland City Environmentally Sustainable Construction Credits - a 
minimum of 80% of the qualifying elements) an exception shall be considered and the building may be 
designed consistent with typical LEED and other environmentally conscious structures which are commonly 
post modern in form and aesthetic.  In all cases the design of any building shall not distract from the overall 
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form of the Town Center. Each building shall include traditional design elements associated with that 
architectural style.   
(a) Property owner/developer may choose one of the following architectural styles as a basis for their 

building design and the final product shall be visually identified as one of the following classic 
architectural styles..  Buildings will only be approved if they are similar in design to the approved 
representations of buildings from each of the following styles provided in the Design Guidelines: 
(i) Academic Classicism 
(ii) Colonial Revival 
(iii) Craftsman 
(iv) English Revival 
(v) Federalist, Federal 
(vi) French Provincial 
(vii) Georgian 
(viii) Italianate 
(ix) Neoclassical 
(x) Post Modern (if meets 80% of HCESCC requirements only) 

(b) As a guideline, special sensitivity should be given to provide continuity of building development along 
street fronts; and 
(i) Buildings located along Town Center Boulevard, Parkway East, Parkway West, Town Square 

Street East or Town Square Street West shall be designed to front that right-of-way which it 
faces. 

(c) All commercial buildings along Town Center Boulevard, Town Square Park East, Town Square Park 
West, Parkway East and Parkway West shall be located as close to each other as allowed by 
Building Code except in areas designated for drives to access parking areas.  Any area between 
buildings shall be developed as paseos (pedestrian access points between parking and building 
fronts) or plazas. 

(d) Strip-mall or in-line type developments shall be avoided.  Multi-user buildings shall be designed to 
appear as a separate building with a different architectural style (defined above) for each leasable 
ground floor space along the building front. 

(2) Door and Window Openings.  Doors and windows may be considered one of the most important design 
elements for successful building design and shall be required to have the following elements incorporated into 
their design: 
(a) Entries and Doors.  Commercial entries are a significant contributor to the success of building 

design and shall be designed to emphasize the front door.   
(i) Doors may be constructed of high grade architectural solid wood or metal and glass 

construction.   
(ii) All ground floor doorways facing a right-of-way shall be set in and designed with a minimum 

separation of twelve inches from the fronting wall. 
(iii) All buildings that are located along Town Center Boulevard, Parkway East, Parkway West, 

Town Square Street East or Town Square Street West shall provide a front door and 
pedestrian entry into that structure from that right-of-way which it faces. 
A. Additional access (side and rear) shall be permitted if the front access has been 

architecturally addressed giving the appearance of a main entrance along the 
pedestrian sidewalk.  The front shall be any portion of a building that is immediately 
adjacent to a designated right-of-way (not including driveway or parking lot access). 

B. Special consideration shall also be given to the Town Center Park.  Structures with a 
wall adjacent to the Town Center Park shall be designed to address the park with a 
main entrance or front door. 

(b) Entrance Element.  Every building shall provide an architectural element over each entrance 
according to the architectural style associated with that building.  At minimum a building shall 
incorporate one of the following: 
(i) Pediment 
(ii) Portico 
(iii) Stoop 
(iv) Arcade 

(c) Windows.  Each building shall include a minimum of fifty percent (50%) fenestration on the ground 
floor for any facade that faces a right-of-way and is located within thirty (30) feet of that right-of-way 
for the purpose of providing visibility into the store (this is calculated from the building width).  It is 
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recommended the display window front is utilized for visible exposure to retail products sold inside 
each unit.   
(i) Each window shall incorporate a majority of the following window elements: 

A. Mullions 
B. Sash 
C. Sill 
D. Apron 
E. Casing 
F. Jamb 

(ii) All upper story windows shall be of a high quality casement, single-hung or double-hung type 
similar in color and material to the ground floor windows; and 

(iii) All front ground floor windows of commercial buildings shall be one-hundred percent (100%) 
transparent for the purpose of displaying business products and providing visibility into the 
building with the exception of window signage as permitted and defined in Article 7 Signs in 
this Code; and 

(iv) Architectural quality storefront windows shall be provided as defined in the Commercial 
Design Standards; and 

(v) Every window shall include architectural window treatment and finish elements defined by the 
architectural style associated with the building the window is associated with; and 

(vi) Every building shall include upper floor transparent fenestration for each story with an amount 
equal in rhythm and scale to the ground floor windows as defined in the Commercial Design 
Standards. 

(d) Window Treatments.  Each building shall provide an architectural window canopy/awning of some 
type on the ground floor consisting of a high quality architecturally treated materials consistent with 
the architecture of the building. 

(3) Architectural Elements.  All buildings shall incorporate the six (6) common building design elements (see (a) 
through (f) below); and all buildings shall incorporate the seven (7) common architectural design elements 
(see3-4713(3)(b) below) consistent with 3-4713(1) and typically associated with Highland City as follows: 
(a) Common Lighting Theme;  

(i) Building lighting,  
(ii) Parking lot lighting,  
(iii) Street lighting. 

(b) Common Architectural Design Elements;  
(i) Columns,  
(ii) Lentils,  
(iii) Window treatments, high percentage of fenestration, mullions,  
(iv) Portico/arbor/arcade/pediment,  
(v) Quoins,  
(vi) Common high quality roofing materials,  
(vii) High quality building materials (earthone colors, brick, rock, trim).  

(c) Common Sign Theme.  All signage shall adhere to an approved common sign theme and be 
consistent with the requirements of Article 7 Signs in this Code. 

(d) Interior Parking.  A significant majority of all parking areas shall be located behind buildings and not 
adjacent to public rights-of-way.   

(e) Color and Material.  Colors shall be limited to an earthtone palette. 
(i) A building front shall be any building facade parallel to a right-of-way and located within thirty 

(30) feet of that right-of-way.  With the exception of exposed wood/timber architectural 
elements, fifty percent (50%) of a building front facade on the ground floor shall be a high 

quality architectural rock, brick or stone (does not include cinder block, split face block or 
similar).   

(ii) A corner building shall be considered to have two (2) building fronts and shall be required to 
be finished with a minimum of fifty percent (50%) high quality architectural rock or stone on 
the ground floor for each facade parallel to a right-of-way within thirty (30) feet. 

(iii) In all cases, exposed heavy timber shall be incorporated in the building front design. 
(f) Roof Design.  All roof design shall conform to the Commercial Design Standards.  At minimum, a 

roof may not continue the same height or style for a horizontal distance exceeding seventy-five (75) 
feet unless it would not be consistent with the architectural style.  All buildings shall incorporate heavy 
cornices, raking cornices, eaves and friezes to provide aesthetic character to the roof, mitigate large 
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long rooflines, allow sunlight to access the pedestrian network.  Whenever possible rooflines should 
be designed to provide view corridors to American Fork Canyon and the Alpine Bowl. 
(i) A sloped mansard type roof may not exceed 14 feet in vertical height and in all cases any 

type of sloped roof may not exceed fifty feet (50’) to its highest point measured from the top 
of the curb on the closest adjacent public street. 

(4) General Requirements.  In addition to the previous requirements of this Code and requirements outlined in 
the Commercial Design Standards, the following shall also apply:    
(a) The proposed development shall be of a quality and character which is consistent with the community 

design goals and policies including but not limited to: scale, height, bulk, materials, cohesiveness, 
colors, roof pitch, roof eaves and the preservation of privacy. 

(b) The design shall improve community appearance by avoiding excessive variety and monotonous 
repetition. 

(c) The design shall incorporate historic materials that will create community identity and define the Town 
Center by separating it from other similar developments with the use of such materials as rock, brick, 
and the four common architectural design elements found in Highland defined by the Commercial 
Design Standards, page 10; and 
(i) Varying from a company’s prototypical building design is encouraged, and required if it is not 

consistent with all of the requirements of this zone.  
(d) Proposed signage shall be an integral architectural feature which does not overwhelm or dominate 

the structure or property and is consistent with the architectural style of the building the signage is 
associated with; and 

(e) Down lighting shall be stationary, baffled on all sides and directed/deflected away from adjacent 
residential properties.  Lighting located on light poles shall not exceed fifteen feet (15’) in height 
above a three foot (3’) base maximum. 

(f) With the intent of protecting sensitive land uses, any proposed design shall promote a harmonious 
and compatible transition in terms of scale and character between areas of different land uses. 

(g) All building elevations shall incorporate 360 degree architecture except for building sides that are less 
than ten (10) feet from an adjacent building and if a paseo does not exist between them. 

(h) If parking structures are proposed, they shall be architecturally compatible with the primary structure 
and shall incorporate landscaping features along the exterior walls on each level of parking. 

(i) All perimeter walls shall be architecturally treated and heavily landscaped. 
(j) ATV or Motorcycle Sales.  Permitted uses associated with the sale of vehicles per Section 3-4705 

may have additional regulations and restrictions placed upon that use by the Planning Commission in 
order to mitigate any detrimental affects that this use may have upon adjacent residential and/or 
commercial properties.  It is the intent of this provision to minimize noise and light pollution while 
enhancing the aesthetic and architectural impacts consistent with the Commercial Design Standards 
and the Town Center.  These additional requirements which may be required by the Planning 
Commission in order to obtain Architectural and Site Plan Approvals are as follows: 
(i) Building Location.  In all cases, Sales buildings associated with ATV or Motorcycle sales 

shall be subject to all of Section 3-4713 . 
A. All buildings shall be designed so that the largest portion of that building is located 

adjacent to the nearest primary right-of-way; and  
B. All buildings shall incorporate a significant amount of fenestration adjacent to the 

nearest primary right-of-way which may be used to exhibit vehicles for sale; and 
C. All buildings shall be designed with two primary entrances which shall include an 

architecturally significant primary entrance from the nearest adjacent right-of-way; 
and  

(ii) Parking.  The majority of parking locations for customers shall be located between the 
portion of the building opposite the nearest right-of-way and the rear property line (not 
including on-street parking); and 
A. The majority of parking locations for vehicles for sale shall be located between the 

portion of the building opposite the nearest right-of-way and the rear property line 
(not permitted within the on-street parking locations); and 

(iii) Noise.  In no case shall any structure include exterior speakers, intercoms or similar; and 
A. In no case shall any noise not primarily associated with other permitted uses in the 

Town Center be heard from adjacent property owners; and 
(iv) Signage.  All signage associated with this use shall strictly adhere to Chapter 3, Article 7, 

Signs and 3-4713(4)(d) in this Code; and 
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A. Sales Events.  ATV or Motorcycle Sales uses may use balloons and/or window signs 
on vehicles to be sold to advertise a sales event. 

(v) Lighting.  In no case shall any lighting be designed to project onto an adjacent property and 
in all cases shall lighting be designed to face downward; and 
A. All lighting shall be subject to 3-4713(4)(e) and 3-4715 of this ordinance. 

(vi) Service.  Any service or mechanic shop facility associated with this use shall be subject to 3-
4721 and 3-4722 in this ordinance. 

(5) Building Height and Location.  Buildings shall be defined by District.  It is the intent of this zone to create 
separate unique districts with specific determined uses and environments appealing to both automotive and 
pedestrian scales.  This will be accomplished by defining the street edge and incorporating pedestrian 
elements to the street and buildings.  In addition, buildings shall be designed and located to address the 
street it is located adjacent to.  These important elements are defined as follows: 
(a) All buildings shall be set back a minimum of ten (10) feet from the nearest right-of-way; and 
(b) All commercial buildings along Town Center Boulevard, Town Square Park East, Town Square Park 

West, Parkway East and Parkway West shall be located as close as reasonably possible to adjacent 
buildings with the preference of a zero lot line design concept except in areas designated as access 
for parking or pedestrians.  Any area between buildings along the previously identified right-of-ways 
shall be developed as paseos (pedestrian access points between parking and building fronts) or 
plazas. 

(c) All building structures above the ground floor shall be setback a minimum of eight (8) feet from the 
lower fronting vertical wall along Town Center Boulevard, Parkway East, Parkway West, Town 
Square East, and 10700 North. 

(i) For non-residential it is highly recommended and for residential uses it shall be required that 
the area above the ground floor within the setback shall be designed and engineered to be a 
functional balcony, courtyard, garden, outdoor patio, outdoor seating area, or similar that 
promotes private use and public interaction.  

(d) Town Center Commercial Retail District. 
(i) Height.  Height shall be measured from curb of the adjacent street to the highest point of a 

building which may be the top of the cornice or roof ridge.  Buildings within the Town Center 
Commercial Retail District shall be a maximum of forty (40) feet tall as measured from the top 
of the curb on the closest adjacent public street. 

(ii) Upper floors.  Upper floor uses shall not exceed two (2) stories for a total of three (3) stories. 
(iii) Location.  Any portion of all buildings within the Commercial Retail District shall be a 

maximum of fifteen (15) feet from an existing right-of-way, and the building front and front 
door shall be a maximum of ten (10) feet from Parkway East or Town Center Boulevard 
except as follows:   
A. For property with frontage on SR 74 or SR 92 there shall be no maximum setback 

from any street (SR 74, SR 92, Town Center Boulevard and Parkway East), however 
a pedestrian connection from the right of way to the building entrance shall be 
provided.  Said pedestrian access shall be a minimum of five (5) foot concrete path. 

   (Ord: #2011-TBD, 02/15/2011) 

(e) Town Center Flex Use District. 
(i) Height.  Height shall be measured from the foundation to the highest point of a building 

which may be the top of the cornice or roof ridge.  Buildings within the Town Center Flex Use 
District shall be a maximum of fifty (50) feet in height as measured from the top of the curb on 
the closest adjacent public street. 

(ii) Upper floors.  Upper floor uses shall not exceed two (2) stories for a total of three (3) stories. 
A. Above the ground floor, all buildings along Town Center Boulevard, Town Square 

Park East, 10700 North, Parkway East and Parkway West shall be setback 
horizontally a minimum of eight (8) feet from the lower fronting vertical wall. 

(iii) Balconies.  Residential units above the ground floor along Town Center Boulevard, Town 
Square Park East, 10700 North, Parkway East and Parkway West shall be setback 
horizontally a minimum of eight (8) feet from the lower fronting vertical wall. 

A. The area above the ground floor within the setback shall be designed and 
engineered to be a functional balcony, courtyard, garden, outdoor patio, outdoor 
seating area, or similar that promotes private use and public interaction. 

(iv) Location.  A significant majority of all building fronts and front doors within the Town Center 
Flex Use District shall be a maximum of ten (10) feet from an existing/planned right-of-way 
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(not driveway or parking area).  A building may be located a maximum of 20 feet from a rear 
property line if a structure has already been constructed along its adjacent right-of-way first, 
guaranteeing massing and pedestrian activity along the planned right-of-ways within the 
Town Center. 

(f) Town Center Mixed Use Residential District. 
(i) Height.  Buildings within the Town Center Mixed Use Residential District shall be a maximum 

of fifty (50) feet in height as measured from the top of the curb on the closest adjacent public 
street to the highest point of a building which may be the top of the cornice or roof ridge. 

(ii) Upper floors.  Upper floor uses shall not exceed two (2) stories for a total of three (3) stories. 
A. Above the ground floor, all buildings along Town Center Boulevard, Town Square 

Park East, 10700 North, Parkway East and Parkway West shall be setback 
horizontally a minimum of eight (8) feet from the lower fronting vertical wall.  

(iii) Balconies.  Residential units above the ground floor along Town Center Boulevard, Town 
Square Park East, 10700 North, Parkway East and Parkway West shall be setback 
horizontally a minimum of eight (8) feet from the lower fronting vertical wall. 
A. The area above the ground floor within the setback shall be designed and 

engineered to be a functional balcony, courtyard, garden, outdoor patio, outdoor 
seating area, or similar that promotes private use and public interaction. 

(iv) Location.  A significant majority of all building fronts and front doors within the Town Center 
Flex Use District shall be a maximum of ten (10) feet from an existing/planned right-of-way 
(not driveway or parking area).  A building may be located a maximum of 30 feet from a rear 
property line if a structure has already been constructed along its adjacent right-of-way first, 
guaranteeing massing and pedestrian activity along the planned right-of-ways within the 
Town Center. 

(g) Town Center Civic District. 
(i) Height.  Buildings within the Town Center Civic District shall be a maximum of fifty (50) feet 

tall, as measured from the top of the curb of the adjacent street, to create a more substantial, 
prominent and aesthetically permanent structure consistent with adjacent structures within 
the Town Center.  

(ii) Location.  Any portion of all buildings within the Town Center Civic District shall be a 
maximum of fifteen (15) feet from a property line or fifteen (15) feet from an existing/planned 
right-of-way, whichever is closer. 

 
3-4714:  Signs/Sign Illumination.  (Section deleted 7/5/05) Sign/ Sign illumination requirements shall be defined by 
the Commercial Design Standards and Chapter 3 Article 7 of this code.  All signage shall be consistent with the 
approved sign theme for the Town Center.   
(1) Town Center Monument.  An approved Town Center Monument identifying the entrance into the Town Center 

shall be constructed on each corner of the intersections of SR-92 and Town Center Boulevard, 5600 West 
and Parkway West, and SR-74 and Parkway East.  
(a) The monuments shall be located adjacent to each intersection and landscaped per the landscaping 

requirements for monument signs as defined in Chapter 3 Article 7, Signs, in this Code.  
(i) The monument landscaping shall be maintained by the owner/developer; or  
(ii) A landscaping easement shall be provided for maintenance by a recorded Landscaping, 

Lighting and Parking Maintenance Governing Board created to maintain the landscaping 
within the Town Center. 

 
3-4715:  Lighting.  All lighting shall conform to the Commercial Design Standards and the approved lighting 
specifications for the Town Center Zone.   
(1) Properties along Parkway East, Parkway West, Town Center Boulevard, Town Square Street - East or Town 

Square Street - West shall include street lights consistent with the approved Town Center street light and 
placed 90 feet apart.  This distance shall be a linear measurement as measured along the back of the curb. 

(2) Property along SR-92 or SR-74 shall install street lights consistent with the approved Town Center street light 
and placed 90 feet apart.  This distance shall be a linear measurement as measured along the back of the 
curb. 

(3) All lighting and lighting fixtures, with the exception of street lights that are owned and maintained by the city, 
shall be maintained in proper order and good condition by each owner/developer according to an approved 
site plan and architectural approval associated with each development.  
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3-4716:  Residential Uses.   
(1) All Flex Use residential developments and Town Center Mixed Use Residential shall be required to provide 

additional site planning and architectural improvements and/or specifications as follows: 
(a) Roofs.  The roofline of all proposed structures that include residential uses shall be varied in height to 

provide a break in the visual appearance. 
(b) Walls.  The vertical wall plane along the upper floors shall be articulated, varied, and architecturally 

designed to promote numerous opportunities for views from residential units and provide places for 
outdoor balconies and spaces. 
(i) Balconies.  A minimum of twenty-five 25% of all residential units located on an upper floor 

(first floor of residential), which faces a parking area or designated right-of-way, shall be 
designed with a functional and practical balcony that faces onto that parking area or 
designated right-of-way.  

(c) Windows.  Only windows of high residential quality shall be used.  Window details as defined within 
the Commercial Design Standards and 3-4713 of this ordinance shall be included.  The window pane 
for all residential windows shall be recessed a minimum of three (3) inches from the exterior facing 
wall.      

(d) Access.  Residential units shall be accessed from a separate entrance that is not located within the 
leased space of a retail or office unit. 

(e) Parking.  A minimum of three (3) parking stalls per unit shall be provided.  Underground parking or 
parking structures may be provided for residential units provided they are located on the interior block 
and not along a designated right-of-way.  Underground parking may not be constructed if the result of 
the parking structure reduces any ground floor retail or commercial footprint to a point where it may 
be considered non-functional or impractical.      
(i) Underground parking areas or parking structures shall be a minimum of thirty (30) feet from 

the nearest right-of-way and be screened from that right-of-way by an attached building. 
(ii) Parking Structures shall include exterior landscaping features along each level of parking to 

screen light pollution and create an aesthetic feature that may assist with breaking the visual 
appearance of a large wall plane. 

(iii) Parking shall not be allowed on residential alleys. 
(iv) If parking is provided by an attached/detached garage a driveway shall be provided with a 

minimum depth of twenty-two feet (22’). 
(f) Yards.  In all cases where residential is proposed as the exclusive use of the property (until such time 

that a ground floor may convert to retail/office), the project shall provide a rear yard for each unit 
typical with rowhouse type building construction. 

(g) Ground Floor Residential Design.  Residential development (Residential and Live-Work units) 
located adjacent to Parkway East, Parkway West, Town Center Boulevard/Drive, Town Square Street 
East, Town Square Street West, or Town Square Park Street that does not exclusively incorporate 
ground floor retail, other commercial, or office shall be designed with flexibility in such a way to 
provide for ground floor retail in the future. 

(h) Minimum Residential Height.  Uses proposed as exclusively attached residential shall be a 
minimum of three (3) stories in height only if located adjacent to Parkway East, Parkway West, Town 
Center Boulevard/Drive, Town Square Street East, Town Square Street West, or Town Square Park 
Street for the purpose of providing for future use on the ground floor. 

 
(2) Attached Multi-family Residential, Live-Work Residential. 

a) Upper floor uses may include; attached high density multi-family residential units, professional offices (see 
Table 3-47A), or retail sales and/or services as defined in this Code. 

b) A minimum of ten percent (10%) and a maximum of seventeen percent (17%) of all multi-family projects shall 
qualify for moderate income housing as defined by State and Federal law provided for by the Developer.   

 
3-4717: Accessory Structures 

1) All accessory structures shall be attached to the primary building or a masonry wall; and 
2) Accessory structures shall match the architectural design of the principal building 
3) Accessory structures shall only be located behind the primary structure and shall be significantly screened by 

landscaping from any right-of-way; 
4) In all cases, an accessory structure shall be a minimum of fifty (50) feet from the nearest right-of-way.  
5) Only accessory uses that are necessarily and customarily incidental to the primary use shall be considered 

under this ordinance. 
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3-4718: Convenience Stores 
Convenience store, gas stations, freestanding fuel centers (only permitted in the Town Center Commercial Retail 
District and if adjacent to SR-92 or SR-74 but not immediately adjacent to Town Center Boulevard, Parkway East, 
Parkway West, Town Square East, or Town Square West). 
 
3-4719: Temporary Outdoor Farmer’s Markets 

1) Participants in a temporary outdoor farmer’s market event shall obtain a permit from the City Administrator or 
designee. 

2) Temporary outdoor farmer’s market events shall not exceed three (3) consecutive days for each event.; 
 
3-4720: Hotels 

1) Hotels; Multi-story or Mixed Use, two stories minimum.   
2) If the majority of a hotel frontage is located along Town Center Boulevard, Parkway East, Parkway West, 

Town Square East, or Town Square West the Hotel shall provide some ground floor retail opportunities 
adjacent to those right-of-ways; and 

3) A hotel shall provide ground floor “front door” architecture adjacent to all planned right-of-ways.  Hotels placed 
along SR-92 or SR-74 shall provide significant 360 degree architectural detail on the ground floor unless 
immediately adjacent to the power substation then there shall be significant architectural detail provided on 
the north, east, and south elevations; and 

4) All hotel parking shall be located on the interior of the lot. 
 
3-4721: Mixed-Use Automobile Service Facilities 
A minimum of two (2) stories in height. 
 
3-4722: Location of Gasoline Pumps.  Gasoline pumps or propane shall not be located closer than fifty (50) feet 
from a residential zone boundary line and conform to all relevant State and Federal Regulations.   
(1) If the pump island is set at an angle on the property, it shall be so located that automobiles stopped for 

service will not extend over the property line.   
(2) Gasoline storage will not be permitted above ground. 
(3) Propane storage shall be allowed above ground however, the tank(s) shall be enclosed within a six foot (6’) 

masonry fence and gate. 
 
3-4723: Substructures; Storage/Refuse Collections, Etc. 
(1) Substructure requirements shall be defined by the Commercial Design Standards.  All substructures, outdoor 

storage areas or outdoor collection areas shall require a Conditional Use Permit prior to use.  In addition, The 
following articles shall relate to the screening and location of storage and refuse collection areas: 
(a) All substructures erected for the purpose of screening storage areas shall be accomplished with 

materials and architecture which are compatible with that of the primary building structure. 
(Ord: #2009-23, 09/01/2009) 

(2) Storage:  
(a) There shall be no visible storage of motor vehicles, trailers, airplanes, boats, or their composite parts; 

loose rubbish, garbage, junk, or their receptacles; tents, or building materials. 
(b) Building materials for use in the same premises may be stored on the parcel during the time that a 

valid building permit is in effect for construction. 
(c) All outdoor storage shall be enclosed by a six (6) foot masonry wall consistent with the architecture 

and materials associated with the main structure and shall be attached to the main structure.  
(d) No storage shall be permitted between the curb and the building line.  Furthermore, no outdoor 

storage shall be located within forty (40) feet of any district zoned for residential use. 

(3) Refuse: 
(a) Every parcel with a building or structure shall have a trash receptacle on the premises.  The trash 

receptacle shall be of sufficient size to accommodate the trash generated.  
(b) The refuse collection area shall be located upon the lot so as to provide clear and convenient access 

to refuse collection vehicles. 
(c) The receptacle shall be screened from public view on at least three (3) sides by a solid wall six (6) 

feet in height and on the fourth side by a solid gate not less than six (6) feet in height.  The gate shall 
be maintained in working order and shall remain closed except when in use.  The wall and gate shall 
be architecturally compatible with the surrounding buildings and structures. 
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(d) All refuse collection areas shall be designed constructed with materials and architecture and 
specifications per the approved refuse collection areas for the Town Center Zone as defined in the 
Commercial Design Standards. All refuse collection areas shall be visually screened from access 
streets and adjacent properties by significant landscaping.  The commercial owner and/or manager 
shall be responsible for the abatement, clean-up and removal of all garbage or refuse thrown, placed, 
or blown on surrounding property or streets of right-of-way.  Every effort shall be made by said owner 
and/or manager to avoid the spread of such refuse or garbage to the surrounding area. 

(e) No refuse collection areas shall be permitted between a frontage street and the building line.  No 
refuse collection area shall be located within forty (40) feet of any residential use or zone. 

(f) Refuse removal and trash collection operations shall occur between the hours of 7:00 a.m. and 10:00 
p.m. 

(g) Freestanding refuse containers in retail or public areas which are intended for public use shall be 
constructed of cast concrete, ceramic or wrought iron, with an inset for a trash can and shall be 
constructed so as not to allow dispersal of the container or trash by the strong winds common to the 
area.  The containers shall be natural in color and/or of a design commensurate with surrounding 
architectural themes.  All freestanding refuse containers shall be constructed according to the 
approved freestanding refuse container specification for the Town Center Zone. 

 
3-4724: Utilities/Equipment.  All Utilities and Utility Facilities shall conform to the Commercial Design Standards.  In 
addition, the following articles shall relate to the installment, location and screening of utilities and other exterior 
equipment: 
(1) All utilities, including drainage systems, sewer, gas and water lines, electrical, telephone and communications 

wires, and related equipment, irrigation ditches and/or pipes, shall be installed and maintained underground. 
(2) No mechanical equipment (including, but not limited to, components of plumbing, processing, heating, 

cooling, and ventilating systems) shall be located within a front or side setback visible from the nearest right-
of-way.  No mechanical equipment (including, but not limited to, components of plumbing, processing, 
heating, cooling, and ventilating systems) shall be visible on site or from adjacent property where possible. 
(a) Easements for non-municipal utilities shall be located on the interior of each lot providing adequate 

space for utility boxes that shall not be visible from the prominent right-of-ways.  
(3) No exterior components of such mechanical equipment (e.g. piping, stacks and duct work, fans and 

compressors) shall be mounted on any building wall unless they are located on a building wall opposite from 
the nearest public right-of-way (interior lot side). 

(4) Roof mounted mechanical equipment shall be set back from the street fronting wall so that it is not visible 
from the ground floor of surrounding buildings as much as possible.  In addition the units shall be placed in 
roof locations that block the view from upper floors of buildings of equal height if possible.  

(5) If building parapets do not provide adequate screening of mechanical equipment from the upper floors, 
screening shall be installed as an integral part of the overall architectural design, and painted such a color as 
to allow its blending with its visual background. 

(6) Equipment and mechanical devices shall not be located in any required front setback area or side yard.  
Screening by way of landscaping shall be provided so that utility equipment is screened from adjacent streets 
and public view. 

(7) Electric transformers, utility pads, cable TV and telephone boxes shall be located on the interior of each lot 
out of view from public rights-of-way and or under grounded. All utility equipment boxes shall be screened 
with significant landscaping materials that would conceal the device completely on all sides during all seasons 
from public view. 

 
3-4725: Roadways.  It is the responsibility of the owner/developer to install roadways and associated landscaping 
and landscaping elements, hardscape and hardscape elements, street lighting per the approved street light, and 
pedestrian elements as defined in the Commercial Design Standards along their frontage.  If a project proposes to 
use a building site which can not be served by an existing road, it shall be the responsibility of the project 
Developer/Owner to build an appropriate access. 
(1) With the exception of on-street parking, a significant majority of commercial, flex use residential, or office 

parking areas shall be located on the interior of each project, separated from adjacent right-of-ways by 
buildings.   

(2) Development along Parkway East, Parkway West, Town Center Boulevard/Drive, Town Square Street East, 
Town Square Street West, or Town Square Park Street may only provide access to interior parking through 
planned driveways as defined by the Town Center Circulation Master Plan, carefully planned to promote good 
circulation patterns. 
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(3) Access to building fronts from Parkway East, Parkway West, Town Center Boulevard/Drive, Town Square 
Street East, Town Square Street West, or Town Square Park Street shall not be impeded by parking spaces 
except for parallel parking as defined in the Commercial Design Standards.   

(4) The developer shall include concrete crosswalks at all intersections for the purpose of providing pedestrian 
circulation per the approved standard set forth by the City Engineer. 

     
3-4726:  Parking At minimum, parking shall be provided as defined in this Code.  All developments shall provide 
space for snow removal/storage which will not interfere with the number of required parking spaces. The number of 
parking stalls may be reduced if the owner/developer can provide significant evidence that the number of stalls are not 
necessary to provide adequate parking for a particular use or if the owner/developer has provided means or options 
for alternative transportation for the users of the project.  Required on-street parking stalls shall not be used in the 
parking calculation for the purpose of meeting minimum parking requirements.  In the event a proposed use is not 
compatible with the intent of the building pad and will generate more parking than anticipated, the Planning 
Commission can recommend and the City Council may require additional parking stalls as part of the site plan 
application.   
(1) Parking shall be provided for each building and shall be calculated according to proposed use as follows: 

(a) Retail Use:  4.0 stalls per 1,000 square feet of retail building floor area; 
(b) Office Use:  3.5 stalls per 1,000 square feet of office building floor area; 
(c) Residential Use: 3 stalls per unit. 

(2) If the parcel upon which the building pad is located does not have adequate parking for the size of the 
building, it is the responsibility of the applicant to acquire such additional area as may be needed to properly 
park the desired use.   

(3) With the exception of required on-street parking, a majority of all parking shall be located internally.  
Remaining parking areas that are unable to be screened from a right-of-way by a building shall have a 
required landscaped setback a minimum of ten (10) feet from the nearest building wall facing that street. 
(a) Parking areas not buffered by structures along right-of-ways shall be required to be screened by a 

heavily landscaped four (4) foot wall along the right-of-way setback line.  The purpose of this wall is to 
mitigate potential impacts and to provide a buffer between existing residential, pedestrian circulation 
areas, storefront gathering areas and commercial parking areas.   

(b) Parking lots and parking spaces shall include pedestrian walkways directed to the associated 
commercial structure.  On street parallel parking shall be included for any structure along Town 
Center Boulevard, Parkway East, Town Center Park East, and Town Center Park West.   

(4) Cross access parking and cross access parking easements shall be granted by the owner/developer for each 
and every project within the Town Center and shall be indicated on the final plat of each subdivision. 

(5) All landscaping areas adjacent to parking areas and not defined by (3)(a) above shall be separated from the 
parking area by wall or curb at least six (6) inches higher than the parking area. 

(6) All parking lots shall include fully landscaped parking islands with trees typically associated with parking 
areas. 

(7) All parking areas shall include an identifiable pedestrian link to building fronts incorporated into the parking lot 
design. 

(8) All parking surfaces shall be maintained in proper order and good condition by each owner/developer 
according to an approved site plan associated with each development. 

(9) Covered Parking.  The owner/developer of attached high density multi-family housing shall provide additional 
design elements for single level covered parking facilities that will assist in the mitigation of aesthetic 
concerns commonly associated with these structures.   
(a) The owner/developer shall provide to the Planning Commission a minimum of three (3) options for 

construction and design of a covered parking structure consistent with the Commercial Design 
Standards and this ordinance which shall not detract from the architecture or architectural style of the 
main structure or the Town Center; and 

(b) Architectural design elements that are required for these structures are as follows: 
(i) Colors and Materials.  All covered parking structures shall be similar in architecture and 

material to that of the primary building.  
(ii) Roof.  Roofs associated with single level covered parking structures shall be constructed with 

the same architectural design elements and details consistent with the primary structure such 
as a fascia, frieze, cornice, rake, or similar; and 

(iii) Support Posts.  Any support posts located on either end of a covered parking structure shall 
be covered a minimum of 50% with masonry similar to that used on the primary building; and 
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A. Landscaping.  Significant landscaping including a combination of trees, hedges and 
shrubs may be used in place of masonry at each end of a covered parking structure; 
and 

(iv) Parking Stalls.  Covered parking structures shall not cover more than twenty (20) 
vehicles/parking spaces per structure. 

(v) Lighting.  All lighting associated with a covered parking structure shall be attached to the 
ceiling of the covered parking stalls and shall be designed to allow down lighting only with 
horizontal light baffles on all sides of the fixture.  

(10) On-Street Parking. Separate on-street parking is encouraged adjacent to a store front. 
(11) Pedestrian Access: One separated pedestrian walkway shall be provided from the parking lot to the building 

entrance. 
 
3-4727:  Loading.  Loading berths shall be subject to the Commercial Design Standards.  In addition, the following 
articles apply to the loading and/or unloading of materials in a commercial development: 
(1) All loading and unloading operations shall be performed on the site.  Off-street berths shall be provided in 

addition to required off-street parking and shall not be located within driveways. 
(2) Each loading berth shall not be less than twelve (12) feet wide, twenty-five (25) feet long and if enclosed 

and/or covered, fourteen (14) feet high.  Adequate turning and maneuvering space to be provided within the 
lot lines. 

(3) Such loading areas should be located away from the public street to which the use is oriented. 
(4) To the greatest extent possible, loading areas should be screened from all public streets.  This shall be 

accomplished through careful site planning, and the use of screen walls and landscaping. 
(5) In no event shall a loading dock be closer than seventy-five (75) feet from a property line fronting upon a 

street. 
(6) Loading berths shall be required as follows: 

(a) Commercial and service uses with over ten thousand (10,000) square feet floor area to be 
determined by the City Council upon recommendation of the Planning Commission, but in no case 
less than two (2) service entries. 

(b) The hours of loading and unloading, including trash removal, for any business that uses building 
entrances that face an adjacent residential zone shall be restricted to the hours between 7:00 a.m. 
and 10:00 p.m. 

 
3-4728:  Driveway and Curb Openings.  Curb openings and sidewalk driveway crossings for access to private 
property shall not be authorized unless they are consistent with the Town Center Transportation Master Plan Map 
located within the Commercial Design Standards.  In determining the length of curb openings and spacing of 
driveways, the end transitions in each case will be considered a part of the length of the curb opening. 
(1) The following specifications shall apply to Hardscape curbing: 

(a) Access shall be limited to one (1) access driveway for each two-hundred (200) feet or fraction thereof 
of frontage on any street. 

(b) Curb cuts shall be offset a minimum of 350 feet from the centerline of major arterials and SR-92 and 
74 at intersections, but in no case shall be located within the operational area of the intersection. 

(c) Curb cuts and driveway aisles shall be shared at property lines between parcels. 
 
3-4729: Landscaping.  All areas not incorporated in the building footprint, parking area or access drives shall be 
landscaped.  A minimum of fifteen (15%) of the project area shall be landscaped.  The developer/owner shall 
incorporate the following landscaping design concepts and landscaping elements into each project and shall submit 
the following landscaping information with each project: 
(1) Quality:  Landscaping shall enhance the overall visual appearance of the development. 
(2) Trees:  Minimum caliper for all trees shall be one-half inches (1 1/2”) and minimum shrub size shall be one 

gallon and shall be consistent with the tree variety as approved for each location. 
(3) Irrigation:  All landscaping shall have an automatic irrigation system. 
(4) Installation:  All required landscaping shall be properly installed, irrigated, and maintained prior to use 

inauguration or occupancy. 
(5) Maintenance:  Maintenance of approved landscaping shall consist of regular watering, pruning, fertilizing, 

clearing of debris and weeds, the removal and replacement of dead plants, and the repair and replacement of 
irrigation systems and integrated architectural features. 

(6) Front Setback Areas:  Landscaping in these areas shall consist of an effective combination of street trees, 
trees, ground cover, annual and perennial flower beds, turf grass and shrubbery.  
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(7) Non-Parking Areas:  All unpaved areas not utilized for parking, sidewalks, plazas or paseo hardscape shall 
be landscaped consistent with 3-4729(6). 
(a) Paseos.  A minimum of thirty percent (30%) of the area within a paseo shall be landscaped with a 

variety of landscaping materials (as required herein). 
(b) Plazas.  A minimum of ten percent (10%) of the area within a plaza shall be landscaped with a variety 

of landscaping, however a minimum of 50% of the plaza area shall be covered by tree canopy (as 
required herein). 

(8) Rights-of-Way Properties along designated right-of-ways are required to install landscaping improvements 
as defined in the Commercial Design Standards. 
(a) Properties along Parkway East, Parkway West, Town Center Boulevard/Drive, Town Square Street 

East, Town Square Street West, or Town Square Park Street shall include tree grates with street 
trees a minimum of 30 feet apart adjacent to the street curb except at locations where street lights are 
located. 

(b) Properties along Parkway East, Parkway West, Town Center Boulevard/Drive, Town Square Street 
East, Town Square Street West, or Town Square Park Street shall include concrete planters between 
the trees and street lights as follows: 
(i) Planters shall include area for perennial and annual plants; and 
(ii) Planters shall incorporate 50% evergreen into the landscaping design; and 
(iii) Planters shall be constructed to allow seating; and 
(iv) Planters shall be constructed with the same materials and colors within the Town Center 

Zone. 
(9) Parkway Detail:  If any property is adjacent to SR-92 or SR-74, the property owner/developer shall install the 

parkway detail per Highland specifications.   
(10) Landscaped Medians:  All owners/developers adjacent to SR-92, SR-74, Town Center Boulevard/Drive, 

Parkway East or Parkway West shall be responsible for their portion of landscaped medians within the center 
of those rights-of-way.  

(11) At Intersections:  Landscaping along all streets and boundaries shall be limited to a height of not more than 
three (3) feet within the area required for minimum sight distance as specified in the AASHTO Policy on 
Geometric Design for the following intersections. 
(a) A vehicular trafficway or driveway and a street; 
(b) A vehicular trafficway or driveway and a sidewalk; 
(c) Two or more vehicular traffic ways, driveways, or streets. 

(12) Parking Areas:  Parking area landscaping design requirements are defined herein. 
 
3-4730: Landscaping Maintenance.  Landscaping shall be maintained in proper order and good living condition by 
each owner/developer according to an approved landscaping plan associated with each development.  Businesses 
within the Town Center may enter into an agreement with a third party for the purpose of maintenance.   
 
3-4731:  Hardscape.  Hardscape should be used in coordination with architecture and landscaping to provide a link 
between the street edge and individual developments and shall conform to the Commercial Design Standards.  
Attention to Hardscape details can create visual unity by relating different developments to a unifying theme.  In 
addition, proper hardscaping can improve pedestrian safety and movement, and the visual enjoyment of public areas. 
(1) Each project shall include hardscape improvements.  Hardscape improvements shall include: pavers, 

concrete planter boxes, masonry trash receptacles, pedestrian benches, bicycle racks, plazas, paseos, 
fountains, outdoor eating areas, and sculptures.  Hardscape shall not include; colored or stamped concrete, 
asphalt, parking areas.  Hardscape elements shall be consistent throughout the Town Center. A detailed plan 
of Hardscape design shall accompany landscape plans.   
(a) Hardscape Elements.  Each project shall include a minimum of two (2) hardscape elements and 

shall incorporate a minimum hardscape area equal to 5% of the entire property.  Certain hardscape 
improvements are required by any development as follows:   
(i) Medians and Planters.  Properties along Parkway East, Parkway West, Town Center 

Boulevard, Town Square Street East, Town Square Street West or Town Square Park Street 
may use the designated 10 foot sidewalk when calculating the 5% requirement, however 
landscaped medians shall be provided by the developer/owner as defined herein. 

(ii) Landscape Planters.  Properties along Parkway East, Parkway West, Town Center 
Boulevard, Town Square Street East, Town Square Street West or Town Square Park Street 
may use the designated 10 foot sidewalk when calculating the 15% landscaping requirement, 
however landscaping planters shall be provided by the developer/owner as defined herein. 
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(iii) Pedestrian Elements.  Pedestrian elements such as planters, benches, bike racks and 
decorative garbage cans may be required depending on location and use as determined at 
the time of site plan approval.  

(iv) Plazas.  It is encouraged that the developer/owner improve areas between building side 
setbacks along Town Center Boulevard, Parkway East, Parkway West, and Town Square 
Park East as plazas to provide gathering places for pedestrian interaction and to minimize 
maintenance. 
A. Plazas shall be considered as five percent (5%) of the required landscaping. 

(v) Paseos.  Areas between building side setbacks along Town Center Boulevard, Parkway 
East, Parkway West and Town Square Park East that have not been developed as plazas or 
access drives shall be improved as paseos to keep these areas accessible and clean.  A 
minimum of 30% of the area within a paseo shall be landscaped. 

(vi) Pavers. Pavers are required along the building front connecting adjacent buildings. 
(vii) Focal Point.  Each project shall provide at least one feature including but not limited to water 

feature, statue, sculpture, specimen tree, or other similar aesthetic feature. 
 

3-4732:  Application Procedures 
(1) Submittal Requirements 

An application shall include: 
a. A complete application form and fee. 
b. A site plan to scale that legibly and clearly identifies the following:  

i. Lot lines defining the area to be occupied by buildings; and  
ii. Areas and configurations to be used for parking and walkways including proposed 

parking locations indicating their compliance with the Commercial Design Standards and 
this ordinance; and 

iii. Location of any adjacent roads or driveways with cross-section(s); and 
iv. Spaces for loading and refuse collection and their respective screening; and 
v. Proposed landscaping and planting conceptual plans including landscaping as required 

by this ordinance such as the parkway detail, tree grates, landscaping planters, parking 
area landscaping and any proposed landscaping for areas not used for buildings, parking 
spaces, or access drives as required; and 

vi. A traffic impact analysis (TIA) for the proposed development, to be completed by a 
competent transportation engineer at the developer’s expense.  Said TIA shall, as a 
minimum, address the suitability of the proposed parking, street access, driveway, and 
on-site traffic circulation systems and the impact on the adjacent street system. 

c. Landscaping plans  including: 
i. Preliminary list of plants, trees, shrubs, and ground cover 
ii. Preliminary location of plants, trees, shrubs, and ground cover 
iii. Any proposed sign locations and in accordance with Section 3.7 Signs of this Code; and 
iv. General and conceptual lighting plans including parking lighting, building lighting, and 

street lighting and specifications; and 
v. Temporary screening plans for adjacent property remaining in residential use; and 
vi. Generally detailed hardscape plans identifying the required hardscape areas and 

required hardscape and pedestrian elements such as tree grates, planters, trash 
receptacles, bike racks or benches as required for each project as defined in the 
Commercial Design Standards and 3-4731 of this Code; and 

d. Elevations and architectural renderings for all four (4) sides of the building. All elevations and 
renderings shall be sufficiently complete to show building heights and roof lines, the location and 
height of any walls, signs, and light standards, openings in the facade, and the general 
architectural character of the building.  Said elevations and renderings shall provide enough detail 
to show compliance with the architectural intent of the Town Center Zone as defined in this 
ordinance, the Commercial Design Standards and the Town Center Master Plan.  

e. A comprehensive sign plan that includes: 
i. A site plan identifying the location of all freestanding signs associated with the project. 
ii. Final elevations/details, in color, showing the dimensions, materials, colors, design, 

method of illumination, and ground plane treatment for all proposed freestanding signs. 
iii. Building elevations denoting the areas designated for wall mounted signage. 
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iv. Typical elevations/details, in color, showing the materials, colors, fonts, method of 
mounting, and method of illumination for a typical wall mounted sign. If multiple letter 
types are proposed, the sign plan shall include a detail for each possible type. 

f. Any additional information as required by the Development Review Committee, Planning 
Commission, or City Council to evaluate the character and impact of the proposed development 

g. Additional requirements associated with a Conditional Use Permit application, see General 
Provision Section. 

 
(2) Pre-application 

Prior to application for all development within the Town Center Overlay Zone, a pre-application review 
with the Community Development Department shall be required. The purpose of the pre-application 
review is:  

a. To familiarize the Community Development Department with the request; 
b. To determine application requirements and familiarize the applicant with the review process and 

procedures; 
c. To identify land use and development policies which may affect the outcome of the request; 
d. To permit a cursory technical review at a conceptual stage to identify conflicts in objectives and to 

identify potential solutions for those conflicts; and  
e. To identify the requirements for citizen participation and familiarize the applicant with related 

issues. 
 

(3) Development Review Committee 
a. All applications submitted under this ordinance will be reviewed by the Development Review 

Committee for compliance with this ordinance, the Commercial Design Standards, and all other 
ordinances, master plans, general plans, goals, objectives and standards of Highland City.  The 
Committee can request additional information from the applicant as they deem necessary. 

b. Once the Committee has reviewed the application and has determined that all requirements of 
this ordinance have been met, the Committee shall forward a recommendation to the Planning 
Commission and City Council 

 
(4) Site Plan Review 

All uses proposed for development under this Article shall be subject to site plan review according to 
Highland City Development Policy.   

a. Planning Commission Recommendation 
The Planning Commission may only recommend approval or denial. The Planning Commission 
may recommend conditions of approval as identified in item c below. The Planning Commission 
recommendation will be forwarded to the City Council for final action unless withdrawn by the 
applicant.  

b. City Council Action 
The City Council shall approve a site plan application if the following findings are met: 

i. The proposed development complies with all provisions of this ordinance, Commercial 
Design Standards, and all other ordinances, master plans, general plans, goals, 
objectives and standards of Highland City. 

ii. The proposed site development plan's building heights, building locations, access points, 
and parking areas will not negatively impact adjacent properties or the surrounding 
neighborhood.  

iii. The proposed development promotes a functional relationship of structures to one 
another, to open spaces, and to topography both on the site and in the surrounding 
neighborhood.  

iv. Ingress, egress, internal and external traffic circulation, off-street parking facilities, 
loading and service areas, and pedestrian ways, is so designed as to promote safety and 
convenience.  

v. All mechanical equipment, appurtenances and utility lines are concealed from view and 
integral to the building and site design. 

c. The City Council may place any conditions which are deemed necessary to mitigate potential 
impacts and insure compatibility of the use with surrounding development, insure compliance with 
this ordinance, and which are required to preserve the public health, safety and general welfare. 

(5) Architectural Review 
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a. Planning Commission Action 
The Planning Commission shall only approve the architectural review if the following findings are 
met: 

i. The proposed development complies with all provisions of this ordinance, Commercial 
Design Standards, and all other ordinances, master plans, general plans, goals, 
objectives and standards of Highland City. 

ii. The height, location, materials, color, texture, area, setbacks, and mass, as well as parts 
of any structure (buildings, walls, signs, lighting, etc.) and landscaping, is appropriate to 
the development, the community and the Transit Center Overlay. 

iii. The architectural character of the proposed structures is in harmony with, and compatible 
to, structures in the neighboring environment and the architectural character desired for 
the Transit Center Overlay; avoiding excessive variety or monotonous repetition.  

b. The Planning Commission may place any conditions which are deemed necessary to insure 
compliance with this ordinance. 

(6) Conditional Use Permits 
a. All applications for a conditional use permit shall follow the procedures outlined in Chapter 4: 

Conditional Use Procedure. 
b. The City Council may place any conditions which are deemed necessary to mitigate potential 

impacts and insure compatibility of the use with surrounding development, insure compliance with 
this ordinance, and which are required to preserve the public health, safety and general welfare. 

 
3-4733:  Water Requirements.  Developments occurring under the provisions of this Article must provide water to 
Highland City in compliance with the water requirements defined in Section 5-8-112 of this Code. 
 
3-4734: Grading.  The following guidelines shall apply to grading of commercial properties: 
(1) Grading shall conform to natural topography as much as possible and result in a harmonious transition of the 

man-made grades with the natural terrain. 
(2) Man-made land forms shall be graded to avoid unnatural sharp or straight edges and planes.  The top and toe 

of graded slopes shall be rounded to avoid a harsh machine-made appearance. 
(3) Parking lots shall be graded for proper drainage with surface water diverted in such a way as to keep the 

parking area free of accumulated water, snow, or ice.  All surface drainage shall be contained within 
development site and approved by City Engineer.   

(4) Parking lots shall have minimum and maximum percent grades as set forth by the City Engineer. 
(5) Berms are to be graded in gentle, undulating naturalistic forms.  No straight, steep or erodible slopes are 

permitted.  Provisions are to be made for drainage around or through berms as necessary.  Generally, a berm 
height of thirty-six (36) inches from top of adjacent curb is the maximum desired. 

(6) Grading shall not be engineered to flow onto adjacent property. 
 
3-4735:  Nuisances.   
(1) No portion of the property shall be used in such a manner as to create a nuisance to adjacent sites, such as, 

but not limited to, vibration, sound, electromechanical disturbance and radiation, electromagnetic disturbance, 
air or water pollution, dust emission of odorous, toxic, or noxious matter, or placement, dumping or blowing 
refuse, paper or other garbage. 

(2) Noise Attenuation:  All commercial areas within Highland City shall be subject to the following noise limitations 
measured at the source: 
(a) Noise from external sources may not exceed 65 d.b.a. during daylight operations. 
(b) Noise from external sources may not exceed 45 d.b.a. during nighttime operations. 
(c) Commercial developments shall incorporate site planning techniques in order to reduce resident 

exposure to noise and shall, if needed provided adequate sound attenuation walls in conformance 
with the standards set forth in these articles.  

 
3-4736: Appeals.  Appeals from any decision of the Planning Commission regarding Architectural Approval shall be 
directed to the City Council. Appeals from any decision of the City Council for Site Plan and Final Approval shall be 
directed to the Appeal Authority per Chapter 2, Article 3 in this code. (Amended: 4/21/98)   
 
3-4734:  Security: Site Improvements/Project Completion. 
The following articles shall apply to all commercial developments within Highland City. 
(1) Site Improvements: 
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(a) Guarantee:  To guarantee the construction, repair and/or replacement of required public 
improvements, the permittee shall post a bond in the form of a cash deposit per Chapter 6, 
Guarantee of Performance, in this Code. 

(2) As a condition of approval for construction on an identified building pad, the applicant shall agree to develop 
all improvements outlined on the Plan and identified in the Commercial Design Standards adjacent and 
contiguous to that parcel in a timely manner and prior to occupancy.   
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ARTICLE 4.7.4 
Article 4.7.4 Adopted: 3-4-03 (Amended: 6/7/05) 

TOWN CENTER OVERLAY URBAN SUBDIVISION 
 
 
3-4741: Town Center Overlay Urban Subdivision 
3-4742: Permitted Uses 
3-4743: Area and Width Requirements 
3-4744: Location Requirements 
3-4745: Building Elevation 
3-4746: Size of Dwellings 
3-4747: Special Provisions 
3-4748: Conditional Uses 
 
3-4741: Town Center Overlay Urban Subdivision. 
(1) The objective in establishing a residential component to the Town Center Overlay is to provide residential 

opportunities that will complement the town center and meet the housing needs of those wishing a more 
urban housing experience.  Town center housing will be characterized by low profile, single family, owner 
occupied, well spaced units of pre-approved, high quality elevations conforming to strict design standards, 
commonly maintained and shared open space consisting of trails, trees and lawns, a minimum of private 
space, of vehicular traffic and of impact to the surrounding neighborhoods and applicable only to the following 
described property: Beginning at a point which is South 109.25' and N 89E50'00" E, 130.33 feet from the 
West Quarter Corner of Section 36, Township 4 South, Range 1 East, Salt Lake Base and Meridian; Thence 
as follows: N 89E50'00" E 616.68 feet; South 376.66 feet to a curve to the left; ARC Length 178.62 feet Along 
said arc length with a 495.91 feet radius to the left, The chord which bears S 61E23'10"W, 177.65 feet S 
46E26'25" W 104.36 feet To a curve to the right ARC Length 432.80 feet Along said arc length with a 563.46 
feet radius to the right.  The chord which bears S 65E47'22' W, 422.24 feet North 705.01 feet to the point of 
beginning.  Containing an acre of 8.08 Acres. 

(2) Commercial and industrial use areas are strictly prohibited in this overlay. Non-vehicular and pedestrian traffic 
impacting home occupations may be allowed subject to conditional use approval. 

 
3-4742: Permitted Uses (Amended: 6/7/05) 
The following buildings, structures, and uses of land shall be permitted in the Town Center Overlay Urban 
Subdivision. 
(1) Single-family dwellings and attached dwellings as defined in Exhibit A. 
(2) Public utility lines and subject to 5-114(6). 
(3) A single family shall be defined as related persons living in a common household, and is not subject to the 

definition of “family” as listed in Section 10-102 (17) of the Development Code as it pertains to non-related 
residents. 

(4) Household pets. 
(5) Flag poles. 
(6) Television antennas and satellite dishes (less than 3 feet in diameter). 
 
3-4743:  Area and Width Requirements (Amended: 6/7/05) 
The maximum number of residential units to be permitted within the Town Center Overlay Urban Subdivision is forty-
five (45).  Area and width requirements of a building pad for each lot in this subdivision shall be a maximum of 46 feet 
in width by 60 feet in length as indicated on Addendum “B”.  The area that is not built on will be deeded back to the 
homeowners association as common area.   
 
3-4744:  Location Requirements.  (Amended: 6/7/05)  Buildings and structures on lots within this subdivision shall 
be located as follows: 
(1) All dwellings shall be built within the building envelope specified for each lot as indicated in addendum “B”. 
(2) Side setbacks between separated units shall be a minimum of 15 feet. 
(3) Front setbacks shall be a minimum of 20 feet. 
(4) Garages shall have a minimum setback of 20 feet from the street or alley (however the garage is accessed 

per Addendum B).  An exception to Lots 33 and 45 shall apply requiring a minimum setback of 10 feet. 
(5) 3-4745:  Building Elevation.  (Amended 6/7/05)   The maximum height of any building in this subdivision shall 

conform to the elevations depicted in addendum “A”, and no two buildings can have the same elevation side 
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by side with no more than five (5) units having the same exterior elevation.  Structures including, but not 
limited to, flag poles, television antennas and similar structures, are excluded in determining height. 

 
3-4746:  Size of Dwellings. The size of any building in this subdivision shall conform to the floor plans depicted in 
addendum “A”.  The developer shall provide a minimum of 9 twin homes (utilizing 18 of the 43 total lots) and 25 
detached dwellings (utilizing 25 of the 43 lots) within this subdivision.  Unfinished areas shall not be allowed in the 
minimum required space.  However, unfinished basements are allowed. 
 
(Ord#: 2011-20; 8/16/11) 
 
3-4747:  Special Provisions (Amended: 6/7/05, 5/20/08) 
Special provisions shall apply in the Town Center Overlay Urban Subdivision in order to protect its essential 
characteristics: 
(1) The space required around buildings and structures shall be kept free from refuse and debris. 
(2) All buildings and uses within this zone shall comply with all applicable portions of Sections 3-601 through 

3-620 as applicable. 
(3) Common Space. Land areas that are not occupied by buildings, structures, parking area, streets or alleys, 

shall be accessible by the residents.  All common space shall be devoted to landscaping and maintained by 
the home owners association.  It is the intent that all common space shall not be maintained, planted in, 
fenced in or be in control of any resident of a particular dwelling within the development. 

(4) Common Driveways. Driveways serving more than one unit shall be accessible by both residents of the 
development and the residents of the dwelling units.  However, the owners of the dwelling units attached to 
the driveway shall have a perpetual access easement. Maintenance of common driveways shall be the 
responsibility of the Homeowners Association.  

(5) Private Space. Private space shall consist of that area provided for each dwelling unit for personal use, shall 
be immediately adjacent to, attached to, or within the dwelling unit it is designed to serve and shall be for the 
exclusive use of the residents of the dwelling unit.  The private space shall be owned fee simple by the owner 
of the dwelling. 

(6) Streets.  All public streets shall conform to Highland City subdivision standards and shall be maintained by 
the City and shall conform to the street layout as specified in addendum “B”. Sufficient off street parking shall 
be provided and maintained for all automobiles and recreational vehicles owned or used by occupants of 
each dwelling. 

(7) Alleys. All alleys shall be accessible by both residents of the development, city personnel, utilities, 
franchisees of the city and the public.   Alleys shall be deemed a Public Utility Easement and may be used 
accordingly. Alleys shall be installed in accordance to location and to the cross-section as depicted on 
addendum “B”.  There shall be no parking nor storage of any kind in the alleys.  All garbage containers, 
except on collection day, must be stored out of sight in a garage or behind an approved screen.  No common 
dumpsters will be allowed. Maintenance and ownership of alleys shall be the responsibility of the 
Homeowners Association.         

(8) Fences and Screening. Each unit shall be permitted reasonable visual and acoustical privacy.  Landscaping 
and sound reducing construction techniques are encouraged and shall be used as appropriate for the 
aesthetic enhancement of property and the privacy of its occupants.  No fences or screens shall be permitted 
in the common space.  A homeowner may construct a fence which is a maximum of four (4) feet in height and 
a maximum of 150 square feet in size after obtaining approval from the Architectural Review Committee.  The 
fence shall not exceed a distance of 10 feet from the home.  Fences shall be a high quality material similar to 
the home.  Homeowners who wish to install a fence in Highland are required to obtain a fence permit prior to 
construction. 

(9) Landscaping. It shall be the responsibility of the developer of the subdivision to install the landscaping and 
shall post a performance bond for all landscaping per Chapter 6, Guarantee of Performance, in this Code. In 
order to protect the landscaping, landscaping may be deferred until such time as final inspection on the 
dwelling structure.  All landscaping shall be originally installed in accordance with irrigation, landscaping and 
amenities plan incorporated into addendum “C”. This development shall include two separately defined 
landscaping areas which shall be classified as “common area” and “personal space”. It is the responsibility of 
Homeowners Association to maintain all common areas before and after landscaping is installed. 
(a) The “personal space” shall be defined as the area immediately surrounding each unit as illustrated in 

addendum “C” (plan L2.1 and L2.2). 
(i) No unit builder or homeowner can remove any landscaping item from the ‘personal space’ 

area surrounding each building unless that landscaping item is replaced with, at minimum, a 
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landscaping item of equal aesthetic value. 
(ii) A unit builder or homeowner may add to and/or enhance the landscaping items within their 

‘personal space’ surrounding each unit with landscaping that is aesthetically equal to or an 
improvement above the originally approved landscaping plan, following approval from the 
Home Owners Association. 

(b) The “common area” shall be the entire area of the development excluding the main dwelling unit, the 
‘personal space’, and any improved hard surface as illustrated in addendum “C” (plan L1). 
(i) No unit builder or homeowner can remove, alter, or add any item to the “common area” 

without first amending addendum “C” (plan L1). 
 (Ord: # 2009-17, 07/21/09) 

(10) The Lots and Common Areas and Facilities shall be used and occupied as hereinafter set forth: (1) No 
business shall be operated in or from any Lot or Common Area. (2) Parking shall be in the garage or in the 
driveway of said Lot.  (3) No storage of any boats, trailers, recreational vehicles, commercial vehicles or 
inoperable vehicles belonging to a Lot Owner or others is allowed outside of the garage.  (4)  No Lot Owner 
shall cause or permit anything (including, without limitation, an individual television antenna, an awning, etc.) 
to hang, be displayed, be visible or otherwise be placed on the exterior walls or roof of any structure or any 
part thereof, or on the outside of windows or doors, without the prior written consent of the Association.  (5) 
No sign of any kind shall be displayed to the public view on or from any structure or the Common Area. (6) 
House pets shall be allowed according to the rules and regulations established by the Association.  (7) The 
Common Areas and Facilities shall be kept free and clear of all rubbish, debris and other unsightly materials.  
(8) No admission fees, charges for use, leases or other income-generating arrangement of any type shall be 
employed or entered into with respect to any portion of the Common Areas and Facilities.  (9) No structure 
shall contain any coal or wood burning fireplace, stove or other similar devise unless the same is EPA 
approved, installed according to the manufactures guidelines and installed by a person or entity certified to 
install said device. 

(11) Architectural standards: 
(a) Exterior.  Dwelling exterior shall be constructed of brick, stone or stucco combination thereof with at 

least 50% average of the total wall area being brick or stone or the equivalent material with 50% 
minimum front elevation and a minimum 25% in back. 
(i) Color Harmony: The use of natural earth tones will be encouraged, along with the use of 

stucco, stone and limited amounts of wood as materials.  The use of unpainted concrete or 
blocks and painted or unpainted metal siding is prohibited on exterior surfaces. 

(ii) Soffit and fascia materials may be an aluminum or vinyl. 
(iii) A minimum 8" x 8" no vinyl wrap. 
(iv) 2 x 6 exterior walls. 

(b) Material for Roofs and Pitch.  Roofing material shall be tile or composition grade of architectural 
roofing shingle (minimum 30-year guarantee) may be permitted, with a raised ridge.  

(c) Driveways and walkways.  All driveways and walkways forward of the required setback line shall be 
constructed of concrete, brick, flagstones, or similar high-grade material and not asphalt, and be of a 
width to provide side by side parking for a minimum of two cars.   

(12) No more than 22 units can have two stories. 
(13) All public utilities shall be underground. 
 
3-4748:  Conditional Uses. 
(1) Residential facilities for elderly persons see section 10-102(24), providing that the building to be used for such 

purpose and the use thereof conform to the following requirements: 
(a) The building conforms to all applicable health, safety, zoning, and building codes; 
(b) The building is capable of use as a residential facility for elderly persons without structural or 

landscaping alterations that would change the structure’s residential character; 
(c) The facility is located not closer than three-quarters of a mile from any other residential facility for 

elderly persons or residential facility for handicapped persons. 
(d) Not more than four elderly persons reside at the facility; 
(e) The facility shall be owned by one of the residents or an immediate family member of one of the 

residents for which title has been placed in trust for a resident; 
(f) The facility shall not house any person being treated for alcoholism or drug abuse; 
(g) Placement of any person in such a facility shall be voluntary and may not be part of, or in lieu of, 

confinement, rehabilitation, or treatment in a correctional institution. 
(2) Any conditional use permit granted under subsections (5) or (6) is nontransferable and shall terminate if the 

structure is devoted to another use or if it at any time fails to comply with applicable health, safety or building 
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codes. 
(3) Model homes used for the sale of homes/lots within the Town Center Urban Subdivision in Highland, provided 

that the model home thereof conforms to the following requirements and subject to a conditional use permit: 
(a) Model home is used for lot/home sales within the Town Center Urban Subdivision Overlay. 
(b) The maximum number of personnel shall not exceed three at any given time. 
(c) Off street parking shall be provided such that it does not impede, disrupt, or cause a hazard to the 

flow of traffic or pedestrians. 
(d) No model home use shall exceed two years. 
(e) Outdoor lighting shall be limited to outdoor and landscape lighting normally permitted in a residential 

setting limited to the hours of dusk to 9:00 p.m. 
(f) Signage shall be regulated by existing sign ordinance and in addition to said ordinance, no model 

home shall display banners, flags, or balloons.  Each model home sign shall be allowed within the 
immediate front yard with a maximum size of 48" x 96” with a height from ground level not to exceed 
10'. 

(g) A model home shall operate only between the hours of 7:00 a.m. to 9:00 p.m. Monday through 
Saturday. 

(h) Garages used as sales office shall be converted back before occupancy is permitted. 
(i) All homes permitted under this section shall have a final inspection prior to conversion as residential 

use. 
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ARTICLE 4.7.6 
Adopted: 8/2/05 

TOWN CENTER TRANSITIONAL HOUSING OVERLAY 
 
 
3-4761: Town Center Transitional Housing Overlay Subdivision 
3-4762: Permitted Uses 
3-4763: Area and Width Requirements 
3-4764: Location Requirements 
3-4765: Building Elevation 
3-4767: Special Provisions 
3-4768: Conditional Uses 
 
3-4761: Town Center Transitional Housing Overlay Subdivision. 
The objective in establishing a residential component to the Town Center Overlay is to provide residential 
opportunities that will complement the town center and meet the housing needs of those wishing a more urban 
housing experience. These units shall be owner occupied units of pre-approved, high quality elevations conforming to 
strict design standards, commonly maintained and shared open space consisting of trails, trees and lawns, a 
minimum of private space, of vehicular traffic and of impact to the surrounding neighborhoods as depicted in 
addendum B. The Town Center Transitional Housing Overlay Subdivision shall be applicable only to the following 
described property: A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF THE NORTHWEST 
QUARTER AND THE NORTHWEST QUARTER OF THE SOUTHWEST OF SECTION 36, TOWNSHIP 4 SOUTH, 
RANGE 1 EAST, SALT SLB&M. MORE PARTICULARLY DESCRIBED AS FOLLOWS. COMMENCING AT THE 
WEST QUARTER CORNER OF SAID SECTION 36, THENCE N. 00

0
08”13” E. ALONG THE SECTION LINE A 

DISTANCE 305.64 FEET AND EAST A DISTANCE OF 28.88 FEET TO THE REAL POINT OF BEGINNING; 
THENCE EAST A DISTANCE OF 739.88 FEET; THENCE SOUTH A DISTANCE OF 412.70 FEET; THENCE S. 
89

0
50”00

” 
W. A DISTANCE OF 530.79 FEET; THENCE WEST A DISTANCE OF 208.00 FEET; THENCE N. 

