
Planning Commission Staff Report                                                           

 

  
 

Department of Community Development 
 

 
Attachments: 
Exhibit A: Proposed zoning text amendment 
Exhibit B: Current pylon sign standards (no changes proposed, for reference only) 
Exhibit C: Comparison existing vs allowed  
Exhibit D: Pylon sign plans  
 

File #1Z25- DCA-000509-2025 
Public Hearing and Recommendation to the City Council for 

a Zoning Text Amendment to Sections 13.02.200 and 
13.26.040 of the Taylorsville Municipal Code, Amending 

Standards Related to Nonconforming Signs.  

Staff Report Date:  February 20, 2025   
Meeting Date:  February 25, 2025 

Agenda Item: Public Hearing and Recommendation to the City Council 
for a Zoning Text Amendment to Sections 13.02.200 and 
13.26.040 of the Taylorsville Municipal Code, Amending 
Standards Related to Nonconforming Signs. 

Subject Property Address: City-wide  
Applicant: City of Taylorsville 
Author: Terryne Bergeson, Planner I    
Parcel #: n/a 
Applicable Ordinances: Section 13.02.200, 13.26.040 
Agenda Item #:  



Summary 
Recently a multitenant pylon sign for Taylorsville Town Center was toppled during high winds due 
to a rusted support post. Replacing the lost signange space for tenants will require the installation 
of a new, compliant pylon sign, which under current standards would be shorter with significantly 
decreased sign area, which is an important factor when tenants are selecting center locations. The 
city is requesting the Planning Commission review the proposed amendment that would remove 
the restriction on rebuilding certain nonconforming signs under certain conditions.  
 
Current standards require that nonconforming structures damaged more than fifty percent of their 
market value be brought into full compliance with current standards. Standards for nonconforming 
signs make no exception and only permit work that would improve the aesthetics or safety of a 
nonconforming sign. The attached draft is intended to enable large commercial centers that may 
have nonconforming signs to rebuild those signs to previous conditions if destroyed by some act of 
nature or calamity. The amendment:   
 

• References certain signs in “Nonconforming Structures” section. 
• Clarifies that a change in the method of messaging would be considered enhancing 

nonconforming conditions and thereby prohibits this upgrade for all nonconforming signs.  
• Specifies that a “pylon sign” can be reconstructed if destroyed by calamity or act of nature 

and establishes deadlines to address damage.  
o Appropriate departments must be notified within 10 days.  
o A building permit for the necessary work must be submitted and include a plan 

identifying the previously existing conditions (the city has some of these on file).  
o Permit must also include proposed sign plans.   
o Replacement sign(s) may not increase nonconforming conditions; increases in 

height, messaging, or regulated sign area will not be permitted.  
 
Pylon signs are tall multitenant pylon signs for commercial centers over 7 acres. Except for Legacy 
Plaza, most of the signage for large commercial centers in Taylorsville was installed prior to the 
adoption of current standards in 2012 and is therefore nonconforming. Exhibit C is a basic analysis 
of the existing compared to permitted conditions.  
 
Public Comment  
A public notice was published on the Utah State Notice Website and the City’s website on February 
12, 2025, and sent to Reagan Outdoor Advertising and Yesco Sign Company. One inquiry was 
received but no comment was submitted.  
 
Findings 

1. This application was initiated by the City of Taylorsville.    
2. The city is requesting a text amendment to the Taylorsville Municipal Code Sections to 

Sections 13.02.200 and 13.26.040.  
3. This amendment would allow pylon signs at commercial centers over 7 acres that are 

destroyed by acts of nature or calamity to be reconstructed to immediately previously 
existing conditions. 

4. The amendment includes clarifying language on nonconforming conditions and established 
timelines for reconstruction. 



5. The City Council is the final decision-making authority for a text amendment to the 
Taylorsville Municipal Code. 
 
 

Staff Recommendation 
Staff recommends the Planning Commission forward a positive recommendation to the City Council 
to amend the Taylorsville Municipal Code related to nonconforming signs, as specified in Exhibit A of 
this Staff Report. 
 
Recommended Motion  
I move that we send a positive recommendation to the City Council for File #1Z25-DCA-000509-2025 
to amend the Taylorsville Municipal Code related to nonconforming signs, as specified in Exhibit A of 
this Staff Report, based on the findings outlined in this Staff Report. 