00
0
09”00” W. A DISTANCE OF 414.25 FEET TO THE REAL POINT OF BEGINNING. CONTAINING 305,857 SQ. 

FT. OR 7.02 ACRES. 
 
3-4762: Permitted Uses. 
The following buildings, structures, and uses of land shall be permitted in the Town Center Overlay Urban 
Subdivision. 
(1) Attached dwellings as defined in Exhibit A. 
(2) Commercial and industrial uses are strictly prohibited in this overlay. 
(3) Public utility lines and subject to 5-114(6). 
(4) A single family shall be defined as related persons living in a common household, and is not subject to the 

definition of “family” as listed in Section 10-102 (17) of the Development Code as it pertains to non-related 
residents. 

(5) Household pets. 
(6) Flag poles, television antennas and satellite dishes (limited to 3 feet in diameter). 
 
3-4763: Area and Width Requirements. 
The maximum number of residential units to be permitted within the Town Center Overlay Urban Subdivision is forty-
five (45) and the maximum number of buildings shall be fifteen (15). Area and width requirements of a building lot in 
this subdivision shall conform to Addendum “B” of this ordinance.  
 
3-4764: Location Requirements. Buildings and structures on lots within this subdivision shall be located as follows: 
(1) All front doors shall face the public right-of-way nearest to that front door. All dwelling structures shall be set 

back and built within the building envelope specified for that lot as attached in addendum “B”. 
(2) All dwellings shall be built within the building envelope specified for each lot as indicated in addendum “B”.  
(3) Side setbacks between separated units shall be a minimum of 10 feet. 
(4) Front setbacks shall be a minimum of 20 feet. Front porches may extend an additional two (2) feet into the 

front setback. 
 
3-4765: Building Elevation. The maximum height of any building in this subdivision shall not exceed thirty-five (35) 
feet in height and shall conform to the elevations depicted in addendum “A”, and adjacent buildings shall not have the 
same elevation. An approved elevation may not be used more than three (3) times in any instance and each building 
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used from an elevation shall consist of different exterior materials. Each approved elevation is defined and listed A BB 
E within the buildable area as per addendum B. Structures not used for human occupancy, including, but not limited 
to, flag poles, television antennas and similar structures, are excluded in determining height. 
 
3-4766: Size of Dwellings. The size of any building in this subdivision shall conform to the floor plans depicted in 
addendum “A” and as a minimum are as follows:  
 

House Style Upper floor Main floor Basement 

Mansion Home 
Elevation A 

 
 

 
 

 
 

Unit A not permitted 1546 sf 1546 sf 

Unit B 917 sf 822 sf 822 sf 

Unit C 524 sf 1321 sf 1321 sf 

Mansion Home 
Elevation B 

 
 

 
 

 
 

Unit B - A not permitted 1546 sf 1546 sf 

Unit B - B 897 sf 822 sf 822 sf 

Unit B - C 524 sf 1318 sf 1318 sf 

Mansion Home 
Elevation C 

 
 

 
 

 
 

Unit C - A not permitted 1546 sf 1546 sf 

Unit C - B 908 sf 822 sf 822 sf 

Unit C - C 524 sf 1318 sf 1318 sf 

Mansion Home 
Elevation D 

 
 

 
 

 
 

Unit D - A not permitted 1561 sf 1561 sf 

Unit D - B 897 sf 822 sf 822 sf 

Unit D - C 524 sf 1318 sf 1318 sf 

Mansion Home 
Elevation E 

 
 

 
 

 
 

Unit E - A not permitted 1578 sf 1578 sf 

Unit E - B 913 sf 822 sf 822 sf 

Unit E - C 544 sf 1308 sf 1308 sf 

 
No unfinished areas will be allowed in the minimum required space. However, unfinished basements are allowed. 
  
3-4767: Special Provisions (Amended 5/20/08).  Special provisions shall apply in the Town Center Overlay Urban 
Subdivision in order to protect its essential characteristics: 
(1) The space required around buildings and structures shall be kept free from refuse and debris. 
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(2) All buildings and uses within this zone shall comply with all applicable portions of Sections 3 -601 through 3 -
622 as applicable. 

(3) Common Space. Land areas that are not occupied by buildings, parking area, streets or alleys, shall be 
accessible by the residents and considered common space. All common space shall be devoted to 
landscaping and maintained by the home owners association. It is the intent that all common space shall not 
be maintained, planted in, fenced in or be in control of any resident of a particular dwelling within the 
development with the exception of the “courtyard” space specifically identified by Addendum “B”. 

(4) Common Driveways. Driveways serving more than one unit shall be accessible by both residents of the 
development and the residents of the dwelling units. However, the owners of the dwelling units attached to 
the driveway shall have a perpetual access easement. Maintenance of common driveways shall be the 
responsibility of the Homeowners Association.  

(5) Private Space. Private space shall consist of that area provided for each dwelling unit for personal use noted 
as “courtyard” as defined by the plat and shall be immediately adjacent to, attached to, or within the dwelling 
unit it is designed to serve and shall be for the exclusive use of the residents of the dwelling unit. The private 
space shall be owned fee simple by the owner of the dwelling. 

(6) Streets. All public streets shall conform to Highland City subdivision standards and shall be maintained by the 
City and shall conform to the street layout as specified in addendum “B” Sufficient off street parking shall be 
provided and maintained for all automobiles and recreational vehicles owned or used by occupants of each 
dwelling. 

(7) Alleys. All alleys shall be accessible by both residents of the development, city personnel, utilities, 
franchisees of the city and the public. Alleys shall be deemed a Public Utility Easement and may be used 
accordingly. Alleys shall be installed in accordance to location and to the cross-section as depicted on 
addendum “B”. There shall be no parking or storage of any kind in the alleys. All garbage containers except 
on collection day must be stored out of sight in a garage or behind an approved screen. No common 
dumpsters will be allowed. Maintenance and ownership of alleys shall be the responsibility of the 
Homeowners Association. 

(8) Fences and Screening. Each unit shall be permitted reasonable visual and acoustical privacy. Landscaping 
and sound reducing construction techniques are encouraged and shall be used as appropriate for the 
anesthetic enhancement of property and the privacy of its occupants. No fences or screens shall be 
constructed within the common space. A homeowner may construct a fence which is a maximum of four (4) 
feet in height within the courtyard area as identified on the recorded plat if constructed of similar material to 
the wainscot of the home it is located on. A fence may be extended and additional two (2) feet in height if it is 
55% open and constructed with wrought iron, high quality maintained wood, or a high quality vinyl fencing 
material. Homeowners who wish to install any fence in Highland are required to obtain a fence permit prior to 
construction after obtaining approval from the Architectural Review Committee. 

(9) Landscaping. . It shall be the responsibility of the developer of the subdivision to install the landscaping and 
shall post a performance bond for all landscaping per Chapter 6, Guarantee of Performance, in this Code. In 
order to protect the landscaping, landscaping may be deferred until such time as final inspection on the 
dwelling structure.  All landscaping shall be originally installed in accordance with irrigation, landscaping and 
amenities plan incorporated into addendum “C”. This development shall include two separately defined 
landscaping areas which shall be classified as “common area” and “personal space”. It is the responsibility of 
Homeowners Association to maintain all common areas before and after landscaping is installed. 
(a) The “personal space” shall be defined as the area immediately surrounding each unit as illustrated in 

addendum “C” (plan L2.1 and L2.2). 
(i) No unit builder or homeowner can remove any landscaping item from the ‘personal space’ 

area surrounding each building unless that landscaping item is replaced with, at minimum, a 
landscaping item of equal aesthetic value. 

(ii) A unit builder or homeowner may add to and/or enhance the landscaping items within their 
‘personal space’ surrounding each unit with landscaping that is aesthetically equal to or an 
improvement above the originally approved landscaping plan, following approval from the 
Home Owners Association. 

(b) The “common area” shall be the entire area of the development excluding the main dwelling unit, the 
‘personal space’, and any improved hard surface as illustrated in addendum “C” (plan L1). 
(i) No unit builder or homeowner can remove, alter, or add any item to the “common area” 

without first amending addendum “C” (plan L1). 
 (Ord: # 2009-17, 07/21/09) 

(10) Units, Common Areas and Facilities shall be used and occupied as hereinafter set forth: (1) No business 
shall be operated in or from any Lot or Common Area. (2) Parking shall be in the garage or within the parking 
area along the public streets and shall not be permitted within the private lane. Parking in driveways with 
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shared access shall not be permitted which blocks access to adjacent garages. Parking shall not be permitted 
within the private lane.  (3) No storage of any boats, trailers, recreational vehicles, commercial vehicles or 
inoperable vehicles belonging to a Unit Owner or others is allowed outside of the garage. (4) No Lot Owner 
shall cause or permit anything (including, without limitation, an individual’s television antenna, an awning, etc.) 
To hang, be displayed, be visible or otherwise be placed on the exterior walls or roof of any structure or any 
part thereof, or on the outside of windows or doors, without the prior written consent of the Association. (5) No 
commercial sign of any kind shall be displayed on or from any structure or the Common Area. (6) Nothing 
shall be done in manner which will impair the structural integrity of the building or nay part thereof or which 
would structurally change the building or any part thereof accept as it otherwise provided herein. (7) The 
Common Areas and Facilities shall be kept free and clear of all rubbish, debris and other unsightly materials 
by the Homeowners Association. (8) No admission fees, charges for use, leases or other income-generating 
arrangement of any type shall be employed or entered into with respect to any portion of the Common Areas 
and Facilities without the prior written consent of the Association. (9) No structure shall contain any coal or 
wood burning fireplace, stove or other similar device unless the same is EPA approved, installed according to 
the manufactures guidelines and installed by a person or entity certified to install said device. (10) Accessory 
structures of any kind are not permitted within this subdivision. 

(11) Architectural standards: 
(a) Exterior. Dwelling exterior shall be constructed as per the approved elevations and materials as 

illustrated and identified in addendum A. Each unit which is a part of an approved elevation shall not 
be separated by different exterior materials.  
(i) Color Harmony: Dwelling materials and colors shall match the Master Color Plan and Master 

Elevation Plan as depicted in Addendum A. 
(b) Material for Roofs and Pitch. Roofing material shall be tile or composition grade of architectural 

roofing shingle (minimum 30-year guarantee) may be permitted, with a raised ridge. 
(c) Driveways and walkways. All driveways and walkways forward of the required setback line shall be 

uniform in material and constructed of concrete, brick, flagstones, or similar high-grade material and 
not asphalt.  Driveway materials shall be uniform.  

(12) All Public Utilities shall be located under ground. 
(13) Lighting. The developer shall provide street lighting at intervals of 200 feet along Town Center Drive and 

Town Square Drive. The lights shall be similar in architecture and color to the existing Town Center street 
lighting. The street lights shall be a maximum of 14 feet in height. The lights shall be installed by the 
developer after approval from the city engineer. 

(14) Corner Features. The developer shall provide a significant landscaping and/or architectural feature on the 
corners of 5600 West Town Center Drive and Town Center Drive and Town Square Drive. This feature shall 
be approved by the city and will address the entry into the Town Center. 

 
3-4768: Conditional Uses. 
(1) Residential facilities for elderly persons see section 10-102(24), providing that the building to be used for such 

purpose and the use thereof conform to the following requirements: 
(a) The building conforms to all applicable health, safety, zoning, and building codes; 
(b) The building is capable of use as a residential facility for elderly persons without structural or 

landscaping alterations that would change the structure’s residential character; 
(c) The facility is located not closer than three-quarters of a mile from any other residential facility for 

elderly persons or residential facility for handicapped persons. 
(d) Not more than four elderly persons reside at the facility; 
(e) The facility shall be owned by one of the residents or an immediate family member of one of the 

residents for which title has been placed in trust for a resident; 
(f) The facility shall not house any person being treated for alcoholism or drug abuse; 
(g) Placement of any person in such a facility shall be voluntary and may not be part of, or in lieu of, 

confinement, rehabilitation, or treatment in a correctional institution. 
(2) Any conditional use permit granted under subsections (5) or (6) is nontransferable and shall terminate if the 

structure is devoted to another use or if it at any time fails to comply with applicable health, safety or building 
codes. 

(3) Model homes used for the sale of homes/lots within the Town Center Urban Subdivision in Highland, provided 
that the model home thereof conforms to the following requirements and subject to a conditional use permit: 
(a) Model home is used for lot/home sales within the Town Center Urban Subdivision Overlay. 
(b) The maximum number of personnel shall not exceed three at any given time. 
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(c) Off street parking shall be provided such that it does not impede, disrupt, or cause a hazard to the 
flow of traffic or pedestrians. 

(d) No model home use shall exceed two years. 
(e) Outdoor lighting shall be limited to outdoor and landscape lighting normally permitted in a residential 

setting limited to the hours of dusk to 9:00 p.m. 
(f) Signage shall be regulated by existing sign ordinance and in addition to said ordinance, no model 

home shall display banners, flags, or balloons. Each model home sign shall be allowed within the 
immediate front yard with a maximum size of 48" x 96” with a height from ground level not to exceed 
10'. 

(g) A model home shall operate only between the hours of 7:00 a.m. to 9:00 p.m. Monday through 
Saturday. 

(h) Garages used as sales office shall be converted back before occupancy is permitted. 
(i) All homes permitted under this section shall have a final inspection prior to conversion as 

residential use. 
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ARTICLE 4.8 
(Adopted 5/18/99 as 5-4-400b - 5-4-409b  
 - section numbers changed 3/7/2000) 
 

OPEN SPACE DENSITY BONUS 
Adopted: 5/18/99 
 
3-4801: Definitions 
3-4802: Purpose 
3-4803: Land Area 
3-4804: Density 
3-4805: Minimum Percentage of Open Space 
3-4806: Open Space Bonus 
3-4807: Location of Open Space 
3-4808: Application Procedures for Open Space Bonus Subdivisions 
3-4809: Ownership and Maintenance of Open Space 
 
3-4801: Definitions. 
(1) Developable Acreage: Total plat square footage minus any land determined unbuildable according to section 

(2) below. 
(2) Unbuildable Acreage: Is that acreage as defined in 5-4-406 subsection a., b.,c, and e. 
 
3-4802: Purpose.  The intent of the open space ordinance is to offer developers the opportunity to plan higher quality 
developments with a wider variety of plans meeting requirements, but the ordinance does not guarantee approval, 
and it is the responsibility of the developer to demonstrate to the Planning Commission and City Council that their 
proposal is better for the City of Highland than the traditional R-1-40 zone. For the good and enhancement of 
Highland City, this provision is intended to: 
(1) Encourage better utilization of land through the creation and preservation of open spaces; 
(2) Promote imaginative, well designed subdivisions which preserve and encourage the creation of open space 

and respect the physical qualities of the land; 
(3) Develop a sense of community and insure compatibility with surrounding neighborhoods; and 
(4) Preserve existing features and natural habitat. 
 
The Planning Commission may recommend and The City Council may approve Open Space Subdivisions in the R-1-
40 zone. 
 
3-4803: Land Area.  In the instances where there is a community interest, residential clustering shall be required.  
Examples of community interest could include: 
(1) Natural Areas 
(2) Wetlands 
(3) Wildlife Habitat 
(4) Scenic Corridors 
(5) Gateways 
(6) Other Public Use Lands 
(7) Wooded Areas, or areas of traditional vegetation with community value 
(8) Town Center 
 
3-4804: Density.  The maximum number of lots to be permitted on subdivided property is determined by dividing the 
developable acreage square footage by forty three thousand five hundred sixty (43,560) square feet. 
 
3-4805: Minimum Percentage of Open Space.  The minimum percentage of land that shall be designated as 
permanent open space, never to be further subdivided, and protected through a conservation easement held by 
Highland City or by a recognized land trust or conservancy or other acceptable entity shall be specified below: 
(1) A minimum of thirty percent (30%) of the total tract area. 
(2) All undivided open space and any lot capable of further subdivision shall be restricted from further subdivision 

through a permanent conservation easement, in a form acceptable to the township and duly recorded in the 
County Recorder’s Office. 

(3) At least forty (40%) of the minimum required open space shall be improved for publicly accessible, active 
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recreation purposes.  The purpose for which open space areas are proposed shall be documented by the 
applicant.   

(4) Storm water management ponds or basins may be included as part of the minimum required open space, as 
may land within the rights-of-way for underground pipelines and any land determined unbuildable acreage.  
However, land within the rights-of-way of high-tension power lines shall not be included as comprising part of 
the minimum required open space.  

 
3-4806: Open Space Bonus.  (Amended 11/16/99, 3/7/2000, 6/17/03, 5/3/05, 5/17/05) 
Open space bonuses should encourage the developer(s) to incorporate a definite development theme which includes 
elements of usable space, diversity of lot design, preservation of natural features, residential use and amenities, a 
well planned vehicle and pedestrian circulation system, treescape and attractive entrances as part of the design. 
(1) An open space bonus shall be allowed only within R-1-40 Zones.  The density bonus will be calculated on the 

total developable acreage of the development.  The entire city shall be subject to open space bonuses within 
the following parameters: 
(a) The area designated and shown on the land use plan as the “Town Center” shall have a maximum of 

2.5 units per acre overall density. 
(b) The 53.53 Concrete Products Construction acres shall have a maximum density of 2.23 units per 

acre. 
(c) The remaining areas of the city shall have a maximum of 1.4 units per acre overall density. 

(2) Property owners requesting consideration of open space bonuses shall make application and petition, 
according to procedures outlined in section 3-4808, and said cost of consultant review will be born by the 
applicant based upon procedures for reimbursement set forth by a resolution of the City Council.  Awards 
shall be based on the incorporation of elements as stated and defined in this section.  Any award of open 
space bonus shall be reviewed by the Planning Commission and approved by the City Council. 

(3) Open space bonuses will be considered only on projects of twenty-five (25) acres or more. 
(4) Maximum area density within a development shall not exceed five detached units per acre.  (If an ordinance 

allowing attached housing in the Town Center is enacted by the City Council, then no more than eight units 
per acre would be allowed.) 
(a) Any proposed development must be approved as a master plan development. 
(b) While abiding by the overall density of either 2.5 or 1.4 units per acre, no particular acre in a 

development shall accommodate more than the maximum units allowed to meet the densities stated 
in this section. 

(5) A minimum of 30% of the entire development shall be designated as open space to qualify for any bonus 
within this ordinance. 

(6) To merit a bonus award, the development must demonstrate qualities and advantages beyond what would be 
required of a standard residential R-1-40 development. 

(7) Open space bonuses shall be subject to, but not limited to, the following elements and accompanying 
definitions.  Cumulatively these elements may not increase residential unit densities beyond those stated in 
this section. 

(8) A bonus density may be granted based on the following scale: 
>150 points  =  0.4 units  
113 points    =  0.3 units 
75 points      =  0.2 units 
38 points      =  0.1 units 
0 - 37 points  =  0 units 

Subdivisions qualifying for a density higher than .4 units to the acre will be awarded a density based on the 
same ratio as above.  

(9) It is the intent of this ordinance to prohibit the deferral of open space and amenities through the use of 
phasing. 

(10) Only those projects which provide 30% open space can achieve the maximum density bonus stipulated in 
Section above.  

(11) All open space subdivisions shall be required to be a  part of the Highland Open Space Special Service 
District. 

(12) All open space provided by the developer shall be deeded to the city through a warranty deed and title 
insurance. 

(13) All open space subdivisions shall provide internal pedestrian paths and path  connections to adjacent 
properties. 

(14) All projects shall be required to provide amenities to the open space in an amount equal to 20% of the total 
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cost of the subdivision improvements.  Said amenities shall be subject to review and approval by the city. 
(15) No lots shall be smaller than 14,000 sq. Ft. With a minimum average of 16,000 sq. Ft. Per phase. 
(16) No lots shall have less than 110' feet of frontage with an average of 120'. 
(17) Streets with this overlay may have a minimum of 30' of asphalt. 
(18) Developers of open space subdivisions that are recorded after the effective date of this ordinance shall 

provide delineation between all private property lines and any proposed open space.  Requirements for 
delineation shall be defined as follows: 
(a) The delineation provided shall be per the specifications of Highland City and installed within the public 

property along all property lines that abut open space or a trail. 
(b) Any person obtaining a building permit for a primary residence on property within an open space 

subdivision after the effective date of this ordinance shall provide to the city a fee according to the 
linear distance of the property line that abuts open space or a trail to provide for delineation of the 
property line between private and public property (Amended 5/3/05, 5/17/05). 

(19) Setbacks within the Open Space Density Bonus Overlay may be determined by lot depth and lot frontage.  
Setbacks shall be consistent with the underlying zone unless a minimum of 80% of the lots within an 
approved Open Space Density Bonus subdivision meet the following dimensions; if 80% of the lots meet the 
following dimensions, then setbacks shall be as follows: 
 
FRONTAGE  DEPTH    SETBACKS 
     Front  Rear          Side    
<90’   <110’  25’  10’  12.5’ or (10’ min. 25’ total) 
90’ - 100’  <110’  25’  15’  12.5’ or (10’ min. 25’ total) 
90’ - 120’  110’ - 130’ 25’  25’  12.5’ or (10’ min. 25’ total) 
110’ - 130’  130’ - 180’ 30’  30’  12.5’ or (10’ min. 25’ total) 
>130’   >180’  30’  30’  15’ 

 
 (Ord. No. 2010-07, Amended, 06/22/2010) 
 

(a) Quality Elements         Allowable Points 
(i) Open Space, the utilization of existing and     

Creation of new space.  Developed buffer zones, 
Parkways and greenbelts.       0-75 Points 
 
Sliding Scale: 
15%   0-15 Points 
20%   0-20 Points 
25%   15-25 Points 
30%   15-30 Points 
35% Open Space 20-35 Points 
40% Open Space 25-40 Points 
45% Open Space 40-55 Points 
50% Open Space 55-75 Points 
 

(b) Enhancement Elements  
(i) Preservation and development of Paths and 

Trails encouraging connection to the city 
Master trail plan        0-20 Points 

(ii) Preservation of existing quality natural areas:  
Vegetation ( mature woodlands/orchards), historic 
Drainage corridors, meadows, ridge lines, 
View-sheds, etc.(excluding unbuildable acreage)    0-25 Points 

(iii) Improvement of areas not included in 2 above    0-20 Points 
(iv) CC&R’s that provide architectural control with no more than                                

10% of the homes having the same elevation which specifies 
Set backs as prescribed in Sec. 3-4104, for side yard 
Garage entrances, hidden garages, building material types 
Landscaping and fencing . Maintains a cohesive 
Community with overall architectural control.    0-10 Points 

(v) Artwork, fountains or gateways that provide a unique 
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Setting to the development and do not distract from 
Highland’s natural setting.      0-10 Points 

(vi) Affordable housing.       0-10 Points 
(vii) Provide an open space buffer to surrounding      

Developed land uses.        0-10 Points 
 
3-4807: Location of Open Space.  The location of open space conserved through residential development shall be 
consistent with the policies contained in the Land Use Element of the General Plan and with the recommendations 
contained in this section and the following section (“evaluation criteria”).   
(1) Open space shall be comprised of two types of land improved and natural areas.  All open space is required 

to be protected by a permanent conservation easement prohibiting future development, and setting other 
standards safe-guarding the site’s special resources from negative changes. 
(a) Natural Open Space Areas. Although the locations of natural areas  are pre-determined by the 

locations of flood plains, wetlands, steep slopes and soils subject to slumping, greater latitude exists 
in the designation of Improved Open Space Areas (except that they shall include a 100-foot deep 
green way buffer along all water bodies and watercourses, and a 50-foot green way buffer alongside 
wetlands soils classified as “very poorly drained” in the medium-intensity county soil survey of the 
USDA Natural “Resources Conservation Service)” 

(b) The location of Open Space Areas shall be guided by the maps and policies contained in the Land 
Use Element of the General Plan, the Parks, Recreation, and Trails Element of the General Plan,  
and Parks Master Plan, and shall typically include all or part of the following kinds of resources: 
mature woodlands, aquifer recharge areas with highly permeable (“excessively drained”) soil, 
significant wildlife habitat areas, prime farmland, historic, archaeological or cultural features listed (or 
eligible to be listed) on national state or county registers or inventories, and scenic views into the 
property from existing public roads.  Open Space Areas therefore typically consist of meadows, 
forest, pastures and farm fields, part of the ecologically connected matrix of natural areas significant 
for wildlife habitat, water quality protection, and other reasons.   

(c) General Location Standards. 
(i) Subdivisions shall be designed around both the Natural and Improved Open Space Areas, 

which together constitute the total required open space. The design process should therefore 
commence with 1) the delineation of all potential open space, 2) where potential house sites 
are located, 3) access road alignments are identified, and 4) lot lines drawn in.  
A. Both Natural and Improved Areas shall be placed in undivided preserves, which may 

adjoin housing areas that have been designed more compactly to create larger areas 
that may be enjoyed equally by all residents of the development. 

B. Undivided open space shall be directly accessible to the largest practical number of 
lots within a conservation subdivision.  To achieve this, the majority of house lots 
should abut undivided open space in order to provide direct views and access.  Safe 
and convenient pedestrian access to the open space from all lots not adjoining the 
open space shall be provided (except in the case of farmland, or other resource 
areas vulnerable to trampling damage or human disturbance).  Where the undivided 
open space is designated as separate, noncontiguous parcels, no parcel shall 
consist of less than three (3) acres in area nor have a length-to-width ratio in excess 
of 4 to 1, except in areas that are specifically designed as village greens, ballfields, 
upland buffers to wetlands, waterbodies, buffers, watercourses, or trail links. 

(d) Interconnected Open Space Network. 
(e) As these policies are implemented, the protected open spaces in each new subdivision will eventually 

adjoin each other, ultimately forming an interconnected network of Natural and Open Space Areas 
across the City. 

(f) Evaluation Criteria. 
(i) In evaluating the layout of lots and open space, the following criteria will be considered by the 

Planning Commission as indicating design appropriate to the site’s natural, historic, and 
cultural features, and meeting the purposes of this ordinance.  Diversity and originality in lot 
layout shall be encouraged to achieve the best possible relationship between development 
and open space areas.  Accordingly, the Planning Commission shall evaluate proposals to 
determine whether the proposed conceptual preliminary plan: 
A. Protects and serves all floodplains, wetlands, and steep slopes from clearing, 

grading, filing, or construction (except as may be approved by the City for essential 
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infrastructure or active or passive recreation amenities).   
B. Preserves and maintains mature woodlands, existing fields, pastures, meadows and 

orchards, and creates sufficient buffer areas to minimize conflicts between residential 
and agricultural uses. For example, locating house lots and driveways within wooded 
areas is generally recommended, with two exceptions.  The first involves significant 
wildlife habitat or mature woodlands that raise an equal or greater preservation 
concern as described in items below.  The second involves predominantly agricultural 
areas, where remnant tree groups provide the only natural areas for wildlife habitat. 

C. If development is to be located on open fields or pastures because of greater 
constraints in all other parts of the site, dwellings should be sited on the least prime 
agricultural soils, or in locations at the far edge of a field, as seen from existing public 
roads.  Other considerations include whether the development will be visually 
buffered from existing public roads, such as by planting screen consisting of a variety 
of indigenous native trees, shrubs, and wildflowers (specifications for which should 
be based upon a close examination of the distribution and frequency of those species 
found in a typical nearby roadside verge or hedgerow). 

D. Maintains or creates an upland buffer of natural species vegetation of at least 50 feet 
in depth adjacent to wetlands and surface waters, including creeks, streams, springs, 
lakes and ponds. 

E. Designs around existing hedgerows and treelines between fields or meadows and 
minimize impacts on large woodlands (greater than five acres), especially those 
containing many mature trees or significant wildlife habitat. Also, woodlands of any 
size or highly erodible soils with slopes greater than 10% should be avoided.  
However, woodlands in poor condition with limited management potential can provide 
suitable locations for residential development.  When any woodland is developed, 
great care shall be taken to design all disturbed areas (for buildings, roads, yards, 
septic disposal fields, etc.) In locations where there are no large trees or obvious 
wildlife areas, to the fullest extent that is practicable. 

F. Leaves scenic views and vistas unblocked or uninterrupted, particularly as seen from 
public thoroughfares.  For example, in open space agrarian landscapes, a deep “no-
build, no-plant” buffer is recommended along the public thoroughfare where those 
views or vistas are prominent or locally significant.  The concept of “foreground 
meadows” with homes facing the public thoroughfare across a broad grassy expanse 
is strongly preferred to mere buffer strips, with or without berms or vegetative 
screening.  In wooded areas where the sense of enclosure is a feature that should be 
maintained, a deep “no-build, no-cut” buffer should be respected, to preserve existing 
vegetation. 

G. Avoid siting new construction on prominent hilltops or ridges, by taking advantage of 
lower topographic features. 

H. Protect wildlife habitat areas of species listed as endangered, threatened, or of 
special concern by the U.S. Environmental Protection Agency and the Utah State 
Division of Wildlife. 

I. Designs around and preserve sites of historic, archaeological, or cultural values, and 
their environs, insofar as needed to safeguard the character of the feature, such as 
stone walls, spring houses, barn foundations, cellar holes, earthworks, and burial 
grounds. 

J. Protects rural roadside character and improves public safety and vehicular carrying 
capacity by discouraging development from coming directly onto existing public 
roads.  Establishes buffer zones along the scenic corridor of rural roads with historic 
buildings, stone walls, hedgerow, and so on. 

K. Landscapes common areas (such as community greens), cul-de-sac islands, and 
both sides of new streets with native specie shade trees and flowering shrubs with 
high wildlife conservation value.  Deciduous shade trees shall be planted at thirty-foot 
intervals on both side of each street or equivalent, so that the neighborhood will have 
a stately and traditional appearance when they grow and mature.  These trees shall 
generally be located between the sidewalk or foot path and the edge of the street, 
within a planting strip no less than five feet in width. 

L. Provides active recreational areas in suitable locations that offer convenient access 
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by residents and adequate screening from nearby house lots. 
M. Includes a pedestrian circulation system designed to assure that pedestrians can 

walk safely and easily on the site, between properties and activities or special 
features within the neighborhood open space system.  All roadside footpaths should 
connect with off-road trails, which in turn should link with potential open space on 
adjoining undeveloped parcels (or with existing open space on adjoining developed 
parcels, where applicable). 

N. Provides open space that is reasonably contiguous. Fragmentation of open space 
should be minimized so that those resource areas are not divided into numerous 
small parcels located in various parts of the development.  To the greatest extent 
practicable, this land shall be designed as a single block with logical, straight forward 
boundaries.  Long thin strips of conservation land should be avoided, unless the 
conservation feature is linear or unless such configuration is necessary to connect 
with other streams or trails.  The open space shall generally abut existing or potential 
open space land on adjacent parcels (such as in other subdivisions, public parks, or 
properties owned by or leased to private land conservation organizations).  Such 
subdivision open space shall be designed as part of larger contiguous greenway 
systems, as per the policies of the Land Use Element of the General Plan and the 
Parks, Recreation and Trails Element of the General Plan. 

 
3-4808: Application Procedures for Open Space Bonus Subdivisions.  (Amended 3/7/2000)(7/17/01, 5/2/06).  
The sequence of actions prescribed for Open Space Subdivisions will follow the requirements specified in this section. 
(1) Pre-Application Discussion. 

(a) Open Space Layout.  In order for a project to be considered under the Open Space Density 
Ordinance, an applicant must submit to the City a preliminary plan providing a concept showing an 
open space subdivision layout.  The open space layout shall be drawn to scale depicting probable 
roadways, connections to adjacent properties, open space to be conserved and private building 
spaces.  

(b) Open Space Calculation.  The open space layout will provide a preliminary calculation of open 
space preserved and provide segmented parcels of open space with dimensions for rough 
verification.  

(c) Consultant Cost.   Following, the pre-application discussion with staff, a cost will be obtained from the 
consultant for open space review. 

(d) Planning Commission Presentation.  Each applicant will appear before the Planning Commission 
and present their proposal after a cost has been obtained from the consultant and a pre-application 
fee has been paid.  At the Planning Commission meeting, the applicant will present the lay-out and 
receive preliminary feedback from the Commission. 

(2) Sketch Plan. 
(a) Application Fee.  Prior to commencing the sketch plan review process, the applicant shall pay to the 

City the cost of the consultant review and the sketch plan fee and provide the City with the lay-out 
plan that is drawn to scale.  

(b) Sketch Plan Requirements.  The city consultant, in cooperation with the applicant, will incorporate 
staff and Planning Commission comments about the layout plan to produce a sketch plan. 
(i) The sketch plan should be based on an accurate map, or aerial photo, showing development 

boundaries, topography, adjacent properties, recreational integrals and trail connections, 
important physical features to include natural vegetation, ponds, streams and ditches, wildlife 
habitats, view sheds,  green spaces and the concept of the proposed subdivision.  

(ii) When trees, groves, waterways, scenic points, historic spots or other City assets and 
landmarks, as determined by the City, are located within a proposed subdivision, these shall 
become part of the area designated as open space. 

(iii) The sketch plan shall show the proposed open space with acreage calculation by areas. 
(iv) The sketch plan shall show the proposed private residential space and proposed number of 

lots within contiguous areas and the total lot count with average, minimum, and maximum lot 
size.  The sketch plan does not include lot lines, but will address building set-backs and 
roadway profile. All Open Space subdivisions shall be regulated by setbacks as defined in 3-
4806 of this Code. (Ord. No. 2010-07, Amended, 06/22/2010) 
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(c) Walkabout.  The sketch plan is required before the on site-walkabout. 
(d) Trails.  The sketch plan shall show all trails and each trail profile. 
(e) Grading Plan.  The developer shall provide a grading plan for the building envelopes. 

(3) On-Site Review. 
(a) Walkabout.  After the sketch plan has been prepared, the Planning Commission may schedule a 

mutually convenient date to walk the property with the applicant and his/her site designer.  The 
purpose of this visit is to familiarize City officials with the property’s special features, and to provide 
them an informal opportunity to offer guidance (or a least a response) to the applicant regarding the 
sketch plan. 

(b) Property Identification. Applicant to have corners of property clearly marked and visible from 200' 
feet. 

(c) Sketch Plan.  It is the responsibility of the applicant to provide sufficient copies of the sketch plan for 
distribution to the Planning Commission prior to the Walkabout. 

(4) Pre-Submission Staff Conference. 
(a) Requirements.  The pre-submission conference is required for the applicant to meet with staff and 

city consultant to review bonus awards.  The applicant will bring to the conference all supporting data 
demonstrating how their proposal qualifies for a bonus density.  This will include CC&R’s, playground 
layout, proposed landscaping and use plan of open space, open space maintenance plan, budget, 
where applicable shown on a detailed map with off-site improvements. 

(b) Planning Commission Comments. The applicant will have incorporated appropriate Planning 
Commission comments from the walkabout. 

(c) Subdivision Plan Detail. The subdivision plan should show all roadways and private space.  It will 
be at this meeting that the applicant proposes the number of lots anticipated, setbacks are identified, 
roadway widths are determined, and the exact trail location and profiles are established. 

(d) Density Bonus Calculation. From the information provided by the applicant, city staff and consultant 
will prepare the Open Space Density Matrix and prepare a recommendation on total density award. 

(e) Density Bonus Recommendation. City staff and consultant will prepare a density bonus 
recommendation for the  Planning Commission to be considered at the Sketch Plan Hearing. 

(5) Sketch Plan Hearing (Amended: 5/2/06). 
(a) Notice.  The Planning Commission shall consider the Sketch Plan in a public meeting noticed 

according to Section 5-3-101(5) of the Development Code.  The applicant shall provide a legible 
vicinity map indicating the exact location of their property and each property within 3 mile (1,320 feet).   
The map shall include the address of the subject property and shall be part of each notice required for 
the public hearing. 

(b) Planning Commission Deliberation.  After considering public comment, the Planning Commission 
will review the sketch plan,  recommendation of staff, public comment, and any additional information 
provided by the applicant on the actual density award.   

(c) Planning Commission Recommendation. The Planning Commission, after review of any new 
items, will make a recommendation on the bonus density award to the City Council.   

(d) Plat Review. The Planning Commission may, at this time, act upon the proposed plat as a preliminary 
plat or require it to return as a preliminary plat at a subsequent meeting.  

(e) City Council Action. The City Council shall act upon the recommendation of the Planning 
Commission by concurring, modifying, or denying any and all density bonus award.  Once a bonus 
award has been made by the Council it constitutes a final decision.   

(f) Lot Lines. With a bonus award, the applicant will apply lot lines to the sketch plan and may apply for 
preliminary approval, if not granted in Paragraph 4 above. 

(g) Sketch Plan Expiration.  Application for Preliminary Plat shall be made within 180 calendar days 
after approval or conditional approval of sketch plan by the Planning Commission.  This time period 
may be extended by the City Zoning Administrator for up to 180 calendar days if the subdivider 
petitions the City for an extension prior to the expiration date and provided there is compelling 
evidence that such an extension is in the best interests of the City.  Only one extension can be 
granted. 

(h) Preliminary Plan and Final Plat. The applicant shall conform to the requirements for submission of a 
plat according to Sec. 5-4-300 of the Development Code.  If Preliminary Plat approval is granted at 
the Sketch Plan meeting, all requirements for said plat approval, as is outlined in Sections 5-4-301 - 
5-4-310, shall be met at that time. 
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3-4809: Ownership and Maintenance of Open Space. (Amended 12/4/01, 5/20/08) 
(1) General.   
(2) Different ownership options apply to the permanently protected open space created through the development 

process.  The open space shall remain undivided and may be owned and managed by the City or a 
recognized land trust or conservancy.  A public land dedication, not exceeding 10% of the total parcel size, 
may be required by the City, through this open space to facilitate trail connections.  A narrative describing 
ownership, use and maintenance responsibilities shall be submitted for all common and public improvements, 
utilities and open spaces. 

(3) Ownership Standards. 
(4) Common open space within a development shall be owned, administered, and maintained by any of the 

following methods, either individually or in combination and subject to approval by the City. 
(a) Offer a Dedication. 

(i) The City shall have the first and last offer of dedication of undivided open space in the event 
said land is to be conveyed.  Dedication shall take the form of a fee simple ownership.  The 
City may, but shall not be required to accept undivided open space provided: 
A. Such land is accessible to the residents of the City,  
B. There is no cost of acquisition other than any costs incidental to the transfer of 

ownership such as title insurance; and the City agrees to and has access to maintain 
such lands. 

(ii) Where the City accepts dedication of common open space that contains improvements, the 
City may require the posting of financial security to ensure structural integrity of said 
improvements as well as the functioning of said improvements per Chapter 6, Guarantee of 
Performance, in this Code.  The amount of financial security shall not exceed twenty percent 
(20%) of the actual cost of installation of said improvements and according to Chapter 6, 
Guarantee of Performance, in this Code. 

(b) Dedication of Easements. 
(i) The City may, but shall not be required to, accept easements for public use of any portion or 

portions of undivided open space land, title of which is to remain in ownership by recognized 
land trust or conservancy, provided; 
A. Such land is accessible to City residents, 
B. There is no cost of acquisition other than any cost incidental to the transfer of 

ownership, such as title insurance, and 
C. A satisfactory maintenance agreement is reached between the developer, home 

owners association, and the City. 
(c) Transfer of Easements to a Private Conservation Organization. 

(i) With the permission of the City, an owner may transfer easements to a private, nonprofit 
organization, among whose purpose is to conserve open space and/natural resources, 
provided that; 
A. The organization is acceptable to the City, and is a bona fide conservation 

organization with perpetual existence; 
B. The conveyance contains appropriate provisions for proper reversion or transfer in 

the event that the organization becomes unwilling or unable to continue carrying out 
its functions; and 

C. A maintenance agreement acceptable to the City is entered into by the developer of 
and the organization. 

(d) Maintenance Standards. 
(i) The ultimate owner of the open space shall be responsible for raising all monies required for 

operations, maintenance, or physical improvements to the open space through annual dues, 
special assessments, etc.   

(ii) In the event that the trust or any successor organization shall, at any time after establishment 
of a development containing undivided open space, fail to maintain the undivided open space 
in reasonable order and condition in accordance with the development plan, the City may 
serve written notice upon the owner of record, setting forth the manner in which the owner of 
record has failed to maintain the undivided open space in reasonable condition. 

(iii) Failure to adequately maintain the undivided open space in reasonable order and condition 
constitutes a violation of this ordinance.  The City is hereby authorized to give notice by 
personal service or by United States mail, to the owner or occupant, as the case may be, of 
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any violation, directing the owner to remedy the same within (20) days. 
(iv) Should any bill or bills for maintenance of undivided open space by the City be unpaid by 

November 1 of each year, a late fee, of fifteen (15%) shall be added to such bills and a lien 
shall be filed against the premises in the same manner as other municipal claims. 
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ARTICLE 4.8.1 
(Added: April 4, 2006) 

PARKLAND BONUS OVERLAY SUBDIVISION 
 
 
3-4811:   Definitions 
3-4812:   Purpose 
3-4813:   Location of Parkland 
3-4814:   Land Area 
3-4815:   Parkland Bonus 
3-4816:   Density 
3-4817:   Minimum Percentage Parkland 
3-4818:   Design Elements 
3-4819:   Application Procedures for Parkland Bonus Overlay  Subdivisions 
3-4820:  Density Bonus Matrix 
 
3-4811: Definitions. 
(1) Developable Acreage: Total plat square footage minus any land determined unbuildable according to section 

(2) below. 
(2) Unbuildable Acreage: Is that acreage as defined in 5-4-406 subsection a., b., c., and e. 
 
3-4812: Purpose.  The intent of the parks open space ordinance is to offer developers the opportunity to plan higher 
quality developments with a wider variety of plans at the same time providing parkland in those areas required  in the 
Parks Master Plan, but the ordinance does not guarantee approval, and it is the responsibility of the developer to 
demonstrate to the Planning Commission and City Council that their proposal is better for the City of Highland than 
the traditional R-1-40 zone and an outright purchase of parkland. For the good and enhancement of Highland City,  
this provision is intended to: 
(1) Encourage better utilization of city park funds by receiving park sites through dedication as opposed to 

purchase; 
(2) Promote imaginative, well designed subdivisions which provide flexibility in the creation of parkland; and  
(3) Develop a sense of community and insure compatibility with surrounding neighborhoods. 
 
The Planning Commission may recommend and The City Council may approve Parkland Bonus Overlay Subdivisions 
in the R-1-40 zone. 
 
3-4813: Location of Parkland.   
The location of parkland conserved through residential development shall be consistent with the policies contained in 
the  Parks, Recreation and Trails Element of the General Plan or the Parks Master Plan Map dated March 2001.  
 
3-4814: Land Area.  No Minimum. 
 
3-4815: Parkland Bonus.  
Parkland bonuses should encourage the developer(s) to incorporate a definite development theme which includes 
elements of usable space, residential use and amenities, a well planned vehicle and pedestrian circulation system, 
treescape and attractive entrances as part of the design. 
(1) A parkland bonus shall be allowed only within R-1-40 Zones.  The density bonus will be calculated on the total 

developable acreage of the development.  The Parkland Bonus shall only apply to areas designated as future 
parks on the Parks, Recreation and Trails Element of the General Plan or the Parks Master Plan Map dated 
March 2001 must be significantly incorporated as part of the overall development proposal. 

(2) Property owners requesting consideration of parkland bonus shall make application and demonstrate how this 
subdivision can provide parkland as defined in the Parks, Recreation and Trails Element of the General Plan 
or the Parks Master Plan Map dated March 2001.    
(a) Parkland Bonus shall only apply to property that includes or is immediately adjacent to parks as 

outlined in the Parks, Recreation and Trails Element of the General Plan or the “Parks Master Plan 
Recommended Neighborhood Park Areas” circle as illustrated on Figure 2 of the Highland City Park 
Master Plan, March 2001. 

 
3-4816: Density.  The maximum number of lots to be permitted on subdivided property is determined by dividing the 
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developable acreage square footage by thirty one thousand one hundred fourteen (31,114) square feet.  Density 
above a typical R-1-40 allowance (1.09 dwelling units per acre (du/ac)) shall be determined by the City Council and it 
shall be determined based upon the quality of design, quality of open space, and quality of compatibility with adjacent 
developed property according to a matrix as defined in Section 3-4809 of this ordinance. 
(1) The Parkland Bonus Overlay Option shall only be allowed within R-1-40 Zones.  The density bonus will be 

calculated on the total developable acreage of the development. 
(a) The maximum density allowed by the Parkland Bonus shall be 1.4 units per acre. 

 
3-4817: Minimum Percentage of Parkland.  The minimum percentage of land that shall be designated as parkland 
and deeded to Highland City shall be specified below: 
(1) A minimum of thirty percent (30%) of the total tract area. 
(2) All parkland donated under this section may be sold or exchanged for other parkland as is determined to be in 

the best interests of the City.  The developer of a phased project shall have first right of refusal on any 
subsequent sale by the City of lands acquired by the City in previous phases of the project. 
(a) In any case, land that is sold or exchanged for other parkland shall be replaced by parkland located 

within the same master planned subdivision and within the same “Parks Master Plan Recommended 
Neighborhood Park Areas” circle as illustrated on Figure 2 of the Highland City Park Master Plan, 
March 2001. 

 
3-4818: Design elements. (Amended 5/15/07) Design elements shall be separated into two categories which consist 
of required elements and preferred elements.  The matrix shall be calculated from the developer’s ability to utilize 
preferred elements.  If all of the required elements are not submitted on the proposed development then the Parkland 
Bonus Overlay may not be used.  If the developer does provide all of the required elements then the Council shall 
approve a minimum of 1.2 du/ac density bonus without additional elements. 
(1) Required Elements.  The following elements are required on all Parkland Bonus Overlay Subdivisions: 

(a) A minimum of 30% of the entire development shall be designated as park space to qualify for the 
bonus within this ordinance and only those projects which provide 30% parkland are eligible to use 
this overlay.  
(i) It is the intent of this ordinance to accommodate acquisition of parkland through creative 

deferral and phasing by the using lots within one phase which can be transferred to another 
phase per 3-4806(A). 

(ii) All open space provided by the developer shall be deeded to the city by General Warranty 
Deed and title insurance., acceptable to the City, insuring that the property is free and clear of 
all encumbrances. 

(b) All projects shall be required to provide funds in the in an amount equal to 20% of the total cost of the 
subdivision improvements.  Said funds can be secured through bond or cash. The city may take 
possession of the 20% at any time, in its sole discretion. 

(c) Lots shall be a minimum of 14,000 square feet, however the subdivision shall be designed to be 
compatible with existing and adjacent recorded neighborhood lots.  The Planning Commission may 
make recommendations to the City Council to enhance compatibility with adjacent neighborhood lots.  

(d) Lots shall have a minimum frontage of 110 feet however 50% of those lots may be between 100 
and 110 feet with only 20% of the lots being less than 105 feet.  At least 50% of lots adjacent to R-1-
40 subdivisions shall have a minimum frontage of 130 feet. 

(e) A majority of the streets within this overlay may have a minimum of 30’ of asphalt, the modified cul-
de-sac cross section or modified 50 foot cross section. 

(f) Setbacks as follows: 30’ front and rear; 15’ minimum side yard; 30’ on a side yard abutting a right-
of-way.  All set backs shall be measured from the structure or foundation, whichever is nearest to the 
lot line.  

(g) If the proposed development is adjacent to property developed under the Open Space Subdivision 
Overlay Option the developer shall provide a twenty (20) foot trail easement to connect adjacent open 
space with the proposed park property.  Only 10% of that trail may be located adjacent to a right-of-
way.   

(h) If a trail has been indicated on the General Plan Master Land Use Map connecting through the 
proposed development property, then the developer shall provide a twenty (20) foot public trail 
easement to connect the trail as indicated on that map.  Only 10% of that trail may be located 
adjacent to a right-of-way. 

(i) Delineation.  If any residences are approved that abut the park, the developer shall provide 
delineation between all private property lines and any proposed open space.  The delineation 
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provided shall be per the specifications of Highland City and installed within the public property along 
all property lines that abut open space.   

(2) Preferred Elements.  These elements may be provided by the Developer.  The elements indicated here will 
be used by the Council to determine additional density above the 1.2 dwelling units per acre.  In order for the 
developer to obtain the maximum of 1.4 dwelling units per acre, a majority of the following elements shall be 
provided: 
(a) At least seventy-five percent (75%) of the perimeter of minimum required open space shall be fronted 

by a public right-of-way.          (30 points) 
 
(b) The developer completes a traffic study plan which shows minimal impact of the proposed 

development to adjacent existing developed subdivisions.      (30 points)  
 
(c) Lots along similar adjacent road frontages should have uniform lot frontages as much as is practical 

subject to review and approval of the Planning Commission.  The Planning Commission may allow 
variations in lot frontages to accommodate reasonable compatibility with adjacent lots and lot 
configurations that may be required to prevent the inclusion of remnant parcels and to maximize lot 
potential.           (30 points) 

 
(d) The developer installs a fence on both sides of any trail easement at a maximum height of 5 foot, and 

a minimum of 55% open.          (20 points) 
 
(e) Preservation of existing quality natural areas: vegetation ( mature woodlands/orchards), historic 

drainage corridors, meadows, ridge lines, view-sheds, buffer zones, parkways and greenbelts 
etc.(excluding unbuildable acreage) in addition to the required 30% park property.   (15 points) 

 
(f) CC&R’s that provide architectural control with no more than 10% of the homes having the same 

elevation which specifies set backs as prescribed in Sec. 3-4104, for side yard garage entrances, 
hidden garages, building material types landscaping and fencing . Maintains a cohesive community 
with overall architectural control.         (5 points) 

 
(g) Artwork, fountains or gateways that provide a unique setting to the development and do not distract 

from Highland’s natural setting.         (5 points) 
 
3-4819: Application Procedures for Parkland Bonus Subdivisions. 
The sequence of actions prescribed for Open Space Subdivisions will follow the requirements specified in this section. 
(1) Pre-Application Discussion. Parkland Space Layout.  In order for a project to be considered under the 

Parkland Bonus. 
(a) Subdivisions, an applicant must submit to the City a preliminary plan providing a concept showing a 

Parkland Bonus Subdivision.  The open space layout shall be drawn to scale depicting probable 
roadways, connections to adjacent properties, open space to be conserved and private building 
spaces.   

(b) Open Space Calculation.  The open space layout will provide a preliminary calculation of open space 
preserved and provide segmented parcels of open space with dimensions for rough verification. 

(2) Parkland Overlay Density Matrix.  The applicant shall submit to the City a matrix indicating their compliance 
with Sections 3-4808 and 3-48010 of this ordinance.  The City Council shall review the proposed development 
to determine the overall density.  The overall density shall be based upon the applicant’s response to Section 
3-48010 of this ordinance. 

(3) Preliminary Plan and Final Plat. The applicant shall conform to the requirements for submission of a plan 
and plat according to Sec. 5-4-300 of the Development Code.  If Preliminary Plat approval is granted all 
requirements for said plat approval, as is outlined in Sections 5-4-301 - 5-4-310, shall be met at that time. 

(4) Conditional Uses. Only those conditional uses permitted in the R-1-40 shall be considered for approval 
under this overlay. 

 
3-4820:  Density Bonus Matrix.  Parkland Bonuses shall be subject to a matrix to determine the density which will be 
considered by the City Council.  The matrix shall be based on compliance with Section 3-4806 of this Code. 
(1) A parkland bonus overlay shall only be considered within R-1-40 Zones.  The density bonus will be calculated 

on the total developable acreage of the development.   
(2) Property owners requesting consideration of parkland overlay bonuses shall make application and petition, 
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according to procedures outlined in section 3-4809.  Any award of density bonus shall be reviewed and 
approved by the City Council. 

(3) A minimum of 30% of the entire development shall be designated as park land to qualify for any bonus within 
this ordinance. 

(4) To merit a bonus award, the development must demonstrate qualities and advantages beyond what would be 
required of a standard residential R-1-40 development. 

(5) Parkland bonuses shall be subject to, but not limited to, the elements identified in Section 3-408 of this 
ordinance.  The elements awarding density bonus are defined in Section 3-408 with respective values.  The 
cumulative value indicating overall density is defined below.  Cumulatively these elements may not increase 
residential unit densities beyond those stated in this section.  If an applicant can indicate they meet these 
requirements the city council shall award the appropriate density. 

(6) A bonus density may be granted based on the following scale: 
80 points    =  1.40 overall units per acre 
60 points   =  1.35 overall units per acre 
40 points      =  1.30 overall units per acre 
20 points   =  1.25 overall units per acre 
All “Required Elements”      =  1.20 overall units per acre           
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ARTICLE 4.9 
Article 4.9 Adopted: 12/16/2003 

PROFESSIONAL OFFICE (“P.O.”)  ZONE 
 
 
3-4901: Introduction: Purpose/Intent 
3-4902: Permitted Conditional Uses 
3-4902: Prohibited Uses 
3-4904: Development Standards 
3-4905: Site Coverage 
3-4906: Building Setbacks 
3-4907: Building Height 
3-4908: Screening Walls / Fences / Hedges 
3-4909: Parking 
3-4910: Driveway and Curb Openings 
3-4911: Landscaping 
3-4912: Hardscape 
3-4913: Substructures; Storage / Refuse Collection, etc. 
3-4914: Signs / Sign Illumination 
3-4915: Lighting 
3-4916: Projections 
3-4917: Grading 
3-4918: Utilities / Equipment 
3-4919; Roof Design 
3-4920: Nuisances 
3-4921: Change of Use 
3-4922: Architectural Design 
3-4923: Non-Conforming Structures and Uses 
3-4924: Irrigation Water Requirements 
3-4925: Submittal Requirements 
3-4926: Action on Site Plan 
3-4927: Appeals 
3-4928: Security:  Site Improvements/Project Completion 
3-4929: Storage Facilities 
 
3-4901:  Introduction: Purpose / Intent. The design guidelines provided herein for the Professional Office (“P.O.”) 
Zone has been devised as a method of achieving a high quality, cohesive design for professional office development 
in Highland City.  These guidelines will serve as design criteria to developers, builders, engineers, architects, 
landscape architects and other professionals in preparing plans for construction.  In addition, these articles will lend 
guidance to staff, the Planning Commission and the City Council in the review and evaluation of future development 
projects related to professional office development.  There are certain key design elements which contribute 
significantly to the visual order and consistency of the entire professional office area.  These common features--site 
planning, architecture, landscape design, parking, signage, lighting and other details--are the subject of this 
ordinance.  The guidelines express the desired character of future development.  Each guideline shall be considered 
in terms of how it applies to a given project.  The intent of the guidelines must be met in order for a project to be 
approved during the plan review process.  All of the above must be consistent with the Site Plan attached hereto as 
Exhibit “A”, the Landscape Plan attached hereto as Exhibit “B”, and the Architectural Details, attached hereto as 
Exhibit “C”. 
(1) The purpose of this ordinance is to define a range of goods and services which may be offered by 

professional and service entities within the community and to establish guidelines for the physical 
development of such professional and service entities. 

(2) The overall intent of these regulations is to establish a standard for professional office and storage facility 
development and maintenance which: 
(a) Promotes the overall functionality, safety and visual attractiveness of professional office buildings, 

storage facilities, accompanying substructures, and surrounding landscape; 
(b) Promotes architecture with a residential flavor; 
(c) Promotes development which works in harmony with the open, rural atmosphere of Highland City; 
(d) Prevents the erection of buildings or substructures with an industrial or a pre-fabricated appearance; 
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and, 
(e) Allows some flexibility of architecture so as to encourage creativity of design. 
(f) Promotes the successful completion of the project and of the ability of professional and service 

entities to succeed by carefully reviewing financial statements and character references of 
developers, builders and users submitted to the Planning Commission. 

 
3-4902:  Conditional Uses.  The P.O. Zone is intended to allow the provision of professional services, and not 
general retail commercial. As noted in the following sections, the only uses allowed within the P.O. Zone shall be 
Conditional Uses which satisfy the primary intent or purpose for the Zone and which are subject to special conditions 
as may be imposed by the planning commission or city council.  All such conditional uses are subject to additional 
conditions considered appropriate and necessary by the Planning Commission and City Council. Those uses which 
are incompatible with the desired land use for the P.O. Zone are prohibited.  Following is a list of conditional uses for 
the P.O. Zone, subject to the standards and procedures established in this Code.   
(1) Professional offices and services including but not limited to: architects, engineers, contractors, real estate 

offices, property managers, and mortgage and title offices.  
(2) Financial or legal offices consisting of but not limited to: banks, insurance offices, and law or accounting 

offices. 
(3) Medically related offices/services consisting of but not limited to: doctor's office, dentist's office, pharmacy, 

physical therapy, optometrists, chiropractors, counselors, and psychiatrists. 
(4) Other types of Professional Services including but not limited to: information technology services, marketing, 

travel and employment agencies, journalists, collection agencies, educational services, music studios, 
photography studios, churches, colleges & schools (academic, pre-schools, special education, indoor 
instruction only). 

(5) Art and craft galleries, and studios for the teaching of arts and crafts. 
(6) Storage sheds not exceeding nine (9) acres as set forth in Exhibit “A”.  
(7) Any other conditional uses or other types of professional services which the Planning Commission and City 

Council determine to be compatible with the intent of the Zone. 
 
3-4903:  Prohibited Uses.  In the P.O. Zone, any use not expressly listed as a conditional use shall be evaluated by 
the planning commission for compatibility.  
(1) Determination of Use -- Whenever a use has not specifically been identified in the foregoing classification, it 

shall be the duty of the City Planning Commission to determine if said use 
(a) Is consistent with the intended use of the P.O. Zone; and 
(b) Is compatible with other listed uses; and  
(c) Is compatible with the uses of adjacent properties.  Any person aggrieved by the determination may 

appeal that decision to the City Council. 
(2) Residential occupancy is not allowed in the professional offices or storage sheds themselves, but living 

quarters for full-time employees having onsite responsibilities for this storage facility may be permitted as part 
of the conditional use process. 

 
3-4904:  Development Standards.  The area to be Zoned P.O. (a legal description of which is incorporated in Exhibit 
“A” (Amended: 10/19/04)), shall be recommended by the Planning Commission and approved by the City Council and 
shall have the following characteristics: 
(1) Development site, excluding dedicated roads, shall be approximately twenty-three (23) acres (excluding the 

roadway).  In order to encourage uses consistent with the objectives of the professional office district and to 
ensure adequate site planning, the entire site must be master planned at the time of site plan approval, even 
though it may be developed in stages or phases.  Each phase must adhere to the original plan except as 
subsequently approved by the Planning Commission and City Council.  The project must have a minimum of 
four-hundred (400) feet of frontage on a dedicated public street.  

(2) Although the professional office district may provide services to citizens from surrounding communities, i.e., 
Alpine, Cedar Hills, American Fork, etc., it shall cater primarily to the citizens of Highland City. 

(3) The cumulative total, including the roadway, of professional office zoned property in Highland City shall not 
exceed twenty seven (27) acres (the size of the entire site). 

(4) Development site shall be located in the vicinity the Micron property at the border of Lehi City and Highland 
City -- more specifically defined as: north of the intersection of State Road 92 and Highland Blvd.  

 
3-4905:  Site Coverage.  Coverage regulates the area of the site that may be covered by the building.  Covered 
walkways, roof structure overhangs, and other solar protection or aesthetic structural elements should not be included 
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in building coverage calculations.  These guidelines also help protect area dedicated to landscape and parking. Site 
Coverage shall conform with Exhibit “A”. 
(3) Coverage of a site by a building structure shall not exceed thirty (30) percent of the total site.  This coverage 

may be increased, subject to the approval of the City Planning Commission, if the project demonstrates 
superior response to the professional office zoning guidelines.  In no case, however, shall site coverage 
exceed 40 percent. 

(4) In all site plan configurations, landscaping and/or natural open space shall occupy no less than thirty-five 
percent (35%) of the total land area under development, with minor deviations being allowed as approved by 
the Planning Commission. All landscaping plans and open space designations must be approved by the 
Planning Commission. 

 
3-4906:  Building Setbacks.  It shall be within the authority of the Planning Commission to determine, for any lot in 
this district, which property line or lines shall be considered as side or as rear lines for the purpose of administering 
this ordinance. 
(1) No building shall be closer to a public street right-of-way than twenty-five (25) feet unless all parking is 

provided in the rear of the building, in which case it may be no closer than twenty (20) feet.  No building, with 
the exception of any portion that contains a drive-up window or counter, shall be closer than eight (8) feet 
from any private road or driveway.  Structures which are adjacent to a plaza, mall, or other permanent 
pedestrian open space under the same ownership as the structure may abut the space and have openings 
into it. Those professional office buildings directly bordering residential property to the rear shall have no 
parking in the rear.    

(2) The public street right-of-way line shall be considered the front property line of a lot.  Where a lot is bordered 
on two or more sides by a public street right-of-way, all such sides shall be considered as front property lines, 
and the area between the front property line and the building lines shall be known as the front setback area in 
all cases.  Canopies, overhangs, and similar coverings may project into the front setback area, as much as 
10', if approved by the Planning Commission. 

(3) Side setback areas shall be a minimum of ten (10) feet including canopies and overhangs except where a 
side property line abuts a residential district, in which case the setback area shall be a minimum of thirty (30) 
feet. 

(4) Rear setback areas shall be a minimum of thirty (30) feet except where a rear property line abuts a residential 
district, in which case the rear setback area shall be a minimum of twenty-five (25) feet. 

(5) Side and Rear setbacks for storage areas near the City boundaries (i.e. along the Micron/Lehi border) can be 
reduced to five (5) feet. 

 
3-4907:  Building Height. (Amended 6/7/05) The maximum height of any building in the Professional Office zone 
shall not exceed thirty-five (35) feet.  The height is measured from one location along any elevation where the “Grade 
of Building” (as defined in 10-102(23)) to the highest part of the building is at its greatest vertical distance.  On sloped 
lots where the grade difference exceeds four feet in elevation the averaged maximum “Height of Building” (as defined 
in 10-102 (26)) in the Professional Office Zone shall not exceed thirty-five (35) feet.  No building shall be constructed 
to less than the height of 10 feet or one story above finished grade. 
 
3-4908:  Screening:  Walls / Fences / Hedges.  No wall, or fence is required for the buildings designated on the site 
plan as buildings 1-7.  An open, rural, natural setting is preferred.  An outside wall shall be installed and maintained 
along the storage portion of the site.  Following are acceptable means of providing such screening: 
(1) Walls:  A wall shall consist of concrete, stone, brick, tile, or similar type of solid masonry material a minimum 

of six (6) feet high and a maximum of twelve (12) feet high, and a minimum of eight (8) inches thick. 
(2) Berms:  A berm shall be no less than thirty (30) feet in width at the base facing an arterial road and no less 

than twenty (20) feet in width at the base facing any other street or property.  It shall be constructed of 
earthen material and it shall be landscaped.  Grading of berms is further detailed in Section 3-4318 of this 
Code. 

(3) No signs or sign supports shall be permitted on any wall or fence. 
(4) Notwithstanding the requirements listed above, where the finished elevation of the property is lower at the 

boundary line, or within five (5) feet inside the boundary line, than an abutting property elevation, such change 
in elevation may be used in lieu of, or in combination with, additional screening to satisfy the screening 
requirements for this zone. 

(5) Note:  Since walls and hedges are a main visual feature in any development, regulations related to the 
placement, size and appearance of such structures must be enacted.  The following standards shall apply to 
the installation of all fences, walls, hedges or other visual obstructions used for the purpose of screening, 
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either around the perimeter of the development site or within the development site:   
(a) No stand-alone wall, hedge or other visual obstruction in excess of six (6) feet shall be allowed on 

any professional office development site, unless along a boundary which abuts a city boundary or 
residential zone, or a part of the storage shed complex, in which case the height shall not exceed 
eight (8) feet. Storage shed walls which are also a wall of a storage structure shall not exceed twelve 
(12) feet in height. 

(b) When there is a difference in the ground level between two adjoining lots, the height of any fence, 
wall, or hedge constructed along the property line shall be determined by using the finished grade of 
the highest contiguous lot. 

(c) Only one (1) type of fence or wall design shall be permitted on any one (1) parcel or development.  
The design may include an appropriate mix of materials subject to the guidelines of these articles and 
approval by the City Planning Commission. 

(d) The use of chain link, barbed wire, electrified fence, or razor wire fence in conjunction with any fence, 
wall, or hedge, or by itself is prohibited, unless required by any law or regulation of the State of Utah. 

(e) On a corner lot, no fence, wall, hedge, sign or other structure, shrubbery, mounds of earth, or other 
visual obstruction over thirty-six (36) inches in height above the nearest street curb elevation shall be 
erected, placed, planted, or allowed to grow within a traffic safety sight area. 

(f) To protect safe sight-distance for vehicular movement, sight obstructing fences, or walls or other 
obstructions shall not exceed thirty-six (36) inches in height when located in a front setback.  

(g) Wall materials shall consist of masonry construction finished with a light colored stucco, or mortar 
washed brick. 

(h) Colors will be limited to natural tones.  No bright or neon colors will be allowed. 
(i) Any hedges used as screening shall be consistent in appearance to the general landscape of the site.  

Such hedges may be geometric in shape, but shall be pruned and maintained so as to avoid unsightly 
appearance and to avoid vehicular sight hazards. 

 
3-4909:  Parking.  Parking in the amount and location as specifically set forth in Exhibit “A”.  There shall be provided 
at the time of erection of any building, the minimum required off-street parking space. Requirements are calculated on 
square footage of professional office or storage space and shall be based upon floor area devoted to the principal 
use.  
(1) Commercial Vehicle Parking: Vehicles that display any form of advertising of a commercial enterprise, 

including phone numbers, logos, or associated artwork, are prohibited from parking in street right-of-ways or 
private parking lots within public view (visible from a public roadway). 
(a) Parking for commercial vehicles is limited to properly screened loading areas and other approved off-

street parking that is properly screened 
(b) Commercial vehicles include, but are not limited to , cars, trucks, vans, trailers, fork lifts and  

(2) Landscaping of Parking Areas: 
(a) Where possible, siting parking areas lower than adjacent roadways and continuing streetscape 

grading, berms, hedges, and other landscape treatment into parking areas is encouraged, with intent 
to reduce their visual impact and to screen the parking from the adjacent roadway.  

(b) Planter "islands" between parking bays shall measure six (6) feet from the outside edge of the curb, 
or five (5) feet inside dimension, to provide adequate space for tree trunks, hedges or parking lot light 
supports and to allow for proper maintenance. 

(c) Vehicles shall be prevented from overhanging into landscaped areas through extended curbs or the 
use of concrete wheel stops. 

(3) Other Considerations: 
(a) Circulation within the parking areas shall provide for  free flow of vehicular traffic.  The on-site parking 

and traffic circulation plan shall be a part of the traffic impact analysis required as a part of the 
preliminary site plan review required by Section 3-4926 of this Code. 

(b) Bicycle parking areas with suitable racks shall be provided in convenient locations.  Randomly strewn 
bicycles are not only unsightly, but can create a safety hazard.  Bicycle parking areas shall be located 
so to minimize conflict with pedestrian walkways. 

(c) Provision for loading/unloading areas for local transit busses (e.g. UTA) are encouraged on-site or 
along the periphery of the site (e.g. bus bays).  Such loading areas shall be located as far as 
practicable from intersections and access drives so as not to interfere with the safe operation of 
streets and driveways or impede traffic flow. 

(d) Regardless of changes in occupancy or type of use, no increase in the amount of parking shall be 
allowed. Sufficient parking to meet the requirements of actual tenants shall be provided on-site. 
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3-4910:  Driveway and Curb Openings.   
(4) Unobstructed and direct driveways of sufficient width to safely accommodate projected 20 year turning 

volumes as determined by the Traffic Impact Analysis required by Section 3-4926 shall be provided.  Loading 
driveways may coincide with driveways to parking facilities. 

(5) In establishing permissible curb openings and sidewalk driveway crossings for access to private property, 
they shall not be authorized where they are unnecessary or where they would reasonably interfere with the 
movement of vehicular traffic, with public improvements, or with the rights of the public in the adjacent street 
or alley, and in no case shall any curb opening be of greater length than necessary for reasonable access to 
the property to be served thereby.  In determining the length of curb openings and spacing of driveways, the 
end transitions in each case will be considered a part of the length of the curb opening. 

(6) Unless otherwise specified by this ordinance, design and location of access drives shall comply with 
"Guidelines for Driveway Location and Design", a Recommended Practice of the Institute of Transportation 
Engineers, 1987, or as revised. 

(7) The following standards shall apply in determining the size of curb openings and location of driveways: 
(a) Access shall be by not more than one (1) driveway opening for each two-hundred (200) feet or 

fraction thereof of frontage on any street. 
(b) Driveway openings shall be offset a minimum of 350 feet from the centerline of major arterials at 

intersections, but in no case shall be located within the operational area of the intersection (which 
includes turning lanes with associated tapers) as defined in the "Guidelines" referred to above. 

(c) In order to minimize the number of access points from adjacent streets driveway openings and 
driveways shall be shared at property lines between parcels whenever possible. 

(d) Driveway design shall incorporate reservoir space or "throat area" at entrances to provide sufficient 
queue storage for exiting vehicles and adequate deceleration distance for entering vehicles, as well 
as separating conflict points on site. 

(e) Where the construction of more than one curb opening is required, a concrete safety curb between 
driveway openings, along and inside the property line, shall be provided when the property located 
between two driveways is used for the purpose of movement, storage, or parking vehicles. 

(f) No driveway opening will be approved which results in vehicles encroaching on any portion of the 
street right-of-way for loading, standing, or unloading. 

(g) Driveway openings must serve only legal off-street parking spaces or loading zones. 
(h) Curb openings shall be entirely within the extension of the side property lines extended perpendicular 

to the street center line. 
(i) Driveway openings and driveways shall be paved and shall provide for adequate storm drainage. 
(j) Curb returns for driveway approaches shall be of the radius type and be provided with wheelchair 

ramps and shall meet all applicable State and Federal regulations pertaining to access for the 
handicapped. 

(k) Any unused or abandoned driveway openings or portion thereof shall be restored to the original curb 
section at the expense of the abutting property owner.  Upon refusal or neglect of the owner or agent 
to restore the curb and gutter to their original section, the City shall proceed to do such work, and all 
expenditures so incurred shall be charged against the owner or agent. 

(l) Improvements within the public right-of-way shall be designed and constructed in conformance with 
the applicable specifications.    All driveway geometrics shall be selected to provide for passage of 
the AASHTO design vehicle deemed to be appropriate to the development.  As a minimum this shall 
be an AASHTO single unit truck. 

(m) No object shall be so situated as to interfere with the required sight distance  at intersections, on or 
off site, including driveway openings, and intersecting driveways, as set forth in the AASHTO  "Policy 
on Geometric Design of Highways and Streets," latest edition, hereinafter referred to as the AASHTO 
Policy on Geometric Design. 

(n) Circulation roadways shall also conform to the requirements of the Uniform Fire Code with regard to 
providing emergency vehicle access. 

(o) Where commercial developments abut State Highway access permits must be required to regulations 
adopted by the State of Utah. 

(p) Driveways and Curb Openings shall conform with Exhibit “A”. 
 
3-4911:  Landscaping.  The following guidelines for landscaping shall apply to all developments within the 
professional office district: 
(1) Landscaping shall enhance the overall visual appearance of the development. 
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(2) A fully dimensioned comprehensive landscaping site plan, attached hereto as Exhibit “B”, and incorporated 
herein as a specific requirement of this zone, shall include, but not be limited to: 
(a) List of plants 
(b) Size 
(c) Location 
(d) Irrigation plan 
(e) Hardscape 

(3) A fully dimensional, comprehensive site plan shall be submitted and approved by Planning Commission prior 
to each building approval. 

(4) Minimum caliper for all trees shall be 2" and minimum shrub size shall be one gallon.   
(5) The City may require that landscaping plans be prepared by a registered landscape architect. 
(6) When inorganic ground cover is used, it shall be in combination with live plants. 
(7) All landscaping shall have an automatic irrigation system. 
(8) Installation:  All required landscaping shall be properly installed, irrigated, and maintained prior to use 

inauguration or occupancy of each specific building site. 
(9) Maintenance:  Maintenance of approved landscaping shall consist of regular watering, pruning, fertilizing, 

clearing of debris and weeds, the removal and replacement of dead plants, and the repair and replacement of 
irrigation systems and integrated architectural features. 

(10) Front Setback Areas:  Landscaping in these areas shall consist of an effective combination of street trees, 
trees, ground cover, and shrubbery continuously along all public rights-of-way less area for drive entrances.  
Areas on the East and South side of Highland Blvd shall be a minimum of five (5) feet wide. Areas on the 
West and North side of Highland Blvd shall be a minimum of twenty (20) feet wide.  Where appropriate, 
setback areas shall be bermed. 

(11) Other Setback Areas:  The entire area between the side and rear property lines and a point ten (10) feet in 
back thereof will be landscaped, except for any access driveway in said area.  Natural landscaped areas & 
the preservation of natural open space is encouraged. 

(12) At Intersections:  Landscaping along all streets and boundaries shall be limited to a height of not more than 
three (3) feet within the area required for minimum sight distance as specified in the AASHTO Policy on 
Geometric Design for the following intersections. 
(a) A vehicular trafficway or driveway and a street; 
(b) A vehicular trafficway or driveway and a sidewalk; 
(c) Two or more vehicular traffic ways, driveways, or streets. 

(13) Other Non-Parking Areas:  All unpaved areas not utilized for parking and storage shall be landscaped utilizing 
ground cover shrub and tree materials, and/or dry landscaped materials. 

(14) Parking Areas:  Landscaping shall be separated from the parking area by wall or curb at least six (6) inches 
higher than the parking area. 

(15) Total Landscaping:  In all cases of professional office development, landscaping and natural open space shall 
occupy no less than thirty-five percent (35%) of the total land area under development. 

 
3-4912:  Hardscape. 
(3) Hardscape should be used in coordination with architecture and landscaping to provide a link between the 

street edge and individual developments.  Attention to Hardscape details can create visual unity by relating 
different developments to a unifying theme.  In addition, proper hardscaping can improve pedestrian safety 
and movement, and the visual enjoyment of public areas. 

(4) Hardscape can include such items as benches, sculptures, water fountains, enriched paving treatments, 
cobblestone walkways, etc.  A detailed plan of Hardscape design shall accompany landscape plans and shall 
be subject to review by the City Planning Commission to determine continuity with overall development plan 
and harmony with the development of surrounding properties. 

(5) The following specifications shall apply to Hardscape curbing and are found in Section 3-4911. Driveway and 
Curb Openings: 
(a) Access shall be by not more than one (1) roadway for each two-hundred (200) feet or fraction thereof 

of frontage on any street. 
(b) Curb cuts shall be offset a minimum of 350 feet from the centerline of major arterials at intersections, 

but in no case shall be located within the operational area of the intersection (which includes turning 
lanes with associated tapers), as defined in the "Guidelines" referred in Section 3-4311. 

(c) Curb cuts and driveway aisles shall be shared at property lines between parcels whenever possible. 
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3-4913:  Substructures; Storage / Refuse Collections, Etc. 
(1) The following articles shall relate to the screening and location of storage and refuse collection areas: 

(a) No outdoor storage is allowed in the professional office zone.   
(Ord: #2009-23, 09/01/2009) 

(2) Storage Area:  
(a) All substructures erected for the purpose of screening storage areas shall be accomplished with 

materials and architecture which are compatible with that of the primary building structure. 
(b) There shall be no visible storage of motor vehicles, trailers, airplanes, boats, or their composite parts: 

loose rubbish, garbage, junk, or their receptacles; tents, or building materials except those items 
permitted by this ordinance in the storage shed site.  Covered storage (roofs without side walls) of 
boats and recreational vehicles on the storage shed site is allowed, as long as it is visually screened 
as described herein. 

(c) Building materials for use in the same premises may be stored on the parcel during the time that a 
valid building permit is in effect for construction. 

(3) Refuse: 
(a) Every parcel with a building or structure shall have a trash receptacle on the premises.  The trash 

receptacle shall be of sufficient size to accommodate the trash generated.  
(b) The refuse collection area shall be located upon the lot so as to provide clear and convenient access 

to refuse collection vehicles. 
(c) The receptacle shall be screened from public view on at least three (3) sides by a solid wall six (6) 

feet in height and on the fourth side by a solid gate not less than five (5) feet in height.  The gate shall 
be maintained in working order and shall remain closed except when in use.  The wall and gate shall 
be architecturally compatible with the surrounding buildings and structures. 

(d) Freestanding refuse containers in retail or public areas which are intended for public use shall be 
constructed of cast concrete, ceramic or wrought iron, with an inset for a trash can and shall be 
constructed so as not to allow dispersal of the container or trash by the strong winds common to the 
area.  The containers shall be natural in color and/or of a design commensurate with surrounding 
architectural themes. 

(e) All outdoor refuse collection areas shall be visually screened from access streets and adjacent 
property by a complete opaque screen.  Professional office owner and/or manager shall be 
responsible for the abatement, clean-up and removal of all garbage or refuse thrown, placed, or 
blown on surrounding property or streets rights-of-way.  Every effort shall be made by said owner 
and/or manager to avoid the spread of such refuse or garbage to the surrounding area. 

(f) No refuse collection areas shall be permitted between a frontage street and the building line.  No 
refuse collection area shall be located within forty (40) feet of any residential use or zone. 

(g) Refuse removal and trash collection operations shall occur between the hours of 7:00 a.m. and 10:00 
p.m. 

 
3-4914:  Signs / Sign Illumination.  (Section deleted 7/5/05) 
 
3-4915:  Lighting.  (Amended: 6/1/04)  The following articles shall relate to guidelines for exterior lighting of any 
professional office development.  These articles relate to parking lighting, sign lighting, architectural lighting, safety 
lighting, and landscape lighting. 
(10) Lighting shall be stationary.  No lighting shall blink, flash, or be of unusually high intensity or brightness.  
(11) Lighting shall be directed away from all adjacent properties and public streets and rights-of-way.  
(12) Lighting shall be shielded or recessed so that direct glare and reflections are contained within the boundaries 

of the parcel.   
(13) Any parking lot lighting may be approved by the Planning Commission with limitations. Parking lot lighting 

may consist of bollard lights no more than four (4) feet in height or light poles no more than fifteen (15) feet in 
height.  Type and location of light pole or bollard shall be approved by the Planning Commission. Any 
approved parking lot lighting types shall have a cap to direct all light toward the ground. The maximum foot 
candles at the center of a parking lot shall be 2.  Parking lot lighting shall not be operable between the hours 
of 11:00 p.m. and 6:00 a.m.  Lighting standards for the storage shed area shall not exceed 15 feet in height or 
the height of the primary building, whichever is less. 

(14) Street lighting and parking lot lighting contribute to the safety and security of each development, improving 
night visibility.  Unique lighting fixtures may provide easy identification of entrance and exit ways for motorists.  
Such lighting shall be encouraged, however, lighting potentially visible from adjacent properties shall be 
subdued and shall not interfere with vehicular traffic. 

(15) Use of mercury vapor or exposed fluorescent lights is prohibited.  Energy efficient warm, white lighting, such 
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as high pressure sodium or quartz halogen, is encouraged. 
(16) Automatic timers on lighting shall be encouraged.  Well designed systems can maximize personal safety 

during nighttime use while saving energy. 
(17) Lighting may be used to enhance landscaping and reinforce architecture, with dramatic up lighting or wall 

shadow effects with plant materials encouraged. 
(18) Light fixtures shall be consistent in styling with the design theme proposed for that development. 
(19) Service area lighting shall be contained within service yard boundaries, with light sources concealed. 
(20) Lighting shall not cast any glare onto adjacent lots and streets in such a manner as to decrease the safety of 

pedestrian and vehicular movement. 
(21) A lightning plan shall be submitted for approval at the time of the application for a building permit. 
(22) Lighting in the storage shed area may remain on at all times for safety and security reasons. 
(23) The maximum average allowable foot candles on the ground in the professional office area shall be 5. 
(24) The maximum average allowable foot candles on the ground in the storage shed area shall be 2. 
(25) Eastside lighting shall be limited to building mounted only. 
 
3-4916:  Projections.  The following list represents the only projections/construction that shall be permitted within the 
required setback areas: 
(3) Front Setback:  Roof overhangs 
(4) Rear / Side Setbacks:  Roof overhangs, and any projection/substructure which is determined by the Planning 

Commission to substantially contribute to public safety. 
 
3-4917:  Grading.  The following guidelines shall apply to grading of professional office properties: 
(1) Grading shall conform to natural topography as much as possible and result in a harmonious transition of the 

man-made grades with the natural terrain. 
(2) Man-made land forms shall be graded to avoid unnatural sharp or straight edges and planes.  The top and toe 

of graded slopes shall be rounded to avoid a harsh machine-made appearance. 
(3) Parking lots shall be graded for proper drainage with surface water diverted in such a way as to keep the 

parking area free of accumulated water, snow, or ice.  All surface drainage shall be contained within 
development site and approved by City Engineer.   

(4) Parking lots shall have minimum and maximum percent grades as set forth by the City Engineer. 
(5) Berms are to be graded in gentle, undulating naturalistic forms.  No straight, steep or erodible slopes are 

permitted.  Provisions are to be made for drainage around or through berms as necessary.  Generally, a berm 
height of thirty-six (36) inches from top of adjacent curb is the maximum desired. 

 
3-4918:  Utilities / Equipment.  The following articles shall relate to the installment, location and screening of utilities 
and other exterior equipment: 
(1) All utilities, including drainage systems, sewer, gas and water lines, electrical, telephone and communications 

wires, and related equipment, irrigation ditches and/or pipes, shall, where possible, be installed and 
maintained underground. 

(2) No mechanical equipment (including, but not limited to, components of plumbing, processing, heating, 
cooling, and ventilating systems) shall be visible on site or from adjacent property. 

(3) No exterior components of such mechanical equipment (e.g. piping, stacks and duct work, fans and 
compressors) shall be mounted on any building wall unless they are an integrated architectural design 
feature.  Any such components shall only be permitted with the written approval of the City Planning 
Commission. 

(4) Roof mounted mechanical equipment shall be hidden from view by building parapets of equal height. 
(5) If building parapets do not provide adequate screening of mechanical equipment from the upper floors, 

screening shall be installed as an integral part of the overall architectural design, and painted such a color as 
to allow its blending with its visual background. 

(6) Equipment and mechanical devices shall not be located in any required setback area or side yard except for 
electrical or telephone equipment installed by the utilities and HVAC equipment located within the eave line of 
the building.  Screening shall be provided so that equipment located in the area is screened from view from all 
adjacent streets and properties.  Such screening shall be accomplished with materials and designs that are 
compatible with the architectural character of the building. 

(7) Electric transformers, utility pads, cable TV and telephone boxes shall be located in public rights-of-way and 
under ground or screened with walls, fences or vegetation or otherwise enclosed in a manner harmonious 
with the overall architectural theme. 

(8) Each licensed business will provide public rest rooms of sufficient size to service potential customers 
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including men and women.  The rest rooms shall be designed in accordance with the UBC to accommodate 
handicapped persons. 

 
3-4919:  Roof Design.  The following articles shall apply to roof structure and design in any commercial development: 
(1) The following roofing materials are prohibited, either because of their appearance, or because they are not 

likely to perform satisfactorily in the climate of Highland City: 
(a) Untreated aluminum or metal (except that copper may be used) 
(b) Reflective materials 
(c) Brightly colored roofing materials such as bright red, blue, yellow, neon colors, or similar colors that 

are highly visible 
(2) The following roof shapes are prohibited in Highland city, either because of their appearance, or because of 

their poor performance: 
(a) Mansard or fake mansard roofs 
(b) Gambrel roofs 
(c) Curvilinear roofs 
(d) Domed roofs 
(e) Geodesic domes 
(f) Conical roofs 
(g) A-frame or modified A-frame roofs 

(3) Skylights and solar panels must be designed to fit flush with the roof surface, or up to a maximum of two feet 
above the roof's surface.  No reflective materials may be used unless thoroughly shielded to prevent reflection 
into nearby properties. 

 
3-4920:  Nuisances.   
(3) No portion of the property shall be used in such a manner as to create a nuisance to adjacent sites, such as, 

but not limited to, vibration, sound, electromechanical disturbance and radiation, electromagnetic disturbance, 
air or water pollution, dust emission of odorous, toxic, or noxious matter, or placement, dumping or blowing 
refuse, paper or other garbage. 

(4) Noise Attenuation:  All professional office areas within Highland City shall be subject to the following noise 
limitations: 
(a) Noise from external sources may not exceed 65 d.b.a. during daylight operations. 
(b) Noise from external sources may not exceed 45 d.b.a. during nighttime operations. 
(c) Professional office developments shall incorporate site planning techniques in order to reduce 

resident exposure to noise and shall, if needed provide adequate sound attenuation walls in 
conformance with the standards set forth in these articles.   

(5) Dust Mitigation: All excavations in excess of 1/4 acre shall obtain and file with the City a dust mitigation plan. 
(6) Grading, Sedimentation and Erosion Control.  All building permits shall be accompanied by a grading, 

sedimentation, and erosion control plan which shall at a minimum include environmental fencing surrounding 
the project and best management practices.  

 
3-4921:  Change of Use.  Any person who desires to occupy vacant floor space, or to change the use of floor space, 
shall be required to first obtain a certificate of occupancy from the City.  Any person constructing or altering a building 
in the professional office zones shall first obtain a building permit from the City for such construction or alteration, and 
then shall obtain a certificate of occupancy from the City before the building being constructed or altered is occupied. 
 
3-4922:  Architectural Design.  The architectural design (including design, rendering, and a list of building materials) 
of each professional office building and the storage shed complex are attached hereto as Exhibit “C” and incorporated 
herein as a specific requirement of this zone. The location of each building on the site plan is designated in Exhibit 
“A”, which locations are also incorporated herein as a specific requirement of this zone. Prior to the issuance of 
building permits for any permitted or conditional use within the Highland City Professional Office District, the City 
Planning Commission shall review the proposed development plans to assure compliance with the architectural 
design guidelines provided in this and other sections of Article 4.9 of Highland City's P.O. Zone.  Appeals of actions 
on architectural compliance may be heard by the City Council. 
(3) Overall Architectural Outline: 

(a) The proposed development shall be of a quality and character which is consistent with the community 
design goals and policies including but not limited to: scale, height, bulk, materials, cohesiveness, 
colors, roof pitch, roof eaves and the preservation of privacy. 

(b) The design shall improve community appearance by avoiding excessive variety and monotonous 
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repetition. 
(c) Proposed signage and landscaping shall be an integral architectural feature which does not 

overwhelm or dominate the structure or property. 
(d) Lighting shall be stationary and deflected away from all adjacent properties and public streets and 

rights-of-way. 
(e) Mechanical equipment, storage, trash areas, and utilities shall be architecturally screened from public 

view. 
(f) With the intent of protecting sensitive land uses, any proposed design shall promote a harmonious 

and compatible transition in terms of scale and character between areas of different land uses. 
(g) All building elevations shall be architecturally treated. 
(h) Both sides of all perimeter walls or fences shall be architecturally treated, except for the side that is 

inside a storage building 
(i) Each licensed business will provide public rest rooms of sufficient size to service potential customers 

including men and women.  The rest rooms shall be designed in accordance with the UBC to 
accommodate handicapped persons. 

(4) Architectural Guidelines:  The following architectural design guidelines apply to all permitted and conditional 
uses in the Highland City Professional Office District: 
(a) The siding materials listed below are prohibited in any P.O. building in Highland City: 

(i) Weeping mortar 
(ii) Plastic or vinyl siding 
(iii) Lava rock 
(iv) Asphalt or hardboard siding 
(v) Plywood siding 
(vi) Stucco walls divided by wood dividers 
(vii) Metal grills and/or facades 
(viii) Non-colored-anodized and/or unpainted aluminum, except for flagpoles. 
(ix) Aluminum siding 

(b) Architectural design in Highland City has primarily been simple.  Highly ornate buildings are 
inconsistent with the architecture of the community and shall be prohibited. 

(c) Different exterior siding materials add interest to a building, and to the community as a whole, 
however, the use of too many exterior materials, like excessive ornamentation, detracts from the 
values of adjoining properties.  Exterior walls of any building may be sided with up to three different 
materials per building, but no more than three materials may appear on any one wall, including 
ornamental siding.  Trim shall not be counted as a siding material.  If trim covers more than 10% of a 
side of the building, it shall be counted as a siding material on that side. 

(d) Colors shall be limited to soft shades and/or earth tones.  No bright or neon colors shall be allowed on 
exterior of buildings. 

 
3-4923:  Non-Conforming Structures and Uses.  Non-Conforming Structures and Uses are not Allowed. 
 
3-4924:  Irrigation Water Requirements.  Developments occurring under the provisions of this Article must comply 
with the irrigation water requirements of Sections 5B8-112 and 7-103 of this Code and the Annexation and 
Development Agreement entered into between the parties. 
 
3-4925:  Submittal Requirements.  All permitted uses proposed for development under this Article shall be subject to 
site plan review according to Highland City Development Policy.  There shall be submitted to the Planning 
Commission a plan for the use and development of each tract for the purposes of and meeting the requirements set 
forth in this ordinance.  Said plan shall be accompanied by information concerning the number of persons to be 
employed, the effects on surrounding property, and other physical conditions, including the effect of the project on 
adjacent streets and shall include the following: 
(1) A site plan showing lot lines and defining the area to be occupied by buildings, the areas and configurations to 

be used for parking, the location of roads, driveways, signs, and walks, the spaces for loading, and the 
character and extent of landscaping, planting and other treatment for adjustment to surrounding property. 

(2) Enough information on land areas adjacent to the proposed development to indicate adjacent land uses, 
zoning classifications, circulation systems, public facilities, and unique natural features of the landscape. 

(3) Elevations and/or architectural renderings of buildings' facades facing public rights- of-way and district 
boundaries where the premises abut areas zoned for residential uses, said elevations or renderings being 
sufficiently complete to show building heights and roof lines, the location and height of any walls, signs, and 
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light standards, openings in the facade, and the general architectural character of the building. 
(4) Any additional information as required by the Planning Commission to evaluate the character and impact of 

the proposed development. 
(5) Additional requirements associated with a Conditional Use Permit application, see General Provision Section. 
 
3-4926:  Action of Site Plan.  The Planning Commission shall either recommend, deny, or recommend with 
conditions, the site plan.  The site plan then must be approved by the City Council. 
(1) Findings necessary to granting approval for the site plan are:  

(a) The proposed use and development of land conforms to the provisions of this ordinance, and 
requirements of Engineering, Fire Department, Flood Control, Business License, and Planning 
Department.  Each of these units shall review the proposed site plan and submit their written 
comments to the Planning Commission and City Council. 

(b) The development is otherwise not detrimental to the public health, safety, general welfare, or to 
adjacent property, or to the orderly development of the City. 

(c) Approval of a traffic impact analysis (TIA) for the proposed development, to be completed by a 
competent transportation engineer at the developer's expense.  Said TIA shall, as a minimum, 
address the suitability of the proposed parking, street access, driveway, and on-site traffic circulation 
systems and the impact on the adjacent street system. 

(d) Demonstration that adverse impacts on neighboring residential properties have been reasonably 
mitigated. 

 
3-4927: Appeals.  Appeals from any decision of the City Council with respect to a Conditional Use Permit may be 
directed to the District Court within thirty days. (Amended: 4/21/98) 
 
3-4928:  Security:  Site Improvements / Project Completion (Amended 5/20/08).  The following articles shall apply 
to all professional office developments within Highland City. 
(1) Site Improvements: 

(a) Guarantee:  To guarantee the construction, repair and/or replacement of required public 
improvements, the permittee shall post a bond in the form of a cash deposit per Chapter 6, 
Guarantee of Performance, in this Code.  

 
3-4929:  Storage Facilities:  The following articles shall apply to the storage facilities within the Professional Office 
zone. 
(1) All goods  and wares shall be stored within an enclosed building, except that boats and trailers may be stored 

in structures containing a roof with no side walls where screened from outside view.  This provision shall not 
be interpreted to permit the storage of partially dismantled, wrecked or inoperable vehicles. 

(2) No storage facilities shall be used for the storage of hazardous materials in violation of the provisions of the 
Uniform Fire Code or the Uniform Building Code. 

(3) The repair, reconstruction or construction of any boat, vehicle, small engine, furniture or other items which 
require the use of gasoline, paint remover or similar materials is prohibited. 

(4) It shall be unlawful for any owner, renter or operator of a storage facility or any unit located therein to offer for 
sale or sell any item of personal property within the storage facility, or to conduct any type of commercial 
activity on the premises, other than the leasing of the storage units, or to permit the same to occur. 

(5) No other residence or dwelling structure is allowed, except as is provided in 3-4903(2).  No storage facility 
shall be used for permanent or temporary living quarters. 

(6) The applicant shall provide to the Planning Commission for their approval rules and regulations governing the 
use of the storage units. Said rules and regulations shall become a condition of approval in the conditional 
use process and shall include as a minimum rules governing hours of operation and a traffic circulation and 
mitigation plan. 
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ARTICLE 4.94 
(Adopted 7/18/06) 

P-I ZONE 
 
 
3-4940: Purpose and Intent 
3-4941: Permitted Conditional Uses 
3-4942: Prohibited Uses 
3-4943: Schools 
3-4944: Development Standards 
3-4945: Site Coverage 
3-4946: Building Setbacks 
3-4947: Building Height 
3-4948: Screening Walls / Fences / Hedges 
3-4949: Parking 
3-4950: Driveway and Curb Openings 
3-4951: Landscaping 
3-4952: Substructures; Storage / Refuse Collection, etc. 
3-4953: Signs / Sign Illumination 
3-4954: Lighting 
3-4955: Projections 
3-4956: Grading 
3-4957: Utilities / Equipment 
3-4958; Roof Design 
3-4959: Nuisances 
3-4960: Change of Use 
3-4961: Architectural Design 
3-4962: Non-Conforming Structures and Uses 
3-4963: Irrigation Water Requirements 
3-4964: Submittal Requirements 
3-4965: Action on Site Plan 
 
3-4940:  Purpose and Intent. 
The purpose of this ordinance is to create a zone for civic, recreational and institutional uses.  Implementation of this 
zone will serve to identify properties for civic purposes such as civic center uses, cultural facilities, public safety 
facilities, and other public uses; identify institutional uses such as schools; provide lands for park, recreation and open 
space areas, protect public open space, recreation areas and natural open space, and other uses which are beneficial 
to the community which: 
(1) Promote the overall functionality, safety and visual attractiveness of public Institution buildings, accompanying 

substructures, and surrounding landscape; 
(2) Ensure that public buildings and uses are designed to be compatible with other buildings and uses on the site 

and with the neighborhood in which they are located; 
(3) Promote development which works in harmony with the open, rural atmosphere of Highland City; 
 
3-4941: Permitted Uses.  The only uses allowed within the Public Institution Zone shall be permitted uses which 
satisfy the primary intent or purpose for the Zone.  All uses in this zone shall first obtain site plan approval from the 
Planning Commission prior to construction of any structure.  The following list of uses may be permitted within the 
Public Institution Zone with site plan approval: 
(1) Administrative, maintenance or service uses primarily associated with Federal, State and Local Government 

(ex: post office, tourism, city buildings, parks and recreation, etc.). 
(2) Public and private schools 
(3) Parks and Open Space 

(a) Parks and recreation facilities operated by a governmental agency, including:  bicycle trails, 
equestrian trails, walking trails, nature trails, park land/lawn areas, children’s play areas, picnic 
facilities, pavilions, athletic courts and athletic fields used for public park and recreation purposes. 

(b) Natural Conservation Areas for the managed protection of resources, including but not limited to; 
forest lands, waterways and watersheds. 

(c) Public water supply reservoirs (uncovered), water conservation areas including percolation basins 
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and flood plain areas. 
(d) Naturally maintained open space. 
(e) Minor maintenance and utility structures associated and limited to the maintenance of the site where 

it is located.  
 
3-4942:  Prohibited Uses.  In the Public Institution Zone, any use not expressly listed as a permitted use shall be 
deemed prohibited.    
 
3-4943: Schools.  Schools are regulated and exempted through the State of Utah (UCC Title 53A -- State System of 
Public Education) however some local laws and ordinances still apply.  The following items may be regulated by 
Highland City through this ordinance: 
(1) Drainage and grading; and 
(2) Ingress/egress and traffic circulation; and 
(3) Crosswalk locations and function; and 
(4) Mud and Dust Pollution Prevention; and 
(5) Lighting; and 
(6) Signage 
 
3-4944:  Development Standards.  An area to be Zoned Public Institution shall be recommended by the Planning 
Commission and approved by the City Council and shall have the following characteristics: 
(1) Development Site, excluding dedicated roads, shall be a minimum of one thousand (1,000) square feet in 

area with a minimum of one hundred thirty (130) feet of frontage on a dedicated and improved public street. 
(2) In order to encourage uses consistent with the objectives of the Public Institution Zone and to ensure 

adequate site planning, the entire site must be master planned at the time of site plan approval.  Control of 
the property by a single person, association, partnership, or corporation must be demonstrated. 

 
3-4945:  Site Coverage.  Coverage regulates the area of the site that may be covered by the building.  Covered 
walkways, roof structure overhangs, and other solar protection or aesthetic structural elements should not be included 
in building coverage calculations.  These guidelines also help protect area dedicated to landscape and parking. 
(1) Coverage of a site by a building structure, including all the pertinences, shall not exceed sixty-five percent 

(65%) of the total site (schools are exempt from this requirement).  
(2) In all site plan configurations, landscaping shall occupy no less than thirty-five percent (35%) of the total land 

area under development. 
(3) Coverage restrictions do not apply to open ponds for water storage. 
(4) The number of structures within the Public Institutional  Zone shall be consistent with the R-1-40 Zone as 

defined in Chapter 3 Article 4.1 of this Code (schools are exempt from this requirement). 
 
3-4946:  Building Setbacks.  It shall be within the authority of the Planning Commission to determine, for any 
development in this Zone, which property line or lines shall be considered as side or as rear lines for the purpose of 
administering this ordinance. 
(1) The public street right-of-way line shall be considered the front property line of a lot.  Where a property does 

not have frontage on a public right-of-way then the front shall be considered the portion of the lot where it is 
accessed.  Front setback areas shall be a minimum of thirty (30) feet. 

(2) Side setback areas shall be a minimum of ten (10) feet.  Where a side property line abuts a residential zone 
then the side setback shall be a minimum of (30) feet. 

(3) Rear setback areas shall be a minimum of ten (10) feet.  Where a rear property line abuts a residential zone 
then the rear setback shall be a minimum of (30) feet. 

(4) In no case shall any permanent structure be constructed within any recorded easement of any kind.  This 
shall include retaining walls over two (2) feet in height, but shall exclude fences which meet the fence 
requirements of Highland City. 

(5) Setbacks do not apply to open ponds for water storage, however open ponds shall not be developed within 
any easement other than drainage basins or easements designated for such use. 

 
3-4947:  Building Height.  The maximum height of any building in the Public Institution Zone shall not exceed thirty-
five (35) feet.  The height is measured from one location along any elevation where the “Grade of Building” (as 
defined in 10-102 (23)) to the highest part of the building is at its greatest vertical distance.  On sloped lots where the 
grade difference exceeds four feet in elevation the averaged maximum “Height of Building” (as defined in 10-102 (26)) 
in the Public Institution Zone shall not exceed thirty-five (35) feet.  No building shall be constructed to less than the 
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height of 10 feet or one story above finished grade.  Maximum height shall include any portion of any object 
connected to the building or projecting from the building. 
 
3-4948:  Screening:  Walls / Fences / Hedges.  The applicant may install an opaque screen all Zone boundaries, 
other than streets.  Following are acceptable means of providing such screening: 
(1) Walls:  A wall shall consist of wrought iron, concrete, stone, brick, tile, or similar type of solid masonry 

material(s).  All such walls must be landscaped with vegetation at the base of the wall where it may be visible 
from a public right-of-way or from a private residence. 

(2) Berms:  A berm shall be no less than thirty (30) feet in width at the base facing an arterial road if available 
and no less than twenty (20) feet in width at the base facing any other street or property if available.  It shall 
be constructed of earthen material and it shall be landscaped.  Grading of berms is further detailed in Section 
3-41018 of this Code.  If an institutional use is developed along any of the following right-of-ways, the 
applicant shall install the parkway detail: SR-92, SR-74, 11800 North, 10400 North, 6800 West, and 4800 
West.  The parkway detail consists of berms, trees, and a meandering sidewalk. 

(3) No signs or sign supports shall be permitted on any required screening unless required by State or Federal 
regulations however the most restrictive requirements for the size and location of signs or sign supports 
required by any law or regulation of the State of Utah shall take precedent. 

(4) Note:  Since walls and hedges are a main visual feature in any development, regulations related to the 
placement, size and appearance of such objects must be enacted.  The following standards shall apply to the 
installation of all fences, walls, hedges or other visual obstructions used for the purpose of screening, either 
around the perimeter of the development site or within the development site:   
(a) No wall, hedge or other visual obstruction in excess of six (6) feet shall be allowed on any Public 

Institution development site. 
(b) When there is a difference in the ground level between two adjoining lots, the height of any fence, 

wall, or hedge constructed along the property line shall be determined by using the finished grade of 
the highest contiguous lot. 

(c) The use of chain link, barbed wire, electrified fence, or razor wire fence in conjunction with any fence, 
wall, or hedge, or by itself is prohibited, unless required by any law or regulation of the State of Utah, 
however the more restrictive regulations required by any law or regulation of the State of Utah shall 
apply. 

(d) On a corner lot, no fence, wall, hedge, sign or other structure, shrubbery, mounds of earth, or other 
visual obstruction over thirty-six (36) inches in height above the nearest street curb elevation shall be 
erected, placed, planted, or allowed to grow within a traffic safety sight area. 

(e) To protect safe sight-distance for vehicular movement, sight obstructing fences, or walls or other 
obstructions shall not exceed thirty-six (36) inches in height when located in a front setback.  

(f) If walls are finished in stucco, colors will be limited to earth tones.  No bright or neon colors will be 
allowed. 

(g) Any hedges used as screening shall be consistent in appearance to the general landscape of the site.  
Such hedges may be geometric in shape, but shall be pruned and maintained so as to avoid unsightly 
appearance and to avoid vehicular sight hazards. 

 
3-4949:  Parking.  Except as may be provided elsewhere in this ordinance, there shall be provided at the time of 
construction of any building or structure, or at the time any main building is enlarged or increased in capacity, 
minimum off-street parking space(s) with adequate provisions for ingress and egress by standard-sized automobiles.  
If any land, structure or use is changed from one use to another which requires more off-street parking spaces, there 
shall be provided such additional off-street parking for the new use as is required by this chapter. 
(1) Parking Lot Characteristics:  Each parcel of land developed for off-street parking in response to the 

requirements of this chapter shall provided the following characteristics: 
(a) Surfacing:  Each lot shall have a paved, all-weather surfacing material consisting of a minimum of six 

(6) inches of road base with three (3) inches of asphalt, or, three (3) inches of road base with six (6) 
inches concrete paving on all parking areas and service roads.  Surfacing shall be maintained in good 
condition and kept clear and in an unobstructed and usable condition at all times.  Responsibility for 
maintenance of the lot shall rest with the property owner.  The lot shall provide adequate access to a 
street or alley. 

(b) Grading:  Parking lots shall be graded for proper drainage with surface water diverted in such a way 
as to keep the parking area free of accumulated water or ice.  All surface drainage shall be contained 
within development site and approved by City Engineer. 

(c) Lighting: Lots shall be properly illuminated, with  luminaries arranged so as to baffle and direct  light 
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away from any adjoining residential buildings.  Exterior lighting of any kind shall not exceed fifteen 
(15) feet in height and shall be directed toward the ground (with the exception of lighting which may 
be directed toward an American flag that is mounted to a flag pole).  All lighting that is requested to 
be functional between the hours of 11:00 p.m. and 7:00 a.m. for security purposes only shall be 
motion sensored and shall be turned off otherwise. 

(d) Size of Spaces:  Each parking space shall be a minimum of nine (9) feet wide by eighteen (18) feet 
long.  

(e) Handicapped Parking:  All structures which are required by the provisions of the International 
Building Code to have adaptations which assist access by handicapped persons shall, in addition, 
provide off-street parking for handicapped persons as described below or as required by applicable 
State or Federal regulations. 

(2) Specific Requirements for Each Land Use:  Minimum required off-street parking shall be provided for each 
use  

(3) Location of Parking: 
(a) Required off-street parking shall be provided on the site of the use served.   
(b) The parking setback restrictions set forth above shall also apply to contiguous or alternate parking 

sites. 
(c) Parking facilities need not be located in one consolidated area of a particular site, but may be 

separated by landscaping or building elements. 
(4) Other Considerations: 

(a) Circulation within any parking area shall provide for free flow of vehicular traffic.  The on-site parking 
and traffic circulation plan shall be a part of the traffic impact analysis required as a part of the 
preliminary site plan review required by Section 3-41027 of this Code. 

 
3-4950:  Driveway and Curb Openings.   
(1) Unobstructed and direct driveways of sufficient width to safely accommodate projected 20 year turning 

volumes shall be provided.   
(2) In establishing permissible curb openings and sidewalk driveway crossings for access to private property, 

they shall not be authorized where they are unnecessary or where they would reasonably interfere with the 
movement of vehicular traffic, with public improvements, or with the rights of the public in the adjacent street 
or alley, and in no case shall any curb opening be of greater length than necessary for reasonable access to 
the property to be served thereby.  In determining the length of curb openings and spacing of driveways, the 
end transitions in each case will be considered a part of the length of the curb opening. 

 
3-4951:  Landscaping.  The following guidelines for landscaping shall apply to all civic buildings constructed within 
the Public Institution Zone: 
(1) Landscaping shall enhance the overall visual appearance of the development. 
(2) A fully comprehensive landscaping plan shall include, but not be limited to: 

(a) List of plants 
(b) Size 
(c) Location 
(d) Irrigation plan 
(e) Hardscape 

(3) Minimum caliper for all trees shall be 2" and minimum shrub size shall be one gallon.  Trees shall be a 
mixture of a 50% deciduous and 50% evergreen variety.  There shall be a minimum of one (1) tree per 3,000 
sf of landscape area in addition to trees along rights-of-way.  Street trees shall be planted at a minimum of 
one tree per 30 feet o.c., excluding any access driveway, or as per the designated street plan if defined.    

(4) Not more than twenty-five percent (25%) of inorganic ground cover may be used, and it shall be in 
combination with live plants. 

(5) All landscaping shall have an automatic irrigation system. 
(6) Installation:  All required landscaping shall be properly installed, irrigated, and maintained by the owner of 

the property.  All required landscaping shall be bonded for by the person or person(s) responsible for 
installation of the landscaping for a period of one year following final approval of a project per Chapter 6, 
Guarantee of Performance, in this Code.  If any portion of the required landscaping has not been completed 
or is inadequate as per an approved landscaping plan than the City may exhaust whatever portion of that 
bond may be necessary to complete the landscaping according to that approved landscaping plan. 

(7) Maintenance:  Maintenance of approved landscaping shall consist of regular watering, pruning, fertilizing, 
clearing of debris and weeds, the removal and replacement of dead plants, and the repair and replacement of 
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irrigation systems and integrated architectural features. 
(8) Front Setback Areas:  Landscaping in these areas shall consist of an effective combination of street trees, 

trees, ground cover, and shrubbery at least fifteen (15) feet wide continuously along all public rights-of-way 
less area for drive entrances. 

(9) At Intersections:  Landscaping along all streets and boundaries shall be limited to a height of not more than 
three (3) feet within the area required for minimum sight distance as specified in the  AASHTO Policy on 
Geometric Design for the following intersections: 
(a) A vehicular trafficway or driveway and a street;  
(b) A vehicular trafficway or driveway and a sidewalk;  
(c) Two or more vehicular traffic ways, driveways, or streets. 

(10) Other Non-Parking Areas:  All unpaved areas not utilized for parking and storage shall be landscaped 
utilizing ground cover shrub and tree materials, and/or dry landscaped materials. 

(11) Total Landscaping:  In all cases of Public Institution development, landscaping shall occupy no less than 
thirty-five percent (35%) of the total land area under development.  If the land area under development does 
not include all of the land within the property where the development is proposed, then an area which is equal 
to 100% of the impervious surface of the proposed development shall be required for landscaping purposes. 

 
3-4952:  Substructures; Storage / Refuse Collections, Etc. 
The following articles shall relate to the screening and location of storage and refuse collection areas: 
(1) Storage:  

(a) Outside storage may be permitted for civic buildings within the PI Zone with the following 
requirements: 
(i) On any side that faces a public right-of-way, landscaping shall be provided that is at least a 

minimum of ten (10) feet in width on at least one (1) side of the enclosure consisting of equal 
amounts of shrubs, groundcover and climbing vines.  

(b) The storage or manufacturing of hazardous materials or hazardous waste, combustibles and 
explosive materials, or petroleum products exceeding state or federal limits shall be prohibited.  
These materials and products shall be regulated by state and federal laws and regulations (see 3-
4960(3): Nuisances in this Section).  

(2) Refuse: 
(a) Every parcel with a building or structure shall have a trash receptacle on the premises if relevant to 

the use.  The trash receptacle shall be of sufficient size to accommodate the trash generated.   
(b) The refuse collection area shall be located upon the lot so as to provide clear and convenient access 

to refuse collection vehicles. 
(c) The receptacle shall be screened from public view on at least three (3) sides by a solid masonry wall 

six (6) feet in height and on the fourth side by a solid gate not less than five (5) feet in height.  The 
gate shall be maintained in working order and shall remain closed except when in use.  The wall and 
gate shall be architecturally similar with the main building or structure.  The materials shall be 
identical to those used on the main building or structure when masonry has been applied.   

(d) All outdoor refuse collection areas shall be visually screened from access streets and adjacent 
property by a complete opaque screen.  Property owner(s) and/or manager(s) in a Public Institution 
Zone shall be responsible for the abatement, clean-up and removal of all garbage or refuse thrown, 
placed, or blown on surrounding property or streets of right-of-way.  Every effort shall be made by 
said owner and/or manager to avoid the spread of such refuse or garbage to the surrounding area. 

(e) No refuse collection areas shall be permitted between a frontage street and the rear of the main 
building line.  No refuse collection area shall be located within two hundred (200) feet of any 
residential use. 

(f) Refuse removal and trash collection operations shall only occur between the hours of 8:00 a.m. and 
6:00 p.m. 

 
3-4953:  Signs / Sign Illumination.  
(1) Purpose:  The purpose of this section is to:  

(a) Maintain and enhance the City's appearance by regulating the design, character, location, size, color, 
illumination and maintenance of signs in a Public Institution Zone in Highland City; and,  

(b) Minimize the possible adverse effects of signs on nearby public and private property. 
(2) General Regulations:  The following articles shall serve as guidelines for any sign erected in a Public 

Institution Zone in Highland City: 
(a) Signs shall be prohibited within the PI Zone except as permitted in Article 7 of this Code or unless 
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required by State or Federal regulations for the health, safety and welfare of the citizens of Highland.  
The most restrictive requirements for the size and location of signs or sign supports required by the 
State of Utah or federal law or regulation shall apply. 

 
3-4954:  Lighting.  The following articles shall relate to guidelines for exterior lighting of any Public Institution 
development.  These articles relate to parking lighting, sign lighting, architectural lighting, safety lighting, and 
landscape lighting. 
(1) Lighting should be stationary.  No lighting shall blink, flash, or be of unusually high intensity or brightness. 
(2) Lighting should be directed toward the base or foundation of the building or structure for which it is intended 

and away from all adjacent properties and public streets and rights-of-way.  
(3) Lighting should be shielded or recessed so that direct glare and reflections are contained within the 

boundaries of the parcel. 
(4) Lighting objects or structures should not extend in any manner above an eave or roof line of a building or 

structure.   
(5) Parking light standards should not exceed fifteen (15) feet in height or the height of the primary building, 

whichever is less. 
(6) Use of mercury vapor or exposed fluorescent lights is discouraged.  Energy efficient warm, white lighting, 

such as high pressure sodium or quartz halogen, is encouraged. 
(7) Automatic timers on lighting should be encouraged.  Well designed systems can maximize personal safety 

during nighttime use while saving energy.  All lighting for security purposes that request to be functional 
between the hours of 11:00 p.m. and 7:00 a.m. should be activated by a motion sensor only. 

(8) Lighting should not spill from the building which it is intended to light or cast any glare onto adjacent lots and 
streets in such a manner as to decrease the safety of pedestrian and vehicular movement.   

(9) Building illumination and architectural lighting should be creative and must reinforce the design theme.  
Indirect wall lighting or "wall washing," overhead down lighting, or interior illumination which spills outside is 
encouraged.  This lighting should be directed toward the building for which it is intended by a maximum angle 
of 45 degrees and maximum distance of 10 feet from the face of the building or structure. 

(10) Architectural lighting is encouraged to articulate the particular building design.  Rim lighting of eaves, bending, 
up lighting, and other effects should be used in harmony with design theme. 

(11) Architectural lighting should be integrated with building elements and concealed flush with grade wherever 
possible so that it is not visually apparent during the daytime. 

 
3-4955:  Projections.  The following list represents the only projections/construction that shall be permitted within the 
required setback areas:    
(1) Front Setback:  Roof overhangs 
(2) Rear / Side Setbacks:  Roof overhangs, and any projection/substructure which is determined by the Planning 

Commission to substantially contribute to public safety. 
 
3-4956:  Grading.  The following guidelines shall apply to grading of Public Institution Zoned properties: 
(1) Grading shall conform to natural topography as much as possible and result in a harmonious transition of the 

man-made grades with the natural terrain. 
(2) Man-made land forms shall be graded to avoid unnatural sharp or straight edges and planes.  The top and toe 

of graded slopes shall be rounded to avoid a harsh machine-made appearance. 
(3) Parking lots shall be graded for proper drainage with surface water diverted in such a way as to keep the 

parking area free of accumulated water, snow, or ice.  All surface drainage shall be contained within 
development site and approved by City Engineer.   

(4) Parking lots shall have minimum and maximum percent grades as set forth by the City Engineer. 
(5) Berms are to be graded in gentle, undulating naturalistic forms.  No straight, steep or erodible slopes are 

permitted.  Provisions are to be made for drainage around or through berms as necessary.  Generally, a berm 
height of thirty-six (36) inches from top of adjacent curb is the maximum desired. 

 
3-4957:  Utilities / Equipment.  The following articles shall relate to the installment, location and screening of utilities 
and other exterior equipment: 
(1) All utilities, including drainage systems, sewer, gas and water lines, electrical, telephone and communications 

wires, and related equipment, irrigation ditches and/or pipes, shall, where possible, be installed and 
maintained underground. 

(2) No mechanical equipment (including, but not limited to, components of plumbing, processing, heating, 
cooling, and ventilating systems) shall be visible on site or from the nearest right-of-way and shall be 
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enclosed within a structure which shall comply with this Section. 
(3) No exterior components of such mechanical equipment (e.g. piping, stacks and duct work, fans and 

compressors) shall be mounted on any building wall unless they are an integrated architectural design 
feature.  

(4) Roof mounted mechanical equipment shall be hidden from view by building parapets of equal height. 
(5) If building parapets do not provide adequate screening of mechanical equipment from the upper floors, 

screening shall be installed as an integral part of the overall architectural design, and painted such a color as 
to allow its blending with its visual background. 

(6) Equipment and mechanical devised shall not be located in any required setback area or side yard except for 
electrical or telephone equipment installed by the utilities.  Screening shall be provided so that equipment 
located in the area is screened from view from all adjacent streets and properties.  Such screening shall be 
accomplished with materials and designs that are compatible with the architectural character of the building. 

(7) Electric transformers, Institution pads, cable TV and telephone boxes shall be located out of public rights-of-
way and underground or screened with walls, fences or vegetation or otherwise enclosed in a manner 
harmonious with the overall architectural theme. 

 
3-4958:  Roof Design.  The following articles shall apply to roof structure and design in any Public Institution Zone: 
(1) The following roofing materials are prohibited, either because of their appearance, or because they are not 

likely to perform satisfactorily in the climate of Highland City: 
(a) Untreated aluminum or metal (except that copper may be used) 
(b) Reflective materials 
(c) Brightly colored roofing materials such as bright red, blue, yellow, neon colors, or similar colors that 

are highly visible 
(2) The following roof shapes are prohibited in Highland city, either because of their appearance, or because of 

their poor performance: 
(a) Mansard or fake mansard roofs 
(b) Gambrel roofs 
(c) Curvilinear roofs 
(d) Domed roofs 
(e) Geodesic domes 
(f) Conical roofs 
(g) A-frame or modified A-frame roofs 
(h) Roof designed with a slope less than 5/12  (does not apply to water storage facilities). 

(3) Skylights and solar panels must be designed to fit flush with the roof surface, or up to a maximum of two feet 
above the roof's surface.  No reflective materials may be used unless thoroughly shielded to prevent reflection 
into nearby properties. 

 
3-4959:  Nuisances.   
(1) Property in a Public Institution Zone shall not be used in such a manner as to create a nuisance to adjacent 

sites, such as, but not limited to, vibration, sound, electromechanical disturbance and radiation, 
electromagnetic disturbance, air or water pollution, dust emission of odorous, toxic, or noxious matter, or 
placement, dumping or blowing refuse, paper or other garbage, or outside storage. 

(2) Noise Attenuation: All Public Institution areas within Highland City shall be subject to the following noise 
limitations: 
(a) Public Institution developments shall incorporate site planning techniques in order to reduce resident 

exposure to noise 
(3) The storage or manufacturing of hazardous materials or hazardous waste, combustibles and explosive 

materials, or petroleum products exceeding state or federal limits shall be prohibited.  These materials and 
products shall be regulated and enforced by state and federal laws and regulations.  
(a) "Hazardous materials" shall mean hazardous waste as defined in the Utah Hazardous Waste 

Management Regulations, PCBs, dioxin, asbestos, or a substance regulated under 42 U.S.C., 
Section 6991(2), and including petroleum products or any explosive materials as determined by state 
or federal regulations shall be prohibited.  Federal limits for hazardous materials are defined by the 
Code of Federal Regulations: Title 40 -- Protection of Environment, Volume 18, 40CFR261.3. 

(b) "Hazardous waste" means a solid waste or combination of solid wastes other than household waste 
which, because of its quantity, concentration, or physical, chemical, or infectious characteristics may 
cause or significantly contribute to an increase in mortality or an increase in serious irreversible or 
incapacitating reversible illness or may pose a substantial present or potential hazard to human 
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health or the environment when improperly treated, stored, transported, disposed of, or otherwise 
managed. 

(c) “Combustibles and Explosives” shall be defined by Section 10-8-56 Utah Law.  The storage or 
manufacturing of gunpowder, tar, pitch, resin, coal, oil, gas, gasoline, benzine, turpentine, 
nitroglycerine, petroleum or any of the products thereof, and other combustible or explosive 
substances or materials shall be prohibited. 

(d) “Petroleum” includes crude oil or any fraction of crude oil that is liquid at 60 degrees Fahrenheit and 
at a pressure of 14.7 pounds per square inch absolute.  "Petroleum storage tank" means a tank that:  
(i) Is underground;  
(ii) Is regulated under subtitle i of the resource conservation and recovery act, 42 u.s.c. section 

6991c, et seq.; and  
(iii) Contains petroleum. 

  
3-4960:  Change of Use.  Any person altering a building in the Public Institution Zone shall first re-apply for site plan 
approval, obtain a building permit from the City for such construction or alteration, and then obtain a certificate of 
occupancy from the City for the alteration/construction after completion.  If a different use is requested than what is 
permitted within the Public Institution Zone than the property shall be rezoned to its previous designation and will be 
regulated by that previous zone. 
 
3-4961:  Architectural Design.  Prior to the issuance of building permits for any permitted or conditional use within 
the Highland City Public Institution Zone, the City Planning Commission shall review the proposed development plans 
to assure compliance with the architectural design guidelines provided in this Section. 
(1) Overall Architectural Outline: 

(a) The proposed development shall be of a quality and character which is consistent with the community 
design goals and policies including but not limited to: scale, height, bulk, materials, cohesiveness, 
colors, roof pitch, roof eaves and the preservation of privacy. 

(b) The design shall improve community appearance by avoiding excessive variety and monotonous 
repetition. 

(c) Proposed landscaping shall be an integral architectural feature which does not overwhelm or 
dominate the structure or property. 

(d) Lighting shall be stationary and deflected away from all adjacent properties and public streets and 
rights-of-way. 

(e) Mechanical equipment, storage, trash areas, and utilities shall be architecturally screened from public 
view. 

(f) With the intent of protecting sensitive land uses, any proposed design shall promote a harmonious 
and compatible transition in terms of scale and character between areas of different land uses. 

(g) All building elevations shall be architecturally treated. 
(h) Parking structures shall be architecturally compatible with the primary structure. 
(i) Both sides of all perimeter walls or fences shall be architecturally treated.  
(j) Each licensed business will provide public rest rooms of sufficient size to service potential customers 

including men and women.  The rest rooms shall be designed in accordance with the UBC to 
accommodate handicapped persons. 

(k) Any building within the PI Zone shall have at least one opening (ex: window, jog in foundation of at 
least two (2) feet) for every twenty (10) linear feet which is visible from any public access or right-of-
way.  If a window is used as an opening it shall have a three (3) foot minimum width.  A doorway may 
substitute for an opening on one side.  

(2) Architectural Guidelines:  The following architectural design guidelines apply to all permitted and conditional 
uses in the Highland City Public Institution Zone: 
(a) The following architectural styles and motifs are prohibited in Highland City: 

(i) A-frame structures 
(ii) Geodesic dome structures 
(iii) Mediterranean motifs 
(iv) Tudor or mock Tudor (half timbering) 
(v) Highly ornate Victorian 
(vi) Rustic frontier 
(vii) Pre-fabricated or industrial 

(b) Note:  Aluminum siding is generally not considered a material of choice.  The Planning Commission 
may, however, consider requests for the use of aluminum siding.  The applicant will be required to 
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bring a sample of the type and color of siding to be approved by the Planning Commission.  When 
aluminum siding is approved, it shall have a minimum thickness of .019 inches and shall be backed or 
insulated with a minimum of 3/8 inch fiberboard or polystyrene foam.  The siding materials listed 
below are prohibited in any Public Institution building in Highland City: 
(i) Shake shingles 
(ii) Plastic or vinyl siding 
(iii) Lava rock 
(iv) Asphalt siding 
(v) Plywood siding 
(vi) Stucco walls divided by wood dividers 
(vii) Metal grills and/or facades 
(viii) Non-colored-anodized and/or unpainted aluminum, except for flagpoles. 
(ix) Differentiated colors of split-face block shall not create a visual reference to a symbol, letter, 

name, insignia or logo. 
(c) Architectural design in Highland City has primarily been simple.  Highly ornate buildings are 

inconsistent with the architecture of the community and shall be prohibited. 
(d) Different exterior siding materials add interest to a building, and to the community as a whole, 

however, the use of too many exterior materials, like excessive ornamentation, detracts from the 
values of adjoining properties.  Exterior walls of any building may be sided with up to three different 
materials per building, but no more than three materials may appear on any one wall, including 
ornamental siding.  Trim shall not be counted as a siding material.  If trim covers more than 10% of a 
side of the building, it shall be counted as a siding material on that side. 

(e) Colors shall be limited to soft shades and/or earth tones.  No bright or neon colors shall be allowed on 
exterior of buildings. 

 
3-4962:  Non-Conforming Structures and Uses.  These provisions provide for the orderly termination of non-
conforming buildings, structures, and uses to promote the public health, safety, and general welfare, and to bring 
these buildings, structures, and uses into conformity with the intent of the PI Zone of Highland City.  Above ground 
Public Utilities that are not within a Public Institution Zone shall be considered non-conforming.  For more information 
relating to non-conforming uses see (Article 2) of this Code.  
 
3-4963:  Irrigation Water Requirements.  Developments occurring under the provisions of this Article must comply 
with the irrigation water requirements of Sections 5-123 and 7-112 of this Code if applicable.  Water provision shall not 
apply for buildings or structures will which does not require water. 
 
3-4964:  Submittal Requirements.  All permitted uses proposed for development under this Article shall be subject to 
a Site Plan review according to this Code.  There shall be submitted to the Planning Commission a plan for the use 
and development of each tract for the purposes of and meeting the requirements set forth in this ordinance and shall 
include the following: 
(1) A detailed site plan showing lot lines and defining the area to be occupied by buildings, the areas and 

configurations to be used for parking, the location of roads, driveways, signs, and walks, the spaces for 
loading, and the character and extent of landscaping, planting and other treatment for adjustment to 
surrounding property. 

(2) Enough information on land areas adjacent to the proposed development to indicate adjacent land uses, 
zoning classifications, circulation systems, public facilities, and unique natural features of the landscape. 

(3) Elevations and/or architectural renderings of all four elevations of each buildings' facades and Zone 
boundaries where the premises abut areas zoned for residential uses, said elevations or renders being 
sufficiently complete to show building heights and roof lines, the location and height of any walls, signs, and 
light standards, openings in the facade, and the general architectural character of the building (schools are 
exempt from this requirement). 

 
3-4965:  Action of Site Plan.  The Planning Commission shall either approve or deny the site plan.  
(1) Findings necessary to granting approval for the site plan are:  

(a) The proposed use and development of land conforms to the provisions of this ordinance, and 
recommendations of the City Zoning Administrator and City Engineer. 

(b) The development is otherwise not detrimental to the public health, safety, general welfare, or to 
adjacent property, or to the orderly development of the City. 
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ARTICLE 4.10 
Article 4.10: Adopted 6/1/01 

P-U ZONE 
 
 
3-41001: Purpose and Intent 
3-41002: Permitted Conditional Uses 
3-41002: Prohibited Uses 
3-41004: Development Standards 
3-41005: Site Coverage 
3-41006: Building Setbacks 
3-41007: Building Height 
3-41008: Screening Walls / Fences / Hedges 
3-41009: Parking 
3-41010: Driveway and Curb Openings 
3-41011: Landscaping 
3-41012: Hardscape 
3-41013: Substructures; Storage / Refuse Collection, etc. 
3-41014: Signs / Sign Illumination 
3-41015: Lighting 
3-41016: Projections 
3-41017: Grading 
3-41018: Utilities / Equipment 
3-41019; Roof Design 
3-41020: Nuisances 
3-41021: Change of Use 
3-41022: Architectural Design 
3-41023: Non-Conforming Structures and Uses 
3-41024: Irrigation Water Requirements 
3-41025: Submittal Requirements 
3-41026: Action on Site Plan 
3-41027: Appeals 
3-41028: Security:  Site Improvements/Project Completion 
 
3-41001:  Purpose and Intent. The Public Utility Zone has been established as a Zone in which the primary use of 
land is for public utilities such as power substations, water storage tanks and reservoirs.  The Zone has as its main 
objectives the architectural control, protection of existing residential property rights and utility master planning for the 
future of Highland City.  Any proposed use within a Public Utility Zone that is contiguous to a residential zone may not 
be approved if the proposed use is proven to create negative impact to the health and safety of existing residences.  
The City staff, the Planning Commission and the City Council will adhere to these guidelines to review and evaluate 
future development projects related to development within Public Utility zones.  There are certain key design elements 
which contribute significantly to the visual order and consistency of Highland City.  These common features--site 
planning, architecture, landscape design, parking, signage, lighting and other details--are the subject of this 
ordinance.  The guidelines express the desired character of future development.  Each guideline shall be considered 
in terms of how it applies to a given project.  The intent of the guidelines must be met in order for a project to be 
approved during the plan review process. 
(1) The purpose of this ordinance is to define a range of services which may be offered by public utilities within 

the community and to establish guidelines for the physical development of above ground structures providing 
public utilities. 

(2) The overall intent of these regulations is to establish a standard for development and maintenance of public 
utilities which: 
(a) Promote the overall functionality, safety and visual attractiveness of public utility buildings, 

accompanying substructures, and surrounding landscape; 
(b) Promote architecture with a residential flavor; 
(c) Promote development which works in harmony with the open, rural atmosphere of Highland City; 
(d) Prevent the erection of buildings or substructures with an industrial or pre-fabricated appearance. 
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3-41002:  Conditional Uses.  The only uses allowed within the P-U Zone shall be Conditional Uses which satisfy the 
primary intent or purpose for the Zone and which are subject to special conditions as may be imposed by the Planning 
Commission or City Council.  All such conditional uses may be subject to additional conditions considered appropriate 
and necessary by the Planning Commission and City Council.  Those uses which are incompatible with the desired 
land use for the P-U Zone are prohibited.  Any associated structure(s) requested within this zone shall be 
uninhabitable with the exception of routine maintenance.  The following list of uses may be permitted within the Public 
Utility Zone with a Conditional Use permit: 
(1) Water Storage Tanks 
(2) Pumping Stations 
(3) Power Substations 
(4) Irrigation Reservoirs 
(5) Telephone Switching Facilities 
(6) Sewer Lift Stations 
 
3-41003:  Prohibited Uses.  In the P-U Zone, any use not expressly listed as a conditional use shall be deemed 
prohibited, including but not limited to; above ground high power transmission lines, storage yards, repair shops, and 
storm sewer retention facilities.    
 