13.02.170: NONCONFORMING USES AND NONCOMPLYING STRUCTURES PROVISIONS; 
PURPOSE: 

It is the purpose of these regulations to control and gradually eliminate those uses of land 
or buildings, which, although legal at the time of their establishment, do not now conform 
to the use regulations of the district within which they are situated. Such uses shall be 
deemed nonconforming uses. Likewise, these regulations are intended to control and 
gradually eliminate structures which, although legal at the time of their erection, do not 
now conform to the height, bulk, and location regulations of the zone district within which 
they are situated. Such structures shall be deemed to be noncomplying structures. Any 
building or use which was permitted prior to enactment of this development code, but 
which is designated by this development code as a conditional use, shall not be considered 
nonconforming and shall not be subject to the provisions of this chapter. This chapter is 
also established to control and gradually eliminate sites and lots which were legal at the 
time of their establishment but no longer meet the regulations of the district within which 
they are located. Such sites and lots shall be designated as nonconforming sites and lots. 
(Ord. 12-15, 7-11-2012) 

 

13.02.180: CONTINUING EXISTING USES: 

Except as hereinafter specified, any use, building, or structure lawfully existing at the time 
of the enactment or subsequent amendment of this development code may be continued 
even though such use, building, or structure does not conform with the provisions of this 
development code for the district in which it is located. Except as otherwise provided by 
law, nothing in this development code shall prevent the strengthening or restoring to a safe 
condition of any part of any building or structure declared unsafe by proper authority. 
(Ord. 12-15, 7-11-2012) 

 

13.02.190: CONSTRUCTION APPROVED PRIOR TO NEW DEVELOPMENT CODE: 

A building, structure, or part thereof which does not conform to the regulations of the 
district in which it is situated, but for which a building permit was legally issued and 
construction started prior to the enactment of this development code, may be completed in 
accordance with such plans providing work has progressed continuously and without 
delay. Such building or structure shall be deemed to be nonconforming and shall be subject 
to the regulations set forth herein. (Ord. 12-15, 7-11-2012) 

 

13.02.200: NONCONFORMING USES AND NONCOMPLYING STRUCTURES; SUBSTITUTION, 
EXTENSION, DISCONTINUANCE, ETC.: 

Unless otherwise approved by the planning commission, a nonconforming use shall not be 
enlarged, extended, or changed unless the use is changed to a use permitted in the district 
in which it is located, and a nonconforming structure shall not be reconstructed or 

https://codelibrary.amlegal.com/codes/taylorsvilleut/latest/taylorsville_ut/0-0-0-5436
https://codelibrary.amlegal.com/codes/taylorsvilleut/latest/taylorsville_ut/0-0-0-5436
https://codelibrary.amlegal.com/codes/taylorsvilleut/latest/taylorsville_ut/0-0-0-5436
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structurally altered unless such alteration shall result in removing those conditions of the 
building which render it nonconforming, except as follows: 

   A.   Substitution Or Extension: 

      1.   When authorized by the planning commission in accordance with this development 
code, a nonconforming use which is determined to be of a more desirable nature may be 
substituted for another nonconforming use or to more closely meet the use permitted in 
the district in which it is located. 

      2.   Whenever a nonconforming use has been changed to a conforming use, such use 
shall not thereafter be changed to a nonconforming use. 

      3.   Repairs and structural alterations may be made to a nonconforming structure 
provided that the floor space of such structure is not increased. 

      4.   A structure lacking sufficient automobile parking space in connection therewith as 
required by this Development Code may be altered or enlarged provided additional 
automobile parking space is supplied to meet the requirements of this Development Code 
for such alterations or enlargement. 

      5.   In the event a nonconforming structure is damaged or partially destroyed by 
calamity or act of nature to the extent of not more than one-half (1/2) of its market value, 
the occupancy or use of such building, structure or part thereof which existed at the time of 
such partial destruction may be continued or resumed provided that restoration is started 
within a period of six (6) months and is diligently pursued to completion. In the event such 
damage or destruction exceeds one-half (1/2) of its market value of such nonconforming 
building or structure, no repairs or reconstruction shall be made except in the case of 
residences, or  accessory farm buildings, or signage  as specified in Section 13.26.040  
unless every portion of such building or structure is made to conform to all regulations for 
new buildings in the district in which it is located, as determined by the City and other 
requirements as may be imposed at site plan review. 

      6.   Application for substitution, enlargement, or extension of a nonconforming use as 
provided in this section shall be made to the Planning Commission. 

      7.   A vacant building or structure may be occupied by a use for which the structure is 
designed or intended if so occupied within a period of one year after the use became 
nonconforming. 