3-41004:  Development Standards (Amended 6/3/08).  An area to be Zoned P-U shall be recommended by the 
Planning Commission and approved by the City Council and shall have the following characteristics: 
(1) Development Site, excluding dedicated roads, shall be a minimum of ten thousand (10,000) square feet in 

area with a minimum of one hundred thirty (130) feet of frontage on a dedicated and improved public street. 
(2) In order to encourage uses consistent with the objectives of the Public Utility Zone and to ensure adequate 

site planning, the entire site must be master planned at the time of site plan approval.  Control of the property 
by a single person, association, partnership, or corporation must be demonstrated. 

(3) A facility located within the Public Utility Zone may provide services to citizens from surrounding communities 
including any above-ground device or structure, of a culinary water, irrigation, reservoir, or private utility 
system not owned or operated by Highland City, which is intended to regulate the function of a storage device 
or distribution line or which receives or transmits a signal. 

 
3-41005:  Site Coverage.  Coverage regulates the area of the site that may be covered by the building.  Covered 
walkways, roof structure overhangs, and other solar protection or aesthetic structural elements should not be included 
in building coverage calculations.  These guidelines also help protect area dedicated to landscape and parking. 
Coverage of a site by a building structure, including all the pertinences, shall not exceed twenty-five percent (25%) of 
the total site.  This coverage may be increased, subject to the approval of the City Planning Commission, if the project 
demonstrates superior response to the Public Utility zoning guidelines.  In no case, however, shall site coverage 
exceed 35 percent (35%). 
(1) In all site plan configurations, landscaping shall occupy no less than fifty percent (50%) of the total land area 

under development. 
(2) Coverage restrictions do not apply to open ponds for water storage. 
 
3-41006:  Building Setbacks.  It shall be within the authority of the Planning Commission to determine, for any 
development in this Zone, which property line or lines shall be considered as side or as rear lines for the purpose of 
administering this ordinance. 
(1) The public street right-of-way line shall be considered the front property line of a lot.  Where a property does 

not have frontage on a public right-of-way then the front shall be considered the portion of the lot where it is 
accessed.  Front setback areas shall be a minimum of thirty (30) feet. 

(2) Side setback areas shall be a minimum of ten (10) feet.  Where a side property line abuts a residential zone 
then the side setback shall be a minimum of (25) feet. 

(3) Rear setback areas shall be a minimum of ten (10) feet.  Where a rear property line abuts a residential zone 
then the rear setback shall be a minimum of (25) feet. 

(4) In no case shall any permanent structure be constructed within any recorded easement of any kind.  This 
shall include retaining walls over two (2) feet in height, but shall exclude fences which meet the fence 
requirements of Highland City. 

(5) Setbacks do not apply to open ponds for water storage, however open ponds shall not be developed within 
any easement other than drainage basins or easements designated for such use. 

 
3-41007:  Building Height.  The maximum height of any building in the Public Utility Zone shall not exceed thirty-five 
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(35) feet.  The height is measured from one location along any elevation where the “Grade of Building” (as defined in 
10-102 (23)) to the highest part of the building is at its greatest vertical distance.  On sloped lots where the grade 
difference exceeds four feet in elevation the averaged maximum “Height of Building” (as defined in 10-102 (26)) in the 
Public Utility Zone shall not exceed thirty-five (35) feet.  No building shall be constructed to less than the height of 10 
feet or one story above finished grade.  Maximum height shall include any portion of any object connected to the 
building or projecting from the building. 
 
3-41008:  Screening:  Walls / Fences / Hedges.  An opaque screen shall be installed and maintained along all Zone 
boundaries, other than streets.  Following are acceptable means of providing such screening: 
(1) Walls:  A wall shall consist of wrought iron, concrete, stone, brick, tile, or similar type of solid masonry 

material(s).  All such walls must be landscaped with vegetation at the base of the wall where it may be visible 
from a public right-of-way or from a private residence. 

(2) Berms:  A berm shall be no less than thirty (30) feet in width at the base facing an arterial road if available 
and no less than twenty (20) feet in width at the base facing any other street or property if available.  It shall 
be constructed of earthen material and it shall be landscaped.  Grading of berms is further detailed in Section 
3-41018 of this Code. 

(3) No signs or sign supports shall be permitted on any required screening unless required by State or Federal 
regulations however the most restrictive requirements for the size and location of signs or sign supports 
required by any law or regulation of the State of Utah shall take precedent. 

(4) Note:  Since walls and hedges are a main visual feature in any development, regulations related to the 
placement, size and appearance of such structures must be enacted.  The following standards shall apply to 
the installation of all fences, walls, hedges or other visual obstructions used for the purpose of screening, 
either around the perimeter of the development site or within the development site:   
(a) No wall, hedge or other visual obstruction in excess of six (6) feet shall be allowed on any Public 

Utility development site. 
(b) When there is a difference in the ground level between two adjoining lots, the height of any fence, 

wall, or hedge constructed along the property line shall be determined by using the finished grade of 
the highest contiguous lot. 

(c) Only one (1) type of fence or wall design shall be permitted on any one (1) parcel or development.  
The design may include an appropriate mix of materials subject to the guidelines of these articles and 
approval by the City Planning Commission. 

(d) The use of chain link, barbed wire, electrified fence, or razor wire fence in conjunction with any fence, 
wall, or hedge, or by itself is prohibited, unless required by any law or regulation of the State of Utah, 
however the more restrictive regulations required by any law or regulation of the State of Utah shall 
apply. 

(e) On a corner lot, no fence, wall, hedge, sign or other structure, shrubbery, mounds of earth, or other 
visual obstruction over thirty-six (36) inches in height above the nearest street curb elevation shall be 
erected, placed, planted, or allowed to grow within a traffic safety sight area. 

(f) To protect safe sight-distance for vehicular movement, sight obstructing fences, or walls or other 
obstructions shall not exceed thirty-six (36) inches in height when located in a front setback.  

(g) All walls and fences constructed both around the perimeter of the development or within the site must 
be of a similar material and construction to the primary building. 

(h) Wall materials shall consist of masonry construction finished with a light colored stucco, or mortar 
washed brick. 

(i) If walls are finished in stucco, colors will be limited to earth tones.  No bright or neon colors will be 
allowed. 

(j) Any hedges used as screening shall be consistent in appearance to the general landscape of the site.  
Such hedges may be geometric in shape, but shall be pruned and maintained so as to avoid unsightly 
appearance and to avoid vehicular sight hazards. 

 
3-41009:  Parking.  Except as may be provided elsewhere in this ordinance, there shall be provided at the time of 
erection of any building or structure, or at the time any main building is enlarged or increased in capacity, minimum 
off-street parking space(s) with adequate provisions for ingress and egress by standard-sized automobiles.  If any 
land, structure or use is changed from one use to another which requires more off-street parking spaces, there shall 
be provided such additional off-street parking for the new use as is required by this chapter. 
(1) Parking Lot Characteristics:  Each parcel of land developed for off-street parking in response to the 

requirements of this chapter shall provided the following characteristics: 
(a) Surfacing:  Each lot shall have a paved, all-weather surfacing material consisting of a minimum of six 
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(6) inches of road base with three (3) inches of asphalt, or, three (3) inches of road base with six (6) 
inches concrete paving on all parking areas and service roads.  Surfacing shall be maintained in good 
condition and kept clear and in an unobstructed and usable condition at all times during business 
hours.  Responsibility for maintenance of the lot shall rest with the property owner.  The lot shall 
provide adequate access to a street or alley. 

(b) Grading:  Parking lots shall be graded for proper drainage with surface water diverted in such a way 
as to keep the parking area free of accumulated water or ice.  All surface drainage shall be contained 
within development site and approved by City Engineer. 

(c) Lighting: Lots shall be properly illuminated, with luminaries arranged so as to baffle and direct light 
away from any adjoining residential buildings.  Exterior lighting of any kind shall not exceed fifteen 
(15) feet in height but shall not include lighting which may be directed toward an American flag that is 
mounted to a flag pole.  All lighting that is requested to be functional between the hours of 11:00 p.m. 
and 7:00 a.m. for security purposes only shall be motion sensored and shall be turned off otherwise. 

(d) Size of Spaces:  Each parking space shall be a minimum of nine (9) feet wide by eighteen (18) feet 
long.  

(e) Handicapped Parking:  All structures which are required by the provisions of the International 
Building Code to have adaptations which assist access by handicapped persons shall, in addition, 
provide off-street parking for handicapped persons as described below or as required by applicable 
State or Federal regulations. 

(2) Specific Requirements for Each Land Use:  Minimum required off-street parking shall be provided for each 
use as listed below.  Requirements calculated on square footage of Public Utility space shall be based upon 
floor area devoted to the principal use or sales and shall not include area devoted to storage, rest rooms, or 
maintenance areas.  Parking for uses not specifically listed below shall be provided in the same ratio as the 
use most nearly approximating the characteristics of the unlisted use, as determined by the Planning 
Commission.  Parking shall be provided as follows, with spaces based upon one or a combination of uses 
listed:  
(a) Parking stalls for all uses shall be 0.5 per 1,000 square feet with a minimum of one (1). 
(b) Increase of the minimum may be required by the Planning Commission or City Council if, in their 

opinion, there is an exceptional need for said increased parking. 
(c) In cases where less parking is appropriate, the Planning Commission may reduce requirements 

based upon actual usage, but in no case shall the requirements be reduced by more than 25 percent.
  

(3) Location of Parking: 
(a) No on-street parking shall be permitted in a Public Utility Zone.   
(b) Required off-street parking shall be provided on the site of the use served.   
(c) The parking setback restrictions set forth above shall also apply to contiguous or alternate parking 

sites. 
(d) Parking facilities need not be located in one consolidated area of a particular site, but may be 

separated by landscaping or building elements. 
(4) Landscaping of Parking Areas: 

(a) Where possible, siting parking areas lower than adjacent roadways and continuing streetscape 
grading, berms, hedges, and other landscape treatment into parking areas is encouraged, with intent 
to reduce their visual impact and to screen the parking from the adjacent roadway.  All parking areas 
adjacent to roadways shall require a landscaped berm of width and height specified in Section 3-
41008 of this ordinance. 

(b) Planter "islands" between parking bays shall measure six (6) feet from the outside edge of the curb, 
or five (5) feet inside dimension, to provide adequate space for tree trunks, hedges or parking lot light 
supports and to allow for proper maintenance. 

(c) Vehicles shall be prevented from overhanging into landscaped areas through extended curbs or the 
use of concrete wheel stops. 

(d) Landscaping that is drought resistant shall be required for parking areas.  This may include 25% 
ground covers and 10% non-living material (ex: boulders, water features). 

(5) Other Considerations: 
(a) Circulation within any parking area shall provide for free flow of vehicular traffic.  The on-site parking 

and traffic circulation plan shall be a part of the traffic impact analysis required as a part of the 
preliminary site plan review required by Section 3-41027 of this Code. 
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3-41010:  Driveway and Curb Openings.   
(1) Unobstructed and direct driveways of sufficient width to safely accommodate projected 20 year turning 

volumes as determined by a required Traffic Impact Analysis required shall be provided.   
(2) In establishing permissible curb openings and sidewalk driveway crossings for access to private property, 

they shall not be authorized where they are unnecessary or where they would reasonably interfere with the 
movement of vehicular traffic, with public improvements, or with the rights of the public in the adjacent street 
or alley, and in no case shall any curb opening be of greater length than necessary for reasonable access to 
the property to be served thereby.  In determining the length of curb openings and spacing of driveways, the 
end transitions in each case will be considered a part of the length of the curb opening. 

(3) Unless otherwise specified by this ordinance, design and location of access drives shall comply with 
"Guidelines for Driveway Location and Design", a Recommended Practice of the Institute of Transportation 
Engineers, 1987, or as revised. 

(4) The following standards shall apply in determining the size of curb openings and location of driveways: 
(a) Access shall be by not more than one (1) driveway opening for each two-hundred (200) feet or 

fraction thereof of frontage on any street. 
(b) Driveway openings shall be offset a minimum of 350 feet from the centerline of major arterials at 

intersections, but in no case shall be located within the operational area of the intersection (which 
includes turning lanes with associated tapers) as defined in the "Guidelines" referred to above. 

(c) In order to minimize the number of access points from adjacent streets driveway openings and 
driveways shall be shared at property lines between parcels whenever possible. 

(d) Driveway design shall incorporate reservoir space or "throat area" at entrances to provide sufficient 
queue storage for exiting vehicles and adequate deceleration distance for entering vehicles, as well 
as separating conflict points on site. 

(e) Where the construction of more than one curb opening is required, a concrete safety curb between 
driveway openings, along and inside the property line, shall be provided when the property located 
between two driveways is used for the purpose of movement, storage, or parking vehicles. 

(f) No driveway opening will be approved which results in vehicles encroaching on any portion of the 
street right-of-way for loading, standing, or unloading. 

(g) Driveway openings must serve only legal off-street parking spaces . 
(h) Curb openings shall be entirely within the extension of the side property lines extended perpendicular 

to the street center line. 
(i) Driveway openings and driveways shall be paved and shall provide for adequate storm drainage. 
(j) Curb returns for driveway approaches shall be of the radius type and be provided with wheelchair 

ramps and shall meet all applicable State and Federal regulations pertaining to access for the 
handicapped. 

(k) Any unused or abandoned driveway openings or portion thereof shall be restored to the original curb 
section at the expense of the abutting property owner.  Upon refusal or neglect of the owner or agent 
to restore the curb and gutter to their original section, the City shall proceed to do such work, and all 
expenditures so incurred shall be charged against the owner or agent. 

(l) Improvements within the public right-of-way shall be designed and constructed in conformance with 
the applicable specifications.  All driveway geometries shall be selected to provide for passage of the 
AASHTO design vehicle deemed to be appropriate to the development.  As a minimum this shall be 
an AASHTO single unit truck. 

(m) No object shall be so situated as to interfere with the required sight distance  at intersections, on or 
off site, including driveway openings, and intersecting driveways, as set forth in the AASHTO  "Policy 
on Geometric Design of Highways and Streets," latest edition, hereinafter referred to as the AASHTO 
Policy on Geometric Design. 

(n) Circulation roadways shall also conform to the requirements of the Uniform Fire Code with regard to 
providing emergency vehicle access. 

(o) Where Public Utility developments abut State Highway access permits must be required to 
regulations adopted by the State of Utah. 

 
3-41011:  Landscaping.  The following guidelines for landscaping shall apply to all developments within the Public 
Utility Zone: 
(1) Landscaping shall enhance the overall visual appearance of the development. 
(2) A fully comprehensive landscaping plan shall include, but not be limited to: 

(a) List of plants 
(b) Size 
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(c) Location 
(d) Irrigation plan 
(e) Hardscape 

(3) Minimum caliper for all trees shall be 2" and minimum shrub size shall be one gallon.  Trees shall be a 
mixture of a 50% deciduous and 50% evergreen variety.  There shall be a minimum of one (1) tree per 3,000 
sf of landscape area in addition to trees along rights-of-way.  Street trees shall be planted at a minimum of 
one tree per 30 feet o.c., excluding any access driveway, or as per the designated street plan if defined.    

(4) The City may require that landscaping plans be prepared by a registered landscape architect. 
(5) Not more than twenty-five percent (25%) of inorganic ground cover may be used, and it shall be in 

combination with live plants. 
(6) All landscaping shall have an automatic irrigation system. 
(7) Installation:  All required landscaping shall be properly installed, irrigated, and maintained by the owner of the 

property.  All required landscaping shall be bonded for by the person or person(s) responsible for installation 
of the landscaping for a period of one year following final approval of a project per Chapter 6, Guarantee of 
Performance, in this Code.  If any portion of the required landscaping has not been completed or is 
inadequate as per an approved landscaping plan than the City may exhaust whatever portion of that bond 
may be necessary to complete the landscaping according to that approved landscaping plan. 

(8) Maintenance:  Maintenance of approved landscaping shall consist of regular watering, pruning, fertilizing, 
clearing of debris and weeds, the removal and replacement of dead plants, and the repair and replacement of 
irrigation systems and integrated architectural features. 

(9) Front Setback Areas:  Landscaping in these areas shall consist of an effective combination of street trees, 
trees, ground cover, and shrubbery at least fifteen (15) feet wide continuously along all public rights-of-way 
less area for drive entrances. 

(10) Other Setback Areas:  The entire area between the side and rear property lines and a point ten (10) feet in 
back thereof will be landscaped, except for any access driveway in said area.  The point ten (10) feet in back 
may be extended to meet the necessary landscaping requirement of 50%. 

(11) At Intersections:  Landscaping along all streets and boundaries shall be limited to a height of not more than 
three (3) feet within the area required for minimum sight distance as specified in the AASHTO Policy on 
Geometric Design for the following intersections. 
(a) A vehicular trafficway or driveway and a street; 
(b) A vehicular trafficway or driveway and a sidewalk; 
(c) Two or more vehicular traffic ways, driveways, or streets. 

(12) Other Non-Parking Areas:  All unpaved areas not utilized for parking and storage shall be landscaped utilizing 
ground cover shrub and tree materials, and/or dry landscaped materials. 

(13) Parking Areas:  Landscaping shall be separated from the parking area by wall or curb at least six (6) inches 
higher than the parking area. 

(14) Total Landscaping:  In all cases of Public Utility development, landscaping shall occupy no less than fifty 
percent (50%) of the total land area under development.  If the land area under development does not include 
all of the land within the property where the development is proposed, then an area which is equal to 100% of 
the impervious surface of the proposed development shall be required for landscaping purposes. 

 
3-41012:  Hardscape. 
(1) Hardscape may be incorporated as 10% of the required landscape area and can include such items as 

benches, sculptures, water fountains, enriched paving treatments, cobblestone walkways, large boulders, etc.  
A detailed plan of Hardscape design shall be included within landscape plans and shall be subject to review 
by the City Planning Commission to determine continuity with overall development plan and harmony with the 
development of surrounding properties. 

 
3-41013:  Substructures; Storage / Refuse Collections, Etc. 
The following articles shall relate to the screening and location of storage and refuse collection areas: 
(1) Storage:  

(a) Outside storage shall be prohibited within the PU Zone. 
(b) The storage or manufacturing of hazardous materials or hazardous waste, combustibles and 

explosive materials, or petroleum products exceeding state or federal limits shall be prohibited.  
These materials and products shall be regulated by state and federal laws and regulations (see 3-
41021(3): Nuisances in this Section).  

(2) Refuse: 
(a) Every parcel with a building or structure shall have a trash receptacle on the premises if relevant to 
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the use.  The trash receptacle shall be of sufficient size to accommodate the trash generated.   
(b) The refuse collection area shall be located upon the lot so as to provide clear and convenient access 

to refuse collection vehicles. 
(c) The receptacle shall be screened from public view on at least three (3) sides by a solid masonry wall 

six (6) feet in height and on the fourth side by a solid self-closing gate not less than five (5) feet in 
height.  The gate shall be maintained in working order and shall remain closed except when in use.  
The wall and gate shall be architecturally similar with the main building or structure.  The materials 
shall be identical to those used on the main building or structure when masonry has been applied. 

(d) All outdoor refuse collection areas shall be visually screened from access streets and adjacent 
property by a complete opaque screen.  Property owner(s) and/or manager(s) in a Public Utility Zone 
shall be responsible for the abatement, clean-up and removal of all garbage or refuse thrown, placed, 
or blown on surrounding property or streets of right-of-way.  Every effort shall be made by said owner 
and/or manager to avoid the spread of such refuse or garbage to the surrounding area. 

(e) No refuse collection areas shall be permitted between a frontage street and the rear building line.  No 
refuse collection area shall be located within one hundred (100) feet of any residential use. 

(f) Refuse removal and trash collection operations shall occur between the hours of 8:00 a.m. and 6:00 
p.m. 

 
3-41014:  Signs / Sign Illumination.  
(1) Purpose:  The purpose of this section is to:  

(a) Maintain and enhance the City's appearance by regulating the design, character, location, size, color, 
illumination and maintenance of signs in a Public Utility Zone in Highland City; and,  

(b) Minimize the possible adverse effects of signs on nearby public and private property. 
(2) General Regulations:  The following articles shall serve as guidelines for any sign erected in a Public Utility 

Zone in Highland City: 
(a) Signs shall be prohibited within the PU Zone except as permitted in Article 7 of this Code or unless 

required by State or Federal regulations for the health, safety and welfare of the citizens of Highland.  
The most restrictive requirements for the size and location of signs or sign supports required by the 
State of Utah or federal law or regulation shall apply. 

 
3-41015:  Lighting.  The following articles shall relate to guidelines for exterior lighting of any Public Utility 
development.  These articles relate to parking lighting, sign lighting, architectural lighting, safety lighting, and 
landscape lighting. 
(1) Lighting shall be stationary.  No lighting shall blink, flash, or be of unusually high intensity or brightness. 
(2) Lighting shall be directed toward the base or foundation of the building or structure for which it is intended and 

away from all adjacent properties and public streets and rights-of-way.  
(3) Lighting shall be shielded or recessed so that direct glare and reflections are contained within the boundaries 

of the parcel. 
(4) Lighting objects or structures shall not extend in any manner above an eave or roof line of a building or 

structure.   
(5) Parking light standards shall not exceed 12 feet in height or the height of the primary building, whichever is 

less. 
(6) Use of mercury vapor or exposed fluorescent lights is discouraged.  Energy efficient warm, white lighting, 

such as high pressure sodium or quartz halogen, is encouraged. 
(7) Automatic timers on lighting shall be encouraged.  Well designed systems can maximize personal safety 

during nighttime use while saving energy.  All lighting for security purposes that request to be functional 
between the hours of 11:00 p.m. and 7:00 a.m. shall be activated by a motion sensor only. 

(8) Lighting shall not spill from the building which it is intended to light or cast any glare onto adjacent lots and 
streets in such a manner as to decrease the safety of pedestrian and vehicular movement.  

(9) Building illumination and architectural lighting shall be creative and must reinforce the design theme.  Indirect 
wall lighting or "wall washing," overhead down lighting, or interior illumination which spills outside is 
encouraged.  This lighting shall be directed toward the building for which it is intended by a maximum angle of 
45 degrees and maximum distance of 10 feet from the face of the building or structure. 

(10) Architectural lighting is encouraged to articulate the particular building design.  Rim lighting of eaves, bending, 
up lighting, and other effects shall be used in harmony with design theme. 

(11) Architectural lighting shall be integrated with building elements and concealed flush with grade wherever 
possible so that it is not visually apparent during the daytime. 
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3-41016:  Projections.  The following list represents the only projections/construction that shall be permitted within 
the required setback areas: 
(1) Front Setback:  Roof overhangs 
(2) Rear / Side Setbacks:  Roof overhangs, and any projection/substructure which is determined by the Planning 

Commission to substantially contribute to public safety. 
 
3-41017:  Grading.  The following guidelines shall apply to grading of Public Utility Zoned properties: 
(1) Grading shall conform to natural topography as much as possible and result in a harmonious transition of the 

man-made grades with the natural terrain. 
(2) Man-made land forms shall be graded to avoid unnatural sharp or straight edges and planes.  The top and toe 

of graded slopes shall be rounded to avoid a harsh machine-made appearance. 
(3) Parking lots shall be graded for proper drainage with surface water diverted in such a way as to keep the 

parking area free of accumulated water, snow, or ice.  All surface drainage shall be contained within 
development site and approved by City Engineer.   

(4) Parking lots shall have minimum and maximum percent grades as set forth by the City Engineer. 
(5) Berms are to be graded in gentle, undulating naturalistic forms.  No straight,  steep or erodible slopes are 

permitted.  Provisions are to be made for drainage around or through berms as necessary.  Generally, a berm 
height of thirty-six (36) inches from top of adjacent curb is the maximum desired. 

 
3-41018:  Utilities / Equipment.  The following articles shall relate to the installment, location and screening of 
utilities and other exterior equipment: 
(1) All utilities, including drainage systems, sewer, gas and water lines, electrical, telephone and communications 

wires, and related equipment, irrigation ditches and/or pipes, shall, where possible, be installed and 
maintained underground. 

(2) No mechanical equipment (including, but not limited to, components of plumbing, processing, heating, 
cooling, and ventilating systems) shall be visible on site or from adjacent property but shall be enclosed within 
a structure which shall comply with this Section. 

(3) No exterior components of such mechanical equipment (e.g. piping, stacks and duct work, fans and 
compressors) shall be mounted on any building wall unless they are an integrated architectural design 
feature.  Any such components shall only be permitted with the written approval of the City Planning 
Commission. 

(4) Roof mounted mechanical equipment shall be hidden from view by building parapets of equal height. 
(5) If building parapets do not provide adequate screening of mechanical equipment from the upper floors, 

screening shall be installed as an integral part of the overall architectural design, and painted such a color as 
to allow its blending with its visual background. 

(6) Equipment and mechanical devised shall not be located in any required setback area or side yard except for 
electrical or telephone equipment installed by the utilities.  Screening shall be provided so that equipment 
located in the area is screened from view from all adjacent streets and properties.  Such screening shall be 
accomplished with materials and designs that are compatible with the architectural character of the building. 

(7) Electric transformers, utility pads, cable TV and telephone boxes shall be located out of public rights-of-way 
and underground or screened with walls, fences or vegetation or otherwise enclosed in a manner harmonious 
with the overall architectural theme. 

 
3-41019:  Roof Design.  The following articles shall apply to roof structure and design in any Public Utility Zone: 
(1) The following roofing materials are prohibited, either because of their appearance, or because they are not 

likely to perform satisfactorily in the climate of Highland City: 
(a) Untreated aluminum or metal (except that copper may be used) 
(b) Reflective materials 
(c) Brightly colored roofing materials such as bright red, blue, yellow, neon colors, or similar colors that 

are highly visible 
(2) The following roof shapes are prohibited in Highland city, either because of their appearance, or because of 

their poor performance: 
(a) Mansard or fake mansard roofs 
(b) Gambrel roofs 
(c) Curvilinear roofs 
(d) Domed roofs 
(e) Geodesic domes 
(f) Conical roofs 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 170 - 

(g) A-frame or modified A-frame roofs 
(h) Roof designed with a slope less than 5/12  (does not apply to water storage facilities). 

(3) Skylights and solar panels must be designed to fit flush with the roof surface, or up to a maximum of two feet 
above the roof's surface.  No reflective materials may be used unless thoroughly shielded to prevent reflection 
into nearby properties. 

 
3-41020:  Nuisances.   
(1) Property in a Public Utility Zone shall not be used in such a manner as to create a nuisance to adjacent sites, 

such as, but not limited to, vibration, sound, electromechanical disturbance and radiation, electromagnetic 
disturbance, air or water pollution, dust emission of odorous, toxic, or noxious matter, or placement, dumping 
or blowing refuse, paper or other garbage, or outside storage. 

(2) Noise Attenuation:  All Public Utility areas within Highland City shall be subject to the following noise 
limitations: 
(a) Noise from external sources may not exceed 65 d.b.a. during daylight operations. 
(b) Noise from external sources may not exceed 45 d.b.a. during nighttime operations. 
(c) Public Utility developments shall incorporate site planning techniques in order to reduce resident 

exposure to noise and shall, if needed provided adequate sound attenuation walls in conformance 
with the standards set forth in these articles. 

(3) The storage or manufacturing of hazardous materials or hazardous waste, combustibles and explosive 
materials, or petroleum products exceeding state or federal limits shall be prohibited.  These materials and 
products shall be regulated and enforced by state and federal laws and regulations.  
(a) "Hazardous materials" shall mean hazardous waste as defined in the Utah Hazardous Waste 

Management Regulations, PCBs, dioxin, asbestos, or a substance regulated under 42 U.S.C., 
Section 6991(2), and including petroleum products or any explosive materials as determined by state 
or federal regulations shall be prohibited.  Federal limits for hazardous materials are defined by the 
Code of Federal Regulations: Title 40 -- Protection of Environment, Volume 18, 40CFR261.3. 

(b) "Hazardous waste" means a solid waste or combination of solid wastes other than household waste 
which, because of its quantity, concentration, or physical, chemical, or infectious characteristics may 
cause or significantly contribute to an increase in mortality or an increase in serious irreversible or 
incapacitating reversible illness or may pose a substantial present or potential hazard to human 
health or the environment when improperly treated, stored, transported, disposed of, or otherwise 
managed. 

(c) “Combustibles and Explosives” shall be defined by Section 10-8-56 Utah Law.  The storage or 
manufacturing of gunpowder, tar, pitch, resin, coal, oil, gas, gasoline, benzine, turpentine, 
nitroglycerine, petroleum or any of the products thereof, and other combustible or explosive 
substances or materials shall be prohibited. 

(d) “Petroleum” includes crude oil or any fraction of crude oil that is liquid at 60 degrees Fahrenheit and 
at a pressure of 14.7 pounds per square inch absolute.  "Petroleum storage tank" means a tank that:  
(i) Is underground;  
(ii) Is regulated under subtitle i of the resource conservation and recovery act, 42 u.s.c. section 

6991c, et seq.; and  
(iii) Contains petroleum. 

  
3-41021:  Change of Use.  Any person who desires to occupy vacant floor space, or to change the use of floor 
space, shall be required to first obtain a certificate of occupancy from the City.  Any person constructing or altering a 
building in the Public Utility Zones shall first obtain a building permit from the City for such construction or alteration, 
and then shall obtain a certificate of occupancy from the City before the building being constructed or altered is 
occupied.  If a different use is requested than what is permitted within the Public Utility Zone than the property shall be 
rezoned to its previous designation and will be regulated by that previous zone. 
 
3-41022:  Architectural Design.  Prior to the issuance of building permits for any permitted or conditional use within 
the Highland City Public Utility Zone, the City Planning Commission shall review the proposed development plans to 
assure compliance with the architectural design guidelines provided in this Section.   
(1) Overall Architectural Outline: 

(a) The proposed development shall be of a quality and character which is consistent with the community 
design goals and policies including but not limited to: scale, height, bulk, materials, cohesiveness, 
colors, roof pitch, roof eaves and the preservation of privacy. 

(b) The design shall improve community appearance by avoiding excessive variety and monotonous 
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repetition. 
(c) Proposed landscaping shall be an integral architectural feature which does not overwhelm or 

dominate the structure or property. 
(d) Lighting shall be stationary and deflected away from all adjacent properties and public streets and 

rights-of-way. 
(e) Mechanical equipment, storage, trash areas, and utilities shall be architecturally screened from public 

view. 
(f) With the intent of protecting sensitive land uses, any proposed design shall promote a harmonious 

and compatible transition in terms of scale and character between areas of different land uses. 
(g) All building elevations shall be architecturally treated. 
(h) Parking structures shall be architecturally compatible with the primary structure. 
(i) Both sides of all perimeter walls or fences shall be architecturally treated.  
(j) Each licensed business will provide public rest rooms of sufficient size to service potential customers 

including men and women.  The rest rooms shall be designed in accordance with the UBC to 
accommodate handicapped persons. 

(k) Any building within the PU Zone shall have at least one opening (ex: window, jog in foundation of at 
least two (2) feet) for every twenty (10) linear feet which is visible from any public access or right-of-
way.  If a window is used as an opening it shall have a three (3) foot minimum width.  A doorway may 
substitute for an opening on one side.  

(2) Architectural Guidelines:  The following architectural design guidelines apply to all permitted and conditional 
uses in the Highland City Public Utility Zone: 
(a) The following architectural styles and motifs are prohibited in Highland City: 

(i) A-frame structures 
(ii) Geodesic dome structures 
(iii) Mediterranean motifs 
(iv) Tudor or mock Tudor (half timbering) 
(v) Highly ornate Victorian 
(vi) Rustic frontier 
(vii) Pre-fabricated or industrial 

(b) Note:  Aluminum siding is generally not considered a material of choice.  The Planning Commission 
may, however, consider requests for the use of aluminum siding.  The applicant will be required to 
bring a sample of the type and color of siding to be approved by the Planning Commission.  When 
aluminum siding is approved, it shall have a minimum thickness of .019 inches and shall be backed or 
insulated with a minimum of 3/8 inch fiberboard or polystyrene foam.  The siding materials listed 
below are prohibited in any Public Utility building in Highland City: 
(i) Shake shingles 
(ii) Ceramic tile 
(iii) Weeping mortar 
(iv) Plastic or vinyl siding 
(v) Used brick 
(vi) Lava rock 
(vii) Asphalt or hardboard siding 
(viii) Plywood siding 
(ix) Stucco walls divided by wood dividers 
(x) Metal grills and/or facades 
(xi) Non-colored-anodized and/or unpainted aluminum, except for flagpoles. 
(xii) Split-face block of one color for more than 4 courses (differentiated colors of block shall not 

create a visual reference to a symbol, letter, name, insignia or logo). 
(c) Architectural design in Highland City has primarily been simple.  Highly ornate buildings are 

inconsistent with the architecture of the community and shall be prohibited. 
(d) Different exterior siding materials add interest to a building, and to the community as a whole, 

however, the use of too many exterior materials, like excessive ornamentation, detracts from the 
values of adjoining properties.  Exterior walls of any building may be sided with up to three different 
materials per building, but no more than three materials may appear on any one wall, including 
ornamental siding.  Trim shall not be counted as a siding material.  If trim covers more than 10% of a 
side of the building, it shall be counted as a siding material on that side. 

(e) Colors shall be limited to soft shades and/or earth tones.  No bright or neon colors shall be allowed on 
exterior of buildings. 
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3-41023:  Non-Conforming Structures and Uses.  These provisions provide for the orderly termination of non-
conforming buildings, structures, and uses to promote the public health, safety, and general welfare, and to bring 
these buildings, structures, and uses into conformity with the intent of the PU Zone of Highland City.  Above ground 
Public Utilities that are not within a Public Utility Zone shall be considered non-conforming.  For more information 
relating to non-conforming uses see (Article 2) of this Code.  
 
3-41024:  Irrigation Water Requirements.  Developments occurring under the provisions of this Article must comply 
with the irrigation water requirements of Sections 5-123 and 7-112 of this Code if applicable.  Water provision shall not 
apply for buildings or structures will which does not require water. 
 
3-41025:  Submittal Requirements.  All permitted uses proposed for development under this Article shall be subject 
to site plan review according to Highland City Development Policy.  There shall be submitted to the Planning 
Commission a plan for the use and development of each tract for the purposes of and meeting the requirements set 
forth in this ordinance.  Said plan shall be accompanied by information concerning the number of persons to be 
employed, the effects on surrounding property, and other physical conditions, including the effect of the project on 
adjacent streets and shall include the following: 
(1) A detailed site plan showing lot lines and defining the area to be occupied by buildings, the areas and 

configurations to be used for parking, the location of roads, driveways, signs, and walks, the spaces for 
loading, and the character and extent of landscaping, planting and other treatment for adjustment to 
surrounding property. 

(2) Enough information on land areas adjacent to the proposed development to indicate adjacent land uses, 
zoning classifications, circulation systems, public facilities, and unique natural features of the landscape. 

(3) Elevations and/or architectural renderings of all four elevations of each buildings' facades and Zone 
boundaries where the premises abut areas zoned for residential uses, said elevations or renders being 
sufficiently complete to show building heights and roof lines, the location and height of any walls, signs, and 
light standards, openings in the facade, and the general architectural character of the building. 

(4) Any additional information as required by the Planning Commission to evaluate the character and impact of 
the proposed development. 

(5) Additional requirements associated with a Conditional Use Permit application, see General Provision Section. 
 
3-41026:  Action of Site Plan.  The Planning Commission shall either recommend, deny, or recommend with 
conditions, the site plan.  The site plan then must be approved by the City Council. 
(1) Findings necessary to granting approval for the site plan are:  
(2) The proposed use and development of land conforms to the provisions of this ordinance, and 

recommendations of the City Zoning Administrator and City Engineer. 
(3) The development is otherwise not detrimental to the public health, safety, general welfare, or to adjacent 

property, or to the orderly development of the City. 
(4) Demonstration that adverse impacts on neighboring residential properties have been reasonably mitigated or 

a significant attempt has been made by the developer to mitigate those impacts. 
 
3-41027:  Appeals.  Appeals from any decision of the City Council with respect to a Conditional Use Permit may be 
directed to the Zone Court within thirty days.(Amended:  4/21/98) 
 
3-41028:  Security:  Site Improvements / Project Completion (Amended 5/20/08).  The following articles shall apply to 
all Public Utility developments within Highland City. 
(1) Site Improvements: 

(a) Guarantee:  To guarantee the construction, repair and/or replacement of required public 
improvements, the permittee shall post a bond in the form of a cash deposit per Chapter 6, 
Guarantee of Performance, in this Code.  
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ARTICLE 5  
 

PLANNED DEVELOPMENT (PD) DISTRICT 
 
3-500: Purpose. 
(1) The purpose of the Planned Development (PD) District is to: 

(a) Promote the development of mixed use developments that include residential and non-residential 
development.  

(b) Provide a process which relates the uses, architecture, design and scale of the project to the 
characteristics of the site and surrounding properties. 

(c) Require development to be supported by adequate utilities, transportation, and recreation areas to 
serve the development. 

(d) Minimize impact on existing or future adjacent development. 
(e) Encourage development that is consistent with the policies and the guidelines established in the 

General Plan. 
(2) PD zones are not intended for use for standard residential development, in situations where a proposed 

development is reasonably feasible under one of the City’s existing zoning classifications or in situations 
where the primary purpose is to obtain a relaxation of standards applicable to similar types of development in 
other zones.   

 
3-510: Establishment of a PD District. 
(1) General Provisions: 

(a) A PD District may only be applied to a parcel or a combination of parcels totaling at least ten acres.  
(b) A PD Districts shall only be located in the mixed use land use category. 
(c) All PD Districts may have a mix of residential and non-residential uses including office, retail, and 

business park uses.  PD Districts with only non-residential uses are permitted. 
(d) All approved plans (site plans, subdivisions, buildings, documents and permits, etc) shall conform to 

the approved PD Narrative. 
(2) Rezoning Required: 

All PD Districts shall be established through the rezoning approval process.  All actions establishing a PD 
District shall be considered a legislative action and shall be at the discretion of the City Council. 

(3) Required Findings: 
The applicant shall address each of the required findings (set forth below) individually, and shall demonstrate 
with sufficient, objective information, how the proposed PD complies with each. The City Council, following a 
recommendation from the Planning Commission, may approve a PD on the subject property upon 
determining that all of the following findings have been met: 
(a) The proposed PD is consistent with the General Plan; 
(b) That there are or will be adequate public facilities, including but not limited to: transportation, water, 

wastewater, and public safety facilities, etc.  
(c) The proposed PD will result in compatible land use relationships and acceptable land use patterns with 

existing and planned land use in the area; and; 
(d) The development standards of the proposed PD are consistent with or exceed the desired quality of 

development for the area. 
(4) Conditions and Stipulations of Approval: 

The City Council may, in its sole discretion, approve a PD subject to conditions or stipulations. Conditions and 
stipulations included in the City Council action establishing a PD District shall become part of the regulations 
governing the use and development of the PD. 

(5) PD Regulations: 
The PD Narrative, site plan, design standards and any other documents, exhibits or plans associated with the 
PD, in the form approved by the City, shall become part of the regulations governing the use and 
development of the PD and the Zoning Map shall be amended to reflect adoption of the PD and the related 
documents and plans. 

(6) Expiration: 
Approval of any PD zoning is conditioned on development of the first phase of the project commencing within 
two years of the effective date of the ordinance approving the PD zoning on the property. 
(a) Prior to the expiration of the two year time condition, the property owner or authorized representative 

may submit an application for an extension to the City. Upon receipt of a request for extension, the 
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Zoning Administrator shall submit the request to the City Council for consideration at a public hearing 
held pursuant to 603.D.2 below 

(b) The City Council shall, after notices via certified mail to the property owner and authorized 
representative have been provided at least fifteen (15) days prior to the date of the scheduled 
hearing, hold a public hearing on the extension request. The City Council may, in its sole discretion, 
grant one extension of the time condition up to one-year.  

(c) In the event the project’s first phase has not commenced within the two year time period and no 
request for time extension has been received the Zoning Administrator may submit the PD to the City 
Council for consideration of reversion, pursuant to the hearing procedure set forth in below: 
(i) The Zoning Administrator shall notify the property owner and authorized representative by 

certified mail of the City Council’s intention to hold a hearing to determine compliance with 
the two year time condition, and to revert the zoning on the property to its former 
classification if the condition is determined by the City Council to have not been met. All such 
notices shall be made at least fifteen (15) days prior to the date of the scheduled hearing. 
The City Council may, in its sole discretion, either grant an extension of the time condition or 
revert the zoning on the property to its prior zoning classification. 

(d) Following the commencement of the first phase of the project, the Zoning Administrator shall monitor 
the project to ensure compliance with the approved PD phasing schedule. Upon the Zoning 
Administrator’s initial determination that the phasing schedule is not being met, no further review or 
approval of any project site plan or plat shall occur until it is determined that good cause exists for 
delay in the construction of the project. Should the project fail to proceed as scheduled, a public 
hearing shall be held by the City Council to determine the cause of the delay. At the public hearing on 
the matter, if the City Council determines that there is not good cause for the delay, it may impose 
additional conditions on the PD to ensure compliance with the phasing schedule. If such additional 
conditions and the phasing schedule are not met, the Zoning Administrator may set the matter for 
public hearing, according to the process set forth above, on a possible reversion of the PD zoning. If 
the City Council determines that good cause exists, it may amend the PD development phasing 
schedule. 

(e) For purposes of this section, the terms “commence,” “commencing” and commencement” shall mean 
physical vertical construction activity in accordance with a valid building permit issued by the City 
and/or the beginning of construction of on-site and off-site infrastructure including streets, sidewalks, 
water and wastewater, so long as such infrastructure is completed prior to expiration of the City-
issued development permit issued therefore. 

(7) Amendment 
(a) The Zoning Administrator or designee shall determine whether a proposed deviation from the 

approved PD District is a Major or Minor Amendment. Major Amendments shall require City Council 
approval upon recommendation of the Planning Commission. Minor Amendments shall require 
administrative approval by the Zoning Administrator or designee only. No amendment to a PD will be 
approved without concurrent revision of its development plan. 

(b) Major Amendment. Any one of the following shall be considered a Major Amendment of a PD: 
(i) A ten percent (10%) or more increase in the number of dwelling units.  
(ii) Any reduction in acreage devoted to commercial uses.  
(iii) A significant change in boundary lines of development units. 
(iv) Any change which could have significant impact on areas adjoining the PD. 
(v) Any change which could have a significant traffic impact on roadways adjacent or external to 

the PD. 
(vi) Amending the uses allowed by adding a permitted use, a use permitted with conditions or a use 

requiring a Conditional Use Permit, unless the Zoning Administrator has determined that the 
use to be added is analogous to a permitted use. 

(vii) Changes to, or addition of, phasing for a PD when such changes impact twenty-five percent 
(25%) or more of the land area contained within the PD district. 

(c) Minor Amendment. All amendments of a PD District not determined by the Zoning Administrator to be 
a Major Amendment shall be a Minor Amendment. 

(8) Modification of Current Regulations:  
(a) All PD Districts shall comply with the development standards in the Development Code. However, based 

upon a recommendation of the Planning Commission, the City Council may approve modifications from 
standard Development Code requirements.  
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(b) No modification of development standards shall be permitted unless the applicant provides substantial 
evidence indicating that the modifications will produce an environment superior to that which could have 
been produced by strict application of existing standards for comparable zoning districts. Additional 
mitigation measures may also be required. 

(9) Phasing: 
The PD may provide for certain on-site and off-site infrastructure to be constructed in phases, subject to the 
following limitations: 
(a) Complete construction of all public infrastructure improvements within the public right-of-way on the 

exterior of the PD site shall be included within the first phase of development, unless the City Council, in 
its sole discretion, allows for an alternate infrastructure improvement schedule as part of a development 
agreement or approved phasing plan.  Each phase of development shall be able to function as a single 
entity. 

(b) Prior to commencement of the first phase infrastructure improvements, the owner/applicant shall provide 
financial assurances in the amount determined by the City Engineer and in the form approved by the City 
Attorney, for construction of such portions of the infrastructure improvements located within the public 
right-of-way on the exterior of the PD. 

(c) For mixed-use projects a proportionate share of residential and commercial buildings and/or uses shall be 
constructed concurrently as determined by the City Council. 

 
3-520 PD Narrative and Development Plan. 
The narrative text shall provide uses and development standards for the PD District. The PD Narrative shall be both 
prescriptive and concise. The PD Narrative shall conform in formatting and organization to the PD application 
maintained by the Zoning Administrator or designee. The PD Narrative shall sufficiently address all of the following as 
individual sections: 
(1) Introduction and Opening Statements: 

(a) Describe the general location within the City, the property boundaries and the surrounding properties. 
(b) Identify the land use designation(s) of the subject property in the General Plan, the current zoning and the 

improvements existing on the subject property (for example, vacant or buildings to be demolished). 
(c) Provide the following statement - “The requirements of the Development Code, as amended, shall apply 

except where explicitly stated otherwise herein by this PD.” 
(2) Proposed Uses: 

(a) List permitted uses. 
(b) List uses permitted with conditions. 
(c) List uses permitted with a Conditional Use Permit. 
(d) Provide the following statement - “All uses not specifically provided for herein are prohibited.” 

(3) Density (Residential only): 
State the density for the overall project as well as the densities of each specific development subsection or 
neighborhood. 

(4) Development Standards: 
State development standards that deviate from the Development Code. In the case where no development 
standard is provided in the PD Narrative, the Zoning Administrator shall determine the applicable 
development standard to apply.  

(5) Recreation Areas: 
Recreation areas shall be an integral part of a PD development, shall be provided in an amount 
commensurate to the size of the development, in minimum amounts not less than set forth below and shall, to 
the extent possible, be designed central to the internal functions of the site.   
(a) Residential Recreation Areas: 

(i) A minimum of twenty percent (20%) of the net development areas shall be provided. 
(ii) The following areas shall count as recreation areas: 

1. Dedicated park sites with a minimum size of five acres, provided that the location, size and 
geometry are acceptable to the City. 

2. Dedicated tracts for bicycle, equestrian, hiking or multi-use trails. 
3. Private park, recreation areas, and clubhouses dedicated to, and maintained by, an Owners’ 

Association that meets the park improvement standards as determined in the development plan. 
4. Reserved or dedicated steep slope areas. 
5. Basketball, tennis or other sport courts, baseball, softball and soccer fields, tot lots and ramadas 

with barbeque areas. 
6. Any other areas deemed acceptable as determined by the City Council. 
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(iii) The following areas that shall not count as recreation areas: 
1. Areas less than five thousand (5,000) contiguous square feet, unless such areas either are part of 

a larger trail system or contain significant project amenities, as determined by the City Council. 
2. Public rights-of-way, dedicated streets and alleys, vehicular drives, parking, parking landscape 

areas, loading and storage areas. 
3. Trails located behind lots unless approved by the City Council. 
4. Reserved school and park sites that require subsequent purchase of the land. 
5. Concrete or rock-lined areas designated primarily for the conveyance of water. 
6. Utility corridor easements, unless substantially improved to make the area usable for outdoor 

activities. Only that proportion substantially improved shall be counted as recreation areas. 
“Substantially improved” shall include any of the improvements listed, or any other improvements 
deemed substantial by the City Council. 

(iv) Meaningful recreation areas shall be included within all phases of a PD project and shall be provided 
proportional to the amount of development related to each phase, unless otherwise permitted by the 
Zoning Administrator and included in the phasing schedule. 

(b) Commercial Recreation Areas 
(i) A minimum of ten percent (10%) of the net development area shall be provided. 
(ii) Recreation areas shall be provided in the form of pedestrian refuge areas with shaded seating, 

landscaped and hardscape plaza areas. 
(c) Recreation areas shall be identified and reserved as tracts or parcels on a plat, or as easements when no 

plat is necessary. Maintenance of these areas shall be provided for by an Owners’ Association. A 
statement shall also be placed on the approved site plan or plat, as appropriate, stating that all 
landscaping shall be maintained by the Owners’ Association.  All areas shall be maintained at a level 
consistent with the approved development plan. 

(d) All recreation areas shall be installed by the developer and/or property owner. 
(6) Architectural Design and Theme: 

Each project shall propose a unique high quality architectural theme and standards. Standards shall be 
included for both commercial and residential uses. Site layout, architecture and landscaping shall be 
consistent with the Highland City Design Standards.   

(7) Landscaping:  
Landscaping shall be provided along street frontages, around the property perimeter, internal to the site and 
in parking areas. 

(8) Signage: 
Unless signage is approved as part of a comprehensive sign package, signage shall conform to the 
comparable zoning category. 

(9) Utilities: 
Each project shall submit preliminary concepts for culinary water, wastewater, pressurized irrigation, storm 
drain, and utilities. The preliminary concepts shall include: the size and location of culinary water, wastewater, 
pressurized irrigation, storm drains, etc., and any other information needed as required by the City to evaluate 
the proposal.  Utilities shall be designed to avoid adverse impact on adjacent land uses, public services, and 
utility resources. 

(10) Circulation: 
Each project shall submit a pedestrian and traffic circulation plan. The plan shall include the following: 
(a) A traffic analysis or traffic impact study, as determined by the City Engineer; 
(b) The location and cross section of all streets with typical street cross sections;  
(c) Pedestrian circulation elements; 
(d) Hours of peak traffic use; and, 
(e) Measures to mitigate offsite traffic impacts. 

(11) Compatibly: 
Each proposal shall include a description of the measures used to ensure compatibility between future and 
existing land uses.  Compatibility measures shall include but are not limited to landscaping, setbacks, building 
location, lighting, noise, etc. 

(12) Justification and Mitigation:  
Substantial justification and mitigation is required for proposed PD standards that do not meet the standards 
of the comparable zoning district. 

(13) Exhibits: 
The following exhibits shall be provided with the Development Plan for a PD: 
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(a) Property boundary and legal description. 
(b) Areas designating land use(s), densities, etc. 
(c) Circulation plan to include arterial and collector streets, and vehicular and pedestrian circulation routes. 
(d) Phasing schedule which shall include a map of the development designating the phases and sequence of 

development including, but not limited to, land uses, recreation areas, and infrastructure. The map shall 
include a schedule of development with action dates. All infrastructure improvements shall be shown and 
scheduled for the entire development. 

(e) The location and acreage of recreation areas as well as listing amenities to be provided at each location. 
(f) Preliminary infrastructure concept plans. 
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ARTICLE 6 
 

SUPPLEMENTARY REGULATIONS 
 
 
3-601: Supplementary Regulations Within Zones 
3-602: Yard Space for One Building Only 
3-603: Occupancy Permit Required 
3-604: Each Dwelling to be on a Zoning lot 
3-605:  Area of Accessory Buildings 
3-606: Accessory Buildings Prohibited as Living Quarters 
3-607: Storage of Junk and Debris Prohibited 
3-608: Percolation Test 
3-609: Culinary Water Requirements 
3-610: Clear View of Intersecting Streets 
3-611: Additional Height Allowed for Public Buildings 
3-612: Fences, Walls, and Hedges  
3-613: Fractional Numbers  
3-614: Home Occupations 
3-615: All Lots Shall be on Record at the County Recorder’s Office 
3-616: Rules for Locating Boundaries 
3-617: Amendments to Zoning Code 
3-618: Areas Annexed to City 
3-619: Inspection 
3-620: Building Permits 
3-621: Park or Planter Strips 
3-622: Purpose of Public Utilities 
3-623: Temporary Uses 
 
3-601:  Supplementary Regulations within Zones.  The intent of Sections 3-602 through 3-621 is to provide for 
several miscellaneous land development standards which are applicable in more than one zone. The requirements of 
those Sections shall be in addition to development standards contained within the various zones.  Where the 
provisions of those Sections may be in conflict with other provisions of this Code, the more stringent shall prevail. 
 
3-602:  Yard Space for One Building Only.  All required setbacks shall be situated on the same lot as the building or 
structure to which they apply.  No required yard, area, or other open space around a building or use which is needed 
to comply with the area, setback, or open-space requirements of this Code shall be considered as providing the 
required area, yard, setback, or open space for any other buildings or use; nor shall any area, yard, setback, or other 
required open space on an adjoining lot be considered as providing the area, setback or open-space requirements of 
a building or use. 
 
3-603:  Occupancy Permit Required.  Land, buildings, or premises in any district shall hereafter be used only for a 
purpose permitted in such a district and in accordance with the appropriate regulations.  A permit of occupancy shall 
be issued by the Building Inspector to the effect that the use, building, or premises conform to provisions of this and 
all related ordinances, regulations, and requirements prior to occupancy, for any building erected, enlarged, or altered 
structurally for the occupancy or use of any land.  No permit of occupancy shall be issued until structures are 
completed to the standards as set forth in the most current issue of "International Building Code (IBC)."  Occupancy of 
a structure prior to issuance of a permit of occupancy shall be deemed a misdemeanor, and such occupancy shall be 
deemed a separate offense for each and every day of such unlawful occupancy.  Such a permit is needed whenever 
use or character of any building or land is to be changed. 
(Ord: #2009-23, 09/01/2009) 
 
3-604:  Each Dwelling to be on a Zoning Lot.  Only one building which contains a dwelling shall be located and 
maintained on a zoning lot. 
 
3-605:  Area of Accessory Buildings.  (Amended 9/5/00) Accessory buildings shall cover not more than five (5) 
percent of the total lot area. 
 
3-606:  Accessory Building Prohibited as Living Quarters.  Living and sleeping quarters shall not be permitted in 
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any accessory building. 
 
3-607:  Storage of Junk and Debris Prohibited.  No yard or other open space shall be used for the storage of junk, 
debris or obsolete vehicles; and no land shall be used for such purposes, except as specifically permitted herein. 
 
3-608:  Percolation Test. No building permit shall be issued until a soil percolation test consistent with requirements 
of the Utah State Division of Health has been performed and approved by the City Building Inspector unless 
connection is made to an approved sewer system. 
 
3-609:  Culinary Water Requirements.  In all cases where a proposed supply of piped culinary water under pressure 
is not available, the domestic culinary water supply shall comply with requirements of the State Department of 
Environmental Quality, Water Quality Division and the application for a building or use permit shall be accompanied 
by a certificate of approval from said Water Quality Division.  Building permits shall not be issued by the Building 
Inspector or City Official unless private water supply is approved in accordance with above requirements. 
 
3-610:  Clear View of Intersecting Streets.  (Amended 8/21/07)  Clear Vision Area - Corner Lots.  In all Zones 
except C-1, no structure in excess of three (3) feet in height shall be placed on any corner lot within a triangle area 
formed by the street property lines and the line connecting them at points forty (40) feet from the intersection of the 
street property lines.  No structure in excess of three (3) feet in height shall be placed closer than 14 feet to a 
neighboring driveway.   
(1) On street intersections where speed limits are greater than 35 mph all fences, walls, and hedges over three 

feet in height must be  
(a) Outside the 40 foot triangle and either 10 feet off of the side property line, or  
(b) 18 feet from the edge of the closest 12 foot travel lane, or 
(c) As per AASHTO Policy on Geometric Design of Highway and Streets regarding safe sight distances. 

(2) Setbacks - All fences, walls, hedges, or similar devices must be placed within property boundaries and 
always outside the planned road right of way. 

(3) Height measurement - Where there is a difference in the grade of the properties on either side of the fence 
or wall, the height of a fence or wall shall be measured from either side of the adjoining properties except that 
in any instance a three (3) foot height fence shall be measured from the higher side. 

(4) Fire safety - There shall be no fence or hedge within three (3) feet of any fire hydrant. 
(5) Hedge Definition for Clear Vision Area - single shrub planting shall not constitute a hedge if the closest 

distance between the foliage of any two (2) plants, over three feet in height, is and remains at least (20) feet 
apart except for that foliage above 6 foot in height.  Hedges shall consist of nursery grade plants, shrubs, 
trees, grass, or similar landscaping materials. 

(6) The area between the Roadway and/or sidewalks and fences are to be maintained by the abutting property 
owner according to the requirements defined in Chapter 3, Article 6, Section 3-621 in this Code. 

 
3-611:  Additional Height Allowed for Public Buildings.  Public buildings and churches in residential zones may be 
erected to any height, provided the building is set back from required building setback lines a distance of at least one 
(1) foot for each additional foot of building height above the maximum height otherwise permitted in the zone in which 
the building is located. 
 
3-612:  Fences, Walls, and Hedges.  
1) Permit Required  

a. All fences, screen walls, theme walls, and hedges shall be subject to review and approval by the Zoning 
Administrator. An application shall contain an application form, any information specifically required by this 
ordinance, such additional information specified by the Zoning Administrator, and when required, a fee. 

b. All screen walls or theme walls that are required as part of the development proposal shall be reviewed and 
approved as part of the development approval process.  

c. All fences, screen walls, or theme walls in excess of six (6) feet shall require a building permit and 
construction plans to ensure structural stability, as required by the city's adopted Building Code. 

d. For the purposes of this section a theme wall shall be a wall that meets the height, material and design 
requirements of this section that is installed along state highways, arterial, and collector streets, and open 
space areas as determined during the development review process. 

e. For the purposes of this section a screen wall shall be a wall that meets the height, material and design 
requirements of this section that is installed between different land uses as required in this section or used to 
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screen trash enclosures, loading docks or out door storage areas as determined during the development 
review process. 

f. For the purposes of this section natural surveillance shall mean an area that maximizes natural visibility or 
observation where one feels they can be easily observed or monitored. 

 
2) General 

a. The maximum height of any wall, fence, or hedge shall be measured from the highest adjacent finished 
surface of the ground, paving or sidewalk within five (5) feet of the base of the wall.  

b. The developer of property in a non-residential zoning district which abuts any residential district shall provide 
a screen wall with a minimum height of six (6) feet along the abutting property line.  

c. The developer of any nonresidential use in any residential district which abuts any residential district must 
provide a screen wall with a minimum height of six (6) feet along the abutting property line.  

d. The developer of any residential development with a density greater than six (6) units per acre which abut any 
R-1-40, R-1-20, or A-1 district must provide a screen wall with a minimum height of six (6) feet along the 
abutting property line.  

e. Any developer of residential subdivisions shall provide a six (6) foot theme wall adjacent to all arterial and 
collector streets, open space areas, and trails except as provide herein. Gates connecting to public areas may 
be allowed in theme walls if approved as part of the development review process.  

f. On all state highways or arterial streets, fences, walls, or hedges shall be setback a minimum of thirty (30) 
feet or from the back of curb or as required by the parkway detail. On all other streets the minimum setback 
shall be fourteen (14) feet from the back of curb. This setback may be reduced to six feet if the fence is 66% 
open. 

g. Walls, fences, or hedges on a side property line within the required front or corner side yard setback shall be 
three (3) feet maximum in height.  However, in no event shall a fence be installed in a front yard parallel to a 
street.  

h. No wall or fence, or other obstruction shall be constructed in the road and walkway right of way.  
 
i. In areas behind a required front yard building setback and within the required rear and side yards, including 

walls for single-family dwellings, the maximum height of fences, walls, or hedges shall be six (6) feet.  
j. In areas where a fence, wall, or hedge is located adjacent to a trail or open space area less than forty (40) 

feet in width and excluding open space areas adjacent to a public street, or open space areas that are greater 
than forty (40) feet in width that cannot be seen from two public areas such as a street or park, bordering 
fences, walls, or hedges may not exceed six (6) feet in height of which the lower four (4) feet may be solid 
and the remaining two feet shall be a minimum of 55% open.  The developer shall install all fencing adjacent 
to open space areas for new subdivisions.  

 1. The Zoning Administrator may approve an alternative fence design for areas located adjacent to a trail 
or open space less than forty (40) feet in width and not installed by a developer, if the following findings 
can be met: 

a. The proposed alternative meets the intent of this section; and, 
b. There are special circumstances attached to the property that do not generally apply to 

other properties in the same subdivision; and, 
c. And the natural surveillance, as defined herein, of the trail or open space is not 

diminished if the proposed alternative is constructed on all the lots adjacent to the trail or 
open space.  

 
k. Hedges shall be maintained to the same height requirement as fences.  
l. All fences, walls, or hedges shall not exceed a height of three (3) feet in the clear vision area and shall comply 

with the clear view area requirements as defined in Section 3-610 Clear View of Intersection Streets.   
m. Any loading docks within one hundred (100) feet of residential district must have a separate eight (8) foot high 

screen wall of similar materials compatible with the building design to screen the dock area.  
n. All outdoor storage areas shall be screened by a six (6) foot screen wall as required in this section. 
o. In those instances where a screen wall is erected as an enclosure, a gate of equal height shall be required in 

order to secure the enclosure. The gate shall be opaque and shall be compatible with the design of the 
building(s).  

 
3) Materials and Design  
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a. The materials for all theme and screen walls shall be precast concrete, concrete, masonry block, brick, stone 
or a similar solid, durable, equal or better quality material. Vinyl, wood, or chain link is not permitted for theme 
or screen walls. Vinyl, wood, wrought iron, is permitted for all other fencing.   

b. All theme and screen walls are to be of an enhanced decorative surface with accent landscaping and design 
elements such as stone veneer, brick, planters, marble, rock, decorative pilasters, decorative caps, stone or 
tile insets, or other significant design features.  

c. All theme along state highways, arterial or collector streets and screen walls between different uses shall 
provide columns every fifty (50) feet to provide variety and visual interest. Said columns shall be shall extend 
a minimum of six (6) inches from the face of the theme wall and be architecturally enhanced as required 
above.  

  
4) Retaining Walls  

a. Retaining walls shall not be placed any closer to another retaining wall than at a ratio of one foot horizontal to 
one foot vertical height of the wall.   

b. Retaining walls in the front yard shall not exceed a height of four feet and shall be set back a minimum of 10 
feet from the front property line.   

c. A retaining wall may exceed four (4) feet in height within a rear yard if it has been designed and engineered 
by a licensed engineer, however, any wall in the rear yard shall not exceed eight (8) feet in height.   

d. Any person constructing a retaining wall that requires design by a licensed engineer shall be required to 
submit a stamped engineered plan as part of the permit. 

e. Any construction of a retaining wall shall include a drainage plan which provides for containment of run off 
water on site or discharged to a City approved location.   

f. The property owner shall be financially responsible for the removal or reconstruction of a retaining wall in a 
public utility easement if the easement is needed per Utah Law (UCA 54-3-27).   

g. Any person constructing a retaining wall within a public utility easement where utilities do not exist shall install 
conduit as required by the City Engineer.   

h. Retaining walls shall not be permitted within public utility easements where a storm drain, culinary water line, 
pressurized irrigation line, or sewer line is installed. 

(Amended: 9/15/98,11/2/99, 12/7/99, 6/5/01, 10/2/01, 6/17/03, 5/3/05, 4/4/06, 10/3/06, 5/15/07, Ord #2010-18 11/3/10)) 

 
3-613:  Fractional Numbers.  Any computation or measurement resulting in a fractional number shall be rounded 
down to the next smaller whole number. 
 
3-614:  Home Occupations.  (Amended: 7/6/99, 7/18/2000, 5/2/06, 9/2/08) 
(1) Home occupations may be permitted as provided herein.  Provided, however, a home occupation permit shall 

not be required for any of the uses listed in subsection (9) below.  Any person desiring a home-occupation 
permit, as provided in this Section, shall file an application with the City Recorder.   

(2) All home occupations, whether or not a permit therefore is required by this Section, shall be permitted only 
subject to and shall at all times comply with the following conditions. 
(a) Home occupations will be permitted only in the following Zones: R-1-40, R-1-20 and A-1. 
(b) The home occupation shall be conducted entirely within the main dwelling, including an attached 

garage. 
(c) The home occupation shall be clearly incidental and secondary to the use of the dwelling for dwelling 

purposes and shall not change the character of the building from that of a dwelling. 
(d) The total area devoted to the home occupation shall not exceed 25% of the dwelling, including an 

attached garage. 
(e) The home occupation shall be registered with and licensed by the business license division of the 

City and with all applicable state agencies.  A separate license must be obtained for each branch 
establishment, or separate place of business, in which the business, trade, calling, profession or 
occupation is carried on, and for each separate kind of business, trade, calling, profession or 
occupation and each license shall authorize that business, trade, calling, profession or occupation 
described in such license, and only at the location or place of business which is indicated thereby. 

(f) Entrance from the outside to the area of the dwelling used for the home occupation shall be the same 
entrance normally used by the residing family, except when otherwise required by the Utah State 
Department of Health or other state agency. 

(g) The physical appearance of the dwelling, amount of traffic and parking, and other activities generated 
by the home occupation shall not be contrary to the intent of the zone in which the home occupation 
is located.  The home occupation shall not generate pedestrian or vehicular traffic in excess of that 
customarily associated with the zone in which the use is located. 
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(h) The home occupation shall, and the structure in which it is conducted shall, comply with all fire, 
building, plumbing, electrical and health codes. 

(i) The home occupation shall not be associated with nor produce odor, fumes, dust, light, glare, color, 
design, materials, construction, lighting, sounds, noises, vibrations, including interference with radio 
or television reception, that may be discernible beyond the premises or which disturb the peace and 
quiet of the neighborhood. 

(j) All maintenance or service vehicles and equipment, or any vehicle bearing any advertising related to 
the home occupation shall be garaged or stored entirely within the building or structure, or entirely 
behind the dwelling, out of view of the street. 

(k) Home occupations may be permitted for residents that also contain basement apartments if 
determined by the City Administrator not to create undue burden upon residents of the immediate 
area. 

(3) Any permit issued pursuant to this Section may be revoked by the Zoning Administrator for failure of the 
holder of the permit to comply with the foregoing conditions.  The Zoning Administrator shall likewise refuse to 
grant a renewal of such a permit for failure of the holder to comply with the foregoing conditions. 

(4) The revocation or refusal to grant or renew a permit may be appealed to the Board of Adjustment.  Likewise, 
any aggrieved party may appeal to the Board of Adjustment from the Zoning Administrator's decision to grant 
a renewal of such a permit. 

(5) All home occupation permits issued pursuant to this Section shall be valid for a period of one year.  The 
license year shall commence on July 1 and expire on June 30 of each year.  Thereafter, all home-occupation 
permits shall be issued and renewed only in accordance with this Section, except as such use may be a 
nonconforming use which is allowed to continue by Section 3-201. 

(6) The City Council shall by resolution or ordinance fix the amount of license fees and the terms and conditions 
thereof, copies of which shall be available for public inspection at the office of the city Zoning Administrator.   

(7) All applications for the issuance of a home-occupation permit shall be accompanied by an application fee in 
such amount as may be specified by the City’s standard fee schedule established from time to time by 
resolution of the City Council.  Such fee shall be in addition to any business license fee which may be 
required by other provisions of this Code.  The applicant shall be required to notify by letter all residents within 
a three hundred foot 300’ radius of the property lines of their request for a home occupation license if 
customers visit the home.  The applicant shall provide a legible vicinity map indicating the exact location of 
their property and each property within 1/4 mile (1,320 feet).   The map shall include the address of the 
subject property. 

(8) The Zoning Administrator, or his designee, may at all reasonable times enter the premises for which a home 
occupation permit has been issued to ascertain compliance with this Section.  He may also inspect such 
premises prior to the issuance of a home occupation permit.  Refusal by the owner or occupant of the 
premises to allow such inspection, when requested, shall be grounds for denial or revocation of a home-
occupation permit. 

(9) A home occupation permit shall not be required for use of a residence, which use is limited to receiving and 
sending mail and telephone calls. 

(10) The City Council may, upon application, grant a home occupation license which shall state the home 
occupation permitted, the conditions attached thereto, and any time limitations imposed thereon.  The license 
shall not be issued unless the City Council finds the applicant is in compliance with each one of the conditions 
listed in City Codes and State Law, and that the applicant has agreed in writing to comply with all said 
conditions.  All certificates of license shall be signed by the Mayor and attested to by the Zoning Administrator 
under the Seal of the City. 

 
3-615:  All Lots Shall be on Record at the County Recorder's Office.  
(1) No building permit shall be issued for the construction of a dwelling or commercial or industrial structure which 

is to be located on a lot or parcel outside of an approved subdivision or large-scale development, the plat of 
which is recorded at the county recorder's office; except that a permit is for a nonconforming lot of record as 
defined in section 3-208. 

(2) The Building Inspector shall require, prior to issuance of the building permit, that the applicant post with the 
City a Bond for the protection of the cities offsite improvements.  Said bond will be released after occupancy 
and an inspection has been conducted to insure that no damage is evident in the improvements. 

 
3-616:  Rules for Locating Boundaries.  Where uncertainty exists as to the boundary of any Zone, the following 
rules shall apply: 
(1) Where the zone boundary is indicated as being approximately upon the center line of a street, alley or block, 
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or along a property line, then unless otherwise definitely indicated on the map, the center line of such street, 
alley, or block, or such property line shall be so construed to be the boundary of such Zone. 

(2) Whenever such boundary line of such Zone is indicated as being approximately at the line of any river, 
irrigation canal, or other waterway or railroad right-of-way, or public park or other public land or any section 
line, then in such case the center of such stream, canal, or waterway, or of such railroad right-of-way or the 
boundary line of such public land or such section line shall be deemed to be the boundary of such Zone. 

(3) Where such Zone boundary lines cannot be determined by the above rules, their location may be found by 
the use of the scale appearing upon the Zoning Map. 

(4) Where the application of the above rules does not clarify the Zone boundary location, the Board of Adjustment 
shall interpret the Map. 

 
3-617:  Amendments to Zoning Code.  (Amended: April 11, 1995)  The Zoning Code, including the Zoning Map, 
may be amended, but all proposed amendments shall be submitted first to the Planning Commission for its 
recommendations, which recommendations will be considered by the Planning Commission within thirty (30) days.  
For the Purpose of establishing and maintaining sound, stable, and desirable development within the City, it is 
declared to be public policy that amendments shall not be made to the Zoning Code and Map except to promote more 
fully the objectives and purposes of the General Plan, this code or to correct manifest errors.  Any person seeking an 
amendment to this Zoning Code or Map shall submit to the Zoning Administrator a written petition designating a 
change desired, the reasons therefore, and wherein the proposed amendment would further promote the objectives 
and purposes of this Zoning Code, together with a fee.  The Zoning Administrator shall, in turn, transmit the said 
petition to the Planning Commission as established by this Code, and the Planning Commission may call a hearing 
prior to submitting the matter to deliberation by  the City Council.  The amendments to this Code may be adopted only 
after a public hearing in relation thereto, before the City Council of the City of Highland, in which the parties in interest 
and citizens shall have an opportunity to be heard.  Notice of the time and place of such hearing shall be given as 
provided by Section 9-102(3) placed in no less than three (3) public places within the corporate limits of the City, and 
shall in a newspaper having general circulation within the City, at least fourteen (14) days before the date of such 
hearing. 
 
3-618:  Areas Annexed to the City.  New areas annexed to the City of Highland shall comply with provisions of 3-
103. 
 
3-619:  Inspection.  The Building Inspector is authorized to inspect or to have inspected all buildings and structures 
during the course of their construction, modification, or repair, and to inspect land uses to determine compliance with 
the provisions of this Code.  The Building Inspector or any authorized employee of the City shall exercise the right to 
enter any building for the purpose of determining the use, or to enter premises for the purpose of determining 
compliance with this ordinance, provided that such right or entry is to be used only at reasonable hours.  In no case 
shall entry be made to any occupied building in the absence of an owner or tenant thereof without written permission 
of an owner, or written order of a court of competent jurisdiction. 
 
3-620:  Building Permits.  Construction, significant alteration, or removal of any building or structure or any part 
thereof, as provided or as restricted in this ordinance shall not be commenced except upon issuance of a building 
permit by the Building Inspector.  The Zoning Administrator shall verify proper Zoning. 
 
3-621: Park or Planter Strips.  (Amended: 6/18/02, 8/21/07) All park strip areas, the area between the sidewalk and 
the curb, are to be covered with landscaping vegetation such as grasses, trees, flowers, ground covers and shrubs 
(shrubs shall not exceed 36" in height) consistent with typical residential landscaping.  This shall not include weeds 
indicated on the State of Utah Department of Agriculture and Food Designated Noxious Weed List for Colorado (CO), 
Idaho (ID), Kansas (KS), Montana (MT), Nebraska (NE), North Dakota (ND), South Dakota (SD), Utah (UT), Wyoming 
(WY) but may include approved drought tolerant plants. 
(1) Up to 50% of the park strip may be covered with non-living material such as wood chips or decorative 

landscaping rocks (rock diameter of one inch minimum and six inches maximum) if commonly practiced 
xeriscape landscaping procedures are followed. 

(2) Trees planted within tree grates separated by hardscape materials may be installed within the park strip only 
if the following requirements are met:  
(a) Coverage measured in plan view at a two (2) year growth is equal to or greater than at least 50% of 

the park strip area.  At minimum, trees shall be planted every 20 feet. 
(b) A water source is available at each tree grate (not from a hose, or above ground sprinkler). 
(c) The area between tree grates within the park strip area shall be landscaped with a minimum of 50% 
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vegetation; and  
(i) The area between each tree grate within a park strip may be hardscaped with pavers, 

stepping stones, or similar permeable elements, if each object is a maximum of twelve (12) 
inches in width on any side.   

(ii) Impervious surfaces or materials shall not be used (this includes concrete, stamped concrete, 
rubber lining, etc). 

(d) Only trees from the city approved Class I Trees list may be planted within a park strip as follows: 
(i) acer campestre; Hedge Maple 
(ii) acer ginnala; Amur Maple 
(iii) acer grandidentatum; Big Tooth Maple 
(iv) acer griseum; Paperbark Maple 
(v) acer tataricum; Tatarian Maple 
(vi) aesculus pavia; Red Buckeye 
(vii) cercis canadensis; Eastern Redbud 
(viii) koelreuteria paniculata; Goldenrain Tree 
(ix) malus spp; Flowering Crab 
(x) prunus serrulata; Flowering Cherry 
(xi) prunus blireiana; Flowering Plum 
(xii) Pyrus fauriei, (syn. C. calleryana var. Fauriei) Korean Flowering pear  
(xiii) Pyrus calleryana, 'Callery X Chanticleer Cultivar', Chanticleer (Callery) flowering pear 
(xiv) Pyrus calleryana, 'Cleveland Select', Cleveland Select flowering pear  
(xv) Pyrus salicifolia, >Pendula’ (syn. Silver Frost’) Weeping Willowleaf pear 
(xvi) syringe reticulate; Japanese Tree Lilac 

 
3-622: Public, Private, and Individual Utilities. (Amended: 11/11/03, 4/20/04, 8/6/04) Public, Private and Individual 
Utilities shall be regulated and governed as indicated below.  Objects that are placed upon an individual lot for the 
sole purpose of serving that individual property are exempt from locating within a Public Utility Zone. 
(1) Above-Ground. Any above ground device or structure of a culinary water, irrigation, reservoir, or private 

utility system not owned or operated by Highland City or controlled on Highland City owned property, which is 
intended to regulate the function of a storage device or distribution line or which receives or transmits a 
signal, shall only be located within the Public Utility Zone (Article 3-4.10 in this Code) and shall be required to 
obtain a Conditional Use Permit prior to installation.  Any above ground device or structure of a culinary water, 
irrigation, reservoir, or other utility system owned or operated by Highland City or other similar municipal 
public utility controlled on property owned by Highland City, which is intended to regulate the function of a 
storage device or distribution line or which receives or transmits a signal, shall be required to first obtain a 
Conditional Use Permit prior to installation.  
(a) Exception. The replacement or repair of existing above ground transmission power lines or 

distribution power lines require a Conditional Use Permit but are not required to be within a Public 
Utility Zone. All new distribution power lines (less than 34 kV) which may be constructed shall be 
installed under-ground. Emergency replacement of power poles and or lines does not require 
compliance with this section of the code. It shall be a requirement that replacement power lines and 
poles shall be placed in a location that is consistent with the transportation element of the Highland 
City General Plan, unless the City Council determines that placement in said location is not in the 
best interest of the City. This exception does not apply to telecommunication facilities (Municipal 
Code; Chapter 13.44).  

(2) Under-Ground. Any landscape or structure removed during installation of an under-ground utility or utility 
system shall be restored to original condition or replaced accordingly (consistent with State Law).  The 
replacement or repair of existing under ground utilities shall not be required to be within a Public Utility Zone 
however the installation of any new facilities shall be required to first obtain a Conditional Use Permit prior to 
construction. 

(3) Individual Utilities.  Individual utilities that are placed upon an individual lot for the sole purpose of serving 
that individual property and not for creating profit or for commercial purposes are not required to obtain a 
Conditional Use Permit. Individual Utilities are not permitted to locate within a Public Utility Zone. Individual 
utilities include:  
(a) Lot Improvements. Utility, irrigation, and sewer lines associated with individual building permits 

connecting individual residences or commercial users to an existing distribution line.  
(b) Antennas. (including: single user transmitters, receivers, antenna facilities and other types of 

installation used for the provision of personal wireless services, personal Satellite dish receiving 
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antennas eighteen inches or less in diameter, personal television broadcast receiving antennas, 
personal radio broadcast receiving antennas, personal amateur radio antennas used for receiving 
and transmitting) 

(c) Location. Antennas shall be located only on a roof or in rear or side yards unless such restriction 
precludes reception of an acceptable quality signal (the City does not enforce subdivision 
requirements which may require additional restrictions on the placement of personal antennas). In 
such case such antennas may be placed anywhere on the lot except within a public utility easement. 
Proof of the inability to receive an acceptable quality signal shall be provided to the Zoning 
Administrator upon request. 

(d) Height. The vertical apex of the receiving device shall not exceed the greater of the Zone Height 
Limit or twenty (20) feet in height from ground level. 

(4) Alternative Energy Conversion Systems.  Individual alternative energy conversion systems that are placed 
upon an individual lot for the sole purpose of serving that individual property and not for creating profit or for 
commercial purposes are not required to locate within a Public Utility Zone. Individual alternative energy 
conversion systems include: 
(a) General Requirements.   

(i) Safety.  There shall be sufficient safety measures in place established by the property owner 
to prevent any alternative energy towers from becoming a climbing hazard or from twisting or 
falling over due to natural events.  
A. Emergency Procedure Sign.  Procedures for emergency shutdown of power 

generation units shall be established and posted prominently and permanently within 
three (3) feet of the meter panel and visible from the meter panel. 

B. Existing Power Line Facility.  The applicant shall obtain approval from the local 
power company indicating that the proposed location for the tower(s) will not interfere 
with existing electric utility facilities.  

(ii) Net Metering. Net metering or interconnect systems shall meet any cost or regulation 
required by the local power company’s guidelines. 

(iii) Trees.  It is not recommended that trees are removed or destroyed for the purposes of better 
access for alternative energy.   

(iv) Guy Wires.  Alternative Energy Facilities shall not use guy wires or other similar peripheral 
supporting devices in order to provide structural support but shall be installed upon one 
independent pole that is adequately engineered to support that system.  

(v) Building Permit.  All Ground Mounted Alternative Energy Facilities (GMAEF) shall be 
required to include the following information: 
A. All GMAEF applications and plans shall be stamped by a qualified engineer 

identifying each specific site indicating that the tower will withstand a minimum of a 
100 m.p.h. wind load; and 

B. The qualified engineer, or his designee, shall be present during installation and verify 
in writing that the construction of the tower meets or exceeds the minimum wind load 
and/or requirements as indicated within the submitted plans; and 

C. Manufacturer specifications for components and installation shall be required with 
each application; and 

D. Net metering locations and connection details; and 
E. The application shall include a detailed site plan showing the location of the proposed 

tower with elevations; and 
F. GMAEF must comply with applicable Federal Aviation Administration (FAA) 

regulations; and 
G. All other information required to be submitted and inspected by the current 

International Building Code related to the specific alternative energy facility proposed. 
(vi) Abandonment.  If an alternative energy facility is not functional, operational or maintained for 

a period of one (1) year then the owner shall have the facility immediately removed from the 
property. 

(b) Roof Mount Solar Energy System.  A roof mounted solar system may be installed upon the roof of 
the primary structure or an accessory structure within any zone.   
(i) Sloped Roof. On a sloped surface, in no instance shall any part of the system extend 

beyond the lower or upper roofline. Panels shall not exceed more than one (1’) foot in height 
measured from the finished roof to the top of the panel.  

(ii) Flat Roof. On a flat surface, panels shall be set back a minimum of five (5’) feet.  
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(c) Ground Mount Solar Energy System (GMSES).  Ground mounted solar systems are permitted 
within all commercial zones and only permitted within a residential zone if the following applies: 
(i) Number.  Each homeowner may install one (1) Ground Mount Solar Energy System on their 

lot based upon the size of the lot as follows: 
A. Lots 20,000 square feet or less may have one (1) ground mounted alternative energy 

facility installed on that property; and 
B. Lots between 20,000 – 40,000 square feet may have two (2) ground mounted 

alternative energy facilities installed on that property; and 
C. A property owner may install one (1) additional ground mounted alternative energy 

facility for each additional acre above 40,000 square feet. 
(ii) Rear Yard. All GMSES shall not be located within the minimum front yard setback of any lot, 

nor within the minimum side yard setback facing a street on a corner lot, nor on the roof of a 
residential structure; and 

(iii) Height. The height of the system is not to exceed twenty-two feet (22’) in height at its 
maximum peak; and 

(iv) Setbacks. In all cases the minimum setback shall be no less than ten feet from a property 
line, and one-hundred ten percent (110%) of the height of the solar facility from all overhead 
utility lines; and 

(v) Density.  The GMSES shall be considered an accessory structure when determining the size 
within a residential lot.  The GMSES combined with any accessory structures shall not 
exceed five percent (5%) of the size of the lot. 

(d) Small Wind Energy Conversion Systems (SWECS).  A SWECS shall be any wind tower and wind 
generator that is specifically constructed as an individual utility as specifically defined in this 
ordinance.  A small wind energy conversion system (SWECS) shall not be permitted that is designed 
without an automatic braking, governing, or managing system for the purpose of preventing 
uncontrolled rotation, overspeeding, and excessive pressure on the tower structure, rotator blades, 
and turbine components.  The following regulations shall apply to all small wind energy conversion 
systems: 
(i) Number.  Each homeowner may install one (1) Small Wind Energy Conversion System on 

their lot. 
A. Lots 20,000 square feet or less may have one (1) ground mounted alternative energy 

facility installed on that property; and 
B. Lots between 20,000 – 40,000 square feet may have two (2) ground mounted 

alternative energy facilities installed on that property; and 
C. A property owner may install one (1) additional ground mounted alternative energy 

facility for each additional acre above 40,000 square feet.   
(ii) Setbacks.  Except as provided for in this ordinance, no portion of the SWECS shall be set 

back a distance no less than fifty percent (50%) of the total height from a property line, and 
one hundred ten percent (110%) of the tower height plus the turbine blade length from all 
overhead utility lines, dwellings, and roads.  The setback from any structures on adjacent 
property shall be one hundred ten percent (110%) of the tower height plus the turbine blade 
length.  

(iii) Location.  No part of the SWECS shall be located within the minimum front yard setback of 
any lot, nor within the minimum side yard setback facing a street on a corner lot, nor on the 
roof of a residential structure.   

(iv) Height.  A SWECS may not exceed a total of fifty-two feet (52’) in height from grade to the 
highest point of the facility including the generator and turbine blades. 
A. The minimum distance between the ground and any protruding blades utilized on a 

small wind energy system shall be 15 feet as measured at the lowest point of the arc 
of the blades. 

(v) Material.  SWECS towers shall maintain either a galvanized steel finish or a finish in a color 
approved by the Home Owner’s Association/Architectural Approval Board of the subdivision 
the property is located in (if one exists) and City Council as part of the Conditional Use Permit 
Process, and shall not be artificially lighted unless required by the FAA.  

(vi) Noise.  SWECS shall not exceed sixty (60) decibels as measured at the closest property line 
except during short term severe wind events. A manufacturer’s sound report shall be required 
with an application for a small wind energy system.  
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(e) Roof Mount Wind System.  Roof mount wind energy conversion systems are prohibited in 
residential zones but are permitted in commercial zones on a flat roof however each facility shall be 
set back a minimum of five (5’) feet from the roofline.  

(f) Additional Standards.  The Zoning Administrator or City Council may require additional conditions to 
mitigate potential impacts including but not limited to the following: 
(i) Additional landscaping along an affected property line not exceeding ten feet (10’) in height to 

help mitigate any visual or other impact created by the new facility; and 
(ii) Painting, coloring, and other agreed upon method of concealing the material the pole is 

constructed from to mitigate any visual or other impact created by the new facility; and 
(iii) Increased engineering stability and construction requirements exceeding the above 

specifications may be included if it is proven that the requirements above are not adequate 
for a specific location; and 

(iv) The City may require the facility to be reasonably moved within the property boundary to help 
mitigate aesthetic concerns of adjacent property owners only if it does not negatively affect 
the power output of the facility significantly. 

g. Conditional Use Permit Requirements for Alternative Energy.  If the minimum standards defined 

herein cannot be met, a conditional use permit shall be required. 

(Ord: #2010-16, 10/05/2010) 

 
3-623: Temporary Uses 
In addition to regulating uses, which are permanent in nature, it is the intent of this section to provide for certain 
temporary uses for limited periods of time. The purpose of this section is to establish the standards, regulations, 
procedures, and review criteria, which shall be used when considering an application for a temporary use permit.  

1. General Regulations. 
a. No temporary use permit shall be granted until adequate assurances have been provided ensuring 

compliance with the provisions of this section and all other applicable city codes. 
b. Temporary uses shall be consistent with the intent and purpose of this section and not to be 

detrimental to surrounding properties. 
c. Temporary uses shall obtain a Highland City business license. 
d. Temporary uses shall only be permitted in the C-1, CR, and the Town Center Overlay zoning districts. 

Temporary Uses are prohibited in residentially zoned areas except those with certain institutional 
uses, regardless of the zoning designation. These institutional uses include, but are not limited to: 
public or quasi public sites, city parks, city buildings, and public schools. 

2. Permitted Temporary Uses. The following uses shall be permitted upon receiving the appropriate approvals 
and the granting of a temporary use permit by the city. 

a. Christmas tree sales, snow shacks, produce stands, firework stands, or similar seasonally related 
events; 

b. Off-site commercial sales events; 
c. Temporary retail sales; 
d. Such other uses as the city may deem to be within the intent and purpose of this section. 
 

3. Application Process, Fees, Noticing. Application for a temporary use permit shall be made on forms obtained 
from the Zoning Administrator. Application for a temporary use permit shall be made by the property owner of 
a duly authorized agent and a filing fee shall be shall be charged and collected at the time of application 
submittal. The Zoning Administrator may require additional information deemed necessary to understand the 
application. 

a. Those temporary uses which meet the following criteria in the opinion of the city do not require 
posting and may be approved subject to the appropriate conditions. The criteria are as follows: 

i. The use and/or structure complies with all applicable codes and ordinances; 
ii. The use and/or structure does not interfere with pedestrian access ways, fire lanes, driveways, 

landscaped areas, or traffic visibility at driveways or street intersections; 
iii. The use and/or structures are compatible with surrounding land uses; 
iv. Parking on the property is adequate to serve any existing permanent use and the temporary 

use; and 
v. The temporary use shall only be conducted between the hours of 7:00 a.m. and 11:00 p.m. 
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b. Those temporary uses which do not meet the above criteria in the opinion of the Zoning 
Administrator, shall be posted by the city for public notification within five (5) working days following 
application submittal and shall be subject to the appropriate conditions. 

c. Application for a temporary use permit shall be reviewed by the Zoning Administrator who shall 
approve, conditionally approve, or disapprove such application no sooner than five (5) and no later 
than eight (8) working days from the date of posting where applicable and no later than three (3) 
working days from receipt of application when no posting is required.  

d. An application for a temporary use shall only be approved if the Zoning Administrator finds that it 
meets the requirements herein. 

e. Approval may be made subject to further conditions deemed necessary to assure that all adverse 
impacts to the surrounding properties are minimized to the fullest extent possible. Conditions to be 
considered may include, but are not be limited to, the following: 

a. Regulation of parking, dust control measures and site lighting; 
b. Regulation of hours of operation; 
c. Regulation of site ingress and egress; 
d. Assurance of compliance with building, fire, electrical and all other appropriate codes; 

and 
e. Such other conditions deemed necessary to carry out the intent and purpose of this 

section. 
f. The city shall notify the applicant of the decision in writing and shall state any conditions for approval 

or reasons for denial on said letter. 
g. All temporary use permit approvals shall be made subject to a time limit as set forth by the city. In no 

event shall a temporary use permit be granted for longer than six (6) months. Upon expiration of the 
time limit set forth at the time of approval, any continuation of the use shall require the submittal and 
approval of a new application. 

h. Upon expiration of any temporary use permit, any permit holder wanting to extend the length of the 
permit shall be required to re-apply for a new temporary use permit. Temporary use permit renewals 
shall be approved for a period not to exceed three (3) months. All temporary uses lasting six (6) 
weeks or over shall not be renewed more than once within a one-year period. 

i. Upon cessation of the use or expiration of the permit, whichever occurs first, the premises will be 
promptly cleaned and restored to substantially the same condition existing prior to commencement of 
such use. 

4. Appeals. Upon receiving notification of the decision, the applicant, any citizen or any party in interest, 
aggrieved by the decision may file with the city a written notice of appeal to the Planning Commission within 
seven (7) calendar days of the decision. Upon appeal, all material in the matter shall be filed by the city with 
the Planning Commission. The Commission may then review the case and based upon the information, 
uphold the action of the staff, remand the matter back to staff with instructions for further review or overturn 
the action of the staff. The Commission’s decision shall be limited to whether or not the proposed use meets 
the criteria set forth in this section. 

 
(Ord #2011-TBD, 3/01/11) 
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ARTICLE 7 

 
SIGNS 

 
 
3-701:  Purpose and Scope 
3-702:  Permit Required 
3-703: Penalty for Installing a Sign Without a Permit 
3-704:  General Regulations 
3-705: Safety and Location Standards for Signs 
3-706: Signs in Residential and Agricultural Zones 
3-707:  Signs in Commercial Zones 
3-708:  Wall Signs 
3-709:  Monument Signs 
3-710:  Commercial Center Freestanding Signs 
3-711: Temporary Signs 
3-712: Non-Conforming Signs 
3-713: Exceptions 
3-714: Sign Tag Required 
3-715: Enforcement of Illegal Signs 
3-716: Violation 
3-717: Sign Definitions 
 
3-701:  Purpose and Scope.  The City Council finds and declares that the regulations set forth in this Chapter will 
reduce potential hazards to motorists and pedestrians; encourage signs which, by their good design, are integrated 
with and harmonious to the buildings and sites which they occupy; encourage sign legibility through the elimination of 
excessive and confusing sign displays, thus reducing driver inattention; preserve and improve the appearance of the 
City as a place in which to work and live; maintain and enhance the City’s appearance by regulating the design, 
character, location, size, color, illumination and maintenance of signs; and, minimize the possible adverse effects of 
signs on nearby public and private property; and will create an attraction to non residents to the benefit of commerce 
in the City; allow each individual business to  clearly identify itself and the goods and services which it offers in a 
proper manner; safeguard and enhance property values; protect public and private investment in buildings and open 
space; and promote the public health, safety, and general welfare of the residents of the City. 
 
3-702:  Sign Permit Required.  It is unlawful to erect or remodel any sign upon or over public or private property 
within the City until an application for a sign permit therefore has been obtained from the Zoning Administrator and 
appropriate fees for the permit have been paid.  All applications for such a permit shall include a detailed site plan and 
drawing(s) showing the location, size, and details of the sign and appropriate supports (and/or footings).  All 
commercial signs shall require a licensed sign contractor to install the sign as per state law.  This does not apply to 
temporary grand opening or promotional signs which have received a permit and approval from Highland City.  Any 
sign which requires an electrical connection must have the Building Inspector’s signature on the permit and receive an 
electrical inspection from the Building Inspector.  A sign permit is not required for real estate signs as defined in this 
Code, Section 3-706. 
(1) Additional information required for a sign permit shall include: proof of current Highland City business license; 

business address and phone number; address of property owner and phone number; general or electrical 
contractor license, phone and address (if applicable); square footage of the sign, scaled drawing of elevations 
and site plan of building, sign, and sign location. 

 
3-703:  Penalty for Installing a Sign Without a Permit.  Signs installed or maintained without a permit will be 
required to be removed and may be charged a penalty fee of $100, or a double sign permit fee, whichever is greater.  
The fee will be assessed at the time the owner/operator of the sign makes application for a sign permit with the 
Community Development Department.  If the applicant does not apply for a sign permit then the sign will be removed 
by the Zoning Administrator and a minimum penalty fee of $100 will be assessed to the property owner.  Damages 
incurring with the enforcement of this ordinance shall be the responsibility of the sign owner. 
 
3-704:  General Regulations.  (Amended: 8/15/2006, 7/15/08)  No sign, unless specifically allowed by this code shall 
be erected in the City of Highland.  The following articles shall serve as guidelines for any sign erected in Highland 
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City: 
(1) All signs shall be constructed, mounted or attached in a safe and secure manner. 
(2) No sign shall be designed to emit sound, smoke or steam. 
(3) Signs within Commercial Zones shall be specifically regulated by that zone as required by this Section (3-

707). 
(4) In all Zones, a church or quasi public organization may erect one sign on the premises occupied by such 

organization to identify the name of the organization and announce activities thereof.  Signs allowed by this 
paragraph shall not exceed 16 square feet in area. 

(5) Signs relating to nomination or election of any person for public office or advocacy of any measure to be 
voted upon at a special or general election may be erected in all Zones.  No such sign shall be placed or 
posted on any public property or structure.  Political signs shall not require a permit. 

(6) Signs may be erected in any zone advertising property for sale or lease which is located on that property.  
Size and location is defined by zone within this code. 

(7) All signs shall include wording and/or pictures that conform to high community standards.  Lettering shall be 
sufficiently large to be read at posted maximum speeds so as not to cause a traffic hazard. 

(8) No commercial sign shall be allowed on any property without current Highland City Business License. 
(9) Commercial signs in residential zones are prohibited except as outlined in this code. 
(10) Signs shall not project above the roof line of any building. 
(11) Relationship to Buildings:  Signs shall be compatible with the predominant visual elements of the building, 

including but not limited to construction materials, color or other design features.  Signs in commercial 
centers, offices and other similar facilities shall be part of a sign program and shall provide a compatible 
visual design common in theme to all applicable buildings and uses. 

(12) In commercial zones where there is more than one (1) sign, all signs shall be complementary to each other in 
the following ways: 
(a) Type of construction materials. 
(b) Letter size, color and style of copy. 
(c) Method used for supporting sign (wall or ground base). 
(d) Shape of signs and related components. 
(e) Method of illumination. 

(13) The following signs shall not be permitted within Highland City unless otherwise specifically identified in this 
Code:  
(a) Animated signs of any kind 
(b) Balloons or other inflatable signs 
(c) Beacons 
(d) Billboards 
(e) Chalkboards / Blackboards 
(f) Changeable copy signs of any kind 
(g) Flashing signs 
(h) Marquees (excluding government or quasi-government) 
(i) Mobile signs 
(j) Off-premise signs (including directional signs) 
(k) Projecting signs 
(l) Roof signs 
(m) Rotating or revolving signs 
(n) Signs in traffic safety sight areas 
(o) Signs which simulate in color or design a traffic sign or signal, or which use words, symbols or 

characters in such a manner to interfere with, mislead or confuse pedestrian or vehicular traffic. 
(p) Snipe signs 
(q) Temporary signs installed without a permit  
(r) Windblown signs  
(s) Vehicle signs  

 
3-705:  Location and Safety Standards for Signs. (Amended: 8/15/06)  
(1) No sign shall be erected in such a manner that any portion of the sign or its support will interfere with the use 

of any fire escape, exit, or standpipe, or obstruct any required stairway, door, ventilator, or window. 
(2) No sign shall be erected at any intersection improved for vehicular traffic, within a triangular area on each 

corner of the intersection formed by the property lines at points on each property line 40 feet from the 
intersection of the property lines (within the traffic safety sight area). 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 191 - 

(3) No sign shall be erected or maintained which has less horizontal or vertical clearance from any 
communication or electric power line than that prescribed by the laws of the state of Utah or any other 
applicable law, regulation or ordinance. 

(4) No sign shall be erected in such a manner that any portion of the sign or its support will extend over a public 
driveway or right-of-way.  In no case shall a sign be erected in such a manner that any portion of the sign or 
its support will extend within or over a public or private walkway or public driveway that endangers the health, 
safety, or welfare of the public or exceeds the maximum height of the zone it is located in. 

(5) Signs and sign structures shall be designed and constructed to resist wind forces as specified in the Building 
Code or as otherwise determined to be safe by the Building Inspector. 

(6) Wall signs for shopping centers or office buildings may only be placed within a designated sign area usually 
designed as a band or area above the entrance or entrances for each business. 

(7) Signs shall be designed to provide an un-obstructed clear view of the public right-of-way to any pedestrians, 
bicyclists, or motor vehicles.   

 
3-706:  Signs in Residential and Agricultural Zones.  Commercial signs in residential zones are prohibited except 
as outlined in this Section.  In addition to any other permitted sign or signs, signs for special purposes set forth in this 
Section shall be permitted as provided herein: 
(1) A sign may be erected to advertise the individual sale, rent, or lease of property on which the sign is located 

and shall not exceed an area of six square feet or six feet in height.  One additional sign may be allowed on 
property with multiple frontages on a public street and shall not exceed six square feet or six feet in height. 

(2) One name plate or marker, not to exceed two square feet in area, shall be allowed for each dwelling to 
indicate only the occupant’s name.  Said name plate shall not contain an occupational designation, except 
that the nameplate or marker may include an occupational designation if the home occupation permit has 
been issued for the premises pursuant to Section 3-620.   

(3) One development-promotional sign may be placed on the premises of each subdivision having five or more 
lots or dwelling units to advertise the sale of new lots within a new subdivision.  A real estate development-
promotional sign shall require a sign permit.  Said sign may have an area of up to a maximum of thirty-two 
(32) square feet in size, a maximum of eight (8) feet in height (12 feet maximum height including four (4) 
additional feet for the support structure), and a minimum setback of thirty (30) feet from an existing right-of-
way.  An approved development sign may continue in service, if properly maintained, from the date of the sign 
permit approval to the shorter of: 
(a) Two years, or  
(b) Until eighty percent (80%) of the lots offered for sale are sold one time. 
(c) Said sign shall be removed immediately following its expiration period.  Signs that are not removed 

per these requirements shall be in violation of this chapter and shall be subject to Section 3-713 and 
3-714 of this Code. 

(4) If the original development sign becomes dilapidated or not maintained at a high standard it shall be required 
to be removed prior to the allotted time period.  A new sign may be installed after obtaining an additional sign 
permit for the new sign which may continue for the time period which existed with the original development 
sign. 

(5) Each model home sign shall be allowed within the immediate front yard with a maximum size of sixteen (16) 
square feet with a height from ground level not to exceed 10’ and shall not be located any closer to any right-
of-way than it’s height from grade.  No model home shall display banners, vendors, flags, or balloons. 

(6) Violation:  Signs that are not removed prior to the expiration date of the model home shall be in violation of 
this chapter and shall be subject to Section 3-713 and 3-714 of this Code. 

(7) Funeral Homes: Funeral Homes adjacent to an arterial street are permitted one unlit monument sign not to 
exceed four feet in height and twenty square feet in size per sign. Said sign shall include a one foot base of 
rock or brick consistent in design and material to the building and shall be landscaped in accordance with 
Section 3-709.5. 

 
3-707:  Signs in Commercial Zones (Amended 7/15/08).  All signs within commercial zones shall require a sign 
permit with exception of those stated as such below.  All permanent signs within commercial zones shall be installed 
by a licensed sign contractor according to State Law.  All permanent signs shall require the approval of the Zoning 
Administrator. All permanent signs within commercial zones of a sign type that has not been previously approved shall 
require specific approval by the Highland City Planning Commission.  In addition to any other permitted sign or signs, 
signs for special purposes set forth in this Section shall be permitted as provided herein: 
(1) Signs may be erected to advertise the individual sale, rent, or lease of property on which the sign is located.  

Said signs shall be limited to one sign per street face and shall not exceed an area of 12 square feet, 4 feet in 
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height, and 5 feet from right-of-way.  A freestanding sign shall not exceed 5 feet in total height including 
supports. 

(2) If group occupancies in office buildings, commercial buildings, or industrial buildings are permitted, directory 
signs may be erected displaying the names of the occupants of a building who are engaged in a particular 
profession, business, or industry.  There may be one directory sign per office building either upon the exterior 
wall near the primary entrance or upon a monument sign.  A maximum of 1% of leased/owned space or 
owned front wall area or 20 square feet (whichever is smaller) may be used.  If there is more than one 
business in a building than the building front wall area must be divided for all sides of the building.  Said signs 
are part of the conditional use permit and must be approved by Highland City prior to installation. 

(3) Signs may be erected in connection with commercial construction projects and used for the purpose of 
publicizing the future occupants of the building, the architects, the engineers, and contractors participating in 
the project and other similar information.  Said signs shall not exceed thirty-two (32) square feet, 8 feet in 
height (12 feet maximum with support structure), and 30 feet from the right-of-way).  No such free-standing 
sign shall exceed twelve feet in height.  A sign may continue in service, if properly maintained, from the date 
of the sign permit approval to the shorter of : 
(a) Two years, or  
(b) Until eighty percent (80%) of the lots or spaces offered for sale are sold or leased one time. 
(c) The Building Inspector approves a final inspection of the construction project.  Said sign shall be 

removed immediately following its expiration period.  Signs that are not removed per these 
requirements shall be in violation of this chapter and shall be subject to Section 3-713 and 3-714 of 
this Code. 

(4) Directional signs may be erected for the purpose of facilitating or controlling the efficient or safe movement of 
pedestrians or vehicles on or into private property, provided they are located on the property to which they 
pertain.  No such sign shall exceed four (4) square feet in area and shall not require a permit.  A maximum of 
two directional signs may be erected upon any commercial property.  Additional directional signs shall require 
a permit and shall not exceed six in number.  Directional signs located on an individual parcel for an individual 
business may include a business or identifying insignia but shall not include any promotional advertising. 

(5) Gas Station Canopies:  Gas stations may install signage on canopies over pump islands.  Signs placed on a 
gas station canopy shall be limited to 3% of each side.  Any signage shall be installed within the “band” 
around the canopy and shall not extend above or below the canopy in any manner.  The number of signs that 
may be placed on gas station canopies shall be limited to three sides.  Signs placed on a gas station canopy 
shall not project more than four inches. 

(6) One address plate or marker, not to exceed two square feet in area, shall be allowed for each unit to indicate 
only the occupant’s address and shall be included with every business.  Address plates or markers shall not 
require a sign permit. 

(7) Kiosk:  A kiosk must be of a high quality architectural style with several prominent architectural features form 
adjacent buildings incorporated into its design.  There shall be a maximum of four (4) kiosks incorporated into 
the Town Center.  A kiosk may be a maximum of eight (8) feet in height and four (4) feet in width per side.  
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The following table will define differences for permanent and permitted signs within each separate commercial zone in 
Highland City. (Amended: 8/15/06, 4/3/07, 7/15/08)   
  
Table 3-707A 

Zone PO Zone Town Center C-1 Zone CR Zone RP Zone PU Zone PI Zone 

Monument 
Sign 

Height:  6 ft. max. 
Size:  24(business) / 60 
(identification) sq ft max. 
Frontage:  130 ft. min. 
Number: one sign to be a 
building directory for each 
building and one to 
advertise the office park in 
general. 
Material: stone, wood 

(accent), masonry (brick, 
architectural concrete), 
architecturally suited metals 

Height:  6 ft. max. 
Size:  max. 42 sq. ft. per 
side; 2.5 ft. deep max. 
Frontage:  Building 
advertised shall be within 50 
feet of SR-92 or SR-74. 
Location: between building 
and adjacent highway, not 
in ROW.  Minimum 100 feet 
from intersection of 
highways and 60’ from 
another monument sign 
Material: stone, wood 

(accent), architectural 
concrete), architecturally 
suited metals. 

Height:  6 ft. max. 
Size:  max. 42 sq. ft. per 
side; 2.5 ft. deep max. 
Frontage:  Building 
advertised shall be within 50 
feet of SR-92 or SR-74. 
Location: between building 
and adjacent highway, not in 
ROW.  Minimum 100 feet 
from intersection of 
highways and 60’ from 
another monument sign 
Material: stone, wood 

(accent), architectural 
concrete), architecturally 
suited metals. 

Height:  6 ft. max. 
Size:  max. 42 sq. ft. per 
side; 2.5 ft. deep max. 
Frontage:  Building 
advertised shall be within 50 
feet of SR-92 or SR-74. 
Location: between building 
and adjacent highway, not in 
ROW.  Minimum 100 feet 
from intersection of 
highways and 60’ from 
another monument sign 
Material: stone, wood 

(accent), architectural 
concrete), architecturally 
suited metals. 

Height:  6 ft. max. 
Size:  max. 42 sq. ft. per 
side; 2.5 ft. deep max. 
Frontage:  Building 
advertised shall be within 50 
feet of SR-92 or SR-74. 
Location: between building 
and adjacent highway, not in 
ROW. 
Material: stone, wood 

(accent), architectural 
concrete), architecturally 
suited metals. 

Not Permitted 

Height:  10 ft. max. 
Size:  Up to 250 sq. ft.  
33% may be digital or 
electronic 
Frontage:  130 ft. min. 
Location: Min. 300’ 

from an adjacent 
monument sign. 

Wall 
Sign 

See Section 3-708 See Section 3-708 See Section 3-708 See Section 3-708 See Section 3-708 See Section 3-708 See Section 3-708 

Window 
Sign* 

Not Permitted Area:  50% of window max. Area:  50% of window max. Area:  50% of window max Not Permitted Not Permitted 
Area:  50% of window 
max 

Awning 

Size: 50% of door/window 
sq ft max. see 3-711(2) 
Clearance:  8 ft min. above 
grade 
Location: above door or 

window. 
Material: see 3-711(3, 4) 

Size: 50% of door/window 
sq ft max. see 3-711(2) 
Clearance:  8 ft min. above 
grade 
Location: above door or 

window. 
Material: see 3-711(3, 4) 

Size: 50% of door/window 
sq ft max. see 3-711(2) 
Clearance:  8 ft min. above 
grade 
Location: above door or 

window. 
Material: see 3-711(3, 4) 

Size: 50% of door/window 
sq ft max. see 3-711(2) 
Clearance:  8 ft min. above 
grade 
Location: above door or 

window. 
Material: see 3-711(3, 4) 

Size: 50% of door/window 
sq ft max. see 3-711(2) 
Clearance:  8 ft min. above 
grade 
Location: above door or 

window. 
Material: see 3-711(3, 4) 

Not Permitted Not Permitted 

Arcade 
Sign 

Size: 3 sq ft max.  
Number:  one per business. 
Clearance:  8 ft min. 
Location: under arcade 
only and min. of one (1) foot 
clearance on each side. 
Material:  professionally 
painted/carved wood, 
architecturally suited metals. 

Size: 3 sq ft max.  
Number:  one per business. 
Clearance:  8 ft min. 
Location: under arcade 
only and min. of one (1) foot 
clearance on each side. 
Material:  professionally 
painted/carved wood, 
architecturally suited metals. 

Size: 3 sq ft max.  
Number:  one per business. 
Clearance:  8 ft min. 
Location: under arcade 
only and min. of one (1) foot 
clearance on each side. 
Material:  professionally 
painted/carved wood, 
architecturally suited metals. 

Size: 3 sq ft max.  
Number:  one per business. 
Clearance:  8 ft min. 
Location: under arcade 
only and min. of one (1) foot 
clearance on each side. 
Material:  professionally 
painted/carved wood, 
architecturally suited metals. 

Size: 3 sq ft max.  
Number:  one per business. 
Clearance:  8 ft min. 
Location: under arcade 
only and min. of one (1) foot 
clearance on each side. 
Material:  professionally 
painted/carved wood, 
architecturally suited metals. 

Not Permitted Not Permitted 

Marquee 
Sign 

Not Permitted Not Permitted Not Permitted Not Permitted Not Permitted Not Permitted 

Height:  20 ft. max. 
Size:  Up to 160 ft. 
(per side)  33% may 
be digital or electronic. 
Frontage:  130 ft. min. 
Location: Min. 300’ 
from an adjacent 
marquee sign.  Sign 
may be located 
adjacent to a right-of-
way but may not 
extend over it.   

Commercial 
Center 
Freestanding 
Sign 

Not Permitted 

Height:  15 ft. max., 3 ft. min. 
stone base  
Size:  243 sq ft max. per 
side including a min. 3’ rock 
base   
Frontage:  10 ft. min.  
Building advertised shall be 
min. 100’ > 1 lot deep from 
SR-92 or SR-74. 
Location: One (1) on SR-
92; one (1) on SR-74.  
Minimum 400 feet from 
intersection of highways and 
50 feet from a monument 
sign. 
Material: Natural – stone, 

wood, masonry, 
architecturally suited metals, 
Plastic (if inside pan-channel 
type lettering) same per 
zone 

Height:  15 ft. max., 3 ft. min. 
stone base  
Size:  243 sq ft max. per 
side including a min. 3’ rock 
base   
Frontage:  10 ft. min.  
Building advertised shall be 
min. 100’ > 1 lot deep from 
SR-92 or SR-74. 
Location: One (1) on SR-
92; one (1) on SR-74.  
Minimum 400 feet from 
intersection of highways and 
50 feet from a monument 
sign. 
Material: Natural – stone, 

wood, masonry, 
architecturally suited metals, 
Plastic (if inside pan-channel 
type lettering) same per 
zone 

Height:  15 ft. max., 3 ft. min. 
stone base  
Size:  243 sq ft max. per 
side including a min. 3’ rock 
base   
Frontage:  10 ft. min.  
Building advertised shall be 
min. 100’ > 1 lot deep from 
SR-92 or SR-74. 
Location: One (1) on SR-
92; one (1) on SR-74.  
Minimum 400 feet from 
intersection of highways and 
50 feet from a monument 
sign. 
Material: Natural – stone, 

wood, masonry, 
architecturally suited metals, 
Plastic (if inside pan-channel 
type lettering) same per 
zone 

Not Permitted Not Permitted Not Permitted 

* In the case of multiple windows on one side of a building, a business can utilize 100% of one window and leave 100% of the other window open, making it sufficient to meet the 50% requirement. - (Ord: #2010-17, 10/05/2010) 

 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 194 - 

 
3-708:  Wall Signs (Amended 7/15/08).  This Section shall permit a business within a commercial zone to apply for a 
permit to install a permanent wall sign upon their place of business in Highland City (see wall sign definition within this 
Section).  A wall sign shall be installed by a licensed sign contractor* for a commercial business if the following 
requirements are met (additional requirements may apply within separate zones B see above Table 3-707A).  The 
applicant shall be the owner of the business for which the sign will be installed or a licensed sign contractor 
representing the said owner.  All wall signs within commercial zones of a sign type that has not been previously 
approved shall require specific approval by the Highland City Planning Commission.  The following restrictions shall 
apply to all wall signs:   
(1) Location:   

(a) Wall signs are allowed only on the exterior elevation of the space occupied by the business. 
(b) A wall sign shall be affixed parallel to a permanent part of the exterior of a building and shall project 

less than 18 inches from that wall.   
(c) Wall signs shall be centered horizontally and vertically within the architectural frontage and located 

over the tenant space. The overall length of any sign shall not exceed 80% of the architectural 
frontage on which it is placed.  The overall height shall not exceed 70% of the narrowest portion of 
the vertical fascia height on which it is placed. 

 
Wall Sign Location Examples: 

 
 

 
 
(d) A minimum of 3” line spacing shall be used between all multiple lines. 
(e) A wall sign may never extend above the eave, horizontal roof line or roof parapet or located within 

twelve (12) inches from the eave or parapet.  
(f) Wall signs shall be prohibited for structures with integral roofs. 
(g) Wall signs are prohibited on Rear or side elevations adjacent to single family residential uses. 

(2) Size:  
 The size of the wall sign is calculated by the building frontage from which the applicant for the wall sign 

operates business.  A wall sign is calculated by a percentage of the front wall of the business from eave or 
cornice to grade multiplied by the linear foot of building width or width of leased space whichever is less.   

(3) Sign Area:   
The sign area for each business shall not exceed fifteen (15) percent of façade of the business wall elevation 
along the street frontage on which the sign is displayed. In no event shall the sign area for a side or rear 
elevation exceed the area permitted on the front elevation.     

(4) Material:       
(a) Signs shall be either individual pan channel letters and logos; reverse pan channel letters and logos, 

or custom cabinets.  
(b) Wall signs may incorporate an insignia, business logo or registered trademark as a cabinet type sign.  

Only 20% of the sign size shall be permitted to be the insignia, business logo or registered trademark 
as a cabinet type sign. 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 195 - 

(c) Wall signs shall be designed to be consistent with a sign theme for each commercial development 
project.  If a sign theme has not been officially established, then all signs shall be consistent with the 
majority of the existing signs within an existing development project. 

(d) Signs shall be individually mounted. Raceways are prohibited except on existing buildings with 
existing raceways. 

(5) Lighting:  A wall sign shall be internally illuminated from within the individual letters, down-lighted by an 
architecturally significant fixture(s), or may be installed without lighting.  All wall sign lighting may only operate 
between the hours of 6:00 a.m. and 12:00 a.m. (7:00 a.m. until 10:00 p.m. in the P.O. Zone).  Sign lighting 
shall not create light pollution beyond the sign area. 

(Ord: #2010-17, 10/05/2010) 

 
3-709:  Monument Signs (Amended 7/15/08).  A developer/owner or commercial development may choose to 
construct one monument sign along SR-92 or SR-74 for each building located less than fifty (50) feet from the nearest 
highway if it meets all of the requirements defined in this ordinance.  If there is more than one business within a 
building located less than fifty (50) feet from either highway, then each business within that building shall share one 
monument sign. Monument signs shall not be installed within a required hardscape area designated as required open 
space.  It is encouraged that these signs be approved during the site plan approval process.  Monument signs shall 
be uniform in material as specifically defined and shall incorporate the development project name within the design.  
All monument signs of a sign type or general location that has not been previously approved shall be approved by the 
Planning Commission prior to construction/installation.  These signs may only be considered as follows:     
(1) Location:  The location for monument signs are specifically defined by each zone as follows: 

(a) C-1 Zone.  These signs may only be considered as follows: 
(i) A commercial/office building within the C-1 Zone facing SR-92 or SR-74 shall be permitted to 

advertise businesses within that building upon one shared monument sign perpendicular to 
the building. 

(ii) Monument signs shall only be installed between the building footprint and the highway.  
Exception: if distances between adjacent monument signs require a monument sign to be 
located outside of the footprint area or if the building is located too close to the property line 
for a monument sign to be constructed, then an exception may be considered.  If the previous 
exception is the case, a sign may not be constructed greater than fifteen (15) feet in linear 
distance from the building footprint on either side.   

(iii) A monument sign within the C-1 Zone shall not be constructed within 130 feet from another 
monument sign or 50 feet from an adjacent commercial center freestanding sign.    

(iv) A monument sign within the C-1 Zone shall not be installed within 100 feet of the intersection 
of SR-92 or SR-74. 

(v) A monument sign within the C-1 Zone may only be installed within the landscaped area and 
within the private property of a business or shopping center. 

(vi) A monument sign within the C-1 Zone shall not be installed within the vehicle safety sight 
triangle of an intersection or ingress/egress. 

(vii) Every monument sign constructed within the C-1 Zone shall be consistent with and approved 
sign theme and shall be constructed out of identical materials and colors and as defined in 3-
709(3) of this ordinance. 

(viii) If a business or profession within the C-1 Zone is located within a commercial/office building 
where there is more than one operation located within that building then those businesses 
may only advertise on a previously identified monument sign as defined above.   

(b) C-R Zone.  These signs may only be considered as follows: 
(i) A commercial/office building within the C-R Zone facing SR-92 or SR-74 shall be permitted to 

advertise businesses within that building upon one shared monument sign perpendicular to 
the building. 

(ii) Monument signs shall only be installed between the building footprint and the highway.  
Exception: if distances between adjacent monument signs require a monument sign to be 
located outside of the footprint area or if the building is located too close to the property line 
for a monument sign to be constructed, then an exception may be considered.  If the previous 
exception is the case, a sign may not be constructed greater than fifteen (15) feet in linear 
distance from the building footprint on either side.   

(iii) The number of monument signs shall be determined by linear feet along SR-92 and SR-74.  
A development may have one (1) monument sign for every 130 feet of frontage along the 
highways.  A monument sign within the C-R Zone shall not be constructed within 60 feet from 
another monument sign or 50 feet from an adjacent commercial center freestanding sign.    
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(iv) A monument sign within the C-R Zone shall not be installed within 100 feet of the intersection 
of SR-92 or SR-74. 

(v) A monument sign within the C-R Zone may only be installed within the landscaped area and 
within the private property of a business or shopping center. 

(vi) A monument sign within the C-R Zone shall not be installed within the vehicle safety sight 
triangle of an intersection or ingress/egress. 

(vii) Every monument sign constructed within the C-R Zone shall be consistent with and approved 
sign theme and shall be constructed out of identical materials and colors and as defined in 3-
709(3) of this ordinance. 

(viii) If a business or profession within the C-R Zone is located within a commercial/office building 
where there is more than one operation located within that building then those businesses 
may only advertise on a previously identified monument sign as defined above. 

(c) R-P Zone.  The owners/developers of allowed uses within the R-P Zone may choose to construct one 
shared monument sign along SR-92 and one shared monument sign along SR-74 to advertise the  
businesses located within the project area.  It is encouraged that these signs be approved during the 
site plan approval process.  Monument signs shall be uniform in material and shall incorporate the 
development project name within the design.  These signs may only be considered as follows: 
(i) Each business within the R-P Zone within a commercial/office building facing SR-92 or SR-74 

shall be permitted to be placed upon a shared monument sign perpendicular to the business 
and within one 300 foot section of frontage.   

(ii) A monument sign within the R-P Zone may not be constructed within 130 feet from another 
monument sign.   

(iii) A monument within the R-P Zone sign may not be installed within 100 feet of the intersection 
of SR-92 or SR-74. 

(iv) A monument sign within the R-P Zone may only be installed within the landscaped area and 
within the private property of a business or shopping center. 

(v) A monument sign within the R-P Zone shall not be installed within the vehicle safety sight 
triangle of an intersection or ingress/egress. 

(vi) A monument sign within the R-P Zone shall not exceed forty-two (42) square feet in size or 
six (6) feet in height. 

(vii) Every monument sign constructed within the R-P Zone shall be consistent with and approved 
sign theme and shall be constructed out of identical materials and colors. 

(viii) If a business or profession within the R-P Zone is located within a commercial/office building 
where there is more than one operation located within that building then those businesses 
may only advertise on a previously identified monument sign as defined above. 

(d) P-O Zone.  The developer/owner within the P.O. Zone may construct one monument sign per office 
building to be shared by those businesses within each building.  The developer/owner within the P.O. 
Zone may construct one monument sign to identify the office project in general as approved within the 
P.O. Zone.  These signs have been approved as part of this zone and shall be constructed consistent 
with that approval.  Monument signs shall be uniform in material and shall incorporate the 
development project name within the design.  These signs may only be considered as follows: 
(i) An office building located in the P.O. Zone on property perpendicular to, and with a minimum 

of 130 feet of frontage along, a public road shall be permitted to construct a shared 
monument sign not to exceed twenty-four (24) square feet per side and shall not be 
constructed at a height exceeding six (6) feet in height. 

(ii) The developer within the P.O. Zone may install one monument sign identifying the entire P.O. 
Zone development not to exceed 60 square feet in size and shall not be constructed at a 
height exceeding six (6) feet in height.   

(iii) A monument sign within the P.O. Zone may not be constructed within 150 feet from another 
monument sign.   

(iv) A monument sign within the P.O. Zone may not be installed within 350 feet of the intersection 
of SR-92.  

(v) A monument sign within the P.O. Zone may only be installed within the landscaped area and 
within the private property of a business or shopping center. 

(vi) A monument sign within the P.O. Zone may not be installed within the vehicle safety sight 
triangle of an intersection or ingress/egress. 

(vii) Every monument sign constructed within the P.O. Zone shall be consistent with an approved 
sign theme and shall be constructed out of identical materials and colors as approved with 
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this zone. 
(viii) If a business or profession within the P.O. Zone is located within a commercial/office building 

where there is more than one operation located within that building then those businesses 
may only advertise on a previously identified monument sign as defined above. 

(e) Town Center Zone.  These signs may only be considered as follows: 
(i) A commercial/office building within the Town Center Zone facing SR-92 or SR-74  and a 

maximum of fifty (50) feet from that right-of-way shall be permitted to advertise businesses 
within that building upon one shared monument sign perpendicular to the building. 

(ii) A monument sign within the Town Center Zone shall not be constructed within 130 feet from 
another monument sign or 50 feet from an adjacent commercial center freestanding sign.    

(iii) A monument sign within the Town Center Zone may only be installed within the landscaped 
area and within the private property of a business or shopping center. 

(iv) Monument signs shall only be installed between the building footprint and the highway.  
Exception: if distances between adjacent monument signs require a monument sign to be 
located outside of the footprint area or if the building is located too close to the property line 
for a monument sign to be constructed, then an exception may be considered.  If the previous 
exception is the case, a sign may not be constructed greater than fifteen (15) feet in linear 
distance from the building footprint on either side. 

(v) A monument sign within the Town Center Zone exceeding three (3) feet in height may not be 
installed within the vehicle safety sight triangle of an intersection or ingress/egress. 

(vi) Every monument sign constructed within the Town Center Zone shall be consistent with an 
approved sign theme and shall be constructed out of identical materials and colors and as 
defined in 3-709(3) of this ordinance. 

(vii) If a business or profession within the Town Center Zone is located within a commercial/office 
building where there is more than one operation located within that building then those 
businesses may only advertise on a previously identified monument sign as defined above. 

(viii) Owners/developers of property located at an intersection of SR-92 or SR-74 and Town 
Center Boulevard, Parkway East or Parkway West shall construct a Town Center Entry Sign 
at the corner of these intersections.  These signs shall simply indicate the Town Center and 
shall be constructed at the time of development.  These signs shall be constructed according 
to specifications as approved by the City. 

(2) Size:  For buildings with one business advertised, the monument sign 
shall be a maximum of four (4) feet tall, maximum of five (5) feet wide, 
and a maximum of two (2) feet deep for a total of twenty (20) square 
feet per sign face.  For buildings with two businesses advertised, the 
monument sign shall be a maximum of five (5) feet tall, maximum of six 
(6) feet wide, and a maximum of two (2) feet deep for a total of thirty 
(30) square feet per sign face.  For buildings with three or more 
businesses advertised, the monument sign shall be a maximum of six 
(6) feet tall, maximum of seven (7) feet wide, and a maximum of two 
(2) feet deep for a total of forty-two (42) square feet per sign face.  At 
minimum, a one (1) foot rock base shall be required for all monument 
signs and shall be included when determining sign height.  The height 
shall be measured from the top of the sidewalk along SR-92 or SR-74 
immediately perpendicular and adjacent to the sign location.  See 
figure 3-709.1 for definition of height, width and depth. 

(3) Material:  A monument sign shall only be constructed of 
materials that aesthetically appear natural such as stone, brick, 
architectural concrete (maximum of 75% of sign), wood (trim 
only), or EIFS (for mounting sign letters only) and architecturally 
suitable metals such as brass, copper, treated metals (for trim 
or lettering only)).  Monument signs shall have a minimum of 
one (1) foot of rock at the base of the sign with a minimum of 6" 
of rock placed along the vertical edge of the sign that faces the 
business (see figure 3-709.1).  The base shall extend a 
minimum of three (3) inches below the lowest portion of grade 
around the monument sign to screen all supporting structures.  
All lettering for a monument sign shall be constructed of a metal 

Figure 3-709. 2.  Example of preferred monument 
sign construction 

Figure 3-709. 1. Height, Width and Depth 
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alloy (i.e. brass, stainless steel, bronze) with individual lettering (may be back lighted as depicted in Figure 3-
709.2).  Monument sign materials shall consist of earthtone colors that are subdued rather than bright.  In 
addition, Monument Signs shall be consistent with an approved monument sign theme for each commercial 
zone.   

(4) Lighting:  A monument sign shall be externally illuminated from behind the lettering and/or from the ground.  
If the lighting is not attached to the monument sign than it shall be masked from the right-of-way by evergreen 
landscaping and contained within the landscaping area.  A monument sign may be installed without lighting.  
All monument sign lighting may not operate between the hours of 12:00 a.m. and 6:00 a.m. (7:00 a.m until 
10:00 p.m. in the P.O. Zone).  Sign lighting shall not create light pollution beyond the sign area. 

(5) Landscaping:  All monument signs shall incorporate a minimum of four (4) square feet of landscaping for 
every one (1) square foot of sign space on one side.  Landscaping must include a mixture of 25% perennial 
and 25% annual vegetation with and the remaining 50% of the vegetation an evergreen type.  Landscaping 
shall not include grass, however 20% of the required landscaping area may include natural non-living 
elements (ex: boulders, water features, etc.).  The required landscape area shall incorporate mulch or bark 
with a minimum of 25% of the ground level containing a live ground cover. 

(6) Maintenance:  All monument signs and landscape areas associated with the monument sign shall be 
maintained by the developer.  If a relevant Business/Building Association has been formed and recorded as 
such, then that business/building association shall maintain the landscaping around the sign.  The application 
for the monument sign shall identify the party responsible for perpetual maintenance of the sign and 
landscaping. 

 
3-710: Commercial Center Freestanding Signs (Amended 7/15/08).  This Section shall permit the developer or 
business association of a planned commercial development project within a commercially zoned property that is 
greater than 10 acres in the C-1, CR, or Town Center Zone to apply for a permit to install one (1) permanent 
commercial center freestanding sign for each highway frontage per zone.  All commercial signs in Highland shall be 
installed by a licensed sign contractor or general contractor.  A sign may only be constructed upon property within 
Highland City if the following requirements are met (additional requirements may apply within separate zones B see 
above Table 3-707A).  All permanent signs within commercial zones of a sign type that has not been previously 
approved shall require specific approval by the Highland City Planning Commission.  The requirements listed below 
are required in order to obtain a sign permit prior to installation/ construction of the sign: 
(1) Location: For project locations of commercially zoned property 

equal to ten (10) acres or more located within the C-1, C-R or 
Town Center Zones, one commercial freestanding sign may be 
installed by a Developer or Business Association per zone.  This 
sign type shall only be available within the C-1, C-R or Town 
Center Zones.  The purpose of this sign is to provide advertising 
opportunity to interior businesses only.  A business where any 
portion of a building the business is located in is a minimum of 
one lot deep (or one hundred feet, whichever is greater) from 
SR-92 or SR-74 may advertise on this sign.  This sign may not 
be constructed within 400 feet from the intersection of SR-92 or 
SR-74 or within 350 feet of another commercial center 
freestanding sign or within 50 feet of a monument sign.  These 
signs shall incorporate the commercial project name 
within the design (Lone Peak Shopping Center, 
Highland Town Center, or Highland Marketplace).  It 
is suggested that the commercial freestanding sign 
is located near the main entry of a project. 

(2) Size: A commercial center freestanding sign shall 
have a maximum height of fifteen (15) feet with a 
minimum 3 foot rock base for a total of eighteen (18) 
feet, a maximum width of thirteen and one-half (13 
1/2) feet, and a maximum depth of three (3) feet.  
The height shall be measured from the top of the 
sidewalk along SR-92 or SR-74 immediately 
perpendicular and adjacent to the sign location.  See 
figure 3-710.1 for definition of height, width and 
depth.   

Figure 3-710. 1. Height, Width and Depth 

Figure 3-710. 2. Example of preferred commercial freestanding 
sign 
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(3) Material:  Commercial center freestanding signs shall be similar in design, material and color throughout 
Highland and identical within the same commercial zone.  A commercial center freestanding sign shall be 
constructed of aesthetically natural appearing materials such as stone, brick, architectural concrete 
(maximum of 50% of sign), wood (trim only), or EIFS (for mounting sign letters only and 75% of sign 
maximum).  Commercial center freestanding signs shall have a minimum base of two (2) feet that is 
constructed of rock similar to buildings within the commercial project.  The base shall extend a minimum of 
three (3) inches below the lowest portion of grade around the sign to screen all supporting structures.  The 
base shall not be included in calculating the square footage or the maximum height of the sign.  All lettering 
for a monument sign shall be individual lettering constructed of a solid metal alloy (i.e. brass, stainless steel, 
bronze) or a can type construction (may be back lighted and/or interior lighted on a pan-channel type device 
and/or applied directly the sign however the sign shall be constructed to screen the connecting devices of the 
individual lettering).  Commercial center freestanding sign materials shall consist of earthtone colors that are 
subdued rather than bright. 

(4) Lighting:  A commercial center freestanding sign shall be externally illuminated from above or below the sign.  
If the lighting is not attached to the monument sign than it shall be masked from the right-of-way by evergreen 
landscaping and contained within the landscaping area.  A monument sign may be installed without lighting.  
All monument sign lighting may not operate between the hours of 12:00 a.m. and 6:00 a.m.  Sign lighting shall 
not create light pollution beyond the sign area. 

(5) Landscaping:  All commercial center freestanding signs shall incorporate a minimum of two (2) square feet of 
landscaping for every linear foot of sign length around the base of the sign.  Landscaping must include a 
mixture of 25% perennial and 25% annual vegetation with and the remaining 50% of the vegetation an 
evergreen type.  Landscaping shall not include grass, however 20% of the required landscaping area may 
include natural non-living elements (ex: boulders, water features, etc.).  The required landscape area shall 
incorporate mulch or bark with a minimum of 25% of the ground level containing a live ground cover. 

(6) Maintenance:  All commercial center freestanding signs and landscape areas associated with the monument 
sign shall be maintained by the developer.  If a relevant Business/Building Association has been formed and 
recorded as such, then that business/building association shall maintain the landscaping around the sign.  
The application for the monument sign shall identify the party responsible for perpetual maintenance of the 
sign and landscaping. 