   B.   Cessation Of Use: A use shall be deemed to have ceased when it has been discontinued 
for a period of one year or more, whether or not the intent is to abandon said use. (Ord. 12-
15, 7-11-2012) 

   C.   Appeal: Any person adversely affected by a decision of the Planning Commission 
regarding nonconforming uses or noncomplying structures may, within ten (10) days of 
the decision, appeal the decision to the Hearing Officer by alleging that there is error in any 
order, requirement, decision, or determination made by the Planning Commission. (Ord. 
18-09, 2-28-2018) 
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13.02.210: AMORTIZATION OF NONCONFORMING USES: 

In order to respond to exceptional or unusual circumstances involving the termination of 
nonconforming uses, the City Council may approve an amortization formula for the 
termination of such uses over a period of time to be agreed upon with the owner of the 
property, subject to reasonable regulations with respect to the continuation of the 
nonconforming use during the amortization period. (Ord. 12-15, 7-11-2012) 

13.26.040: NONCONFORMING SIGNS: 

   A.   Regulation, Containment, And Elimination: In order to minimize confusion and unfair 
competitive disadvantage to those businesses which are required to satisfy this code, the 
city intends to apply firm regulation of existing nonconforming signs with a view to their 
eventual elimination. Excluding normal maintenance and repair, a nonconforming sign 
shall not be moved, altered, or enlarged unless it is brought into complete compliance with 
this chapter. The following alterations are exempt from this provision: 

      1.   Face changes; 

      2.   Copy changes in nonconforming permanent signs which were originally approved by 
the city with a changeable copy feature; and 

      3.   An alteration that renovates or remodels an existing nonconforming sign intended 
solely to visually enhance improve the sign and does not increase the level of 
nonconformity. Upgrades to the method of display, such as static to EMC messaging, are 
considered an increase to nonconforming conditions.  without increasing the level of 
nonconformity. 

4. Reconstruction or repair of a legal nonconforming pylon sign due to damage or 
destruction by calamity or act of nature, provided: 

a. The Building Official and Community Development Department is notified 
within ten (10) days from the date the damage or destruction occurs; 

b. Details of the damaged or destroyed sign, including the sign’s original 
location, height, method of display and regulated sign area is provided with a 
building permit application within forty-five (45) days; 

c. Restoration or reconstruction is started within a six (6) month period, and;  

d. The reconstructed sign does not increase the level of nonconformity that 
existed immediately prior to the damage or destruction.   

 

   B.   Abandonment: Within forty five (45) calendar days after vacation of an existing 
business, any on site nonconforming signs must be removed or brought into compliance by 
the property owner. If removal does not occur, the city may have the entire nonconforming 
sign (both face and structure) removed through the process specified herein. An 

https://codelibrary.amlegal.com/codes/taylorsvilleut/latest/taylorsville_ut/0-0-0-8897
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abandoned sign may not regain any legal nonconforming status later, even if the original or 
a new business occupies the property. 

   C.   Billboards: Any billboards shall be in conformance with state code. (Ord. 15-13, 11-18-
2015) 
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13.26.090: STANDARDS FOR PERMANENT SIGNS THAT REQUIRE A PERMIT: 

   A.   Permanent Signs That Require A Permit: 

      1.   Applications For Permanent Signs: All applications for permanent signs shall include 
the following information: 

         a.   Proof of current city business license. 

         b.   Business owner, address and phone number. 

         c.   Property owner, address and phone number. 

         d.   General or sign contractor, address, phone number, and contractor number. 

         e.   Value of the sign (including the cost of manufacturing and installation). 

… 

      10.   Pylon Signs: 

         a.   General Provisions: 

            (1)   Pylon signs are allowed for developments, planned centers, or parcels that have 
at least seven (7) acres and five hundred feet (500') of frontage on an arterial street, as 
identified in the Taylorsville general plan. 

            (2)   All pylon signs shall be part of an approved sign theme. 

            (3)   Structural supports for all pylon signs shall be covered or concealed with 
decorative pole covers. The covers shall utilize materials and be architecturally compatible 
to the building or development to which it is associated. 

         b.   Area: 

            (1)   One hundred twenty five (125) square feet plus three (3) square feet per acre of 
land over seven (7) acres to a maximum size of three hundred fifty (350) square feet. 

            (2)   Reader boards, changeable copy areas, and electronic message centers shall not 
exceed sixty five percent (65%) of the total sign copy area of the sign. 

         c.   Height: 

            (1)   Pylon signs shall not exceed twenty five feet (25') in height. 