 
3-711: Awning Signs.  This section shall permit a business within a commercial zone to apply for a permit to install a 
permanent awning sign upon their place of business in Highland City (see awning sign definition within this Section.) 
An awning sign shall be installed by a licensed sign contractor for a commercial business if the following requirements 
are met (additional requirements may apply within separate zones- see above Table 3-707A). The applicant shall be 
the owner of the business for which the sign will be installed or a licensed sign contractor representing the said owner. 
The requirements listed below are in addition to obtaining approval by the Highland City staff development review 
committee who will determine that the awning is compatible with the color, architectural character and design of the 
building upon which the awning is mounted, that the location is appropriate, and that the materials used are safe and 
durable as defined below. 
(1) Location. Awnings shall be located above an opening (door/window) and regulated as follows. An awning 

sign may be affixed parallel to a permanent part of the exterior of a building and shall not extend higher than 
the roof line or higher than the primary approved pan channel wall sign. Awnings may be placed within a 
proper location that benefits the architecture of the building and primary wall sign.  Awning signs shall be 
constructed and erected so that the lowest portion thereof shall not be closer than eight (8) feet above the 
level of the sidewalk or public thoroughfare. No awning shall be closer than 18 inches from the curb line and 
shall not extend over any public easement. Awning signs may only be located in designated areas for ground 
floor units of a building.  

(2) Size.  The maximum permitted surface of an awning sign which is painted onto, attached to, or affixed to, the 
surface of a building is fifty percent (50%) of the surface area of the door/window to which the awning is 
attached above with a maximum horizontal length of 20 feet. Each awning shall be a minimum of three (3) 
feet from another awning. Only fifty percent (50%) of all awnings for each business on a building may contain 
advertising. Up to forty percent (40%) of an awning sign may be attributed to the business logo or advertising 
and a minimum of sixty percent (60%) shall be neutral or negative space. 

(3) Material.  Awning signs are allowed provided that the sign message and/or structure is integrated into the 
awning material.  The material of the awning sign shall be of high quality and shall be harmonious with the 
color, architectural character and design to that of the building upon which the awning is mounted. In addition, 
the materials used shall be opaque, shall be of commercial grade and shall meet structural requirements for 
winds in excess of 90 mph. Awning signs shall also meet snow load requirements of 30 pounds for buildings 
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south of SR-92 and 40 pounds north of SR-92. The awning materials used shall be considered safe and 
durable including: various metals, woven acrylic, vinyl-laminated polyester, coated polyester, cotton/polyester 
blend, and vinyl coated scrim or materials of similar character. The materials previously mentioned shall also 
be UV resistant, fire retardant, and shall be qualified to last up to a minimum of ten (10) years. Awnings and 
awning materials shall be securely affixed to a metal frame and mounted with proper materials not to allow for 
any excess material to extend past the frame. 
(a) Material defined. 

(i) Acrylic: generic term for manufactured fiber in which the fiber-forming substance is any long-
chain synthetic polymer composed of at least 85% by weight of acrylonitrile units made in 
both filament and staple forms. 

(ii) Polyester: a synthetic fiber used for it’s strength and resistance to ultraviolet deterioration. It 
does not have the stretch and elasticity of nylon and, as a result, will often last longer. 

(iii) Scrim: an open mesh, plain woven cloth made with single or piled yarns. When made in a 
leno weave, it is similar to marquisette.  

(iv) Vinyl: a resin or plastic formed from a polymerized vinyl compound characteristic of many 
derivatives of ethylene known for being tough and flexible.  

 
(4) Color.  Background color for awning signs shall be restricted to a minimum of 60% neutral earth tones which 

coordinate with the architectural theme of the development prohibiting extreme coloring. Striping of an awning 
shall also be limited to neutral earth tones with a limit of two (2) separate colors. 
(a) Colors defined. 

(i) Neutral earth tones: color scheme that draws from a color palette of black, white, browns, 
tans, greys, greens, blues, and some reds. The colors in an earth tone scheme are muted 
and flat in an emulation of the natural colors found in dirt, moss, trees and rocks. 

(ii) Extreme colors: bright reds, pinks, bright blues, orange, yellow, bright greens. Extreme colors 
include all coloring opposite from neutral earth tones including fluorescent colors.    

(5) Lighting.  An awning sign shall be externally illuminated from above the awning by approved architectural 
lighting fixture(s) or installed without lighting. If the awning sign is considered to be the primary sign or if the 
awning sign is located over the primary entrance, the owner/applicant shall install external illumination from 
above the awning with approved architectural lighting fixture(s) as part of the awning sign permit approval.  
The lighting fixtures shall meet the criteria for the specific zone/development. All awning sign lighting shall not 
operate between the hours of 12:00 a.m. and 6:00 a.m. (7:00 a.m. until 10:00 p.m. in the P.O. Zone). Sign 
lighting shall not create light pollution beyond the sign area.  

(6) Maintenance.  All awning signs and awning sign lighting shall be maintained by the owner of the said 
business. The application for the awning sign shall identify the party responsible for the perpetual 
maintenance of the awning sign. City staff shall inspect awning signs on an annual basis to ensure proper 
maintenance and safety agreements are fulfilled to meet this ordinance. If the business/property owner fails to 
maintain an awning sign the application will be reviewed by the Planning Commission.   

(7) Expiration.  Awning sign permits and approvals shall last for a period of three (3) years following the approval 
date after which the property owner shall submit for a new sign permit.  It shall be the responsibility of the 
property owner to verify any existing awning signs continue to meet all of the requirements of this section 
when a new permit is requested for previously approved awning signs. 

 
3-712:  Temporary Signs.  (Amended 11/15/05, 4/3/07)  This Section shall require a temporary sign permit 
application and provides for commercial and retail establishments an opportunity to temporarily advertise on special 
occasions only (ex: holidays, clearance sales, daily menus B restaurant establishments only, grand openings, etc.).  A 
temporary sign shall not be permitted to advertise specific items (ex:  roses, beer, gas, soda, etc.).  A person or 
business applying for a temporary sign must possess a current business license within Highland City.  Temporary 
signs that are not permitted as defined in this Section are specifically not permitted within Highland City.  Temporary 
signs that may be applied for are used exclusively for: 
(1) Temporary Grand Opening Signs:  A person may obtain a permit for a Temporary grand opening sign upon 

approval of the Zoning Administrator for a specific period of time not to exceed 60 days.  It shall be the 
responsibility of the applicant to first obtain a permit for such a sign and to remove the same sign after 
expiration of the term of the permit.  Temporary Grand Opening signs shall only be available one time per 
business or change in ownership. 

(2) Temporary Promotional Signs:  Temporary promotional signs may be permitted upon approval of the 
Zoning Administrator for a specific period of time not to exceed six (6) days (Monday B Saturday).  Temporary 
promotional signs shall only be placed in a location specified by the City Council (ex:  part of the allotted 
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window front, directly in front of leased space and within 10 feet of the entrance, etc.).  It shall be the 
responsibility of the applicant to first obtain a permit for such a sign and to remove the same sign after 
expiration of the term of the permit.  Temporary signs shall only be available B five (5) - times per year per 
business.  Unless otherwise specified within this code only the following list of temporary signs shall be 
permitted and all others shall be specifically not permitted: 
(a) Banner Signs:  Banner signs not to exceed twenty-four (24) square feet in size.  Banner signs shall 

only be permitted to be placed within the approved banner supports or on the building within the 
leased space of the business of which the sign is associated as designated by the City Council.  A 
banner sign may not be attached in any way to a significant supporting structure (columns), 
significant architectural feature, or above an eave, parapet or roof line of a building. 

(b) A-frame Signs:  A-frame signs must be placed within fifteen (15) feet from the primary entrance for 
the business advertising on it.  A-frame signs may not exceed 48” in height and 36” in width.  A-frame 
signs may not be placed in a manner that would impede pedestrian or vehicular access.      

(3) Temporary Agricultural Signs - designated to be displayed no longer than forty-five days. 
(a) A temporary agricultural sign shall be no larger in area than sixteen square feet and stand no higher 

than ten feet from the ground. 
(b) These signs shall not be placed within any road right-of-way, shall not obstruct the view of vehicular 

traffic or pedestrians, shall not be placed on any traffic regulatory sign, and shall not be lighted. 
(c) These signs shall advertise only produce, fruit, livestock or other crops produced in Highland City. 
(d) Temporary agricultural signs shall be exempt from requirement of sign permit and fee; however, 

failure to comply with above regulations shall constitute littering, punishable as a misdemeanor.  All 
nonconforming signs shall be removed at the expense of the person or persons responsible for their 
erection.  If no person can be found it shall be assumed the person at the location advertised shall be 
responsible. 

(4) One temporary “A-frame” sign not to exceed 32” x 48” may be permitted for a model home.  The sign shall 
be placed behind the sidewalk on model home private property and only displayed while the realtor of the 
model home is present to let passers-by know they are open. 

(5) Temporary Garage Sale or Yard Sale Signs. (Amended 11/15/05) 
(a) Garage sale or yard sale signs shall not exceed six (6) square feet in area and shall stand no higher 

than six (6) feet from the ground, shall not be lighted, shall not be placed in any road right-of-way, 
shall not obstruct view of vehicular traffic or pedestrians, or shall not be placed on any traffic sign or 
utility pole. 

(b) Garage sale or yard sale signs shall only be displayed for a period not to exceed 48 hours. 
(c) Garage sale signs shall require a temporary sign permit. (Amended 11/15/05) 
(d) Temporary garage sale or yard sale sign permits shall be available five (5) times per year. 
(e) Garage or yard sale signs shall only be placed on property where the garage sale is occurring. 
(f) Off-site directional signs for garage or yard sales are specifically prohibited with exception to specific 

“community announcement” locations as approved by the Highland City Council. 
(6) Political Signs. 

(a) Political signs are allowed in all zoning districts. 
(b) The maximum sign area shall be thirty-two (32) square feet and the maximum height shall be eight 

(8) feet. 
(c) Political signs shall not be displayed more than thirty (30) days prior to the date of the election to 

which they refer. 
(d) Political signs shall be removed not later than seven (7) days after the date of the election to which 

they refer. This shall not prevent a sign displayed for a primary election to remain if the candidate is 
part of a subsequent run-off election. 

(e) Political signs shall not be permitted in the park strips directly in front of the home. 
(f) Political signs shall not be permitted in the clear vision triangle.  
 

3-713:  Nonconforming signs. (Amended 4/3/07)  Any lawfully erected sign which has become unlawful by passage 
of this chapter may continue to be maintained under the following conditions: 
(1) The sign shall not be changed to or replaced by another nonconforming sign. 
(2) No alterations shall be made to such sign which would prolong the life of the sign or which would alter the 

shape, size, type or design of the sign.  No alteration or restoration of any sign to prolong its life or usefulness 
shall be made. 

(3) No such sign shall be re-established after the activity, business or usage to which it relates has been 
discontinued for thirty days or longer. 
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(4) No such sign shall be re-established after damage or destruction if the estimated expense of reconstruction 
exceeds fifty percent of the reproduction cost. 

 
3-714:  Exceptions. (Amended 4/3/07) This Chapter shall have no application to signs used exclusively for: 
(1) The display of official notices used by any court or public body or official, or the posting of notices by any 

public officer in the performance of a duty, or by any person giving legal notice. 
(2) Directional, warning, or information signs of a public nature, directed and maintained by a public authority or 

public utility. 
(3) Any sign of a non-commercial nature when used to protect the health, safety or welfare of the public. 
(4) Any flag, pennant, or insignia of any nation, state, city, or other political subdivision. 
(5) Any sign legally mandated by state, federal, or municipal law. 
(6) Any temporary sign of a non-commercial nature which is displayed for addressing community events or 

community groups for the purpose of announcing special events which may benefit the community as a 
whole.  Temporary community event signs shall only be placed in areas designated by the city for such 
purposes and be approved by the City Zoning Administrator.  These signs will be identified by an attached 
label indicating when the sign shall be removed. 

(7) Monument signs may be installed within public property identifying public points of interest (parks, library, City 
Hall, etc.) by Highland City.   

 
3-715:  Sign Tag Required.  (Amended 4/3/07) Each identification sign requiring a sign permit shall have 
identification affixed to the sign installed by the sign contractor.  Each tag shall be of a weatherproof material and will 
have a tag number which corresponds to the issuance date and permit number (ex: 01.01.04 B permit number 01, 
issued January of 2004) retained in the Community Development Department. 
(1) Tag Installation.  The sign owner or agents shall apply tags only to sign(s) for which a permit has been 

issued at a designated place on the sign where it is readily seen 
by City Inspectors.  The tag certifies to the Community 
Development Department that the placement and construction of 
the sign is in conformance with representations made in permit 
applications and that work is completed.  The tag shall be an 
Arial/ Bold font/ minimum Font Size of 40 and a Font Color of 
yellow with a black border and a minimum line weight of 1.5 (as 
shown above) for visibility.  The tag may be installed horizontally 
or vertically to fit within a tag location.  Temporary signs shall be 
stamped by Highland City. 

(2) Sign Company Tag.  All signs must also include a sign builder’s identification tag or signature.  The tag or 
signature must be made of durable weatherproof material and must be affixed to the sign where it is readily 
seen by City Inspectors and adjacent to the permit tag. 

 
3-716:  Enforcement of Illegal Signs. (Amended: 4/3/07)  Illegal signs or signs that are not specifically permitted 
within this Section within the Highland City Development Code shall be immediately removed.  The property owner 
shall be notified by the Highland City Code Enforcement Officer of a sign placed illegally within private property.  If the 
sign has not been removed within 48 hours after receiving notice then the appropriate legal action shall be taken to 
enforce the provisions of this Code.  An illegal sign on public property shall be immediately removed by any Highland 
City official.  Illegal signs as defined in this ordinance shall be removed by any means necessary and any accidental 
damage occurring to an illegal sign during the removal of it shall be paid by the owner of said sign.  If any sign or 
other advertising structure regulated in this ordinance is determined by the city council or its designate to be unsafe or 
unstable, or has been constructed, erected or is being maintained in violation of the provisions of this section, or is an 
immediate peril to persons or property the city council or designate shall cause said sign to be removed summarily 
and without notice. 
 
3-717:  Violation.  Any person, firm, or corporation violating any of the provisions of this Section shall be guilty of a 
Class C misdemeanor, and upon conviction thereof shall be punishable by a fine of not to exceed $250, or by 
imprisonment for a term not to exceed ninety days, or both such fine and imprisonment.  Each and every day, or 
portion thereof, during which a violation of this Code is committed or continued shall be considered a separate offense 
and shall be punishable as herein provided.  If it becomes necessary to take action in order to 
obtain compliance with this Section, the Zoning Administrator or the Planning Administrator, as 
appropriate, may issue a citation or take other appropriate action as provided by law. 
Figure 3-717. 2. Area 

Figure 3-718. 1 

 

Figure 3-715. 1. Example of Sign Tag  
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3-718:  Sign Definitions.  The following list of definitions shall define sign types and 
sign locations.  The following definitions shall only apply to items pertaining to signs 
and specifically to this Section. 
(1) Sign -- Means any device, notice or medium, including its structure and other 

components, which is visible from any street or from any site other than the 
one on which it is located and which is used or is capable of being used to 
attract attention for advertising, identification, or information purposes. 

(2) Sign, Agricultural -- Means a sign placed to advertise produce, fruit, 
livestock or other crops grown in Highland City, Utah.  (Ord. 1981-8 §I; Ord. 
1980-9 §1). 

(3) Sign, A-frame signs -- means a sign which is self-supporting, easily moved, 
and not permanently attached to the ground.  It is shaped similar to the 
graphic shown to the right with a maximum dimension of 4’x3’ when folded 
(see Fig. 3-718.1).   

(4) Sign, Animated signs of any kind -- An animated sign is a sign that is 
usually in the shape of a known object and designed to move in some fashion, to 
wave, to rotate, and depicts action through a change of lighting or other effect. 

(5) Sign, Arcade -- An arcade sign is a sign that hangs underneath an arcade at a 
pedestrian scale.  An arcade sign is positioned perpendicular to the right-of-way 
becoming visible to pedestrians walking along a sidewalk or designated walkway (see 
Fig. 3-718.2).   

(6) Sign, Area -- The area of a sign that is used for display purposes, excluding the minimum frame and 
supports.  The sign area includes the entire area within any type of perimeter or border which may enclose 
the outer limits of any writing, representation, emblem, logo, figure or character.  The area of the sign having 
no perimeter or border shall be computed by enclosing the entire area within a parallelogram, triangle or 
circle.  (Where the sign has two or more faces, the area of the third face and all additional faces shall be 
included in determining the area of the sign).  In computing sign area only one side of back to back or double-
face sign covering the same subject shall be computed when the two faces diverge by an angle of not more 
than 30 degrees.  For signs that do not have a frame or a separate background, sign area shall be computed 
on the basis of the least rectangle, triangle or circle large enough to frame the display (see Fig. 3-718.3). 

(7) Sign, Awning -- An awning sign is a non-illuminated sign which is usually painted or screen printed onto the 
surface of an awning made of flexible material and which does not extend vertically or horizontally beyond the 
limits of the awning.  A sign which is painted on, attached to, or constructed in or on the surface of an awning.  
(see Fig. 3-718.4) 

(8) Sign, Backlit Awning -- Technically, a backlit awning is a piece of reinforced polyvinyl 
chloride fabric stretched over a canopy-type frame and backlit from the interior by 
fluorescent or high-output lighting (see Fig. 3-715.4). 

(9) Sign, Balloons or other inflatable signs -- An inflatable sign is a balloon or any 
object of any size required to be blown up or have air pass through it to advertise or 
attract attention to a specific place. 

(10) Sign, Banner -- A banner sign is made of lightweight material such as cloth, paper or 
flexible plastic and is usually not enclosed in a rigid frame.  A sign which is composed 
of lightweight material, including nylon, vinyl, cloth, canvas or similar fabric, and which 
is attached to a rod at the top and secured at the bottom (see Fig. 3-718.5). 

(11) Sign, Beacons -- A beacon is a light or light device which revolves, rotates, 
or stands still and illuminates the night sky or flashes at ground level to direct 
traffic to its location. 

(12) Sign, Billboards -- Billboard signs can be supported by tall poles which 
enable the sign to be seen from a distance.  These are known as “high-rise” 
signs.  Any sign that is standing on or erected into the ground.  Such signs 
are usually, but not necessarily, supported from the ground by one or more 
exposed poles or similar uprights, with or without braces.  Billboards are 
typically but not necessarily self supporting.  Billboards are not permitted 
within Highland City. 

(13) Sign, Canopy -- A canopy is a rigid, roof-like structure which is entirely 
supported from a building, which may be below the level of the main 
building roof line or which may provide an enclosed bulkhead thereto, and 

Figure 3-718. 4 

Figure 3-718. 5 

Figure 3-718. 6 

Figure 3-718. 2 

Figure 3-718. 3 
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projects beyond the building face to provide weather protection.  A canopy sign is a sign which is painted on, 
attached to, or constructed in or on the face or structural element of a canopy (see Fig. 3-718.6). 

(14) Sign, Chalkboards / Blackboards -- Chalkboards and blackboards are typically used by food services to 
advertise daily specials.  They are either mounted on a wall or supported as an A-
frame type structure. 

(15) Sign, Changeable copy -- A sign that contains lettering which can be changed 
manually through the use of detachable letters, characters, numbers, or graphics but 
does not include a billboard.  Also, a sign that contains lettering which can be changed 
automatically by electronic switching of lamps or illuminated tubes.  Said sign is a 
freestanding or wall sign, or whether said sign projects from and is supported by a 
building (see Fig. 3-718.7). 

(16) Sign, Copy -- Means the letters, characters, numbers or graphics which make up the 
message on a sign, but does not include background color. 

(17) Sign, Dilapidated -- Any sign that has been weathered, is illegible, not maintained, 
the structural integrity is lost, is unattractive due to lack of maintenance, has been 
abandoned, or has fallen down. 

(18) Sign, Electric -- A sign which has any portion thereof lighted by artificial light in any 
manner or which rotates or otherwise moves.  An electronic message center is a sign on 
which differing copy is shown on the same lamp bank, i.e., an electronic or electrically 
controlled device which displays the time and temperature or other messages.  

(19) Sign, Entrance or Exit -- Means one entrance or exit sign placed at each driveway 
entering or leaving the premises. 

(20) Sign, Freestanding -- See Billboards.  Any sign that is standing on or erected into the 
ground and exposes its supporting structure(s).  Such signs are usually, but not 
necessarily, supported from the ground by one or more poles, braces, cables or similar 
uprights which are typically exposed.  Any sign which is entirely self-supporting and is 
temporarily attached to the ground (see Fig. 3-718.8). 

(21) Sign, Flashing -- Means any sign which is intermittently on and off or which revolves in a 
manner to create the illusion of being off and on; excepting, however, time and 
temperature signs, school flashing signs, revolving freestanding signs and electronic 
signs.   

(22) Sign, Guide -- Means signs and sign structures which serve as directional guides to 
recognize areas of regional importance and patronage.  To clarify and define such areas of regional 
importance and patronage four types of areas are intended to be included: 
(a) Recreational and entertainment centers of recognized regional significance; 
(b) Any historical landmark; 
(c) Parks, schools, or churches; 
(d) Public safety facilities. 

(23) Sign, Height -- As applied to a sign, means the vertical distance from grade which exists or existed 
immediately prior to the installation of a sign to the furthest point, object, or structure at the top of a sign.  See 
fig. 3.711.3 Sign Area. 

(24) Sign, Identification -- A sign giving the name, address number and location of the 
occupants of a building or buildings, and may also include a map or plan to locate 
such buildings, if it is a general directory sign. 

(25) Sign, Illuminated -- A sign which has any portion thereof lighted by artificial light, 
including floodlighting or reflecting lighting of any kind. 

(26) Sign, Indirectly illuminated -- Any sign which is partially or completely illuminated 
at any time by a light source which is so shielded as to not be visible at eye level. 

(27) Sign, Kiosk -- Means a freestanding structure with one or more sides to be used 
for advertising or as a directory.  A kiosk may be approved by the Planning 
Commission only within the Town Center.  (see Fig. 3-718.9). 

(28) Sign, Logo -- Means a symbolic representation not including any words, names, or 
numbers unless part of a registered trademark which is used exclusively to simplify 
advertising of a product, business, service, or activity, and which contains no 
additional identification, information or message. 

(29) Sign, Marquee -- Marquee signs are signs which form a part of a marquee or 
canopy and includes any flat roofed structure attached to and supported by a 
building and projecting over public property.  A light detachable structure similar to 

Figure 3-718. 9 

Figure 3-718. 7 

Figure 3-718. 8 
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an awning, which projects over an entrance, and is supported entirely or partially from the ground.   
(30) Sign, Mobile -- A sign that can be moved easily from one place to 

another and any sign mounted on a trailer or moveable wheels.  
Mobile signs include A-frame signs, automobiles, trailers, boats, 
small freestanding signs and any other object that contains 
advertising upon it which can be easily moved.   

(31) Sign, Monument -- Signs that are permanently mounted onto the 
ground and do not show the supporting structure(s).  Monument 
signs must contain a minimum of one (1) foot of masonry above 
grade and attached to the bottom of the sign to screen any 
supporting structure (see Fig. 3-718.10). 

(32) Sign, Name Plates -- Means signs identifying the name, occupation 
and/or professions of the occupant of the premises. 

(33) Sign, Non-accessory -- A sign which directs attention to a business, commodity, service or entertainment 
conducted, sold or offered elsewhere than on the premises, and only incidentally on the premises, if at all. 

(34) Sign, Obsolete -- Means a commercial sign for a business or activity which is no longer operated on the 
premises.  All obsolete signs shall be removed immediately upon the business owner vacating the premises.  
The property owner may be responsible for immediate removal of any obsolete signs if the business owner 
did not remove them after vacating the space. 

(35) Sign, Off-premise or Billboard signs -- Signs advertising merchandise or services other than those 
available for sale on the premises with which the sign is located which may or may not expose the supporting 
structure.  If the property is leased then an off-site sign would be a sign which is located upon the immediate 
frontage or store front area which is different than the advertiser.   

(36) Sign, Pedestrian Entrance -- Means a door or entry located on the first story of a building used by the public 
to enter the premises, but does not include a door used only by staff, a door used only as an exit from the 
premises, or a door to a vehicular parking garage or loading bay. 

(37) Sign, Permanent -- Means any wall sign or monument sign within Highland City. 
(38) Sign, Permit -- A filed application with the City including authorization in writing issued by the Director 

pursuant to this by-law. 
(39) Sign, Political, Campaign or Election -- A sign that advertises a candidate or issue to be voted upon on a 

definite election day.  a sign relating to a candidate, political party, ballot issue, or other political issue to be 
voted upon in any public election, or relating to the expression or communication 
of constitutionally protected speech, other than commercial speech, and 
excluding any permitted billboard. 

(40) Sign, Premises or Business -- Means a sign which directs attention to a 
business commodity, service or other activity which is sold, offered or conducted 
on the premises upon which the sign is located or to which it is affixed. 

(41) Sign, Projecting -- Any sign attached to a building or other structure and 
extending in whole or in part perpendicular beyond any wall of the building or 
structure.  A projecting sign is a sign which is attached to, and projects from, a 
structure or building face (see Fig. 3-718.11).   

(42) Sign, Public Interest -- A sign on private property that displays information 
pertinent to the safety or legal responsibilities of the general public such as 
“Warning” and “No Trespassing” signs. 

(43) Sign, Readerboard -- A sign on which copy can be changed manually.  It usually 
consists of a panel on which individual letters or pictorials are mounted.  See 
“Changeable Copy.” 

(44) Sign, Real Estate -- A sign that is used to offer for sale, lease, or rent the premises upon which such sign is 
placed.   

(45) Sign, Roof -- Any sign which is erected, constructed, and maintained upon or over the roof or over a parapet 
of any building or structure.  Any sign that is mounted onto the ground but has the supports passing through 
any portion of the roof of a building or structure shall be considered a roof sign.  Any sign which extends 
above any portion of the eave or parapet of a building. 

(46) Sign, Rotating or revolving signs -- A sign all or a portion of which, that rotates or revolves around an axis 
in whole or in part or includes visible moving physical elements to direct attention to its location excepting, 
however, time and temperature signs.  

Figure 3-718. 11 

Figure 3-718. 10 
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(47) Sign, Signs in traffic safety sight areas -- Signs 
are not permitted within a traffic safety sight area 
as shown to the right.  A traffic safety sight area is 
an area at a corner of a street.  The area is within 
a triangle measured from a point where the 
property line would meet (see figure to the right) 
and then measured 40 feet back (see Fig. 3-
718.12). 

(48) Sign, Snipe -- Means any sign of a material such 
as cardboard, paper, pressed wood, plastic or 
metal which is attached to a fence, window, tree, 
utility pole, portable stand or temporary structure, 
or any sign which is not securely fastened to a 
building or firmly anchored to the ground, 
excluding permitted political signs or real estate 
signs. 

(49) Sign, Temporary -- A sign which is not permanently mounted to a building, foundation, or ground support 
which has not received approval by the Planning Commission or City 
Zoning Administrator as a permanent sign.  A temporary sign is any sign 
which is not a monument or wall sign. 

(50) Sign, Temporary Garage or Yard Sale -- Means a sign placed to 
advertise a garage or yard sale of items owned and being sold by the 
family or neighborhood at the place shown on said sign.  Said place shall 
be within the city of Highland, Utah. 

(51) Sign, Wall -- Any sign posted or painted upon, suspended from or 
otherwise affixed to an exterior wall, fascia, canopy, or marquee with the 
face of the sign approximately parallel with the wall or fascia to which it is 
attached (see Fig. 3-718.13).   

(52) Sign, Windblown signs -- A sign which is animated by the wind and is 
not considered to be a flag which represents a nation, state, community 
or religion or other personal belief. 

(53) Sign, Window -- Means a sign placed in or upon any window of any structure 
utilized for commercial purposes to advertise business or products which 
blocks view through transparent area of window (see Fig. 3-718.14). 

 
 
 
 
 
 
 

Figure 3-718. 12 

Figure 3-718. 14 

Figure 3-718. 13 
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CHAPTER 4 
 

CONDITIONAL USE PROCEDURE 
 
 
4-101: Purpose of Conditional Use Provisions 
4-102: Application 
4-103: Fee 
4-104: Public Hearing 
4-105: General Requirements 
4-106: Granting Permit 
4-107: Appeals 
4-108: Inspection 
4-109: Expiration 
 
4-101:  Purpose of Conditional Use Provisions.  Certain uses which may be harmonious under special conditions 
and in specific locations within a Zone, but be improper under general conditions and in other locations, are classed 
as conditional uses within the various Zones and require conditional use permits for approval.  A conditional use 
permit shall be required for all uses listed in this Code as conditional uses.  A conditional use permit may be revoked 
upon failure to comply with conditions precedent to the original approval thereof. 
 
4-102:  Application.   
(1) An application for a conditional use permit shall be made to the Zoning Administrator as provided herein. The 

Zoning Administrator shall review and evaluate the application.  Following said review and evaluation, the 
Zoning Administrator shall transmit the application to the Planning Commission for action, together with the 
recommendation of the Zoning Administrator as to approval or disapproval of the conditional use permit and 
any conditions which the Zoning Administrator may recommend to be imposed. 

(2) Applications for a conditional use permit shall be accompanied by such maps, drawings, statements, or other 
documents as the Planning Commission, and Zoning Administrator shall deem necessary to fully evaluate the 
application. 

 
4-103:  Fee.  The application for any conditional use permit shall be accompanied by the fee that may be specified in 
the current schedule of fees and charges which has been adopted by the City Council. 
 
4-104:  Public Hearing.  (Amended: 4/21/98, 1/15/02, 5/2/06)The owners of real property located within 500 feet of 
the property for which a conditional use permit is sought shall be given written notice by the Planning Commission of 
the application thereof.  “Property owners” for purposes of this notice shall be determined from the records of the 
County Recorder as of the date of the application for the conditional use permit.   Applicants are required to provide 
the City with pre-addressed labels of all real property owners within 500 feet of the proposed property to be taken 
from the most current County assessor’s roll a minimum of 12 days prior to the scheduled planning meeting.  The 
applicant shall be responsible for any expense in obtaining the list of record property owners.  Such notice shall inform 
them that they may protest granting of the conditional use permit within 14 days of such notice, and no conditional use 
permit shall be granted until expiration of that 14-day period.  The applicant shall provide a legible vicinity map 
indicating the exact location of their property and each property within 3 mile (1,320 feet).   The map shall include the 
address of the subject property and shall be part of each notice required for the public hearing. A public hearing shall 
be held by the Planning Commission concerning the application for, and before recommending any conditional use 
permit.  If notice given under this section is not challenged within 30 days from the date of the meeting for which the 
notice was given the notice shall be considered adequate and proper.  Notice of the public hearing shall also be given 
in the manner required by Section 9-102. 
 
4-105: General Requirements.  The Planning Commission may recommend to the City Council additional 
requirements to mitigate the reasonably anticipated detrimental effects of the proposed use as defined.  
(1) The Planning Commission may recommend to the City Council a conditional use to be located within Zone in 

which the particular conditional use is allowed by the provisions of this Title governing that Zone.  In 
recommending any conditional use, the Planning Commission shall impose such requirements and conditions 
as it deems necessary for the protection of adjacent properties and the public welfare.  A conditional use 
permit shall not be granted unless the evidence presented by the applicant is such as to show all of the 
following: 
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(2) That such use will not under the circumstances of the particular case, be detrimental to the health, safety, or 
general welfare of persons residing or working in the vicinity, or injurious to property or improvements in the 
vicinity. 

(3) That the proposed use will comply with regulations and conditions specified in this Code for such use. 
(4) Upon the recommending of any conditional use permit, the Planning Commission shall itemize, describe, and 

justify the conditions imposed on the use.  
(5) The recommendation of the Planning Commission shall be forwarded to the City Council.  The City Council 

may then grant, modify, or reject the permit. (Amended: 4/21/98) 
(6) Basement Apartments. Basement Apartments shall have substantial requirements which may be in addition 

to those listed above, as follows: 
(a) Basement apartments shall only be considered for residential properties that are occupied by the 

owner(s) of the single family residence; and 
(b) Basement apartments shall only be considered for properties in which the apartment is attached to 

the main dwelling in the basement portion of the home; and 
(i) Owners of property with a basement apartment shall be required to apply for and pay for two 

separate city utility charges; and 
(ii) Owners of property with a basement apartment shall pay for two “first can” garbage can 

rates; and 
(c) Basement apartments shall only be considered for properties that meet parking requirements, as 

noted below, and properties that have completed 70% of their front yard landscaping as defined in 
Section 3-4107 and 3-621, Highland City Development Code; and 

(d) No more than one (1) basement apartment shall be considered for each single family residence; and 
(e) The home shall be modified to meet all fire, safety, health and building codes; and 
(f) Modifications to a home for basement apartments shall be approved and inspected by the Fire 

Marshall and building inspector prior to occupancy by renters; and 
(i) Applicants shall provide plans to be reviewed and approved by the City Building Inspector 

and City Fire Marshall prior to occupancy; and 
(ii) Modifications shall be provided for by the home owner to meet all current International 

Building Code (IBC) requirements typically associated with any legal duplex or similar multi-
family construction; and 

(iii) Modifications shall not be made that are inconsistent with current zoning requirements as 
otherwise defined within the R-1-40 and R-1-20 zones. 

(g) The front of the home shall NOT be modified in any form that will give the appearance that separate 
units are incorporated within the home including separate addresses and mailboxes; and 

(h) The primary entrance for the basement apartment shall be provided for from the rear of the home; a 
side entrance is allowable in the event that the entrance is camouflaged by property fencing and is 
not visible from the street; and 

(i) One off-street parking space shall be provided per bedroom within the rented area of the home, with 
a minimum of two (2) off-street renter parking spaces; and 

(j) Permanent on-street parking of any kind shall be prohibited for occupants of any residence 
requesting basement apartments; and 

(k) Any signage associated with a basement apartment shall be prohibited including addressing, 
directional, or similar; and 

(l) The property owner shall be required to record a deed restriction upon their property immediately 
after approval and before occupancy notifying the County of the basement apartment and providing 
notice to future purchasers that the apartment use is conditionally approved with the seller, it may not 
continue to the buyer without additional land use approval obtained by the buyer, and is null and void 
at the moment of each sale of the property. 

(m) A basement apartment Conditional Use may be reviewed annually, semi-annually or upon complaint 
from adjacent property owner; and 

 
4-106:  Granting Permit.  The recommendation of the Planning Commission shall be forwarded to the City Council.  
The City Council may then grant, modify, or reject the permit. (Amended: 4/21/98) 
(1) A conditional use shall be approved if reasonable conditions are proposed, or can be imposed, to mitigate the 

reasonably anticipated detrimental effects of the proposed use in accordance with applicable standards (UCC 
10-9a-507). 

(2) If the land use authority, on the record, finds that a compelling public interest would be jeopardized by 
approving the application OR if reasonably anticipated detrimental effects of a proposed conditional use 
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cannot be substantially mitigated by the proposal or the imposition of reasonable conditions to achieve 
compliance with applicable standards, the conditional use may be denied (UCC 10-9a-507, 509). 

 
4-107:  Appeals. Any applicant for a conditional use permit shall have the right to appeal the decision of the City 
Council to the Appeal Authority as provided in Chapter 2 of this Code.   (Amended:   4/21/98) 
 
4-108:  Inspection.  Following the issuance of a conditional use permit, the Zoning Administrator shall approve an 
application for a building permit and shall insure that development is undertaken and completed in compliance with 
the conditions of the permit.  The City may assess a fee and hire outside inspectors to insure the compliance with 
building codes, and requirements relative to the issuance of the conditional use permit. 
 
4-109:  Expiration.   
Substantial construction activity under a conditional use permit must have been commenced within one (1) year of its 
issuance.  If no such activity has been commenced within that time, the conditional use permit shall expire one (1) 
year from the date of its issuance.  The Planning Commission, at its discretion, grant one extension for any period not 
to exceed six (6) months, when deemed in the public interest. 
(1) All applications for renewal or extension of a conditional use permit must be made prior to the expiration of 

the original permit or any prior renewal thereof. 
(2) Except as provided herein, no conditional use permit granted pursuant to this Chapter may be transferred by 

the holder thereof. 
(3) Transfer of a conditional use permit, prior to completion of construction permitted there under, shall require 

prior approval of the Planning Commission. 
(4) No approval by the City shall be required for transfer of a conditional use permit after completion of 

construction.  Provided, however, a conditional use permit which is expressly by its terms or by the terms of 
the section under which it is issued made non-transferrable shall not by reason of this Section become 
transferrable. 

(5) The transfer of any conditional use permit, except as provided in subsection (3) above, shall cause the same 
to become immediately void.  No transfer or approval of a transfer of such a permit shall operate to extend the 
term of the same.  Such a permit shall expire at such time as though no transfer or approval had occurred. 
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CHAPTER 5 
 

SUBDIVISION 
 
  
Chapter 5-1. General Provisions 
Chapter 5-2. Control and Application 
Chapter 5-3. Concept Plan 
Chapter 5-4. Optional Subdivision Procedures 
5-4-100 Blank (Removed 10/7/08) 
5-4-200 Minor Subdivision Option 
5-4-300 Major Subdivision Option 
5-4-400 Open Space Subdivision Option 
Chapter 5-5. (Reserved) 
Chapter 5-6. (Reserved) 
Chapter 5-7. (Reserved) 
Chapter 5-8. General Requirements of All Subdivisions 
Chapter 5-9. Public Improvements 
Chapter 5-10. Amending a Recorded Plat 
 
 

CHAPTER 5-1 
 

GENERAL PROVISIONS 
 
5-1-101: Short Title 
5-1-102:  Purpose 
5-1-103:  Interpretation 
5-1-104: Definitions 
5-1-105: Considerations 
5-1-106: General Responsibilities 
5-1-107: Appeal of Planning Commission Decisions 
5-1-108: Appeal of City Council Decisions 
 
5-1-101: Short Title.  This Title shall be known as the "Highland City Subdivision Ordinance."  This Title shall also be 
known as Highland City Code.  It may be cited and pleaded under either designation. 
 
5-1-102: Purpose.   
(1) The purpose of this Title, and any rules, regulations and specifications hereafter adopted, are to promote the 

public health, safety and general welfare through provisions designed to: 
(a) Provide for the harmonious and coordinated development of the City, and to assure sites suitable for 

building purposes and human habitation. 
(b) Insure adequate open space for traffic, recreation, light and air. 
(c) Facilitate the conservation of, or production of, adequate transportation, water, sanitation, drainage 

and energy resources. 
(d) Avoid scattered and premature subdivisions which would cause insufficient public services and 

facilities, or necessitate an excessive expenditure of public funds for the supply of such services and 
facilities. 

(e) Preserve outstanding natural, cultural or historic features. 
(2) This Code is designed to inform the subdivider and public of the requirements and conditions necessary to 

obtain approval of a subdivision.  To this end, all requirements, where possible, are expressly delineated in 
this Title or other applicable ordinances.  However, since it is impossible to cover every possibility and there 
are some aspects which do not lend themselves to being easily articulated, this Title allows the Planning 
Commission and City Council to impose reasonable conditions upon a subdivider in addition to those 
expressly required, so long as such conditions do not conflict with any requirements set forth in this Title or 
other applicable ordinances or laws. 

 
5-1-103: Interpretation.  In their interpretation and application, the provisions of this Title shall be considered as 
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minimum requirements.  Where the provisions of this Title impose greater restrictions than any statute, other 
regulation, ordinance or covenant, the provisions of this Title shall prevail.  Where the provisions of any statute, other 
regulation, ordinance or covenant impose greater restrictions than the provisions of this Title, the provision of such 
statute, other regulation, ordinance or covenant shall prevail. 
 
5-1-104: Definitions.  Whenever any word or phrase used in this Title is not defined herein, but is defined in related 
sections of the Utah Code or in other sections of the Highland Code, such definitions are incorporated herein and 
shall apply as though set forth herein in full, unless the context clearly indicates a contrary intention. 
(1) Unless a contrary intention clearly appears, words used in the present tense include the future, the singular 

includes the plural, the term "shall" is always mandatory and the term "may" is permissive.  The following 
terms as used in this Title shall have the respective meanings hereinafter set forth. 
(2) Agricultural Use means land used for the production of food through the tilling of the soil, the raising 

of crops, breeding and raising of domestic animals and fowl, except household pets, and not including 
any agricultural, industry or business. 

(3) Agricultural Industry or Business means the processing of raw food products by packaging, 
treating and/or intensive feeding.  Agricultural industry includes, but is not limited to, animal feed 
yards, the raising of furbearing animals, food packaging and/or processing plants, commercial poultry 
or egg production, commercial greenhouses, and similar uses as determined by the Planning 
Commission. 

(4) Alley means a public way which generally affords a secondary means of vehicular access to abutting 
properties and not intended for general traffic circulation. 

(5) Arterial Street, Major means a street for which the principle function is movement of large volumes 
of traffic from collector streets.  Providing access to abutting land is a secondary function. 

(6) Arterial Street, Minor means a street for which the principle function is movement of traffic.  
Providing access to abutting land is a secondary function. 

(7) City means Highland City. 
(8) City Administrator means the administrative official as appointed from time to time by the Highland 

City Council.  The City Administrator shall also be the Zoning Administrator and City Planner. 
(9) City Attorney's Office means the City Attorney's Office of Highland City, as may be appointed from 

time to time. 
(10) City Council means the City Council of Highland City. 
(11) City Mayor means the Chief Executive Officer of Highland City. 
(12) City Recorder means the Highland City Recorder. 
(13) Clustering means the congregation of housing lots so as to provide open space lands in a 

development. 
(14) Collector Street means a street which carries traffic from minor streets to the arterial street system, 

including the principle entrance streets of residential developments   and the primary circulating 
streets within such developments. 

(15) Community Development Office means the City Zoning Administrator's Office in Highland City. 
(16) Concept Plan means a schematic drawing prior to preliminary plat for major subdivisions or prior to 

final plat in the case of minor subdivisions to enable the subdivider to save time and expense in 
reaching general agreement with the Planning Commission as to the form of the plat and the 
objectives of these regulations. 

(17) Consolidated Fee Schedule means the schedule of fees adopted from time to time by resolution of 
the City Council setting forth the various fees charged by the City. 

(18) Cul-de-sac means a minor street with only one outlet and having an appropriate terminal for the safe 
and convenient reversal of traffic. 

(19) Dedication of Land refers to land set aside by the subdivider to be used by the public, such land 
being conveyed to the City. 

(20) Dwelling Unit means a building arranged or designed to be occupied by only one family; a structure 
having only one dwelling unit.  The intent of this definition is to preclude additional dwelling units for 
rental purposes. 

(21) Easement means an interest in property owned by another that entitles its holder to a specific use 
on, under, or above said property. 

(22) Final Plat means a map of a subdivision, required of all minor subdivisions and major subdivisions 
prepared for final approval and recordation, which has been accurately surveyed, so that streets, 
alleys, blocks, lots and other divisions thereof can be identified; such plat being in conformity with the 
ordinances of the City and Title 57, Utah Code Annotated, 1953, as amended. 
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(23) Fire Department means the appropriate Fire Department serving Highland City. 
(24) Flood Control and Storm Drainage Ordinance means the Highland Flood Control and Storm 

Drainage Ordinance as presently adopted and amended in the future. 
(25) Flood, One Hundred Year means a flood having a one percent chance of being equaled or 

exceeded in any given year. 
(26) Flood, Ten Year means a flood having a 10 percent chance of being equaled or exceeded in any 

given year. 
(27) Flood Plain, One Hundred Year means that area adjacent to a drainage channel which may be 

inundated by a 100 year flood. 
(28) Grading/Site Development Ordinance means the Highland City Development Ordinance as 

presently adopted and as amended in the future. 
(29) Lot means a parcel of land occupied or capable of being occupied by one building or a group of 

buildings together with such yards, open spaces and yard areas as are required by this Title and the 
Zoning Code, and having full frontage on and unrestricted access to a dedicated street. 

(30) Lot Split shall refer to the division of a property which may be divided into no more than three legal 
size lots. 

(31) Major Street Plan means the plan which defines the future alignments of streets and their rights-of-
way, including maps or reports or both, which has been approved by the Planning Commission and 
City Council as provided in Title 10, Chapter 9, Sections 23 and 25, Utah Code Annotated 1953, as 
amended. 

(32) Master Plan or General Plan means a future land use and development plan for the City, as 
provided in Title 10, Chapter 9, Sections 20 and 21, Utah Code Annotated 1953, as amended. 

(33) Minor Street means a street for which the principle function is access to abutting land.  Traffic 
movement is a secondary function. 

(34) Natural Drainage Course means any natural watercourse which is open continuously for flow of 
water in a definite direction or course. 

(35) Official Street Map means the public street map adopted by the City Council as provided in Title 10, 
Chapter 9, Sections 23 through 25, Utah Code Annotated 1953, as amended. 

(36) Open Space Subdivision.  A subdivision where the City’s density requirement is accomplished 
through perpetual open space. 

(37) Owner means the owner in fee simple of real property as shown in the records of the Utah County 
Recorder's Office and includes the plural as well as the singular, and may mean either a natural 
person, firm, association, partnership, private corporation, public or quasi-public corporation, or any 
combination thereof. 

(38) Parcel of Land means a contiguous quantity of land, in the possession of, or owned by, or recorded 
as the property of, the same owner. 

(39) Planning Commission means the Highland City Planning Commission. 
(40) Preliminary Plat means the detailed map of a proposed land division or subdivision. 
(41) Protection Strip means a strip of land bordering a subdivision, or a street within a subdivision, which 

serves to bar access of adjacent property owners to required public improvements installed within the 
subdivision until such time as the adjacent owners share in the cost of such improvements. 

(42) Public Way means any road, street, alley, lane, court, place, viaduct, tunnel, culvert or bridge laid out 
or erected as such by the public, or dedicated or abandoned to the public, or made such in any action 
by the subdivision of real property, and includes the entire area within the right-of-way. 

(43) Public Works Department means the Public Works Department of Highland City. 
(44) Reservation of Land refers to land set aside for public use within a subdivision, such land to be 

developed and maintained by the subdivider or by the residents of the subdivision. 
(45) Right-of-Way means a strip of land used or intended to be used as a street, sidewalk, sanitary or 

storm sewer, drainage, utilities or other uses approved by the City Council. 
(46) Sidewalk means a passageway for pedestrians, excluding motor vehicles. 
(47) Street means a public or private way primarily used or intended to be used for passage or travel by 

motor vehicles and to provide access to abutting properties. 
(48) Subdivider means the owner of the real property proposed to be subdivided, including any 

successors or assigns. 
(49) Subdivision means any land, vacant or unimproved, which is divided or proposed to be divided into 

two or more lots, parcels, sites, units, plots, or interests for the purpose of offer, sale, lease, or 
development, either on the installment plan or upon any and all other plans, terms and conditions 
including resubdivision.  Subdivision includes the division or development of residential and 
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nonresidential land, including commercial and industrial zoned land, whether by deed, metes and 
bounds description, devise, succession, intestacy, lease, map, plat, foreclosures, or other recorded 
instrument. 

(50) Subdivision, Major means all subdivisions including but not limited to subdivisions of four or more 
lots, or any size subdivision requiring any new street or extension of the local governmental facilities. 

(51) Subdivision, Minor means any subdivision of land that results in three or fewer lots, provided that 
each lot thereby created has frontage on an improved public street or streets, and providing further 
that there is not created by the subdivision any new street or streets. 

(52) Survey Monument means mark affixed to a permanent object along a line of survey to furnish a 
survey control. 

(53) Transfer Development Rights: The ability to transfer the right to develop property from one area of 
the city to another area of the city 

(54) Water Company and Improvement Districts means the Highland Water Company, Timpanogos 
Special Sewer District, and any other water or sewer improvement district existing or hereinafter 
organized, whichever has jurisdiction over the land proposed to be subdivided. 

(55) Zoning Code means the Highland City Zoning Ordinance as presently adopted and as amended in 
the future. 

 
5-1-105: Considerations. (Amended: 2/11/97) 
(1) The General Plan shall guide the use of all land within the corporate boundaries of the City.  The size and 

design of lots, the nature of utilities, the design and improvement of streets, the type and intensity of land use, 
and the provisions for any special facilities in any subdivision shall conform to the land uses shown and the 
standards established in the General Plan, the Zoning Code, and this Development Code. 

(2) Trees, native land cover, natural watercourses, and topography shall be preserved when possible.  
Subdivisions shall be so designed as to prevent excessive grading and scarring of the landscape in 
conformance with the City Development Code.  The design of new subdivisions shall consider, and relate to, 
existing street widths, alignments and names. 

(3) Community facilities, such as parks and recreation areas, and transportation facilities shall be provided in the 
subdivision in accordance with General Plan standards, this Title, and other applicable ordinances.  This Title 
establishes procedures for the referral of information on proposed subdivisions to interested boards, bureaus, 
and other governmental agencies and utility companies, both private and public, so that the extension of 
community facilities and utilities may be accomplished in an orderly manner, coordinated with the 
development of the subdivision.  In order to facilitate the acquisition of land areas required to implement this 
policy, the subdivider may be required to dedicate, grant easements over or otherwise reserve land for 
schools, parks, playgrounds, public ways, utility easements, and other public purposes as specified. 

(4) Subdivision Plats which incorporate areas which in the judgment of the City Council include land features 
which are either environmentally or historically unique and which if modified would alter the nature and 
character of the community in an adverse manner, may be defined as either Public or Private Conservation 
Areas.  The Conservation area may include natural water courses, old growth wooded areas, unique land 
features, and natural historical landmarks, which make a material contribution to the nature and character of 
the community.  The City Council, with the advise of the Planning Commission, shall insure that the 
conservation area is protected by deed restrictions, conservation easements, subdivision CCR’s or public 
dedications (or a combination of these) as the City Council may deem appropriate.  Documents necessary to 
create and protect the conservation area must be recorded at the time of subdivision plat recording. 

 
5-1-106: General Responsibilities. 
(1) The subdivider shall prepare a plat consistent with the standards contained herein and shall pay for the 

design and inspection of the public improvements required. The subdivider shall not alter the terrain or 
remove any vegetation from the proposed subdivision site or engage in any site development until he or she 
has obtained the necessary approvals as outlined herein. 

(2) The City Zoning Administrator shall review the plats for design, for conformity to the General Plan and to the 
Zoning Code; for the environmental quality of the subdivision design; and shall process the subdivision plats 
and reports as provided for in this Title. 

(3) Plats of proposed subdivisions shall be referred by the Zoning Administrator to such City departments and 
special districts, governmental boards, bureaus, utility companies, and other agencies which will provide 
public and private facilities and services to the subdivision for their information and comment.  The City 
Zoning Administrator coordinates the comments received from all public and private entities and shall decide 
which agencies to refer proposed subdivision plats.   
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(4) The City Administrator may request the City Engineer to make comments as to engineering requirements for 
street widths, grades, alignments and flood control, whether the proposed public improvements are consistent 
with this Code and other applicable ordinances and for the inspection and approval of all construction of 
public improvements.  Street layout and overall circulation shall be coordinated. 

(5) The Planning Commission shall act as an advisory agency to the City Council.  It is charged with making 
investigations, reports and recommendations on proposed subdivisions as to their conformance to the 
General Plan and Zoning Code, and other pertinent documents.  The Planning Commission shall recommend 
approval, approval with conditions, or disapproval of the final plat to the City Council. 

(6) The City Attorney may be consulted by the Zoning Administrator to approve the form of the final plat if it is 
correct and acceptable that the subdivider dedicating land for use of the public is the owner of record, and 
that the land is free and clear of unacceptable encumbrances according to the title report, which shall be 
submitted by the subdivider. 

(7) For the purpose of administering the subdivision process, the City Zoning Administrator should act as liaison 
between the Planning Commission, staff, and the City Council.  Prior to preliminary approval for a subdivision, 
the City Zoning Administrator shall review the proposed plat and request written comments from the City 
Council on the plat.  The comments shall then be forwarded to the Planning Commission for evaluation.  
Upon approval of the Final Plat by the Planning Commission, the final plat will be sent to the City Council. 

(8) The City Council has final jurisdiction in the approval of subdivision plats; the establishment of requirements 
for and design standards of, public improvements; and the acceptance of lands and public improvements that 
may be proposed for dedication. 

 
5-1-107: Appeal of Planning Commission Decisions. 
(1) Appeal may be made to the City Council from any decision, determination or requirement of the Planning 

Commission by filing with the City Recorder a notice thereof in writing within 10 business days after such 
decision, determination or requirement is made.  Such notice shall set forth in detail the action and grounds 
upon which the subdivider, or other interested person, deems himself or herself aggrieved. 

(2) The City Recorder shall set the appeal for hearing before the City Council to be held within 45 days from the 
date of receipt of the appeal.  Such hearing may, for good cause, be continued by order of the City Council.  
Written notice of the date set for hearing the appeal shall be mailed to the appellant at least 10 days before 
the appeal hearing date.  After hearing the appeal, the City Council may affirm, modify, or overrule the 
decision, determination or requirement appealed and enter any such order or orders as are in harmony with 
the spirit and purpose of this Title.  The filing of an appeal shall stay all proceedings and actions in 
furtherance of the matter appealed, pending a decision of the City Council. 

 
5-1-108:  Appeal of City Council Decisions.  (Amended: 8/21/07)  The appellant may appeal any decision of the 
City Council to the Appeal Authority per the requirements of Chapter 2, Article 3 of this Code.   
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CHAPTER 5-2 
 

CONTROL AND APPLICATION 
 
 
5-2-101.   Subdivision Control 
5-2-102. Required Plat Approval 
5-2-103. Transfer of Land - Issuance of Building Permits 
5-2-104. Transfer of Land - Voidable 
5-2-105. Penalties 
 
5-2-101: Subdivision Control.  Except for a "Lot Split", it shall be unlawful for any owner of any land within the 
corporate limits and jurisdiction of the City to subdivide such land for nonagricultural uses unless and until: 
(1) A plat of such subdivision is made in accordance with the requirements set forth herein; 
(2) Approval of such plat is secured as provided herein; and 
(3) Copies of such plat are recorded in the Office of the Utah County Recorder by the City Recorder. 
 
5-2-102: Required Plat Approval.  A plat of any subdivision shall not be recorded until it has been submitted and 
approved as provided herein.  A plat shall not be approved if such plat is in conflict with any provision or portion of the 
Official Map, Major Street Plan, Zoning Code, Development Code, this Title, or any other State law or City ordinance. 
 
5-2-103: Transfer of Land - Issuance of Building Permits.  Land shall not be transferred, sold, or offered for sale, 
nor shall a building permit be issued for a structure thereon, until a final plat of a subdivision shall have been recorded 
in accordance with this Title and the provisions of the Utah State Code, and until the improvements required in 
connection with the subdivision have been constructed or guaranteed as provided herein.  Building permits shall not 
be issued without written approval of such public agencies as may be required by the Zoning Administrator.  A 
building depending on public water, sewer, energy facilities, or fire protection shall not be permitted to be occupied 
until such facilities are provided and operational. 
 
5-2-104:  Transfer of Land - Voidable.  A person shall not offer to sell, contract to sell, sell, deed or convey any 
property contrary to the provisions of this Title.  
 
5-2-105: Penalties.  It shall be a Class "B" misdemeanor for any person to fail to comply with the provisions of this 
Code.  In addition to any criminal prosecution, the City may pursue any other legal remedy to ensure compliance with 
this Code including, but not limited, to injunctive relief. 
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CHAPTER 5-3 
(Amended 10/19/04) 

DEVELOPMENT REVIEW 
 
 
5-3-101: Concept Plan 
5-3-102: Development Review Committee 
5-3-103: Staff Cannot Bind City 
5-3-104: Vested Rights  
 
5-3-101: Concept Plan.  (Amended 11/2/99, 1/15/02, 10/19/04, 5/2/06) 
(1) A concept plan submission and request for review is required for all subdivisions. 
(2) The concept plan should be based on an accurate map or aerial photo showing development boundaries, 

topography, adjacent properties, recreational integrals and trail connections, important physical features to 
include natural vegetation, ponds, streams and ditches, wildlife habitats, view sheds and green spaces and 
the concept of the proposed subdivision. 

(3) Where trees, groves, waterways, scenic points, historic spots or other City assets and landmarks, as 
determined by the City, are located within a proposed subdivision, every possible means shall be provided to 
preserve these features. 

(4) The concept plan facilitates resolution of problems and allows for revisions before the preparation of a 
preliminary plan for all subdivisions. 

(5) All property owners within 500’ of the proposed subdivision shall be notified prior to presentation of the 
concept plan to the Development Review Committee.  Applicants are required to provide the City with pre-
addressed labels of all real property owners within 500 feet of the proposed property to be taken from the 
most current County Assessor’s roll prior to the scheduled planning meeting.  The applicant shall provide a 
legible vicinity map indicating the exact location of their property and each property within 3 mile (1,320 feet).   
The map shall include the address of the subject property and shall be part of each notice required for the 
public hearing.  The notice shall request any concerns from the adjacent property owners shall be in writing 
and delivered in person or by mail to the City of Highland within two weeks after receiving the notice. 

(6) The applicant shall place a sign for public notice on the property to be developed prior to the Development 
Review Committee Meeting.  The sign shall be constructed to city specifications and shall state "Public 
Notice" with a paragraph stating in detail the proposed change in land use for the property in question and 
contact information.   

 
5-3-102: Development Review Committee.  Within a reasonable time after submittal, the Zoning Administrator shall 
present the concept plan to the Development Review Committee for their information and preliminary comments. 
 
5-3-103: Staff Cannot Bind City.  The concept plan requirement is designed to provide the subdivider with helpful 
information and suggestions before he or she incurs the expense and time involved in preparing future plats.  
However, only the City Council may bind the City and only the Planning Commission can make official 
recommendations to the City Council.  The Development Review Committee may make recommendations, 
suggestions and dispense information regarding City ordinances and the General Plan, but such comments shall not 
be binding on the City. 
 
5-3-104: Vested Rights.  Submission of a concept plan shall not constitute the beginning of any vested rights for the 
subdivider.  Vested rights shall attach only upon City Council approval of a final subdivision plan and the subdivision 
being able to meet the requirements of this Code and other applicable ordinances at the time of the application.  
However, if there is a compelling, countervailing public interest or the City has initiated proceedings to amend this 
Code or other applicable ordinances at the time of the application, then the subdivider shall not have any vested rights 
with regard to that ordinance or countervailing public interest which is in process. 
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CHAPTER 5-4 
 

OPTIONAL SUBDIVISION PROCEDURES 
     
 
5-4-100:  Blank (Removed 10/7/08) 
5-4-200:  Minor Subdivision Option 
5-4-300:  Major Subdivision Option      
5-4-400:  Open Space Subdivision Option 
 
 
5-4-100:  Blank (Removed 10/7/08) 
5-4-101:  Blank (Removed 10/7/08) 
5-4-102:  Blank (Removed 10/7/08) 
 
 
5-4-200:  Minor Subdivision Option (Amended 10/19/04) 
 
5-4-201:  Purpose 
5-4-202:  Applicability 
5-4-203:  Filing Minor Subdivision Plat 
5-4-204:  Zoning Administrator’s Review 
5-4-205:  Required Conditions and Improvements 
5-4-206:  Planning Commission Action 
5-4-207:  City Council Action 
5-4-208:  Disapproval by the City Council 
5-4-209:  Appeal of City Council Decisions 
5-4-210:  Bond Agreement or Improvements Required 
5-4-211:  Recording of Plat 
5-4-212:  Expiration of Final Approval 
 
5-4-201: Purpose.  The intent of the minor subdivision process is to allow for small subdivisions to be processed as 
quickly as possible.  Minor subdivisions include those developments of three or fewer lots which meet the 
requirements of this Code.  In this process, the preliminary and final plats, required for most subdivisions, are 
simplified and combined. 
 
5-4-202: Applicability.  The procedures set forth in this Chapter shall govern the processing of, and the requirements 
pertaining to, minor subdivisions, and shall take precedence over any other provisions of this Code to the contrary. 
 
5-4-203: Filing Minor Subdivision Plat.  The subdivider of a minor subdivision shall file an application with the 
Zoning Administrator on a form prescribed by the City and submit information required by staff as needed and 
described in detail in the Final Plan and Plat Submittal Requirements to be obtained from the City.  The requirements 
may be amended, added to, and updated by the City Administrator when additional information may be necessary to 
successfully evaluate each development. 
 
5-4-204: Zoning Administrator Review.  The Zoning Administrator shall solicit staff and City Council comments and 
then prepare a report on the conformity of the minor subdivision plat to the provisions of the General Plan, the Zoning 
Code and all other applicable requirements of this and other ordinances and regulations of the City.  This report and 
the minor subdivision plat shall then be presented to the Planning Commission. 
 
5-4-205: Required Conditions and Improvements.  The following requirements shall be imposed as a condition of 
approval of a minor subdivision: 
(1) Not more than three parcels shall be created in the minor subdivision. 
(2) The area to be subdivided shall be immediately adjacent to existing streets and utilities and shall not involve 

the extension of any such streets or utilities. 
(3) The minor subdivision shall conform to the general character of the surrounding area. 
(4) Lots created shall not adversely affect the remainder of the parcel or adjoining property and shall conform to 

the applicable provisions of the Zoning Code. 
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(5) Utility easements shall be dedicated. 
(6) Any further Lot Splits to be processed under the Major Subdivision Process. 
 
5-4-206: Planning Commission Action (Amended: 11/15/05, 5/2/06, 10/7/08). Within a reasonable time after the 
filing of a minor subdivision Plan, the Planning Commission shall hold a public hearing and act thereon. The applicant 
shall provide a legible vicinity map indicating the exact location of their property and each property within 3 mile (1,320 
feet). The map shall include the address of the subject property and shall be part of each notice required for the public 
hearing. If the Planning Commission shall find that the proposed Plan complies with the requirements of this Code 
and that it is satisfied with the Plan of the subdivision, it shall recommend to the City Council approval or approval with 
conditions the proposed plan. If the Planning Commission shall find that the proposed Plan does not meet the 
requirements of this Code, it shall recommend disapproval of such Plan. 
 
5-4-207: City Council Action (Amended 10/7/08). 
(1) The City Council shall not be bound by the recommendations of the City staff, the Planning Commission, and 

may set its own conditions and requirements consistent with this Code. 
(2) Within a reasonable time following the recommendation of approval of the minor subdivision Plan by the 

Planning Commission, the City Council shall consider the Final Plat. If the City Council determines that the 
Final Plat is in conformity with the requirements of this Code, other applicable ordinances and any reasonable 
conditions as recommended by the City Staff, Planning Commission, City Zoning Administrator or on its own 
initiative, and that it is satisfied with such plat of the subdivision, it shall approve the Final Plat. 

 
5-4-208: Disapproval by the City Council (Amended 10/7/08).  If the City Council determines that the Final Plat is 
not in conformity with this Code or other applicable ordinances, it shall disapprove the Final Plat specifying the 
reasons for such disapproval. Within 180 calendar days after the City Council has disapproved any plat, the 
subdivider may file with the Zoning Administrator a Preliminary Plan altered to meet the requirements of the City 
Council. If the Revised Preliminary Plan meets the conditions of the City Council, the Zoning Administrator shall 
submit the Revised Preliminary Plan to the Planning Commission for comments and recommendations before 
presenting it to the City Council. After 180 calendar days, any prior Planning Commission approval on this subdivision 
application shall be null and void. A Preliminary or Final Plan shall not have any force or effect until the Final Plat has 
been approved by the City Council and recorded among the land records of Utah County. 
 
5-4-209: Appeal of City Council Decisions (Amended 10/7/08). A subdivider may appeal any decision of the City 
Council to the Appeal Authority as described in Chapter 2, Article 3 of this Code. Such appeal shall be made within 
twenty-one (21) calendar days of the rendering of a decision by the City Council. 
 
5-4-210: Bond Agreement or Improvements Required (Amended 5/20/08).  Prior to recordation of an approved 
plat, the subdivider shall comply with the requirements of Sections 5-4-318 through 5-4-321 and Chapter 6, 
Guarantee of Performance, in this Code. 
 
5-4-211: Recording of Plat (Amended 5/20/08).  After City Council approval, completion of the required public 
improvements and filing of the bond agreement and signing of the plat by the City Mayor, the plat shall be presented 
by the City Recorder to the Utah County Recorder for recordation. 
 
5-4-212: Expiration of Final Plat Approval (Amended 10/7/08). If the recording requirements set forth above are not 
met by the subdivider within 180 calendar days from the date of City Council approval, such approval shall be null and 
void.  This time period may be extended by the City Zoning Administrator for up to 180 calendar days if the subdivider 
petitions the City for an extension prior to the expiration date and pays extension fees. The Zoning Administrator shall 
not grant a subdivision extension if: the subdivision no longer meets current zoning ordinances; surrounding property 
has received final approval and/or has developed resulting in new alignments, development requirements, or similar; 
geological or geophysical conditions have changed or been identified; the proposal has changed since the initial 
Preliminary Approval and Final Recommendation. Extension requests for the City Council Final Approval after the first 
extension has been granted shall be submitted to the City Council directly for approval and after payment of extension 
fees. 
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5-4-300  Major Subdivision Option 
 
5-4-301: Preliminary Plan - Purpose 
5-4-302:  Application and Fees 
5-4-303:  Preliminary Plan Preparation and Required Information 
5-4-304:  Evaluation of Preliminary Plan 
5-4-305:  Planning Commission Action – Preliminary Plat 
5-4-306:  City Council Action – Preliminary Plat 
5-4-307:  Effect of Approval of the Preliminary Plat          
5-4-308:  Concurrent Review 
5-4-309:  Reserved 
5-4-310:  Final Plan and Plat - Preparation and Required Information 
5-4-311:  Data to Accompany Final Plan 
5-4-312:  Soil Report 
5-4-313:  Evaluation of Final Plan and Plat 
5-4-314:  Reserved 
5-4-315:  City Council Action – Final Plat 
5-4-316:  Disapproval by the City Council 
5-4-317:  Appeal of City Council Decisions 
5-4-318:  Performance Bond - Subdivider 
5-4-319:  Performance Bond - Contractor 
5-4-320:  Copy of Owner’s Payment Bond Required 
5-4-321:  Delay Agreement 
5-4-322:  Recording of Plat 
5-4-323:  Expiration of Final Plat Approval 
 
5-4-301: Preliminary Plan – Purpose (Amended 10/7/08). The purpose of the preliminary Plan is to require formal 
preliminary approval of a major subdivision in order to minimize changes and revisions which might otherwise be 
necessary on the final plat.  The preliminary Plan and all information and procedures relating thereto, shall, in all 
respects, be in compliance with the provisions of this Title and any other applicable ordinances. 
 
5-4-302: Application and Fees (Amended 10/7/08). The subdivider of a major subdivision, shall file an application for 
preliminary Plan approval with the Zoning Administrator on a form prescribed by the City, together with such prints 
and data for a preliminary Plan as may be required from time to time by the City Zoning Administrator.  At the same 
time, the subdivider shall pay all application fee(s) as published in the Consolidated Fee Schedule. 
 
5-4-303: Preliminary Plan - Preparation and Required Information (Amended: 6/18/02, 5/2/06, 10/7/08). 
(1) The preliminary Plan shall be clearly and legibly drawn with approved water proof drawing ink at a scale not 

less than one inch equaling 100 feet. The Plan shall be so drawn that the top of the sheet is north. 
Dimensions shall be in feet and decimals thereof and bearings in degrees, minutes and seconds. 

(2) All property owners within 500’ of the proposed subdivision shall be notified prior to presentation of the 
Preliminary Plan to the Planning Commission. Applicants are required to provide the City with pre-addressed 
labels of all real property owners within 500 feet of the proposed property to be taken from the most current 
County Assessor’s roll a minimum of 12 days prior to the scheduled planning meeting. The applicant shall 
provide a legible vicinity map indicating the exact location of their property and each property within 3 mile 
(1,320 feet). The map shall include the address of the subject property and shall be part of each notice 
required for the public hearing. 

(3) The applicant shall submit information required by staff as needed and described in detail in the Preliminary 
Plan Submittal Requirements to be obtained from the City. The requirements may be amended, added to, and 
updated by the City Administrator when additional information may be necessary to successfully evaluate 
each development. 

 
5-4-304: Evaluation of Preliminary Plan (Amended 10/7/08).  The Zoning Administrator shall cause the preliminary 
Plan to be checked for general compliance with these regulations, design standards and other applicable ordinances. 
 
5-4-305: Planning Commission Action – Preliminary Plat  
 
(1) If the Preliminary Plat application meets all the applicable regulations and standards, the Zoning Administrator 
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shall forward the application to the Planning Commission for consideration.  
 
(2) The Planning Commission shall recommend approval, conditional approval or disapproval applications for 

Preliminary Plat approval after reviewing the application and conducting a public hearing. In cases of conditional 
approval or disapproval, the specific conditions or reasons for disapproval will be stated in the motion of the 
minutes of the Commission meeting. 

 
(3) The Planning Commission shall recommend approval an application for Preliminary Plat approval if all 

requirements set forth in the Development Code are complied with and has been approved by culinary water and 
sanitary sewer authority. 

 
(4) The Planning Commission may recommend denial if the Planning Commission finds that plat does not meet the 

requirements of the development code or has not been approved by the culinary water or sanitary sewer 
authority. 

 
(5) The City shall notify the subdivider, in writing, of the action taken by the Planning Commission. 
 
(Ord: # 2011-TBD 02/01/11) 

 
5-4-306: City Council Action – Preliminary Plat  
 
(1) Upon receipt of a recommendation from the Planning Commission, the City Council shall approve, conditional 

approve or disapprove applications for Preliminary Plat approval after reviewing the application and conducting a 
public meeting for the purpose of taking public input. In cases of conditional approval or disapproval, the specific 
conditions or reasons for disapproval will be stated in the motion of the minutes of the Council meeting. 
 

(2) The City Council shall approve an application for Preliminary Plat approval if all requirements set forth in the 
Development Code are complied with and has been approved by culinary water and sanitary sewer authority. 
 

(3) The City Council may deny an application if it finds that plat does not meet the requirements of the development 
code or has not been approved by the culinary water or sanitary sewer authority. 

 
(4) The City shall notify the subdivider, in writing, of the action taken by the City Council. 
 
(5) The Preliminary Plat application can be refiled at any time if revisions can resolve the reasons for denial as 

originally proposed. The refiling of the Preliminary Plat application for the same tract, or any portion thereof, shall 
follow the procedures and requirements specified in this chapter.  

 
(Ord: # 2011-TBD 02/01/11) 
 
5-4-307: Effect of Approval of the Preliminary Plat  
 
(1) The approval or approval with conditions of the Preliminary Plat shall be authorization for the subdivider to 

proceed with the preparation of the Final Plat. 
 

(2) The Preliminary Plat approval shall be valid for one year from the date of approval. 
 

(3) Preliminary Plat approval may, upon written application to the Council by the subdivider and payment of an 
application fee, be extended for an additional one (1) year if, in the opinion of the Council, there is no change in 
conditions within or adjoining the preliminary plat which would warrant a revision of the original preliminary plat 
and the applicant demonstrates to the commission that substantial effort is being applied to create a final plat.  
 

(4) Preliminary Plat approval shall in no way relieve the subdivider of his responsibility to comply with all required 
conditions and ordinances, and to provide the improvements and easements necessary to meet all City 
standards. 

 
(Ord: # 2011-TBD 02/01/11)   
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5-4-308: Concurrent Review  
 
(1) An applicant may request concurrent review of a preliminary and final plat for non-residential subdivisions and 

apartments, condominiums and townhome projects if a site plan has been approved previously so long as they 
contain all the information that would be required by these regulations.   
 

(2) A request for concurrent review shall be processed as a final plat except that the City Council shall receive a 
recommendation from the Planning Commission prior to consideration of the application. 

 
(Ord: # 2011-TBD 02/01/11) 
 
5-4-309: Reserved  
 
(Ord: # 2011-TBD 02/01/11) 
 
5-4-310:  Final Plan - Preparation and Required Information (Amended: 6/18/02, 10/7/08). 
(1) The applicant shall submit information required by staff as needed and described in detail in the Final Plan 

Submittal Requirements Checklist which may be obtained from the City.  The requirements may be amended, 
added to, and updated by the City Administrator when additional information may be necessary to 
successfully evaluate each development. 

(2) The actual Plan drawing shall be made on a scale large enough to clearly show all details, and the 
workmanship on the finished drawing shall be neat, clear and readable.  

(3) The printing or reproduction process used shall not incur any shrinkage or distortions and the reproduced 
tracing furnished shall be of good quality, to true dimension, clear and readable and in all respects 
comparable to the original Plan so that the lines, dimensions and marking will not rub off or smear.  The 
location of the subdivision within the City shall be shown by a small scale vicinity map on the first sheet. 

 
5-4-311: Data to Accompany Final Plan (Amended 10/7/08).  At the time a Final Plan of a subdivision is submitted 
to the Zoning Administrator, the subdivider shall submit therewith the following documents: 
(1) The applicant may include Covenants, Conditions, and Restrictions (CC&R's) with any subdivision.  If CC&R's 

are included with a subdivision the applicant shall submit one copy for staff review.  Staff shall review the 
CC&R's to determine any potential conflicts with city ordinances.  In all cases city ordinances shall govern 
and in no case will the city enforce CC&R's however they may be enforced through civil litigation by an 
Architectural Review Committee or Home Owners Association assembled by the developer or property 
owners within the subdivision.  These documents may include the landscaping requirements and may also 
include other conditions or restrictions as determined by the subdivider. 

 
5-4-312: Soil Report (Amended 10/7/08).  A soil report, based upon adequate test borings and excavations, prepared 
by a civil engineer specializing in soil mechanics and registered by the State of Utah, shall be required following final 
approval and prior to recording of any subdivision plat for review by the City Engineer.  If the soil report indicates the 
presence of critically expansive soils, high water table or other soil problems which, if not corrected, would lead to 
structural defects of the proposed buildings, damage to the buildings from the water or premature deterioration of the 
public improvements, a soil investigation of each lot in the subdivision may be required by the City Engineer.  The soil 
investigation shall recommend corrective action intended to prevent damage to the proposed structure or public 
improvements.  The fact that a soil report has been prepared shall be noted on the Final Plan and a copy attached to 
the Preliminary Plan application. 
 
5-4-313: Evaluation of Final Plan (Amended 10/7/08). 
(1) The Zoning Administrator shall check the Final Plan for completeness and general compliance with this Title, 

the Final Plan Checklist and for incorporation of any changes required during the Preliminary Plan procedure. 
If the submission appears to not be complete, not in general compliance with, or does not incorporate 
required changes, the Zoning Administrator shall notify the applicant in writing and specify the respects in 
which it is deficit. If the submission appears to be complete, in general compliance and incorporates required 
changes, the Zoning Administrator shall refer the Plan and application to the City Engineer and other 
applicable agencies for their approval or direct the applicant to secure such approvals. 

(2) Upon receipt of the Final Plan and other data submitted therewith, the City Engineer shall examine such to 
determine that the subdivision, as shown, is substantially the same as it appeared on the Preliminary Plan 
and any approved alterations thereof. If the City Engineer shall determine that full conformity therewith has 
been made, it shall so certify on said Plan and shall transmit said Plan back to the Zoning Administrator who 
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shall bring it before the Planning Commission. 
 
5-4-314: Reserved  
 
(Ord: # 2011-TBD 02/01/11) 

 
5-4-315: City Council Action – Final Plat  
 
(1) An application for approval of a Final Plat shall not be filed unless there is an approved Preliminary Plat for the 

proposed subdivision as provided herein.  
 

(2) An applicant for Final Plat approval shall comply in all respects with the provisions of this chapter and all other 
applicable chapters of the Highland City Code.  
 

(3) An applicant shall submit all of the documents, information, data, and other requirements for Final Plat approval, 
including fees, to the Zoning Administrator and shall furnish all information and materials needed to satisfy the 
requirements of this chapter.  
 

(4) In addition to the requirements of the preceding paragraphs, the applicant shall provide to the Zoning 
Administrator any additional information, documents, or other material relevant to the application that the project 
team reasonably believes is necessary in order for the council to evaluate, analyze, and understand the subject 
matter of the application.  
 

(5) An application for Final Plat approval shall not be deemed to have been filed or properly submitted until all of the 
above listed requirements have been complied with. Compliance shall be determined by the Zoning Administrator.  

 
(6) The procedure for approval, amendment, or disapproval of final plat applications shall be as follows: 
 

a.  Upon receipt of a recommendation from the Development Review Committee, the City Council shall 
approve, conditional approve or disapprove applications for Final Plat approval after reviewing the 
application and conducting a public meeting. In cases of conditional approval or disapproval, the specific 
conditions or reasons for disapproval will be stated in the motion of the minutes of the Council meeting. 
 

b.  The City Council shall approve an application for Final Plat approval if all requirements set forth in the 
Development Code are complied with, it conforms to the approved preliminary plat and has been approved 
by culinary water and sanitary sewer authority.  
 

c.  The City Council may deny an application if it finds that plat does not meet the requirements of the 
development code or does not conform to the approved preliminary plat or has not been approved by the 
culinary water or sanitary sewer authority. 
 

d.  The City shall notify the subdivider, in writing, of the action taken by the City Council. 
 
(Ord: # 2011-TBD 02/01/11) 
 
5-4-316: Disapproval by the City Council  
 
If the Council disapproves the final plat, the minutes shall state the reasons for such denial. The final plat application 
may be refiled at any time if revision can resolve the reasons for the denial as originally proposed. The refiling of a 
final plat application for the same tract, or any portion thereof, shall be treated as a new project and will follow the 
procedures and requirements specified in this chapter. 
 
(Ord: # 2011-TBD 02/01/11) 

 
5-4-317: Appeal of City Council Decisions (Amended 10/7/08).  A subdivider may appeal any decision of the City 
Council to the Appeal Authority as described in Chapter 2, Article 3 of this Code. Such appeal shall be made within 
twenty-one (21) calendar days of the rendering of a decision by the City Council. 
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5-4-318: Performance Bond - Subdivider (Amended 8/21/07, 5/20/08). 
Prior to recordation of a final plat, after it has received City Council approval, the subdivider shall complete all of the 
public improvements required in the subdivision.  Prior to recordation, the subdivider shall enter into a performance 
bond agreement with the City to insure completion of all public improvements required to be installed in the 
subdivision per Chapter 6, Guarantee of Performance, in this Code. 
 
5-4-319: Performance Bond - Contractor (Amended: 8/21/07, 5/20/08).  
(1) All public improvements required under this Title shall be installed by a contractor or subcontractors licensed 

by the State of Utah. 
(2) Prior to the installation of such improvements, the contractor or subcontractor shall obtain the necessary 

permits from the City and file a performance bond in an amount equal to 120 percent of the cost of installation 
of the improvements per Chapter 6, Guarantee of Performance, in this Code.  

 
5-4-320: Copy of Owner’s Payment Bond Required.  Prior to the issuance of any permits to install any public 
improvements, the subdivider shall file with the City a copy of the bond required by Section 14-2-1, Utah Code 
Annotated 1953, as amended, which requires prompt payment for material furnished and labor performed under the 
subdivider's contract with the contractor. 
 
5-4-321: Blank (Amended 8/21/07) 
 
5-4-322: Recording of Plat (Amended 5/20/08).  After City Council approval, completion of the required public 
improvements or filing of the bond agreement described in Section 5-4-318, above, and Chapter 6, Guarantee of 
Performance, in this Code, satisfaction of all other city requirements, and signing of the plat by the Mayor, the plat, 
and covenants, conditions and restrictions for the subdivision shall be presented by the City Recorder to the Utah 
County Recorder for recordation. 
 
5-4-323: Expiration of Final Plat Approval (Amended 10/7/08).  If the requirements set forth in the subdivision 
approval above are not met by the subdivider within 180 calendar days from the date of City Council approval, such 
approval shall be null and void.  This time period may be extended by the Zoning Administrator one time, for up to 180 
days if the subdivider petitions the Zoning Administrator for an extension prior to the expiration date and pays 
extension fees. The Zoning Administrator shall not grant a subdivision extension if: the subdivision no longer meets 
current zoning ordinances; surrounding property has received final approval and/or has developed resulting in new 
alignments, development requirements, or similar; geological or geophysical conditions have changed or been 
identified; the proposal has changed since the previously approved Final Approval. One additional extension request 
for City Council Final Approval may be submitted to the City Council directly for approval and after payment of 
extension fees for the second extension request.  The subdivider must petition for an extension, prior to the expiration 
of the original 180 day period and pay extension fees. An extension may be granted only if the City Council finds that 
it will not be detrimental to the City and if the planned uses have not changed.  The City Council shall not grant a 
subdivision extension if the subdivision no longer meets current zoning ordinances. The City Council may not grant a 
subdivision extension if the surrounding property has received final approval and/or has developed resulting in new 
alignments, development requirements, or similar; or, geological or geophysical conditions have changed or been 
identified. If any of the fees charged as a condition of subdivision approval, including but not limited to, inspection 
fees, parks fee, flood control fees, impact fees as well as the amounts the City uses to estimate bonds to insure 
completion of improvements, have increased, the City Council shall require that the subdivider pay such increases as 
a condition of granting the extension. 
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5-4-400 Open Space Subdivision Option  
 
5-4-401:  Purpose 
5-4-402:  Land Area 
5-4-403:  Area Width Requirements 
5-4-404:  Permitted Uses 
5-4-405:  Minimum Lot Area 
5-4-406:  Minimum Percentage of Open Space 
5-4-407:  Location of Open Space 
5-4-408:  Site Planning Procedures 
5-4-409:  Ownership and Maintenance of Open Space 
 
5-4-401:   Purpose.  This provision is intended to promote imaginative, well designed subdivisions, which preserve 
and encourage the donation of open space and respect the physical qualities of the land.  The Planning Commission 
may recommend and The City Council approve Open Space Subdivisions in the R-1-40 zone and in the R-1-20 zone, 
provided the following conditions are met: 
 
5-4-402: Land Area.  In instances where there is a compelling community interest clustering may be required.  
Examples of compelling community interest could include: 
(1) Natural Areas 
(2) Wetlands 
(3) Wildlife Habitat 
(4) Scenic Corridors 
(5) Gateways 
(6) Other Public Use Lands 
 
5-4-403:  Density (Number of Lots).  The maximum number of lots to be permitted on subdivided property is 
determined by dividing the total plat square footage by forty thousand square feet, in the R-1-40 zone and dividing by 
twenty thousand square feet in the R-1-20 zone.   
 
5-4-405:  Minimum Lot Area. In open space subdivisions, the minimum lot area be determined after an evaluation of: 
(1) All potential conservation areas 
(2) The location of the housing sites 
(3) The alignment of streets and trails. 
(4) The drawing of lot lines 
(5) The open space shall be computed based upon the difference between the square footage of the lots and the 

total square footage of the subdivision 
 
5-4-406: Minimum Percentage of Open Space.  The minimum percentage of land that shall be designated as 
permanent open space, not to be further subdivided, and protected through a conservation easement held by 
Highland City or by a recognized land trust or conservancy shall be specified below: 
(1) A minimum of fifty percent (50%) of the total tract area, after deducting the following kinds of unbuildable land 

(which are also required to be deducted when calculating net permitted density for conventional subdivisions 
as well): 
(a) Wetlands and land that is generally inundated (land under ponds, lakes, creeks, etc.) 
(b) All of the floodway and floodway fringe within the 100-year floodplain, as shown on official FEMA 

maps. 
(c) Land with slopes exceeding 25%, or soils subject to slumping. 
(d) Land required for street rights-of-way (10% of the net tract area) 
(e) Land under permanent easement prohibiting future development (including easements for drainage, 

access, and utilities) 
(f) The above shall generally be designated as undivided open space, to facilitate easement monitoring 

and enforcement, and to promote appropriate management by a single entity according to approved 
land management standards.  
 

(2) All undivided open space and any lot capable of further subdivision shall be restricted from further subdivision 
through a permanent conservation easement, in a form acceptable to the township and duly recorded in the 
County Recorder’s Office. 
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(3) At least twenty-five (25%) of the minimum required open space shall be suitable for active recreation 
purposes, but no more than fifty percent (50%) shall be utilized for that purpose, in order to preserve a 
reasonable proportion natural areas on the site.  The purpose for which open space areas are proposed shall 
be documented by the applicant.   

(4) Storm water management ponds or basins may be included as part of the minimum required open space, as 
may land within the rights-of-way for underground pipelines.  However, land within the rights-of-way of high-
tension power lines shall not be included as comprising part of the minimum required open space.  

 
5-4-407: Location of Open Space.  The location of open space conserved through compact residential development 
shall be consistent with the policies contained in the Land Use Element of the General Plan and with the 
recommendations contained in this section and the following section (“evaluation criteria”).   
(1) Open space shall be comprised of two types of land: “Primary Conservation Areas” and “Secondary 

Conservation areas”.  All lands within both Primary and Secondary Conservation areas are required to be 
protected by a permanent conservation easement prohibiting future development, and setting other standards 
safe-guarding the site’s special resources from negative changes. 
(a) Primary Conservation areas.   This category consists of wetlands, lands that are generally 

inundated (under ponds, lakes, creeks, etc.), land within the 100-year floodplain, slopes exceeding 
25%, and soils subject to slumping.  These sensitive lands are deducted from the total parcel acreage 
to produce the “adjusted Tract Acreage,” on which density is based (for both conventional and 
conservation subdivisions).  

(b) Secondary Conservation areas.  In addition to the Primary Conservation Areas, at least fifty percent 
(50%) of the remaining land shall be designated and permanently protected.  Full density credit shall 
be allowed for land in this category that would otherwise be buildable under local, state and federal 
regulations, so that their development potential is not reduced by this designation.  Such density 
credit may be applied to other unconstrained parts of the site. 

(c) Although the locations of Primary Conservation Areas are pre-determined by the locations of flood 
plains, wetlands, steep slopes an soils subject to slumping, greater latitude exists in the designation 
of Secondary Conservation Areas (except that they shall include a 100-foot deep green way buffer 
along all water bodies and watercourses, and a 50-foot green way buffer alongside wetlands soils 
classified as “very poorly drained” in the medium-intensity county soil survey of the USDA Natural 
“Resources Conservation Service)” 

(d) The location of Secondary Conservation Areas shall be guided by the maps and policies contained in 
the Land Use Element of the General Plan and the Parks, Recreation and Trails Element of the 
General Plan and shall typically include all or part of the following kinds of resources: mature 
woodlands, aquifer recharge areas with highly permeable (“excessively drained”) soil, significant 
wildlife habitat areas, prime farmland, historic, archaeological or cultural features listed (or eligible to 
be listed) on national state or county registers or inventories, and scenic views into the property from 
existing public roads.  Secondary Conservation Areas therefore typically consist of meadows, forest, 
pastures and farm fields, part of the ecologically connected matrix of natural areas significant for 
wildlife habitat, water quality protection, and other reasons.  Although the resource lands listed as 
potential Secondary Conservation Areas may comprise more than half of the remaining land on a 
development parcel (after primary conservation areas have been deducted), no applicant shall be 
required to designate more than 50% of that remaining land as Secondary Conservation Area. 

(e) General Location Standards. 
(i) Subdivisions shall be designed around both the Primary and Secondary Conservation Areas, 

which together constitute the total required open space. The design process should therefore 
commence with the delineation of all potential open space, after which potential house sites 
are located. Following that, access road alignments are identified, with lot lines being drawn 
in as the final step.  This “four-step” process in further described in Section II.b.6 below. 

(ii) Both Primary and Secondary Conservation Areas shall be placed in undivided preserves, 
which may adjoin housing areas that have been designed more compactly to create larger 
areas that may be enjoyed equally by all residents of the development. 

(iii) Undivided open space shall be directly accessible to the largest practicable number of lots 
within a conservation subdivision.  To achieve this, the majority of house lots should abut 
undivided open space in order to provide direct views and access.  Safe and convenient 
pedestrian access to the open space from all lots not adjoining the open space shall be 
provided (except in the case of farmland, or other resource areas vulnerable to trampling 
damage or human disturbance).  Where the undivided open space is designated as separate, 
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noncontiguous parcels, no parcel shall consist of less than three (3) acres in area nor have a 
length-to-width ratio in excess of 4 to 1, except in areas that are specifically designed as 
village greens, ballfields, upland buffers to wetlands, waterbodies or watercourses or trail 
links. 

(f) Interconnected Open Space Network. 
(i) As these policies are implemented, the protected open spaces in each new subdivision will 

eventually adjoin each other, ultimately forming an interconnected network of Primary and 
Secondary Conservation Areas across the City.  To avoid the issue of “taking of land without 
compensation” the only elements of this network that would necessarily be open to the public 
are those lands that have been required to be dedicated for public use, never more than 10% 
of a development parcel’s gross acreage, and typically configured in a linear fashion as an 
element of the City’s long range open space network. 

(g) Evaluation Criteria. 
(i) In evaluating the layout of lots and open space, the following criteria will be considered by the 

Planning Commission as indicating design appropriate to the site’s natural, historic, and 
cultural features, and meeting the purposes of this ordinance.  Diversity and originality in lot 
layout shall be encouraged to achieve the best possible relationship between development 
and conservation areas.  Accordingly, the Planning Commission shall evaluate proposals to 
determine whether the proposed conceptual preliminary plan: 

(ii) Protects and serves all floodplains, wetlands, and steep slopes from clearing, grading, filing, 
or construction (except as may be approved by the City for essential infrastructure or active 
or passive recreation amenities).  

(iii) Preserves and maintains mature woodlands, existing fields, pastures, meadows and 
orchards, and creates sufficient buffer areas to minimize conflicts between residential and 
agricultural uses.  For example, locating house lots and driveways within wooded areas is 
generally recommended, with two exceptions.  The first involves significant wildlife habitat or 
mature woodlands that raise an equal or greater preservation concern as described in items 
#5 and #8 below.  The second involves predominantly agricultural areas, where remnant tree 
groups provide the only natural areas for wildlife habitat. 

(iv) If development must be located on open fields or pastures because of greater constraints in 
all other parts of the site, dwellings should be sited on the least prime agricultural soils, or in 
locations at the far edge of a field, as seen from existing public roads.  Other considerations 
include whether the development will be visually buffered from existing public roads, such as 
by planting screen consisting of a variety of indigenous native trees, shrubs, and wildflowers 
(specifications for which should be based upon a close examination of the distribution and 
frequency of those species found in a typical nearby roadside verge or hedgerow). 

(v) Maintains or creates an upland buffer of natural species vegetation of at least 100 feet in 
depth adjacent to wetlands and surface waters, including creeks, streams, springs, lakes and 
ponds. 

(vi) Designs around existing hedgerows and treelines between fields or meadows and minimize 
impacts on large woodlands (greater than five acres), especially those containing many 
mature trees or significant wildlife habitat.  Also, woodlands of any size or highly erodible 
soils with slopes greater than 10% should be avoided.  However, woodlands in poor condition 
with limited management potential can provide suitable locations for residential development.  
When any woodland is developed, great care shall be taken to design all disturbed areas (for 
buildings, roads, yards, septic disposal fields, etc.) In locations where there are no large trees 
or obvious wildlife areas, to the fullest extent that is practicable. 

(vii) Leaves scenic views and vistas unblocked or uninterrupted, particularly as seen from public 
thoroughfares.  For example, in open space agrarian landscapes, a deep “no-build, no-plant” 
buffer is recommended along the public thoroughfare where those views or vistas are 
prominent or locally significant.  The concept of “foreground meadows” with homes facing the 
pubic thoroughfare across a broad grassy expanse is strongly preferred to mere buffer strips, 
with or without berms or vegetative screening.  In wooded areas where the sense of 
enclosure is a feature that should be maintained, a deep “no-build, no-cut” buffer should be 
respected, to preserve existing vegetation. 

(viii) Avoid siting new construction on prominent hilltops or ridges, by taking advantage of lower 
topographic features. 

(ix) Protect wildlife habitat areas of species listed as endangered, threatened, or of special 
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concern by the U.S. Environmental Protection Agency and the Utah State Division of Wildlife. 
(x) Designs around and preserve sites of historic, archaeological, or cultural values, and their 

environs, insofar as needed to safeguard the character of the feature, including stone walls, 
spring houses, barn foundations, cellar holes, earthworks, and burial grounds. 

(xi) Protects rural roadside character and improves public safety and vehicular carrying capacity 
by avoiding development from coming directly onto existing public roads.  Establishes buffer 
zones along the scenic corridor of rural roads with historic buildings, stone walls, hedgerow, 
and so on. 

(xii) Landscapes common areas (such as community greens), cul-de-sac islands, and both sides 
of new streets with native specie shade trees and flowering shrubs with high wildlife 
conservation value.  Deciduous shade trees shall be planted at forty-foot intervals on both 
side of each street, so that the neighborhood will have a stately and traditional appearance 
when they grow and mature.  These trees shall generally be located between the sidewalk or 
foot path and the edge of the street, within a planting strip no less than five feet in width. 

(xiii) Provides active recreational areas in suitable locations that offer convenient access by 
residents and adequate screening from nearby house lots. 

(xiv) Includes a pedestrian circulation system designed to assure that pedestrians can walk safely 
and easily on the site, between properties and activities or special features within the 
neighborhood open space system.  All roadside footpaths should connect with off-road trails, 
which in turn should link with potential open space on adjoining undeveloped parcels (or with 
existing open space on adjoining developed parcels, where applicable). 

(xv) Provides open space that is reasonably contiguous.  Fragmentation of open space should be 
minimized so that those resource areas are not divided into numerous small parcels located 
in various parts of the development.  To the greatest extent practicable, this land shall be 
designed as a single block with logical, straightforward boundaries.  Long thin strips of 
conservation land should be avoided, unless the conservation feature is linear or unless such 
configuration is necessary to connect with other streams or trails.  The open space shall 
generally abut existing or potential open space land on adjacent parcels (such as in other 
subdivisions, public parks, or properties owned by or leased to private land conservation 
organizations).  Such subdivision open space shall be designed as part of larger contiguous 
greenway systems, as per the policies of the Land Use Element of the General Plan and the 
Parks, Recreation and Trails Element of the General Plan. 

 
5-4-408: Site Planning Procedures for Conservation Subdivisions. (Amended 11/15/05, 10/7/08) The sequence 
of actions prescribed for Open Space Subdivisions will follow the major subdivision section of this code as outlined in 
Section 5-4-300.  Reviews specific to Conservation Subdivisions are noted below. 
(1) Pre-Application Discussion.  

(a) A pre-application discussion is strongly encouraged between the applicant, the site designer(s), and 
the Planning Commission.  The purpose of this informal meeting is to introduce the applicant and the 
site designer(s) to the City’s zoning and subdivision regulations and procedures, and to discuss the 
applicant’s objectives in relation to the City’s official policies and ordinance requirement.  The City 
may designate a consultant experienced in development design and in the protection of natural 
features and greenway lands to meet with the applicant and to attend or conduct meeting required 
under this ordinance.  (The cost of these consultant fees shall be paid for through subdivision review 
fees received by the City.) 
(i) Existing Features (Site Analysis) or Sketch Plan.  Plans analyzing each site’s special features 

are required for all proposed subdivisions, as they form the basis of the design process for 
greenway lands, house locations, street alignments, and lot lines.  The applicant or his/her 
representative shall bring a copy of the Existing Features (Site Analysis) Plan to the on-site 
walkabout. Requirements for Existing Features (Site Analysis) Plans are as follows: 
A. A contour map based at least upon topographical maps published by the   U.S. 

Geological Survey. 
B. The location of severely constraining elements such as steep slopes (over 25%), 

wetlands, watercourses, intermittent streams and 100-year flood plains and all rights 
of ways and easements. 

C. Soil boundaries as shown on the USDA Natural Resources Conservation Service 
medium density maps. 

D. The location of significant features such as woodlands, treelines, open fields or 
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meadows, scenic views into or out from the property, watershed divides and drainage 
ways, fences or stone walls, rock outcrops, and existing structures, roads, tracks and 
trails. 

E. These Existing Features (Site Analysis) Plans shall identify both Primary 
Conservation Areas (flood plains, wetlands, and steep slopes), and Secondary 
Conservation Areas. ordinance.  Together, these primary and secondary 
Conservation areas comprise the development’s proposed open space, the location 
of which shall be consistent with the locational design criteria listed in the Land Use 
Element of the General Plan and the Parks, Recreation and Trails Element of the 
General Plan.  The Existing Features (Site Analysis) Plan shall form the basis for the 
sketch plan, which shall show the tentative location of homes, streets, lot lines, and 
greenway lands in new subdivisions, according to the four-step design process 
described in Section II.b6 below. 

(2) On-Site Walkabout. 
(a) After the Existing Features (Site Analysis) Plan has been prepared, the Planning Commission may 

schedule a mutually convenient date to walk the property with the applicant and his/her site designer.  
The purpose of this visit is to familiarize City officials with the property’s special features, and to 
provide them an informal opportunity to offer guidance (or a least a response) to the applicant 
regarding the tentative location of the Secondary Conservation Areas and potential house locations 
and street alignments.  If this visit is not scheduled before submission of the sketch plan, it should 
occur soon thereafter. 

(3) Pre-submission Conference. 
(a) Prior to submission of the sketch plan, the applicant shall meet with the City Staff to discuss how the 

four-step approach to designing subdivisions, described, could be applied to the subject property.  At 
the discretion of the Staff, this conference may be combined with the on-site walkabout;  

(4) Preliminary Plan (Amended 11/15/05, 5/2/06, 10/7/08) 
(a) After the pre-submission conference, a preliminary Plan shall be submitted to the city and the 

Planning Commission shall hold a public hearing for all proposed subdivisions. The applicant shall 
provide a legible vicinity map indicating the exact location of their property and each property within ¼ 
mile (1,320 feet). The map shall include the address of the subject property and shall be part of each 
notice required for the public hearing. As used in this ordinance, the term “preliminary plan” refers to a 
preliminarily engineered plan drawn to illustrate thoughts about a layout for greenway lands, house 
sites, and street alignments. This is the stage where drawings are tentatively illustrated, before heavy 
engineering costs are incurred in the design of any proposed subdivision layout. These drawings shall 
be prepared by a team that includes a landscape architect and a civil engineer. 

(b) A Preliminary Plan shall be submitted by the applicant to the City in accordance with Section 3-4-100 
of the City Development Code. The Planning Commission review will include overall pattern of 
streets, house lots, Primary and Secondary Conservation Areas, and potential trail linkages (where 
applicable), prior to any significant expenditure of engineering cost in the design of streets, storm 
water management, or the accurate delineation of lot boundaries. 

(c) Application for Final Plan approval shall be made to the Planning Commission within 180 calendar 
days after conditional approval of the Preliminary Plan by the Planning Commission. This time period 
may be extended by the City Zoning Administrator for up to 180 calendar days if the subdivider 
petitions the City for an extension prior to the expiration date and pays extension fees. The Zoning 
Administrator shall not grant a subdivision extension if: the subdivision no longer meets current 
zoning ordinances; surrounding property has received final approval and/or has developed resulting 
in new alignments, development requirements, or similar; geological or geophysical conditions have 
changed or been identified; the proposal has changed since the initial Preliminary Approval and Final 
Recommendation.  Extension requests for the Planning Commission Final Recommendation after the 
first extension has been granted shall be submitted to the Planning Commission directly for approval 
and after payment of extension fees. The applicant shall satisfy all conditions of approval as required 
by staff and approved by the Planning Commission prior to submitting for Final Plan approval. Any 
changes to the Preliminary Plan as required by staff and approved by the Planning Commission shall 
be included on the Final Plan prior to submitting for Final Subdivision Plan recommendation from the 
Planning Commission.  Staff shall be given adequate time to review any of these requirements/ 
changes before permitting the applicant to apply for final plat approval. 

(d) The subdivider shall file an application for Final Subdivision Plan recommendation from the Planning 
Commission with the Zoning Administrator on a form prescribed by the City, together with such prints 
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and data as may be required from time to time by the Zoning Administrator. 
(5) Four-Step Process. 

(a) Each Preliminary Plan shall follow a four-step design process, as described below.   
(i) Designating the Open Space.  During the first step, all potential conservation areas (both 

primary and secondary) are identified, using the Existing Features (Site Analysis) Plan.  
Primary conservation Areas shall consist of wetlands, floodplains, slopes over 25%, and soils 
susceptible to slumping.  Secondary Conservation Areas shall comprise 50% of the 
remaining land, and shall include the most sensitive and noteworthy natural, scenic, and 
cultural resources on that remaining half of the property. 

(ii) Guidance on which parts of the remaining land to classify as Secondary Conservation Areas 
shall be based upon. 
A. On-site visits or “walkabouts” 
B. The open space locational criteria contained in Section 1.e. above 
C. Information from published data and reports 
D. Conversations with existing or recent owners of the property, and members or the 

Planning Commission and City Council. 
(iii) Location of house sites. During the second step, potential house sites are tentatively 

located.  Because the proposed location of houses within each lot represents a significant 
decision with potential impacts on the ability of the development to meet the evaluation 
criteria, subdivision applicants shall identify tentative house sites on the Preliminary Plan and 
proposed house sites on the detailed final plan.  House sites should generally be located not 
closer than 100 feet of Primary Conservation Areas, but may be situated within 50 feet of 
Secondary Conservation areas, but may be situated within 50 feet of Secondary 
Conservation Areas, in order to enjoy views of the latter without negatively impacting the 
former. The building “footprint” of proposed residences may be changed by more than fifty 
feet in any direction with approval of the Planning Commission.  Changes involving less than 
fifty feet do not require approval. 

(iv) Street and Lot layout.  The third step consists of aligning proposed streets to provide 
vehicular access to each house in the most reasonable and economical way.  When lots and 
access streets are laid out, they shall be located in a way that avoids or at least minimizes 
adverse impacts on both the Primary and Secondary Conservation Areas.  To the greatest 
extent practicable, wetland crossings and streets traversing existing slopes over 15% shall be 
strongly discouraged.  Street connections shall generally be encouraged to minimize the 
number of new cul-de-sacs to be maintained by the City and to facilitate easy access to and 
from homes in different parts of the property (and adjoining parcels).  Where cul-de-sacs 
serving more than six homes shall generally be designed with a central island containing 
indigenous trees and shrubs (either conserved on site or planted). 

(v) The City generally encourages the creation of single-loaded residential access streets, in 
order that the maximum number of homes in new developments may enjoy views of open 
space. 

(vi) Note than in situations where more formal “neo-traditional” or “village type” layouts are 
proposed, Steps two and three may be reversed, so that the location of house sites follows 
the location of streets and squares. 

(vii) Lot lines.  The fourth step is to simply draw in the lot lines (Where applicable).  These are 
generally drawn midway between house locations.  

(6) Final Plat.  
(a) The final plat shall conform to the requirements of section 3-4-100 of the Development Code. 

  
5-4-409: Ownership and Maintenance of Open Space.  (Amended 8/21/07, 5/20/08) 
(1) General. 

(a) Different ownership and management options apply to the permanently protected open space created 
through the development process.  The open space shall remain undivided and may be owned and 
managed by a homeowner’s association, the City or a recognized land trust or conservancy.  A public 
land dedication, not exceeding 10% of the total parcel size, may be required by the City, through this 
open space to facilitate trail connections.  A narrative describing ownership, use and maintenance 
responsibilities shall be submitted for all common and public improvements, utilities and open spaces. 

(2) Ownership standards. 
(a) Common open space within a development shall be owned, administered, and maintained by any of 
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the following methods, either individually or in combination and subject to approval by the City. 
(b) Offer of Dedication. 

(i) The City shall have the first and last offer of dedication of undivided open space in the event 
said land is to be conveyed.  Dedication shall take the form of a fee simple ownership.  The 
City may, but shall not be required to accept undivided open space provided: (1) such land is 
accessible to the residents of the City (2) there is no cost of acquisition other than any costs 
incidental to the transfer of ownership such as title insurance; and (3) the City agrees to and 
has access to maintain such lands.  Where the City accepts dedication of common open 
space that contains improvements, the City may require the posting of financial security to 
ensure structural integrity of said improvements as well as the functioning of said 
improvements for a term not to exceed eighteen (18) months from the date of acceptance of 
dedication.  The amount of financial security shall not exceed one hundred twenty percent 
(120%) of the actual cost of installation of said improvements per Chapter 6, Guarantee of 
Performance, in this Code. 

(c) Homeowners’ Association: The undivided open space and associated facilities may be held in 
common ownership by a homeowners’ association.  The association shall be formed and operated 
under the following provisions: 
(i) The developer shall provide description of the association, including its bylaws and methods 

for maintaining the open space. 
(ii) The association shall be organized by the developer and shall be operated with a financial 

subsidy from the developer, before the sale of any lots within the development. 
(iii) Membership in the association is automatic (mandatory) for all purchasers of homes therein 

and their successors.  The conditions and timing of transferring control of the association 
from developer to homeowners shall be identified. 

(iv) The association shall be responsible for maintenance of insurance and taxes on undivided 
open space, enforceable by liens placed by the City on the association.  The association may 
place liens on the homes or house lots of its members who fail to pay their association dues 
in a timely manner.  Such liens may require the imposition of penalty and interest charges. 

(v) The members of the association shall share equitably the costs of maintaining and 
developing such undivided open space.  Shares shall be defined within the association 
bylaws. 

(vi) In the event of a proposed transfer, within the methods here permitted, of undivided open 
space land by the homeowners’ association, or the assumption of maintenance of undivided 
open space by the City, notice of such action shall be given to all property owners within the 
development. 

(vii) The association shall have or hire adequate staff to administer common facilities and property 
and continually maintain the undivided open space. 

(viii) The homeowners’ association may lease open space to any other qualified person, or 
corporation, for operation and maintenance of open space lands, but such a lease agreement 
shall provide: 
A. That the residents of the development shall at all times have access to the open 

space lands contained therein (except crop land during the growing season); 
B. That the undivided open space to be leased shall be maintained for the purposes set 

forth in this ordinance; 
C. That the operation of open space facilities may be for the benefit of the residents 

only, or may be open to the residents of the City, at the election of the developer 
and/or homeowners’ association, as the case may be. 

(ix) The lease shall be subject to the approval of the board and any transfer or assignment of the 
lease shall be further subject to the approval of the board.  Lease agreements so entered 
upon shall be recorded by the Utah County Recorder’s Office within thirty (30) days of their 
execution and a copy of the recorded lease shall be filed with the City. 

(3) Dedication of Easements. 
(a) The City may, but shall not be required to, accept easements for public use of any portion or portions 

of undivided open space land, title of which is to remain in ownership by the homeowner’s 
association, provided; 1l such land is accessible to City residents; 2. There is no cost of acquisition 
other than any cost incidental to the transfer of ownership, such as title insurance; and 3. A 
satisfactory maintenance agreement is reached between the developer, home owners association, 
and the City 
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(4) Transfer of Easements to a Private Conservation Organization. 
(a) With the permission of the City, an owner may transfer easements to a private, nonprofit organization, 

among whose purpose is to conserve open space and/natural resources, provided that; 
(i) The organization is acceptable to the City, and is a bona fide conservation organization with 

perpetual existence; 
(ii) The conveyance contains appropriate provisions for proper reverter or transfer in the event 

that the organization becomes unwilling or unable to continue carrying out its functions; and 
(iii) A maintenance agreement acceptable to the board is entered into by the developer of and 

the organization. 
(5) Maintenance Standards. 

(a) The ultimate owner of the open space (typically a homeowners’ association) shall be responsible for 
raising all monies required for operations, maintenance, or physical improvements to the open space 
through annual dues, special assessments, etc.  The homeowners’ association shall be authorized 
under its bylaws to place liens on the property of residents who fall delinquent in payment of such 
dues, assessments, etc. 

(b) In the event that the association or any successor organization shall, at any time after establishment 
of a development containing undivided open space, fail to maintain the undivided open space in 
reasonable order and condition in accordance with the development plan, the City may serve written 
notice upon the owner of record, setting forth the manner in which the owner of record has failed to 
maintain the undivided open space in reasonable condition. 

(c) Failure to adequately maintain the undivided open space in reasonable order and condition 
constitutes a violation of this ordained.  The City is hereby authorized to give notice by personal 
service or by United States mail, to the owner or occupant, as the case may be, of any violation, 
directing the owner to remedy the same within (20) days. 

(d) Should any bill or bills for maintenance of undivided open space by the City be unpaid by November 1 
of each year, a late fee, of fifteen (15%) shall be added to such bills and a lien shall be filed against 
the premises in the same manner as other municipal claims. 
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CHAPTER 5-5   (RESERVED) 
CHAPTER 5-6   (RESERVED) 
CHAPTER 5-7   (RESERVED) 

 
 

CHAPTER 5-8 
Amended: 4/20/04 

GENERAL REQUIREMENTS OF ALL SUBDIVISIONS 
 
 
5-8-101:  Subdivision Layout 
5-8-102:  Site Development Permit 
5-8-103:  Blocks 
5-8-104:  Lots 
5-8-105:  Streets 
5-8-106:  Protection Strips 
5-8-107:  Dedication and Reservation 
5-8-108:  Landscaping 
5-8-109: (Blank, Section deleted 4/20/04) 
5-8-110:  Neighborhood Box Units 
5-8-111:  Watercourses 
5-8-112:  Water Rights to be Conveyed to City  
5-8-113:  Solar Access and Orientation 
 
5-8-101: Subdivision Layout. 
(1) The subdivision layout shall conform to the official General Plan and all applicable Zoning Regulations. 
(2) Where trees, groves, waterways, scenic points, historic spots or other City assets and landmarks, as 

determined by the City, are located within a proposed subdivision, every possible means shall be provided to 
preserve these features. 

(3) Whenever a tract to be subdivided adjoins or embraces any part of an existing or proposed street so 
designated on the major street plan, such part of the public way shall be platted and dedicated, and improved 
by the subdivider in the location and at the width specified. 

 
5-8-102: Site Development Permit.  The Zoning Administrator, after receiving a subdivision plat application, shall 
indicate to the subdivider whether special site development considerations are required prior to the subdivider altering 
the terrain or vegetation on the proposed subdivision site. 
 
5-8-103: Blocks. 
(1) Lots having double frontage shall not be approved except where necessitated by topographic or other 

unusual conditions.  The width of each block shall be sufficient for an ultimate layout of two tiers of lots therein 
of a size required by the provisions of this Title, unless the general layout of the vicinity, lines of ownership, 
topographical conditions or locations of arterial streets or freeways justify or make necessary a variation from 
this requirement. 

(2) Blocks shall not exceed 1500 feet in length.  In any block over 900 feet in length, there shall be a crosswalk or 
pedestrian way in accordance with generally acceptable Transportation Practices. 

 
5-8-104: Lots. 
(1) All subdivisions shall result in the creation of lots which are developable and capable of being built upon.  A 

subdivision shall not create lots, and no building permit shall be issued for any lots which would make 
improvement impractical due to size, shape, steepness of terrain, location of watercourses, problems of 
sewerage or driveway grades, or other physical conditions. 

(2) All lots or parcels created by the subdivision shall have access to a dedicated street improved to standards 
hereinafter required.  Private streets shall not be permitted unless the Planning Commission finds that the 
most logical development of the land requires that lots be created which are served by a private street or 
other means of access, and makes such findings in writing with the reasons stated therein.  Land designated 
as public right-of-way shall be separate and distinct from lots adjoining such right-of-way and not be included 
in the area of such lots. 

(3) The minimum area and dimensions of all lots shall conform to the requirements of the Zoning Code for the 
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district in which the subdivision is located. 
(4) The side lines of all lots, so far as possible, shall be at right angles to the street which the lot faces, or 

approximately radial to the center of curvatures, if such street is curved.  Sidelines of lots shall be 
approximately radial to the center of curvature of a cul-de-sac on which the lot faces.  The Planning 
Commission may allow exceptions to this requirement where considerations for solar orientation are involved. 

(5) Corner lots for residential use shall be platted wider than interior lots in order to permit conformance with the 
required street setback requirements of the Zoning Code. 

(6) A lot shall not be divided by a City limit line.  Each such boundary line shall be made a lot line. 
(7) Remnants of property shall not be left in the subdivision which do not conform to lot requirements or are not 

required or more suitable for a common open space, private utility or public purpose. 
(8) Lot numbers shall begin with the number "1" and shall continue consecutively through the subdivision, without 

omissions or duplications; block designations shall not be used.  Temporary address as approved by the City 
shall be noted. 

(9) Except as specifically authorized by this Title and the Zoning Code, not more than one dwelling unit shall 
occupy any one lot. 

 
5-8-105: Streets. (Amended 12/7/99) 
(1) All street shall be designated and constructed with the following street classification requirements: 

 
STREET CLASSIFICATION 
 
Minimum Major  Minor  Major   Minor    Cul-de 
Requirements Arterial  Arterial  Collector Collector Street  Sac  
 
Right-of- 100 ft.  90 ft.  74 ft.  66 ft.  56 ft.   56 ft, 
way Width             
 
Pavement 62 ft.  62 ft.  58 ft.  44 ft.  34 ft.     30' * 
        *with alternate curb options 

 
 
(2) Where the potential impacts on the existing street systems are considered to be great, or in the case of 

unique circumstances concerning access, topography or street layout, a Transportation Planning/Engineering 
Study may be required. 

(3) The following principles shall govern street names in a subdivision: 
(a) Each street which is a continuation of, or an approximate continuation of, any existing dedicated 

street shall be given the name of such existing street.  When any street forms a portion of a proposed 
street previously ordered by the City Council to be surveyed, opened, widened or improved, the street 
shall be given the name established in said Council order. 

(b) The names of newly created streets of a non-continuous or noncontiguous nature shall not duplicate 
or nearly duplicate the name of any streets in the City or in unincorporated areas of Utah County. 

(c) The words "Street," "Avenue," "Boulevard," "Place," "Way," "Court," or other designation of any street 
shall be spelled out in full on the plat and shall be subject to approval by the Planning Commission.  
Any named street shall also have the proper south or west coordinate as approved by the City 
Engineer. 

(4) Street patterns in the subdivision shall be in conformity with the plan for the most advantageous development 
of adjoining areas and the entire neighborhood or district.  The following principles shall be observed: 
(a) Where appropriate to the design and terrain, proposed streets shall be contiguous and in alignment 

with existing planned or platted streets with which they are to connect. 
(b) Proposed streets shall be extended to the boundary lines of the land to be subdivided, unless 

prevented by topography or other physical conditions, or unless, in the opinion of the Planning 
Commission, such extension is not desirable for the coordination of the subdivision with the existing 
layout or the most advantageous future development of adjacent tracts. 

(c) Dead-end streets, intended as access to future development parcels, shall be a maximum of one lot 
depth in length.  With Planning Commission approval, any dead-end street longer than one lot depth 
shall have a minimum of a 40-foot radius temporary turnaround area with an all-weather surface and 
shall not exceed 600 feet in length.  Any street exceeding 600 feet shall have at least two points of 
independent access. 
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(d) Proposed streets shall intersect one another as nearly at right angles as topography and other limiting 
factors of good design permit.  "T" intersections rather than "cross" intersections shall be used 
wherever possible for local streets. 

(e) Excessively long and straight connecting local residential streets, conducive to high speed traffic, 
shall be prohibited according to the Planning Commission's judgment. 

(f) Alleys shall not be permitted in residential subdivisions except when approved for access to lots 
abutting an arterial.  Alleys in nonresidential subdivisions may be permitted. 

(g) Cul-de-sacs shall not exceed 600 feet in length and shall have a minimum terminal radius of 50 feet.  
Driveways, mailboxes, fire hydrants, or any other obstruction to the terminal of a cul-de-sac shall be 
designed in such a way as to provide an area for the piling of snow. 

(h) Homes shall face local residential streets.  It is not desirable to have lots with road frontage on front 
and back unless one is an arterial or major collector and proper screening is used. 

(5) Subdivisions adjacent to arterials and freeways shall be designed as specified in the major street plan and as 
determined by the Planning Commission.  The following principles and standards shall be observed: 
(a) Street design shall have the purpose of making adjacent lots, if for residential use, desirable for such 

use by cushioning the impact of heavy traffic and of minimizing the interference with traffic on an 
arterial.  The number of intersecting streets along an arterial shall be held to a minimum. 

(b) A landscaped pedestrian way along arterial streets shall be not less than twenty feet in width 
measured from top back of curb and at least five feet of landscaped planter shall be located between 
the curb and sidewalk. A meandering sidewalk shall not be less than five feet in width. 

(c) Design of lots abutting arterial streets shall conform to one of the following alternatives: 
(i) Lots may be platted along a frontage street which is separated from the arterial street by at 

least 10 feet of permanent landscaping, subject to approval by the Planning Commission.  
Frontage roads shall enter arterial by means of intersections designed with turning and 
stacking capacity adequate for the traffic volume as estimated by the Planning Commission. 

(ii) Double frontage lots shall be platted with a minimum depth of 110 feet and a minimum width 
of 75 feet.  In cases where homes are sited on double frontage lots with the rear yard 
adjacent to the arterial, a concrete or masonry wall shall be constructed abutting the 
sidewalk.  Access shall not be allowed from double frontage lots directly onto arterial streets.  
Accessory buildings shall not be allowed within 25 feet of any dedicated street in a residential 
zone. 

(iii) Lots may be platted on cul-de-sacs extending toward an arterial from a minor collector within 
the subdivision.  A concrete or masonry wall shall be required along the rear yards of lots 
platted on such cul-de-sacs or as required by the Planning Commission. 

(iv) On lots with available access only onto an arterial, a circular drive or some other type of 
vehicular maneuvering area shall be provided to enable vehicles to enter traffic moving 
forward rather than backing.   

(d) When any lot borders an arterial, the subdivider may be required to execute and deliver to the City an 
instrument, deemed sufficient by the City Attorney's Office, prohibiting the right of ingress and egress 
from the arterial to the lot, and a legal document sufficient to guarantee maintenance of landscaping.  
The subdivider shall also be required to install such paving as necessary to construct the arterial or to 
bring the arterial up to standard width and shall install curb, gutter and sidewalk, along the arterial. 

 
5-8-106: Protection Strips.  Protection strips shall not be permitted under any circumstances. 
 
5-8-107: Dedication and Reservation. 
(1) In order to satisfy increased recreation facility needs created by a new development, an impact fee shall be 

paid for the acquisition and development of park land.  The fee shall be on a per dwelling unit basis and shall 
be based on the Parks, Recreation and Trails Element of the General Plan and The Parks, Recreation and 
Trails Capital Improvement Program and Impact Fee Analysis.   The fee shall be listed in the Consolidated 
Fee Schedule and may change from time to time due to changes in the Impact fee analysis.  The fee shall be 
deposited in a designated account with monies expended only for planned park and recreation facilities 
identified in the Capital Improvement Program. The must be paid prior to recordation of a subdivision plat. 

(2) The Planning Commission may, at its discretion, require the dedication of land for park and recreational 
purposes in lieu of some or all of the fee.  Land to be dedicated may include all of the proposed park or 
recreation facility, or may include only part of a facility.  Such partial dedication may be supplemented by 
additional land on adjoining property not owned by the subdivider.  The subdivider shall be notified, prior to 
final plat approval, if dedication of land is to be required in lieu of some or all of the fee. 
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(3) All land to be dedicated for park or recreational purposes shall be found to be suitable by the Planning 
Commission, the Zoning Administrator, City Council and the City Engineer as to location, parcel size and 
topography for the park and recreation purposes for which it is indicated in the General Plan or any planned 
community plan.  Such purposes may include active recreation facilities such as playgrounds, play fields, 
pedestrian or bicycle paths, areas of particular natural beauty and wooded areas to be developed or left in 
their natural state. 

(4) When park or recreational facilities approved for dedication are completed and accepted, a deed shall be 
conveyed to the City, after which the supervision and maintenance shall be the responsibility of the City.  
When park or recreational facilities are reserved, the developer shall establish conditions as to ownership, 
maintenance and use of such areas as deemed necessary by the Planning Commission to assure 
preservation of the intended use. 

(5) The provisions of this section shall not normally apply to commercial or industrial subdivisions; however, the 
Planning Commission may recommend as a condition of approval, that a commercial or industrial subdivider 
dedicate to the City that portion of a stream bed or drainage channel falling within an industrial subdivision 
when such portion forms part of an open space network designated in the General Plan or a planned 
community plan. 

(6) In addition to subdivisions, the provisions of this Section requiring the payment of a fee, or dedication in lieu of 
a fee, shall apply to all residential developments which require conditional use approval.  Such developments 
shall include, but not be limited to, condominiums, planned unit developments, dwelling groups, and mobile 
home parks.  However, open space normally provided in these types of developments may apply toward the 
required fee or dedication of land up to a maximum of 50 percent of the required fee.  The percentage of 
credit shall be determined by the Planning Commission prior to final approval of a development plan.  The fee 
shall be paid prior to issuance of a building permit for the first dwelling unit in the development. 

(7) If the subdivider or developer feels that the impact of the proposed subdivision or other residential 
development is substantially different than that presumed by this Section, the subdivider or developer may 
apply for a hearing before the Planning Commission to request a modification of the fee, or in lieu of, the 
dedication requirement of this Section.  The request for the hearing shall be made prior to final approval by 
the Planning Commission of the subdivision or conditional use approval of the residential development.  The 
Planning Commission may recommend the modification only if the subdivider or developer proves that what is 
required under this Section bears no reasonable relationship to the need for parks and recreation facilities 
created by the subdivision or development.  If the Planning Commission recommends such a modification, the 
request shall be submitted to the City Council for final determination. 

 
5-8-108: Landscaping. 
(1) Whenever, in the opinion of the Planning Commission, the cuts and fills in a hillside subdivision are of 

sufficient size or visibility to demand special treatment, the subdivider shall be required to landscape such 
areas with suitable permanent plant materials and to provide for their maintenance. 

(2) The subdivision shall be so designed as to either preserve, or provide for, the greatest amount of on-site 
vegetation. 

 
5-8-109: Utilities and Easements. (Amended: 11/4/03, Section deleted 4/20/04) 
 
5-8-110: Neighborhood Box Units.  If the Postal Service requires Neighborhood box units, mail boxes in new 
subdivisions shall be consolidated in centralized locations no further than 500 feet from any dwelling which the box 
unit is designed to serve.  Boxes shall not be located on corners, but shall be located at mid-block on a property line. 
The boxes shall serve only those on same side of the street so that no street crossings are necessary to retrieve mail. 
 
5-8-111: Watercourses. The subdivider shall dedicate a right-of-way for storm drainage conforming substantially with 
the lines of the limits established for future development of the American Fork River Walkway, or any other natural 
watercourse or channel, stream, creek, irrigation ditch, or flood plain that enters or traverses the subdivision.  The 
subdivider shall also dedicate rights-of-way for any pipe, conduit, channel, and retention or detention area as 
approved by the City Engineer for flood control. 
 
5-8-112: Water Rights to be Conveyed to City. (Amended 2/11/97, 3/7/2000, 9/5/00, 9/4/01, 2/7/06, 8/1/06) 
(1) Developer / Subdivider Requirements: 

(a) It is the intent of Highland City to assure each future lot owner reasonable access to adequate 
irrigation water to make that lot productive; and, to initiate a program to provide funding and adequate 
water resources for  a more efficient irrigation water distribution system. 
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(b) All developers of subdivisions, or land owners requesting a building permit, within the boundaries of 
Highland City shall convey to Highland City adequate irrigation water, and provide an adequate 
distribution system as recommended by the Planning Commission and approved by the City Council 
with appropriate easements along a suitable grade by which to convey the water to each lot.  
Adequate water is defined as providing 3.0 acre-feet per acre of water for the irrigation season (April 
15 - October 1) each year, with at least 50% of said water right to be a stored water right.  A 
combination of water shares may be used to meet this requirement.  Underground water rights may 
be used at a value to be recommended by the City Engineer and approved by the City Council 
provided that such rights are an underground water well right used on the property for which the 
water is to be conveyed and not based on a change application from outside of Highland, or a change 
application from an irrigation water right.  The following table defines acceptable shares of irrigation 
company stock per developed acre and their relative yield: 
(i) All land owners requesting connection to the Highland City Culinary Water system are 

required to provide water to the city at a ratio of one acre foot per acre of stored water per 
acre of property, except those parcels of land which were included in the original boundaries 
of the Highland Water Co.  Stored water is defined as an underground water right accepted 
pursuant to the provisions of the Highland Development Code or a stored surface right as 
permitted by Highland Development Code. 

 
 

IRRIGATION COMPANY ACRE-FOOT YIELD PER ACRE 

American Fork 2.0 

Lehi Irrigation 2.0 

Highland Conservation 1.0 

Provo Res. Water Users Full 
Season 

4.0 (Effective 3/7/2000) 

Provo Res. Water Users Late 
Season 

2.5 

Winn Ditch 0.06 

Other Surface and Underground 
Water Rights 

As approved by the City Council 

 
(c) Because of the restrictions on transfer of Highland Conservation District (District) water, transfer of 

any such water to Highland City shall be made by an irrevocable assignment in a form acceptable to 
the City Council and the District which provides that the City may at any time transfer the water to 
other property it owns or controls in the District.  Any and all use of such water by the City shall be 
governed by the Agreement between the City and the District and any assignment of District water to 
the City shall be conditioned on compliance with all terms and conditions of the Agreement.  Transfer 
or assignment of District water shall not be effective unless approved in writing by the District. 

(d) For purposes of this section an acre is defined to be 43,560 square feet.  Acreage shall be computed 
to two decimal places (e.g. 0.52 ac.). If fractional shares cannot be provided then the number of 
shares required shall be determined by rounding up to the nearest whole share. 

(e) The City intends to establish a pressurized irrigation system.  When such a system is constructed to 
serve any land for which water rights have been transferred to the City as a condition of annexation, 
subdivision approval or issuance of a building permit, the water rights so transferred to the City shall 
be credited to that land.  

(f) Highland City will enter into an agreement with the developer of the subdivision and the owners of lots 
in the subdivision for the use of the water transferred to the city pursuant to this Code.  The 
agreement shall provide that the developer or lot owners may continue to use the water to irrigate the 
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land in the subdivision provided that the users of the water pay all assessments made thereon and 
that such agreement may be terminated by the City at any time if the City Council determines that the 
water should be used for another purpose. 

(g) As a condition of subdivision approval, annexation, or issuance of a building permit the developer / 
owner shall enter into a contract with Highland City that any shares of irrigation stock or other water 
rights in excess of that required by this Code, held by the owner of such property on June 20, 1991, 
shall remain in Highland City.  Developer / owner shall also agree to notify the City Zoning 
Administrator of any transfer of said water shares or stock.  If the owner fails or refuses to agree as 
provided in this subsection; has subsequent to June 20, 1991 sold water shares or water rights 
outside of Highland without first contacting with the City as provided in this subsection; the developer 
/ owner shall, upon the City's discovery of such failure or refusal, pay to the City for such shares or 
water rights twice the market value per share.  The intent of this subsection is to retain in Highland all 
irrigation water rights currently in Highland. 

(h) The City Council may accept payment to the City of an amount equal to the market value of the 
required water shares or other water rights in lieu of providing water rights as required by this section 
under the following conditions: (a) it would be an unusual hardship to require the developer to provide 
water shares or other water rights; or (b) it would be in the best interest of the City to accept payment 
rather than requiring transfer of water shares or other water rights.  The market value of the water 
shares or other water rights shall be determined by the City Council and shall include the estimated 
cost to the City of locating and purchasing equivalent water shares or other water rights.  The 
determination of whether to accept payment in lieu of transfer of water shares or other water rights 
shall be at the discretion of the City Council and the City Council may require a developer to obtain 
water shares or other water rights at the developer's expense and transfer those shares or rights to 
the City.  It is the policy of Highland City not to accept any fee in lieu of providing water rights if, after 
January 1, 1982, water has been sold or transferred of the land being developed, [or as a result of 
violations as described in subsection 5-8-112(1)(g),so as to leave inadequate water rights with the 
land necessary to meet adequate water right standards as defined in this Section.  All fees paid 
pursuant to this paragraph shall be used for irrigation water purchase, costs incurred in development 
of a distribution system, or culinary water needs in the future. 
(i) As a condition for subdivision approval, all canals and ditches within the proposed subdivision 

used for the distribution of irrigation water shall be covered or piped.  Ditches contiguous to 
the proposed subdivision may be required to be piped.  Irrigation easements along a suitable 
grade are required, whether the system is built or the fee described below is paid. No open 
ditches shall be allowed unless accepted and required by the Planning Commission and 
approved by the irrigation company and the City Council.  Appropriate grates, gates, vents, 
valves, drains and other control structures shall also be required. In compliance with Section 
73-1-15, UCA 1953, as amended, the developer shall be responsible for obtaining written 
approval from all affected irrigation companies for any proposed work before final subdivision 
approval is granted; provided, however, the developer shall also meet the specifications for 
pipe or covering size and requirements established and approved by the City Engineer in 
accordance with the provisions of state law.  The Planning Commission and City Council may 
allow payment of a fee in lieu of providing a piped water distribution system.  Such fee shall 
be based on one hundred (100) percent of the estimated the cost of installation of pipe sized 
for flood irrigation, unless otherwise approved by the City Council and shall be paid to the 
City. The estimated cost shall be determined by the City Engineer and shall include interest, if 
any, and engineering fees.  Fees and water shares thus collected shall be held and used for 
a water system and shall be credited to the parcels of land from which they originated as a 
prior right.   Fencing of property from canals and major ditches may be recommended by the 
Planning Commission and irrigation company and approved by the City Council, subject to  
the concurrence of the irrigation company, as described in this Code.  Canals and ditches 
within a defined conservation area need not be fenced, piped or covered if the City Council 
determines that these improvements would destroy the purpose of the conservation area.  
The City Council may prohibit fencing of ditches and canals. 

(i) Unless water rights for the area being subdivided have previously been conveyed to the City, the City 
Council shall require, as a condition of approval of the subdivision, all subdividers to convey to the 
City water rights capable of producing sufficient water to irrigate the area within the subdivision during 
the period April 15 to October 1 of each year. 

(j) If the subdivision is of land for which water rights have been previously transferred to the City upon 
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annexation, the conveyance of water rights shall not be required. 
 

(2) Building Permit Requirements: 
(a) As a condition for the issuance of residential or commercial building permits for lots which are not in 

platted subdivisions, all canals and ditches used for the conveyance of irrigation water on or across 
the property shall be covered or piped.  Ditches contiguous to the property may be required to be 
piped.  No open ditches shall be allowed unless accepted and recommended by the Planning 
Commission and approved by the Irrigation Company and City Council. Appropriate grates, gates, 
vents, valves, drains and other control structures as deemed necessary by the City Engineer shall 
also be required. In compliance with Section 73-1-15, UCA 1953, as amended, an applicant for a 
building permit will be responsible for obtaining written approval from all irrigation companies involved 
as to size and specification of pipe and need for control structures before issuance of the building 
permit; provided, however, if an irrigation company unreasonably refuses to give such approval, the 
City Council may nevertheless authorize issuance of the building permit. 

(b) In lieu of the builder providing a distribution system to the property, the Planning Commission may 
approve a fee equivalent to the estimated cost of  a piped system and require that it be paid to the 
City.  The fee shall be based on one hundred (100) percent of the estimated cost of installation of 
pipe sized for flood irrigation, unless otherwise approved by the City Council. The estimated cost shall 
be determined by the City Engineer and shall include interest, if any, and engineering fees.  Fees 
thus collected shall be held and used for a future water system and shall be credited to the parcels of 
land from which they originated as a prior right.  Irrigation easements along a suitable grade are 
required whether the system is built or in lieu fee paid.  In the cases of building lots larger than one 
acre, the Planning Commission may recommend and the City Council may approve reasonable 
modifications to the requirements of this subsection. 

(c) As a further condition for the issuance of building permits on lots not in an approved subdivision, the 
builder or owner shall transfer to the City adequate water rights. 

 
5-8-113: Solar Access and Orientation.  
(1) The street orientation in a subdivision shall be encouraged to run predominantly east/west in order to 

maximize the amount of solar energy available to each structure, as topography and property lines allow. 
(2) It is recommended that structures be oriented so that the longest axis is aligned due east/west, or 15E plus or 

minus from east/west and that a minimum of 80 percent of the structures within a given subdivision should be 
so aligned to maximize the amount of solar energy available to each structure. 

(3) It is recommended that solar access be established for each dwelling such that the southern elevation and 
roof of the dwelling is not shaded by the neighboring structure or trees and other landscaping in their natural 
state from 10 a.m. to 2 p.m. on December 21, Mountain Standard Time.   

(4) It is recommended that each dwelling be located within a pyramidal envelope on the lot such that it will not 
penetrate the planes of the envelope.  This building envelope is determined by 45E angle planes drawn from 
the horizontal at the mean grade along each boundary of the lot and each adjacent public right-of-way 
centerline.  These planes slope inward to the center of the lot.  To allow for greater flexibility in siting the 
dwelling on the lot, another set of planes of 60E angle sloping from the lot boundaries to the center of the lot 
are designated for the south, east and west sides of the lot. 

(5) Solar access may be secured for any dwelling by negotiating a solar easement with the landowner(s) to the 
south.  See Appendix II, "Model Easement," as passed by the Utah Legislature in March, 1979. 
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CHAPTER 5-9 
 

PUBLIC IMPROVEMENTS 
 
 
5-9-101:  Design Standards 
5-9-102:  Required Improvements 
5-9-103:  Streetlights 
5-9-104:  Curb, Gutter, Sidewalk and Asphalt Paving    
5-9-105:  Storm Drainage 
5-9-106:  Drainage into Irrigation Ditches 
5-9-107:  Underground Utilities and Sanitary Sewer 
5-9-108:  Reserved 
5-9-109:  Fencing or Piping of Hazards 
5-9-110:  Monuments 
5-9-111:  Completion 
 
5-9-101: Design Standards. 
(1) Standards for design, construction specifications, inspection of street improvements, curbs, gutters, sidewalks 

and standards for design, construction specifications and inspection of storm drainage and flood control 
facilities shall be prepared by the City Engineer.  Standards for water distribution and sewage disposal 
facilities shall be prepared by the Water Company and City Sewer Division and similar standards for fire 
hydrants by the Fire Department.  All such standards and amendments thereto, which are under the control of 
the City, shall be submitted to the Zoning Administrator and adopted by the City Council before becoming 
effective.  All subdividers shall comply with the standards established by such departments and agencies. 

(2) The design of the subdivision in relation to streets, blocks, lots, open spaces and other design factors shall be 
in harmony with design standards recommended by the Planning Commission, by the Zoning Administrator, 
the City Engineer, and other City departments and agencies as approved by the City Council. 

 
5-9-102: Required Improvements. 
(1) The subdivider shall improve, or agree to improve all streets, pedestrian ways or easements in the subdivision 

and on streets which abut, or serve as access to, the subdivision.  Permanent improvement work shall not be 
commenced until improvement plans and profiles have been approved by the City Engineer and, if applicable, 
a bond agreement has been executed between the subdivider and the City. 

(2) Improvements shall be installed to permanent line and grade and to the satisfaction of the City Engineer and 
in accordance with the standard specifications adopted by the City Council.  Cost of inspection shall be paid 
by the subdivider as outlined in the Consolidated Fee Schedule. 

(3) Notwithstanding the fact that the land on which the improvements will be located is dedicated at the time of 
the recording of a plat, the City shall not be responsible for the improvements, their construction, etc., until 
such time as there is an official acceptance of the property and the improvements by the City.  Such 
acceptance shall be made as follows: 
(a) The City Engineer shall have inspected the improvements and determined that they meet City 

standards. 
(b) The subdivider shall deed the property to the City by warranty deed for official acceptance by the City 

Council. 
(c) The subdivider shall provide a current title report, and a property tax clearance if determined to be 

necessary by the City Attorney's Office, showing that the warranty deed is signed by all of the owners 
of the property and that there are not any unacceptable encumbrances on the property. 

 
5-9-103:  Streetlights. 
(1) As a part of the Preliminary and Final proposed subdivision engineering plans, lighting of all streets in 

accordance with the provisions of this Chapter shall be provided. 
(2) In commercial, industrial and all other residential subdivisions, standard streetlights, yard lights and/or both 

shall be required.  City shall have the discretion to determine the appropriate lighting for each such 
subdivision.  Said standard streetlights and yard lights shall conform to the requirements of this Section. 

(3) Streetlight plans shall conform to the following standards: 
(a) The location, height and overhang of each light. Unless otherwise approved by the Planning 

Commission, streetlights shall be required at all intersections within the subdivision. 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 240 - 

(b) Size of lights in lumens and type of luminator; 9500 lumens is minimum acceptable size.  The most 
energy-efficient luminators (taking into consideration bulb replacement and maintenance costs) shall 
be used.  The wattage consumption shall be specified. 

(c) A typical streetlight and standard drawing or photograph. 
(d) Location(s) of energy meter, switches, cutoffs, etc., if any. 

(4) Yard Lights.  Yard lights shall conform to the following standards: 
(a) Lighting fixtures and lamps may be selected by the homeowner and shall be of the pole type. 
(b) Fixtures shall be installed, or bonded for, prior to final inspection of any residential building. 
(c) Fixtures shall be located no further than 20 feet from front property lines and shall be no more than 

nine feet or less than six feet in height above finish grade of the public sidewalk. 
(d) The illumination provided shall be not less than 2000 lumens or more than 3000 lumens. 
(e) A photoelectric switching device shall be provided to turn the light on at dusk and off at dawn. 
(f) The energy will be supplied and paid for by the homeowner. 

(5) The requirements of this Section shall apply to all subdivisions approved after [date of code adoption inserted 
here] 

 
5-9-104:  Curb, Gutter, Sidewalk, and Asphalt Paving.  Curbs, gutters, sidewalks and asphalt paving shall be 
provided in front of all commercial and residential lots.  Curb, gutter and paving shall be required on all industrial 
property.  At the discretion of the Planning Commission, sidewalks may also be required for industrial property.  At the 
discretion of the Planning Commission, sidewalk and/or curb and gutter improvements may be omitted in major 
residential subdivisions where all lots in the subdivision have a minimum lot size of 43,560 square feet if adequate 
provisions have been made for storm water runoff. 
 
5-9-105:  Storm Drainage. 
(1) Site grading shall be performed taking into consideration the drainage patterns of adjacent improved and 

unimproved property and treating upstream areas, where appropriate, as though fully improved. 
(2) In every subdivision, provision shall be made for the satisfactory drainage of storm water by means of 

underground storm sewer pipes, and/or surface drainage ditches.  Storm water lines may not be connected or 
constructed so as to flow into sanitary sewers.  Major natural drainage courses shall not be appreciably 
altered from their natural condition except for stabilization and erosion control.  Subdividers shall be 
responsible for the drainage of after-development storm water to a point acceptable under the Flood Control 
and Storm Drainage Ordinance. 

(3) Storm water drains shall be installed as shown on the subdivision development plans. Protective grates and 
coverings to pipe inlets shall be constructed at the onset of development. 

 
5-9-106:  Drainage into Irrigation Ditches. 
(1) Flood control and storm runoff water may only be channeled into existing irrigation ditches with written 

approval of the acknowledged watermaster of the applicable ditch.  Such approval shall be obtained by the 
owner. 

(2) Engineering calculations shall be submitted which verify that the portion of the ditch to be piped and all 
downstream open and closed channels are of sufficient size to handle the normal maximum irrigation flow, as 
determined by the Watermaster, and the ten-year storm runoff to be introduced into the system. 

(3) In the event the Watermaster cannot be contacted, the approval of all downstream water shareholders shall 
be obtained by the subdivider in lieu of the Watermaster approval. 

 
5-9-107: Underground Utilities and Sanitary Sewer. 
(1) All underground utilities, sanitary sewers and storm drains installed in streets or alleys should be constructed 

prior to the surfacing of such streets or alleys.  Connections for all underground utilities, water lines and 
sanitary sewers for each lot should be laid to a point which will eliminate the necessity for disturbing the street 
or alley improvements, when service connections thereto are made. 

(2) All telephone, electric power, cable television or other wires or cables shall be placed underground.  
Equipment appurtenant to the underground facilities, such as surface-mounted transformers, pedestal-
mounted terminal boxes and meter cabinets and concealed ducts may be above ground.  The subdivider shall 
make necessary arrangements with the utilities involved for the installation of the underground facilities. 

(3) Water mains and fire hydrants connecting to the water system serving the City shall be installed as shown on 
the plans signed by the City Engineer.  Mains and individual lot services shall be sufficient size to furnish an 
adequate water supply for each lot or parcel in the subdivision and to provide adequate fire protection. 

 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 241 - 

5-9-108: Reserved. 
 
5-9-109: Fencing or Piping of Hazards. (Amended: 6/20/00) 
(1) All irrigation ditches shall be piped, unless recommended otherwise by the Planning Commission, and 

approved by the City Council. 
(2) The subdivider may be required to install a six-foot non-climbable cement fence, brick fence or other type  

fence, as approved by the Planning Commission, along all canals, major waterways, non-access streets, 
open reservoirs or bodies of  water, property in agricultural use or zoned for agricultural use and other such 
features of potentially hazardous nature on, crossing, or contiguous to, the property being subdivided, except 
on those features which the Planning Commission shall determine would not be a hazard to life, or where the 
fence itself would create a hazard to the safety of the public.  Fences required by this section shall comply 
with construction standards established by the City Engineer. 

 
5-9-110: Monuments. 
(1) Permanent reference monuments, four inches square and 36 inches in length of concrete with a suitable 

center point shall be set flush with the ground and to the approved finish grade.  Two such monuments shall 
be located within each block at all intersections of streets and alleys with plat boundary lines, and at all points 
on streets, alleys and boundary lines where there is a change in direction or curvature, and the location of 
each shall be established on the final plat. 

(2) Rebar one-half inch in diameter and 24 inches in length shall be located in the ground, flush at finished grade 
and at all lot corners. 

(3) All monuments shall be certified by the subdivider's engineer or surveyor as accurate. 
 
5-9-111:  Completion (Amended 5/20/08).  A complete improvement plan “as built” shall be filed with the City 
Engineer upon completion of said improvements.  The “as built” plans shall be drawn on reproducible copies of the 
original tracings and certified as to accuracy and completeness by the subdivider's licensed engineer.  Upon receipt 
and acceptance of the “as built” plan and City Engineer approval of the required improvements, the City Engineer will 
recommend formal acceptance by the Zoning Administrator and release of any escrow or guarantee funds, with the 
exception of the one year escrow of monies and the one year Performance Bond per Chapter 6, Guarantee of 
Performance, in this Code. 
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Chapter 5-10  
 

Plat Amendment 
 
5-10-101: Purpose. 
A plat amendment is any change or alteration to a recorded plat. The change may be a relocation or elimination of a 
property line within the plat, a change in notations or lot numbers on the plat, a change of the title or name of the plat, 
etc.  A plat amendment is an alternative to having to go through a subdivision application process in order to amend a 
recorded plat. These regulations will ensure that: 
(1) A plat amendment does not result in properties that violate the requirements of Development Code or any 

other standard of Highland City; and 
(2) A plat amendment does not alter the coverage or availability of existing utility services to existing lots or 

parcels. 
 

5-10-102 Property Line Adjustments (Exchange of Title). 
(1) Application Required.  

A Property Line Adjustment (PLA) is the relocation or elimination of a common property line between two or 
more abutting properties. A PLA does not create any new parcels or lots. A PLA is required to relocate or 
remove a common property line between two or more properties.  

(2) Standards.  
Property owners may adjust property lines between adjacent parcels that are described by either a metes and 
bounds description or a recorded plat, by exchanging title portions of those parcels after approval if:  
(a) No new lot or housing unit results from the property line adjustment;  
(b) The property line adjustment does not result in remnant land that did not previously exist; and  
(c) The adjustment does not result in violation of applicable Development Code requirements. 

(3) Application and Fee.  
Application for a property line adjustment shall be made by the property owner or a duly authorized agent and 
a filing fee shall be shall be charged and collected at the time of application submittal on forms obtained from 
the Zoning Administrator with any additional information deemed necessary to understand the application. 

(4) Zoning Administrator Review. 
(a) The Zoning Administrator shall act as the land use authority and review all the documents to 

determine if they are complete and that they comply with the requirements set forth above.  
(b) If the Zoning Administrator determines that documents are complete and the requested property line 

adjustment complies with the standards set forth above, the Zoning Administrator shall approve the 
application. 

(c) If the Zoning Administrator determines that the requested property line adjustment does not comply 
with the standards set forth above, the Zoning Administrator shall deny the application. 

(d) The Zoning Administrator shall notify the applicant in writing regarding the decision. 
(e) The applicant may appeal the Zoning Administrator’s decision to the City Council.  

(5) Conveyance of Title.  
After approval, the applicant shall: 
(a) Prepare a Notice of Approval which: 

(i) Contains an acknowledgment signed by each party executing the Notice as required by State 
law for real property; 

(ii) Recites the description of both the original parcels and the parcels created by the property 
line adjustment; and 

(iii) Is executed by each owner included in the exchange and the Zoning Administrator. 
(b) Record a deed(s) which conveys title as approved; and 
(c) Record the Notice of Approval; and 
(d) Provide the Zoning Administrator with a recorded copy of the Notice of Approval. 

 
5-10-103 Vacating or Changing a Subdivision Plat (Plat Amendment). 
(1) Application Required. 

A plat amendment is the vacation, alteration, or amendment of a subdivision plat that is not a PLA, or 
amendment to a public utility easement or the creation of additional lots or parcels. Changes or alterations 
that create additional lots or parcels constitute a subdivision, not a plat amendment, and are subject to the 
subdivision approval process. 
 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 243 - 

(2) City Council Consideration. 
The City Council may, with or without petition, consider any proposed vacation, alteration, or amendment of a 
subdivision plat, any portion of a subdivision plat, or any street, lot, or alley contained in a subdivision plat. 

(3) Public Hearing Required. 
(a) The City Council shall consider the vacation, alteration, or amendment of a subdivision, or any street 

or lot contained in a subdivision plat at a public hearing after giving the notice required by this section. 
If a petition is filed a public hearing shall be held if: 
(i) Any owner within the plat notifies the City of their objection in writing within 10 days of mailed 

notification; or  
(ii) All owners in the subdivision have not signed the revised plat. 

(b) The City Council shall consider the vacation, alteration, or amendment of a subdivision, or any street 
or lot contained in a subdivision plat at a public meeting after giving the notice required by this section 
if: 
(i) Any owner within the plat does not notify the City of their objection in writing within 10 days of 

mailed notification; or  
(ii) All owners in the subdivision have or will sign the revised plat.  

(4) Notice 
(a) Notice for a plat amendment shall be given as required by Section 10-9a-207 Utah Annotated Code, 

as amended. 
(b) If the application includes a vacation of a street, public right-of-way, or easement the public hearing 

shall be advertised as required by Section 10-9a-208 of Utah Annotated Code as amended. 
(5) Grounds for Vacating or Changing a Plat. 

(a) The City Council may vacate, alter or amend the plat or any portion of the plat if the Council finds: 
(i) Neither the public interest nor any person will be materially injured by the proposed vacation, 

alteration, or amendment; 
(ii) There is good cause for the vacation or amendment;  
(iii) No public street, right-of-way, or easement has been vacated or amended; and 
(iv) The proposed amendment meets all the requirements of the Development Code. 

(b) The Zoning Administrator shall notify the applicant in writing regarding the Council’s decision. 
(6) Grounds for Vacating Street, Right-of-Way or Easement 

(a) The City Council may consider and adopt an ordinance vacating a street, right-of-way, or easement if 
City Council finds that: 
(i) Neither the public interest nor any person will be materially injured by the proposed vacation; 
(ii) There is good cause for the vacation;  
(iii) The proposed vacation meets all the requirements of the Development Code. 

(b) The Zoning Administrator shall notify the applicant in writing regarding the Council’s decision. 
(7) Request for Amendment by Petition.  

(a) Fee Owner. Any fee owner may apply to have the plat, any portion of it, or any street or lot contained 
in it, vacated, altered, or amended as provided in this section. 

(b) Application Contents.  
Each application to vacate, alter or amend an entire plat, or portion of a plat, or a street or lot 
contained in a plat shall include: 
(i) The name and address of all owners of record of the land contained in the entire plat; 
(ii) The name and address of all owners of record of land adjacent to any street that is proposed 

to be vacated, altered, or amended;  
(iii) The signature of each of these owners who consents to the petition; 
(iv) Filing fee 
(v) Any additional information needed to evaluate the proposal as determined by the Zoning 

Administrator. 
(8) Preparing the Amended Plat. 

(a) The surveyor preparing the amended plat shall verity that the surveyor : 
(i) Holds a license in accordance with the Professional Engineers and Professional Land 

Surveyors Licensing Act established by State Law;  
(ii) Has completed a survey of the property described on the plat in accordance with State Law 

and has verified all measurements; and 
(iii) Has placed monuments as represented on the plat. 

 
(b) The amended plat shall meet all of the requirements for a final plat as contained herein. 
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(c) The City shall ensure that the amended plat showing the vacation, alteration, or amendment are 
recorded in the office of the County Recorder. 

(d) The City Council may vacate a street, public right-of-way or easement by ordinance.  The City 
Council may require an amendment plat if it finds that an amended plat is necessary to accurately 
portray the action and is in the public interest. 

 
5-10-104. Altering a Public Utility Easement 
(1) Zoning Administrator Consideration.  

The Zoning Administrator may consider a request to modify a public utility easement if the Zoning 
Administrator finds that: 
(a) Neither the public interest nor any person will be materially injured by the proposed vacation; 
(b) There is good cause for the alteration; 
(c) The alteration has been approved by all public utility companies;  
(d) The proposed alteration meets all the requirements of the Development Code. 

(2) Application and Fee.  
Application for amending a public utility easement shall be made by the property owner or a duly authorized 
agent and a filing fee shall be charged and collected at the time of application submittal on forms obtained 
from the Zoning Administrator with any additional information deemed necessary to understand the 
application. 

(3) Review.  
(a) The Zoning Administrator shall act as the land use authority and review all the documents to 

determine if they are complete and that they comply with the requirements set forth above.  
(b) If the Zoning Administrator determines that the requested easement modification complies with the 

standards set forth above, the Zoning Administrator shall approve the application. 
(c) If the Zoning Administrator determines that the requested easement modification does not comply 

with the standards set forth above, the Zoning Administrator shall deny the application. 
(d) The Zoning Administrator shall notify the applicant in writing regarding the decision. 

(4) Recording of the New Easement.  
The City shall ensure that the public utility easement modification is recorded in the Office of the County 
Recorder. 
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CHAPTER 6 
 

GUARANTEE OF PERFORMANCE 
 
 
6-101: Applicability of Chapter 
6-102: Type and Amount of Guarantee 
6-103:  Security: Site Improvements / Project Completion 
6-104: Performance Bond - Subdivider 
6-105: Performance Bond - Contractor 
6-106: Final Disposition and Release 
6-107: Partial Release Permitted 
6-108: Duration of Guarantee--Durability Retainage 
6-109: Default 
 
6-101:  Applicability of Chapter (Amended 5/20/08).  This Chapter shall govern the provisions, nature, use, and 
disposition of guarantees of performance which are required to be posted with or deposited for the benefit of the City 
by Chapter 5, Chapter 3, Article 4 (all commercial development), or any other provision of this Code. 
 
6-102:  Type and Amount of Guarantee.  (Amended 10/5/04) The performance guarantee shall be one of the 
following: 
(1) A deposit of cash in a separate escrow account in an amount not less than 110% of the estimated cost of 

constructing the required improvement or improvements, as determined by the City.  Said account shall be 
made with a financial institution acceptable to the City Administrator and shall be established in such a 
manner that any release therefrom shall require the advance written consent of the City.   

 
6-103: Security: Site Improvements / Project Completion (Amended 5/20/08).  The following articles shall apply to 
all commercial and residential developments within Highland. 
(1) Site Improvements: 

(a) Guarantee: To guarantee the construction, repair and/or replacement of required public 
improvements, the permittee shall post a bond in the form of a cash deposit. The amount of the bond 
shall be the greater of One-thousand Dollars ($1000.00) or 110% of the reasonable construction or 
installation costs of each of the following that is applicable to the project: 
(i) Public Improvements as listed, but not limited to: 

A. Curb, gutter and sidewalk 
B. Storm sumps 
C. Asphalt paving 
D. Fire hydrants 
E. Fencing 
F. Landscaping sprinkling systems 
G. Water and sewer lines 
H. Driveway approaches 
I. Any other required improvements 

(ii) Landscaping (if commercial or public/institutional building or if landscaping or open space is 
required) 

(b) Calculation: In calculating the amount of the bond, the City Engineer may accept the amount 
specified in a construction bid as the reasonable cost of the improvements. 

(c) Damage: This site improvement bond shall also guarantee the repair or replacement of any public 
improvements damaged by the contractor or owner or their agents during construction. 

(d) The City shall notify the owner and/or contractor of any such damage and shall require repair or 
replacement of the damaged public improvements within a reasonable time. Upon the failure of the 
owner or contractor to make the specified repairs, the City may take whatever legal action it deems 
appropriate, including foreclosure on the bond, to secure the repairs. 

(e) Bond Release: No bond shall be released until all improvements are completed and accepted by the 
City.  

(2) Project Completion: 
(a) Security Required: In order to protect the City from incomplete or inadequate installation of the 

public improvements and Landscaping, the City requires the developer post a bond in the amount of 
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110% for the public improvements and landscaping of which 10% will be held after the public 
improvements and landscaping have been accepted by the city to guarantee those public 
improvements and landscaping improvements.  Also, all landscaping requirements associated with 
each commercial or public/institutional building shall be installed and bonded for prior to the final 
building inspection associated with a building permit and issuance of a Certificate of Occupancy. 

(b) Construction According to Approved Plans: All construction shall be completed according to the 
approved plans on which the building permit(s) was issued. The approved plans shall also include the 
site improvements shown on the approved site plan. Deviations from the approved plans must be 
approved in advance by staff, provided that requested deviations  to the site plan do not increase or 
decrease the approved building square footage by five percent (5%) and that the project as a whole 
does not exceed the total approved square footage (zero sum).  If changes are requested that exceed 
a five percent (5%) increase or decrease, the plans must be submitted by the applicant to be 
reviewed and recommended by the Planning Commission and approved by the City Council prior to 
approval of a building permit.  

(c) Security for Completion: No certificate of occupancy will be issued unless the building and the site 
improvements associated with that building are completed, or the developer has provided adequate 
security to guarantee completion of the associated site improvements. When the site improvements 
and the building cannot be completed simultaneously due to weather conditions or other factors 
beyond the control of the developer (excluding financial inability to complete the project) the City may 
issue a certificate of occupancy or use inauguration for the project, provided the following conditions 
are met: 
(i) The building, buildings, or portions thereof, to be occupied have been constructed in 

accordance with the approved plans for those buildings and are in full compliance with 
applicable building and fire codes, and are completed to the extent that only exterior site 
improvement work remains unfinished; and, 

(ii) The Building Inspector determines that occupancy of the buildings, or portions thereof, prior 
to completion of required site improvements, is safe and that access for emergency vehicles 
is adequate with the site improvements unfinished; and,  

(iii) The developer posts adequate security for the benefit of the City to insure completion of the 
site improvements in full compliance with the approved plans before occupancy or 
inauguration of use. 

(d) Amount of Security: The amount of security to be posted by the developer shall be determined by 
the City Engineer, and shall be equal to 110% of the amount reasonably estimated by the developer 
and City Engineer as being necessary to complete remaining site improvements as shown on the 
approved plans. In the event that the developer disputes the cost estimate of the Engineer, the 
developer may prove a lower construction cost by providing binding contracts between the developer 
and contractor or subcontractor appropriate to perform the required work at a stated, fixed price. Bid 
proposals are not satisfactory for this purpose. If the contracts submitted are acceptable in form, the 
amount of security required shall be 110% of the total contract price of all such contracts submitted, 
plus 110% of the estimated reasonable cost of performing any work not covered by the contracts. 
Specifications in such contracts shall be sufficiently clear to identify the work called for under the 
contract. 

(e) Terms of Security: The terms of any security arrangement offered to the City shall state a date 
certain by which the developer agrees to have site improvement work completed in accordance with 
the plans.  After completion of those improvements which are bonded for and acceptance by the city, 
the city shall reimburse the bond in the amount of 100% of the contract price and retain the remaining 
10% to guarantee those improvements per Section 6-108 (below).  In the event that the developer 
has not completed required site improvement work by that date, the City may, at its option and on its 
schedule, or draw on the funds escrowed, by its own act, and shall not be required to obtain consent 
of developer to withdraw funds for completion of the work shown on approved plans. The City’s actual 
costs in administering the completion of work in the event of a default by the developer shall be 
reimbursed from the escrow funds. 

(f) Form of Security: Security arrangements offered in lieu of simultaneous completion of buildings and 
site improvements shall be in one or more of the following forms: 
(i) A deposit of cash with a third party escrow account through a financial institution federally or 

state insured acceptable to the City. 
(g) Payment of Interest: Any interest accruing on escrowed funds shall, inure to the benefit of the 

developer upon release and not to the City, provided all improvements have been installed as 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 247 - 

required otherwise interest will inure to the city. 
 
6-104: Guarantee of Performance - Subdivider. 
(1) Prior to recordation of a final plat, after it has received City Council approval, the subdivider shall complete all 

of the public improvements required in the subdivision.  Prior to recordation, the subdivider shall enter into a 
bond agreement with the City to insure completion of all public improvements required to be installed in the 
subdivision.  The bond agreement shall be in a form and contain such provisions as approved by the City 
Attorney's Office.  The agreement shall include but not be limited to: 
(a) Incorporation by reference of the final plat and all data required which is used to compute the cost of 

the improvements by the City Engineer. 
(b) Completion of the improvements within a period of time not to exceed one year from the date the 

agreement is executed. 
(c) The improvements shall be completed to the satisfaction of the City Engineer and according to City 

standards, as established by the City and accepted. 
(d) The bond amount shall be 110% of the City Engineer's estimated cost of the public improvements to 

be installed. 
(e) The City shall have exclusive control over the bond proceeds and they may be released only upon 

written approval of the City Engineer. 
(f) If the bond proceeds are inadequate to pay the cost of the completion of the improvements according 

to City standards for whatever reason, including previous reductions, then the subdivider shall be 
responsible for the deficiency.  Building permits shall not be issued in the subdivision until the 
improvements are completed. 

(g) If upon written demand of the City after expiration of the time period bond proceeds are not 
transferred to the City within 30 days of the demand, then the City's costs of obtaining the proceeds, 
including the City Attorney's Office costs or outside attorney's fees and court costs, shall be deducted 
from the bond proceeds. 

(h) Upon receipt of the bond proceeds, after the expiration of the time period, the costs of completion 
shall include reimbursement to the City Engineer and all other City departments for the costs of 
administration of the completion of the improvements. 

(i) The subdivider agrees to hold the City harmless from any and all liability which may arise as a result 
of the improvements which are installed until such time as the City accepts the improvements. 

 
6-105: Performance Bond - Contractor (Amended 5/20/08).   
(1) All public improvements required under this Title shall be installed by a contractor or subcontractors licensed 

by the State of Utah. 
(2) Prior to the installation of such improvements, the contractor or subcontractor shall obtain the necessary 

permits from the City and file a performance bond in an amount equal to 110% of the cost of installation of the 
improvements. 

 
6-106:  Final Disposition and Release.  (Amended 10/5/04, 5/20/08)  The subdivider, or other person giving the 
performance guarantee provided for by this Chapter, shall be responsible for all materials and workmanship of the 
improvement. At the completion of the work, the person giving the guarantee shall submit to the City Engineer one 
Mylar copy of the drawings of record, a digital copy of as-builts in accordance with the city electronic format of the 
improvement and a certificate of completion. The applicant shall request in writing the condition of the improvements 
bonded for and the city’s acceptance thereof.  The City shall have fifteen working days, in writing, to respond.  The 
City Engineer shall then make a preliminary inspection of the improvements. If the condition of material or 
workmanship shows unusual depreciation or does not comply with the acceptable standards of durability, or if any 
outstanding liens are not paid, the City Engineer may declare the person giving the guarantee in default. 
 
6-107:  Partial Release Permitted.  (Amended 10/5/04, 5/20/08) The City Engineer may, upon application of the 
person giving the guarantee, authorize from time to time a partial release of the performance guarantee in accordance 
with the following schedule: 
 
 

Percent of Work Completed 
Maximum Percentage of Guarantee of 

Performance Eligible for Release 
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25% Up to 20% of Original Bond 

50% Additional 20% of Original Bond 

75% Additional 20% of Original Bond 

100% and a satisfactory final inspection Additional 20% of Original Bond 

 
6-108:  Duration of Guarantee--Durability Retainage.  (Amended 10/5/04, 5/20/08) 
(1) The duration of the performance guarantee covering the construction of the required improvements shall be 

for a period of one year unless one of the following apply, then the City Engineer shall require the bond to be 
held for a period of 2 years if the city has substantial evidence on record of:  
(a) Prior poor performance by the applicant: OR 
(b) That the area upon which the infrastructure will be constructed contains suspect soil and the city has 

not otherwise required the applicant to mitigate the suspect soil. 
 

The warranty time period shall begin on the date following the completion of all improvements and final 
acceptance by the City Engineer. 

 
(2) A retainage of not less than 10% of the total amount of the original 110% guarantee shall be retained by the 

City. Such retainage shall be a guarantee of the durability of all improvements. If during the warranty period 
the durability of said improvements are found to be satisfactory, the City Engineer shall authorize release of 
said retainage.  If, however, during said period the condition, or material, or workmanship of the improvement 
or improvements fails or shows unusual depreciation, or if it becomes evident that certain work was not 
completed, or that said improvements do not otherwise comply with accepted standards of durability, said 
condition shall be corrected by the person giving the performance guarantee.  If the corrections are not made 
within a reasonable time, the City Engineer may, in accordance with Section 6-106, declare such person in 
default and use the retainage to defray the cost of any required work. 

 
6-109:  Default.  (Amended 10/5/04, 5/20/08) 
(1) When the City Engineer shall determine that the person posting the performance guarantee has failed or 

neglected to satisfactorily install the required improvements or make required corrections, or to pay all liens in 
connection with said improvements, the City Engineer may, declare the performance guarantee, or any 
unreleased portion thereof, forfeited and  thereafter may install or cause the required improvement to be 
installed or repaired using the proceeds of the guarantee to defray the expense thereof.  The City Engineer 
will give 30 days written notice to the person giving the performance guarantee prior to declaring the bond in 
default. 

(2) In the event that the unreleased portion of the guarantee is not sufficient to pay additional costs and expenses 
of such installation or repair, the City may commence to declare legal action against the person giving the 
guarantee for any additional costs and expenses of such installation or repair.   
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CHAPTER 7 
(Amended November 4, 1997) 

ANNEXATIONS 
 
 
7-101: Intent 
7-102: Procedure for Annexation of Territory 
7-103: Water Rights 
 
7-101:  Intent.  This ordinance is intended to outline procedures and conditions with Title 10-2-401 et, seq., Utah 
Code Annotated, 1953, as amended, and all other applicable State law for the purpose of annexation of additional 
property into Highland City boundaries.   Annexations are legislative in nature. The City is not required to approve a 
petition for annexation even though the petitioners may comply with all provisions required for annexation. 
 
7-102:  Procedure for Annexation of Territory (Amended: 5/2/06) 
(1) Annexation Application and Petition.  The owners of a majority of the private property as shown in the 

records of the County Recorder's office and the owners of at least one-third in value of the real property as 
shown by the last assessment rolls, in property contiguous to the corporate boundaries of the City may file 
with the City Recorder a written annexation application, together with the following: 
(a) An original and copy of an accurate plat or map of the territory proposed to be annexed made under 

the supervision of and certified by the municipal engineer or a registered land surveyor licensed to do 
such work in the State of Utah, which plat or map shall be suitable for recording. 

(b) A written petition for the proposed annexation signed by a the owners of the majority of private real 
property and of at least one-third in value as shown in the latest assessment rolls. 

(c) The Application Review Fee, Plat Review and other required fees as may be set by the Highland City 
Council by resolution. 

(d) The name, address, and telephone numbers of up to five sponsors of the annexation one of whom 
shall be designated the contact sponsor for the City to work with. 

(e) The sponsors shall also deliver or mail a copy of the petition to the Utah County Clerk.  
(2) City Council Review and Action. The City Council shall review the application/petition for annexation and 

may send the application to the Planning Commission, Staff, and/or Consultants for recommendations. The 
City Council may request the application/petition be reviewed according to the following review criteria: 
(a) Whether or not it is in the interest of the City to annex additional land at that time. 
(b) The capability of Highland City to supply adequate municipal services to the area proposed for 

annexation, such as public streets, water, sewer, police and fire protection including what necessary 
improvements will be a requirement of the petitioners/owners of the property. 

(c) Whether or not the proposed annexation is consistent with the City's General Plan. 
(d) What conditions, if any, should be attached to proposed annexations in order to provide adequate 

services, protect health or safety, or are necessary for proper implementation of the General Plan 
such as dedications for parks, trails, open space, road, of other public facilities. 

(e) Whether as a condition and requirement of annexation, an annexation fee will be negotiated between 
the City and the petitioners. This fee may be separate and distinct from, and in addition to, any 
development impact fee assessed pursuant to the terms of the City's impact fee ordinance. The 
purpose of these fees shall be to reimburse the city for any extraordinary impacts on the City and 
infrastructure which may be created by the annexation. 

(f) Such other information as may be required or necessary to understand and evaluate the 
application/petition. 

(3) Annexations Not To Create Unincorporated Islands or Peninsulas.  In no event shall the City Council 
approve annexations which would result in unincorporated islands or peninsulas being left within the 
boundaries of the City except pursuant to State Law existing  islands or peninsulas within the City may he 
annexed, if they are already developed and require the delivery of municipal type service. 

(4) Acceptance or Rejection by City Council.  After reviewing the annexation request and recommendations 
from the Planning Commission, Staff or Consultants, if any were requested, the City Council shall vote to 
either accept or reject the annexation petitions.  If the annexation request is rejected the City Recorder shall 
notify the contact sponsor and the County Clerk of the rejection within five days of the decision to reject the 
annexation application. 

(5) Certification of Petitions.  If the annexation application is accepted the City Recorder shall within thirty days 
review the annexation petitions to determine if they comply with all applicable law. If the City Recorder 
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certifies that the petitions are valid and sufficient the Recorder shall notify the City Council and the sponsors 
in writing. If the City Recorder determines that the petitions are insufficient, the Recorder shall notify the City 
Council and the sponsors of the deficiencies in the petitions and the sponsors may modify the petitions and re 
file the annexation with the City. 

(6) Notice of Intent Annex.  The City Council shall cause a public notice to be published and mailed as required 
by law.  The notice shall be published within ten days from the date the petitions are certified as valid and 
sufficient and shall be published once a week for three successive weeks.  The notice shall state: 
(a) That a petition has been filed, accepted and certified by the City. 
(b) That the complete petition is available for inspection and copying at the office of the City Recorder. 
(c) That the City may grant the petition unless a written protest to the annexation is filed with the County 

Boundary Commission and filed with the City Recorder; 
(d) The address of the Boundary Commission;  
(e) The date before which a protest must be filed; 
(f) That a protest may be filed by property owners if it contains the signatures of the owners of private 

real property that is located in the unincorporated county within 2 mile of the area proposed for 
annexation and covers at least 25% of the private land area located in the unincorporated area within 
2 mile of the proposed annexation and is equal in value to at least 15% percent of all real property 
located in the unincorporated area within 2 mile of the area proposed for annexation. 

(g) The applicant shall provide a legible vicinity map indicating the exact location of their property and 
each property within 3 mile (1,320 feet).   The map shall include the address of the subject property 
and shall be part of each notice required for the public hearing. 

(7) Public Hearing.  If no protest is filed within the protest period or if the Boundary Commission approves the 
annexation after the protest is heard, the City Council may proceed to annex the property. Before acting on 
the annexation, the City Council shall hold a public hearing and provide notice. At least seven (7) days prior to 
such hearing notice of the time and place of the hearing and the location(s) shall be published in a newspaper 
of general circulation within the City and the area proposed for annexation. 

(8) Ordinance of Annexation.  Following the public hearing, the City Council may adopt a Annexation 
Ordinance which is consistent with the decision of the Boundary Commission, if any. 

(9) Recording of Annexation Plat and Documents.  Upon passage of the ordinance of annexation, the territory 
shall be deemed to be annexed. Thereafter, the final duly executed annexation plat, and the ordinance of 
annexation, shall be recorded within thirty days with the office of the County Recorder. 

 
7-103: Water Rights. 
(1) It is intended that land annexed to the City  be accompanied by water rights sufficient to accommodate the 

needs of the existing and potential occupants of said land.  
(2) Title to water rights as described in Section 5-123 of the Highland City Development Code shall be conveyed 

to the City as a condition of annexation.  Said water rights will be credited toward development of the annexed 
land provided all conditions of Section 5-123 are met.   

(3) Whenever land is annexed without the consent of the owner, or for any other reason annexed without the 
conveyance of water rights, ordinance annexing the territory shall note all parcels annexed without the 
conveyance of water rights therefore to the City, and shall indicate that future development of such parcels 
shall require the conveyance of said water rights prior to the granting of any approval for development or the 
issuance of a building permit upon said property by the City.  

(4) All water which is represented by water rights acquired by the City pursuant to this Section, which rights have 
heretofore been used to supply irrigation water on land so annexed, may continue to be used upon the land 
annexed, subject only to payment of the applicable irrigation assessments, until said land shall be developed 
or used for non-agricultural purposes, or until the City requires the use of said water for municipal or irrigation 
purposes at any place within its water system, or as otherwise agreed between the city and applicant at the 
time of annexation. 
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CHAPTER 8 
 

[RESERVED] 
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CHAPTER 9 
 

AMENDMENTS TO TITLE AND ZONE MAP 
 
 
9-101:   Intent 
9-102:   Procedure for Amendments 
 
9-101:  Intent. It is intended that all amendments to this Code shall be made in accordance with the General Plan of 
the City.  It is hereby declared to be public policy that this Code shall not be amended, unless it can be shown that 
changed or changing conditions make the proposed amendment necessary to the promotion of the purposes of this 
Code. 
 
9-102:  Procedure for Amendments.  (Amended: 5/2/06) 
(1) All proposed amendments to this Code shall be submitted first to the Planning Commission for its 

recommendations, which recommendations shall be submitted to the City Council for its consideration within 
thirty (30) days. 

(2) Any person seeking an amendment to those Chapters or to the Official Zone Map shall submit to the Planning 
Commission a written petition designating the change desired and the reasons therefore and shall pay a filing 
fee in the amount set forth by a resolution of the City Council. All petitions for a Zoning change shall include a 
vicinity map, drawn to scale and showing the names and addresses of the owners of adjacent property, and a 
legal description of the property for which the change is sought. The Planning Commission shall then consider 
the request and shall certify its recommendations to the City Council with respect thereto within thirty (30) 
days from receipt of the request. Failure on the part of the Planning Commission to certify its 
recommendations to the City Council within said thirty-day period, shall be deemed to constitute a 
recommendation of approval, unless a longer period is granted by the City Council.  The fee required herein 
shall not be returned to the applicant. The Planning Commission may also initiate amendments to this Title by 
recommendation of such amendments to the City Council. 

(3) Amendments to Chapters 3, 4, 5 and 10 of this Code may be adopted only with the following procedure: 
(a) The City Council shall hold a public hearing on the proposed amendment recommended to it by the 

Planning Commission and provide reasonable notice of the public hearing at least 14 days before the 
date of the public hearing. 

(b) After the public hearing, the City Council may adopt the amendment as proposed, amend the 
proposed amendment, or reject the amendment. 

(c) Reasonable notice shall be given by posting notice of the hearing in at least three public places within 
the city and publishing notice of the hearing in a newspaper of general circulation in the city. 

(d) The applicant shall provide a legible vicinity map indicating the exact location of their property and 
each property within 3 mile (1,320 feet).  The map shall include the address of the subject property 
and shall be part of each notice required for the public hearing. 
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CHAPTER 10 
 

DEFINITIONS 
 
 
10-101:   Interpretation 
10-102:   Definitions 
 
10-101:  Interpretation. For the purpose of this Code, certain words and terms are defined as follows: Words in the 
present tense include the future, and the future includes the present; the singular number includes the plural, and the 
plural the singular; the word "lot" includes the word plot, tract or parcel of land, as the sense may require it. The term 
"erected" means constructed, altered, moved or repaired.  Words "shall" and "must" are always mandatory.  The word 
"district" is synonymous with the word "zone." 
 
10-102: Definitions.   (Amended: 3/2/04, 3/1/05, 6/7/05, 3/7/06, 8/1/06, 10/3/06, 5/15/07, 7/15/08)  The following 
words, as used in this Title, shall have the meaning ascribed to them: 
(1) AASHTO -- American Association of State Highway and Transportation Officials. 
(2) Accessory Building -- A subordinate building, the use of which is incidental to that of the main building. 
(3) Accessory Use -- A related use which is incidental to the prescribed and permissible use. 
(4) Agriculture -- Agriculture shall mean the growing of soil crops in the customary manner in the open.  It shall 

not include livestock raising activities, nor shall it include retailing of products on the premises. 
(5) Animal, Large -- A cow, horse, sheep or goat. 
(6) Animal, Small -- A chicken, duck, turkey, rabbit and other animals of a similar size. 
(7) Billboard -- A freestanding ground sign located on industrial, commercial or residential property if the sign is 

designed or intended to direct attention to a business, product or service that is not sold, offered or existing on 
the property where the sign is located. 

(8) Building -- Any structure built for the support, shelter, or enclosure of persons, animals, chattels, or property 
of any kind. 

(9) Building, Main -- One or more of the principal buildings upon a lot.  Garages, carports, and other buildings 
which are attached to a dwelling or other main building or which are situated within 10 feet of a main building 
shall be considered as a part of the main building. 

(10) Church -- A permanently constructed structure used primarily as a place of worship. This definition shall not 
include a tent or similar temporary enclosure.  

(11) Conditional Use -- A land use that because of its unique characteristics or potential impact on the City, 
surrounding neighbors, or adjacent land uses, may not be compatible in some areas or may be compatible 
only if certain conditions are required that mitigate or eliminate the detrimental impacts.  A conditional use 
may be allowed, allowed with conditions, or denied in designated zoning districts, based on compliance with 
standards and criteria set forth in this Code for those uses. 

(12) Common Household - Living quarters in which the occupants share: 
 1.      Living and eating areas 
 2.      Laundry facilities 
 3.      All entrances from outside the building 
 4.      Access to all rooms within the building 
(Ord: #2009-18, 07/21/2009) 

(13) Country Club - A social and recreational facility that is associated with a private golf course.  A country club 
is limited to a golf course facility.  A use associated with preparation of food/beverage may be approved as an 
ancillary and secondary use to a golf course facility. 

(14) Cul-de-sac – The minimum lot width for lots within the full cul-de-sac radius shall be measured along the arc 
at the front setback line. 

(15) Deck -- An exterior floor system supported on at least two opposing sides by an adjoining structure and/or 
posts, piers, or other independent supports.  A deck which is less than 120 square feet, and less than 30 
inches above the adjacent grade, and independently supported, will not require a building permit and is not 
considered part of the main structure however any deck is not permitted to be located within an easement or 
within ten (10) feet of a property line.   

(16) Density -- The term density shall mean the number of dwelling units per acre of land. 
(17) Development -- Any man-made change to improved or unimproved real estate, including but not limited to, 

buildings or other structures, mining, dredging, filling, grading, paving, excavation or drilling operations. 
(18) Disability – A physical or mental impairment that substantially limits one or more of a person’s major life 

activities, including a person having a record of such an impairment or being regarded as having such an 
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impairment 
 (a) Disability does not include illegal use of, or addiction to, alcohol or any   federally controlled 

substance, as defined in Section 102 of the Controlled   Substances Act, 21 U.S.C. 802. 
 (b) Disability does not include sexual or psychosexual addiction, disorders, or treatment. 
 (Ord: #2010-09, 07/20/2010) 

(19) Dwelling Unit -- One or more rooms in a building designed for living purposes (bathing, eating, and sleeping) 
and occupied by one family. 

(20) Dwelling, One-Family or Single-Family -- A detached residence designed for or occupied by one family. 
(21) The main dwelling on a property shall include a connecting roof line, connecting foundation, at least four (4) 

connecting walls, and uninhibited interior access within the structure.  
(a) To be considered part of the main dwelling, any Addition to the original dwelling shall include the 

previous requirements defined in 10-102(16)(a) and shall include at least sixty percent (60%) of one 
common wall. 

(b) Structures connected by a breezeway with a common roof line, common footing and foundation, and 
a foundation separation of less than 10 feet between unattached structures shall be considered part 
of the main dwelling.  

(c) Covered decks and patios shall be considered part of the main dwelling.  
(d) Residential construction that does not meet the criteria above shall meet all requirements for an 

accessory structure (see 3-4104 - 3-106 and 3-4109 - 3-4110; and 3-4204 - 3-4206 and 3-4209 - 3-
4210 in this Code). 

(22) Elderly Person -- A person who is 60 years or older, who desires or who needs to live with other elderly 
persons in a group setting, but who is capable of living independently. 

(23) Family -- Family: 
 (1) One or more persons related by blood, marriage, adoption or legal guardianship, including foster children, 

and no more than two adults and their children who are unrelated to the residing family; or 
 (2) A group of not more than four persons not related by blood, marriage, adoption or legal guardianship,  
 including foster children living together as a common household (see Utah Code 10-9a-505.5). 
 (Ord: #2011-TBD, 02/01/2011) 

(24) Final Plat -- Record of Survey Map -- A plat or plats of survey of land within a subdivision or other large-scale 
development, which have been prepared in accordance with applicable City standards and state statutes for 
the purposes of recording in the office of the county recorder. 

(25) Floor Area -- The sum of the areas of the several floors of the building, including basements, mezzanines, 
and penthouses of headroom height (6 feet), measured from the exterior walls or from the center line of walls 
separating buildings. 

(26) Fundamental Fairness -- shall mean that decisions that are adjudicatory or quasi-judicial in nature (and not 
legislative) meet two requirements: hearings must be “procedurally fair,” and must appear to be conducted by 
an “impartial decision-maker.”  Fundamental fairness is designed to guarantee that strict procedural 
requirements are followed so that land use hearings are not only fair, but also appear to be fair.  The goal of 
this is to instill and maintain confidence in the fairness of City land use proceedings. 

(27) Garage -- A detached accessory building or portion of a main building designed for the parking or temporary 
storage of automobiles of the occupants of the premises. 

(28) General Plan -- A document that the City adopts setting forth general guidelines for proposed future 
development of land within the city.   

(29) Grade of Building (Amended: 6/7/05, 3/7/06, 10/3/06) -- Grade of building is the top of the foundation at its 
closest point to finished grade where the grade of the lot is at its highest elevation.  The bottom of the first 
finished floor may not exceed 24" above grade at the point where finished grade is at its highest elevation and 
meets the foundation.  This point where grade is at its highest elevation and touches the foundation shall not 
exceed a vertical elevation exceeding a 12% positive slope from the top of the curb adjacent to the driveway 
approach at its highest elevation.  A negative grade within ten (10) feet of the foundation is not permitted.   

(30) Habitable Floor -- Any floor usable for living purposes, which includes working, sleeping, eating, cooking or 
recreation, or a combination thereof.  A floor used only for storage purposes is not a habitable floor. 

(31) Handicapped person -- A person who has a severe, chronic disability attributable to a mental or physical 
impairment or to a combination of mental and physical impairments, which is likely to continue indefinitely, 
and which results in a substantial functional limitation in three or more of the following areas of major life 
activity:  self-care, receptive and expressive language, learning, mobility, self-direction, capacity for 
independent living, or economic self-sufficiency; and who requires a combination or sequence of special 
interdisciplinary or generic care, treatment, or other services that are individually planned and coordinated to 
allow the person to function in, and contribute to, a residential neighborhood. 

(32) Height of Building (Amended 6/7/05, 3/7/06, 10/3/06) -- The largest vertical distance between the “Grade of 



HIGHLAND CITY DEVELOPMENT CODE 
 

9-Jan-14 - 255 - 

Building” and the highest point of the building.  The greatest vertical distance on one side of a home between 
the foundation where the grade of the lot is at its highest elevation to the highest peak of any exposed 
roofline.  Structures including chimneys, church towers, and similar structures, are excluded in determining 
height. 

(33) Home Occupation -- Any occupation conducted within a dwelling and carried on by persons residing in the 
dwelling. 

(34) Household Pets -- Animals or fowl ordinarily permitted in the house and kept for company or pleasure, 
including, but not limited to, dogs, cats, canaries and chinchillas. 

(35) Land-Use Plan -- A plan adopted and maintained by the City Planning Commission, which shows how the 
land should be used, an element of the Comprehensive Plan. 

(36) Landscaping -- Landscaping shall mean the use and integrations of a combination of planted trees, shrubs, 
vines, ground covers, lawns, rocks, fountains, pools, art works, screens, walls, fences, benches or 
surrounding walkways set into any aesthetically pleasing arrangement.  However, the use of structures or 
surfaced walkways, alone, in the absence of planted trees, lawns, etc., shall not meet the requirements of this 
Code. 

(37) Living Area -- Those portions of a dwelling having a headroom height of six feet eight inches or greater and 
which are used for customary living activities.  For purposes of this Code, living area shall not include portions 
of the structure used for parking of vehicles, unenclosed porches, storage rooms having only outside access, 
and rooms devoted exclusively to the housing of heating or ventilating or similar mechanical equipment.  

(38) Lot -- Land occupied or to be occupied by a building or buildings, together with such open spaces as required 
under this Code, and having its principal frontage on a street or an officially approved place.  Also building 
sites without reference to lots as recorded on official plats. 

(39) Lot, Corner (Amended 3/1/05) -- A lot situated at a junction of two radii which are thirty-five (35) feet or less, 
and where the angle formed by the intersection of the tangent is one hundred five (105) degrees or less, or 
any lot which is adjacent to or shares a mutual boundary with two (2) intersecting right-of-ways and may 
include any easement including, but not limited to parkway detail, within the right-of-way or within private 
property adjacent to that right-of-way. 

(40) Lot, Interior -- A lot other than a corner lot. 
(41) Lot of Record -- A parcel of land which is shown as a separate and independent parcel on the records of the 

plat records filed with the county recorder.  Also a portion of a larger parcel of land for which a notice of 
interest has been filed with the county recorder indicating that said portion is in the process of being sold 
under contract.  

(42) Lot, Zoning -- A parcel of land which:  
(a) Complies with all existing area, frontage, width, setback, and supplementary requirements of the zone 

in which it is located, and  
(b) Has frontage on a City street, which street has been improved in accordance with City standards and 

is in use by the public, and  
(c) Is shown as a separate lot in an approved subdivision plat which has been approved in accordance 

with the applicable ordinances, or which is exempted from compliance with said ordinances.  
(43) Major Street Plan -- A map approved by the Planning Commission and City Council which is part of the 

General Plan showing the approximate location of the existing and future collector and arterial class roads. 
(44) General Plan -- Comprehensive Plan -- The Master Plan.  
(45) Nonconforming Structure -- A structure, or portion thereof, which  legally existed before its current zoning 

designation and because of subsequent zoning changes, does not conform with the zoning regulations, 
setback, height restrictions, or other regulations that govern the structure.  

(46) Nonconforming Use -- A use of land that legally existed before its current zoning designation, has been 
maintained continuously since the time the zoning regulation governing the land changed, and because of 
subsequent zoning changes, does not conform with the zoning regulations that now govern the land.  

(47) Nonconforming Lot of Record -- A parcel of land which does not conform to the area, frontage, or width 
requirements of the zone classification in which said parcel is now situated, but which was legally created as 
a conforming lot of record prior to the effective date of the new controlling provision.  

(48) Nonprofit - An organization which is currently registered with the Utah State Department of Commerce as a 
nonprofit organization and complies with all requirements within Title 16 of the Utah Code. 

(49) Off-Street Parking Space -- An area for the parking of automobiles which does not include a public street but 
has convenient access to it.  

(50) Off-site -- Shall mean of or pertaining to the territory outside of the boundaries of a particular project.  
(51) On-site -- Shall mean of or pertaining to the territory within the boundaries of a particular project.  
(52) Open Space -- Land which is open from the ground upward and which is not covered by dwellings or other 
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buildings, or by pavement or other impervious material.  
(53) Parking Space -- A space, not less than eighteen (18) feet in length and not less than nine (9) feet in width 

for the parking of a mobile vehicle, exclusive of driveways and ramps.  
(54) Public and Parochial Schools and Grounds -- An educational  institution accredited by the state as a 

primary or secondary school and consisting of a parcel of land containing one or more classroom buildings 
and certain ancillary structures and areas which are operated by the institution as an integral part of the 
educational curriculum.  

(55) Public-Agency Park -- Shall mean a tract of land which is owned by the public and which has been partially 
or totally developed or designated for recreational purposes.  

(56) Public Street -- A roadway which has been designated as a federal or state highway or which has been 
designated as a City street.  

(57) Public Building -- A structure, owned and operated by a unit of government, which houses equipment or 
activities performed by that agency, including City buildings, libraries, fire stations, and similar uses not 
requiring outside storage of materials.  

(58) Recreational Vehicle -- A vehicular unit other than a mobile home, primarily designed as a temporary 
dwelling for travel, recreational and vacation use, which is either self-propelled or is mounted on or pulled by 
another vehicle, including but not limited to, a travel trailer, a camping trailer, a truck camper, and a motor 
home.  A recreational vehicle is capable of being transported on public streets and highways without a special 
permit.  It is eight (8) feet or less in width and thirty-two (32) feet or less in length.  

(59) Residential Facility for Persons with a Disability --  A residence: 
 (a) in which more than one person with a disability resides; and 
 (b) is licensed or certified by the Department of Health under Title 26, Chapter 21, Health Care 

 Facility Licensing and Inspection Act, Utah Code. 
(c)  which meets the requirements of this ordinance as defined in Article 4.1 and 4.2 in this Code. 

 (Ord: #2010-09, 07/20/2010) 

(60) Residential Facility for Handicapped Persons -- A one-family or multiple-family dwelling unit, consistent 
with existing zoning of the desire location, that is occupied on a 24-hour basis by four or fewer handicapped 
persons in a family-type arrangement under the supervision of a house family or manager, and that conforms 
to all applicable standards and requirements of the Utah State Department of Social Services, and is operated 
by or operated under contract with that department. 

(61) Setback -- The shortest distance between the property line and outside surface of the foundation, wall, or 
main frame of the building Exclusive of fireplace chases.  

(62) Sign, Freestanding -- Any sign that is standing on or erected into the ground.  Such signs are usually, but 
not necessarily, supported from the ground by one or more poles or similar uprights, with or without braces. 
Any sign that is mounted onto the ground but has the supports passing through any portion of the roof of a 
building or structure shall be considered a roof sign. 

(63) Sign, Projecting -- Any sign attached to a building or structural wall and extending horizontally outward from 
such wall more than eighteen inches. 

(64) Sign, Roof -- Any sign which is erected upon or over the roof or over a parapet of any building or structure. 
(65) Sign, Wall -- Any sign posted or painted upon, suspended from or otherwise affixed to a wall, fascia, canopy, 

or marquee with the face of the sign approximately parallel with the wall or fascia to which it is attached. 
(66) Sign Area -- The area of a sign that is used for display purposes, excluding the minimum frame and supports.  

In computing sign area only one side of back-to-back or double-face sign covering the same subject shall be 
computed when the two faces diverge by an angle of not more than forty- five degrees. For signs that do not 
have a frame or a separate background, sign area shall be computed on the basis of the least rectangle, 
triangle or circle large enough to frame the display. 

(67) Sign, Electric -- A sign which has any portion thereof lighted by artificial light in any manner or which rotates 
or otherwise moves. 

(68) Sign, Illuminated -- A sign which has any portion thereof lighted by artificial light, including floodlighting or 
reflecting lighting of any kind. 

(69) Sign, Accessory -- A sign which directs attention to a business or profession conducted on the premises.  
(70) Sign, Non-accessory -- A sign which directs attention to a business, commodity, service or entertainment 

conducted, sold or offered elsewhere than on the premises, and only incidentally on the premises, if at all.  
(71) Slope -- The average grade of the surface of land expressed either in percentage or in degrees.  
(72) Start of Construction -- includes substantial improvement, and means the date the building permit was 

issued, provided the actual start of construction, repair, reconstruction, placement, or other improvement was 
within 180 days of the permit date.  The actual start means the first placement of permanent construction of a 
structure on a site, such as a pouring of slabs or footings, the installation of piles, the construction of piles, or 
any work beyond the stage of excavation; or the placement of a manufactured home on a foundation.  
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Permanent construction does not include land preparation, such as a clearing, grading, and filling; nor does it 
include the installation of streets or walkways; nor does it include excavation for a basement, footings, piers or 
foundations or the erection of temporary forms; nor does it include the installation on the property of 
accessory buildings, such as garages or sheds not occupied as dwelling units or not part of the main 
structure.  

(73) Story -- That portion of a building included between the surface of a floor and the ceiling next above it.  
(74) Street, Major – A road which has been designated on the City’s Master Plan as a collector, arterial, or other 

principal thoroughfare as distinguished from a minor street. 
(75) Structure -- Anything constructed or erected which requires location on the ground, but not including a tent or 

automobile.  
(76) Subdivision -- Any land that is divided, re-subdivided or proposed to be divided into two or more lots, 

parcels, sites, units, plots or other division of land for the purpose, whether immediate or future, for offer, sale, 
lease, or development either on the installment plan or upon any and all other plans, terms, and conditions.  
Subdivision includes the division or development of land whether by deed, meets and bounds, description, 
devise and testacy, lease, map, plat, or other recorded instrument and divisions of land for all residential and 
non-residential uses, including land used or to be used for commercial, agricultural, and industrial purposes.  
All large-scale developments involving the division of land shall be deemed to be subdivisions.  

(77) Temporary Uses -- Uses which are proposed to exist for a relatively short period of time.  
(78) Tender -- An offer or proposal made for acceptance.  
(79) Variance -- A reduction of a frontage, setback, area, or improvement requirements to a level which is less 

than that which is specifically set forth in this Code.  
(80) Yard -- The open-space area on a lot or parcel, except for permitted projections and landscaping, 

encompassing the territory between the outer wall of the building and closest opposite property line and 
extending the full width of depth, as appropriate, of the lot or parcel.  

(81) Yard, Required -- The open space around buildings which is required by the terms of this Code.  
(82) Rambler -- A home built with one level only.  (May have an optional basement or crawl space below).  It is 

conceivable for a rambler to have a step down of more than seven inches and not be classified as a split 
level. 

(83) Two-Story -- A home with two floors above Grade of Building, neither of which has a step down of more than 
seven inches.  It is Conceivable to have a Two-Story with a step down of more than seven inches and not be 
classified as a Split-Level. 

(84) Split-Level -- A home with a differential between floor levels of more than seven inches wherein the current 
or future habitable floor space on any one level is 300 square feet or greater wherein the differential between 
floor levels described above is duplicated on more than one floor. 
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CHAPTER 11 
 

ADMINISTRATION AND ENFORCEMENT 
 
 
11-101:   Zoning Clearance Required  
11-102:   Buildings to be on Zoning Lot  
11-103:   Building Permit to Comply with Code  
11-104:   Construction and Use to Comply with Application  
11-105:   Permits Granted Prior to this Title  
11-106:   Responsibility for Violation  
11-107:   City Not Liable  
11-108:   Certificate of Zoning Compliance Required  
11-109:   Violation and Penalty  
11-110:   Each Day a Separate Offense  
11-111:   Procedure for Violation  
  
11-101: Zoning Clearance Required.  No building permit shall be issued for construction within the City until the 
application therefore has been approved by the Zoning Administrator.  The Zoning Administrator shall not  give such 
approval until he is satisfied that the proposed construction and subsequent use of the building proposed to be 
constructed will comply with the requirements of the zone in which the building will be situated.  
 
11-102: Buildings to be on Zoning Lot. No building permit authorizing the use of land or the construction or 
alteration or moving of a building or  structure on a lot shall be issued, unless the parcel of land upon which the use is 
to be conducted or the building constructed, altered or moved shall qualify as a zoning lot as defined in this Code. 
 
11-103: Building Permit to Comply with Code. From the effective date of this Code, permits shall not be granted for 
the construction or alteration of any building or structure, or for the moving of a building or structure onto a lot, or for 
the change in use of any land, building or structure if such construction, alteration, moving, or change of use would be 
a violation of any of the provisions of this Code, nor shall any sewer or water service line or electric utilities be 
installed to serve the premises if such use would be a violation of this Code.  
  
11-104: Construction and Use to Comply With Application.  Permits for excavations and buildings, and 
Certificates of Zoning Compliance issued on the basis of plans and specifications approved by the Zoning 
Administrator authorize only the use, arrangement, and construction set forth in such approved plans and application.  
Any use, arrangement, or construction at variance with that authorized shall be deemed to be a violation of this Code.  
 
11-105: Permits Granted Prior to This Code.  Authorization granted by the City to construct a building or structure, 
or to change the use of land, shall not be denied or abridged in the event that construction has taken place thereon to 
the extent of $1,000 or more in replaceable value by the date on which this Code or an amendment thereto shall 
become effective; provided, however, that such authorization to construct a building or structure shall be denied if 
construction would not have complied with all applicable laws and ordinances existing prior to the  effective date of 
this Code or amendment.  Replaceable value shall be construed to mean the expenditure necessary to duplicate the 
material and labor at market prices.  
  
11-106: Responsibility for Violation.  It shall be the responsibility of the owner and any and all builders, contractors, 
subcontractors, real estate agents and any other persons having to do with the establishment of any use of land or the 
erection, altering or relocation of any building, to make sure that a proper permit has been obtained before work is 
begun.  Any person doing any work on a project for which a proper permit has not been obtained shall be deemed 
guilty of a violation of this Code.  
 
11-107:  City Not Liable.  The City shall not be liable for any damage which may result from the denial of a building 
permit, even though the applicant therefore may have received information from any person that the applicant is 
entitled thereto.  
  
11-108:  Certificate of Zoning Compliance Required.  It shall be unlawful to use or occupy or permit the use or 
occupancy of any building or premise, or to change the occupancy of any building or premise, until a Certificate of 
Zoning Compliance shall have been issued therefore by the Zoning Administrator stating that the proposed use of the 
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building or land conforms to the requirements of this Code.  No nonconforming structure or use shall be changed or 
extended until a Certificate of Zoning Compliance shall state specifically wherein the nonconforming use differs with 
the requirements of this Code.  The Zoning Administrator may permit the occupancy of a building prior to the 
completion of all required work; provided a bond or other assurance has been posted with the City Recorder in an 
amount equal to the cost of completing said required work, guaranteeing the completion of such work, as determined 
by the City Council.  The Zoning Administrator shall maintain a record of all Certificates of Zoning Compliance for a 
period of five (5) years, and a copy shall be furnished upon request to any applicant.  Failure to obtain a Certificate of 
Zoning Compliance shall constitute a violation of this Code. 
  
11-109:  Violation and Penalty.  Any person, firm, or corporation violating any of the provisions of this Code shall be 
guilty of a Class C misdemeanor, and upon conviction thereof shall be punishable by a fine of not to exceed $750, or 
by imprisonment for a term not to exceed ninety days, or both such fine and imprisonment. In addition to such criminal 
penalty, the City may, in addition to any other remedy which may be provided by law, institute any appropriate 
proceeding to prevent, restrain, or abate any construction, alteration, or use of land in violation of this Code; or to 
enjoin the transfer or sale of a lot in an illegal subdivision; or to prevent any illegal act, conduct, business, or use. 
 
11-110:  Each Day a Separate Offense.  Each and every day, or portion thereof, during which a violation of this 
Code is committed or continued shall be considered a separate offense and shall be punishable as herein provided. 
 
11-111:  Procedure for Violation.  Whenever it becomes necessary to take action in order to obtain compliance with 
one or more provisions of this Code, the Zoning Administrator or the Planning Administrator, as appropriate, may 
issue a citation or take other appropriate action as provided by law. 