            (2)   The height of a pylon sign shall be the distance from the highest point of the sign 
to the top of the curb or sidewalk or crown of the street when there is no curb or sidewalk. 

         d.   Location: 

https://codelibrary.amlegal.com/codes/taylorsvilleut/latest/taylorsville_ut/0-0-0-9036#JD_13.26.090
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            (1)   All portions of pylon signs shall be located within the required landscape 
adjacent to the arterial street and set back at least three feet (3') from the back of sidewalk 
or right of way (whichever is greater). 

            (2)   Pylon signs shall be set back at least three feet (3') from all driveways. 

            (3)   Pylon signs shall be located at least their height in distance from side property 
lines in order to prevent damage to adjacent land in case the sign is toppled by accident or 
act of nature. 

            (4)   Signs within the visibility triangle shall only be allowed with the permission of 
the city engineer. 

         e.   Number: One pylon sign shall be permitted per five hundred feet (500') of frontage 
on an arterial street. 

         f.   Application Information: Applicants for pylon signs shall submit the following 
information: 

            (1)   Plot plan showing relationship of signs to buildings, property lines, setback from 
public rights of way, intersections, easements, driveways, existing site contours (1 foot 
intervals), and nearest monument or pylon signs on the same frontage. 

            (2)   Two (2) accurately dimensioned, scaled elevation drawings showing height, 
color, square foot dimensions, landscaping, sign composition, materials, type of 
illumination, and how the sign will appear from the street. 

            (3)   Details of sign construction including an electrical plan and foundation schemes 
with appropriate engineer's stamp(s). 

            (4)   Number of acres and length of linear street frontage of property. 

      11.   Pylon Signs (Freeway Oriented): 

         a.   General Provisions: 

            (1)   The planning commission may approve as a nonadministrative conditional use 
one freeway oriented pylon sign for parcels that have a minimum of five hundred (500) 
linear feet of frontage adjacent to and/or fronting Interstate 215. 

            (2)   Freeway oriented pylon signs shall be part of an approved sign theme. 

            (3)   Structural supports for all pylon signs shall be covered or concealed with 
decorative pole covers. The covers shall utilize materials and be architecturally compatible 
to the building or development to which it is associated. 

         b.   Area: 

            (1)   Three hundred fifty (350) square feet plus one-half (0.5) square foot for each 
linear foot of freeway frontage over three hundred fifty feet (350') to a maximum size of 
nine hundred fifty (950) square feet. 
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            (2)   Reader boards, changeable copy areas, and electronic message centers shall not 
exceed forty percent (40%) of the total sign copy area of the sign or three hundred fifty 
(350) square feet; whichever is less. 

            (3)   No part of the sign structure may exceed thirty feet (30') in width. 

         c.   Height: Freeway oriented pylon signs shall have a height not greater than thirty five 
feet (35') above the nearest traveled freeway lane or frontage road, whichever is greater. 
No portion of an electronic message center (EMC) sign shall be located higher than twenty 
five feet (25') above the freeway grade. 

            (1)   The Planning Commission may grant an exception for additional height for 
freeway oriented pylon signs that are adjacent to a freeway overpass or other view 
obscuring structure (excluding vegetation) provided that it can be demonstrated that the 
increased height is necessary to provide full visibility of the sign and that the increased 
height will not adversely impact nearby residential uses. Applications for additional height 
will be supplemented with the following submittals: 

               (A)   A topographic map with one foot (1') interval contours is provided to illustrate 
existing conditions at the site. 

               (B)   Visual simulations or scaled profile drawings which illustrate the required and 
requested sign heights in relation to the view obscuring structure. 

               (C)   The additional height is the minimum necessary to provide reasonable 
visibility above the view obscuring structure. Under no circumstances, however, shall the 
height of the EMC portion of a freeway oriented pylon sign be increased. 

         d.   Location: 

            (1)   Freeway oriented pylon signs shall be located within thirty feet (30') of the 
shared property line with the interstate or frontage road. 

            (2)   Freeway oriented pylon signs shall be located at least three feet (3') from any 
driveway. 

            (3)   Freeway oriented pylons signs shall be set back at least one hundred feet (100') 
from any collector or arterial street. 

            (4)   Freeway oriented pylon signs shall be located at least five hundred feet (500') 
from any Residential District. 

         e.   Number: No development, planned center or parcel may have more than one 
freeway oriented pylon sign. 

         f.   Application Information: Applicants for freeway oriented pylon signs shall submit 
the following information: 

            (1)   Plot plan showing relationship of signs to buildings, property lines, setback from 
public rights-of-way, intersections, easements, driveways, existing site contours (1 foot 
intervals), and nearest monument or pylon signs on the same frontage. 
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            (2)   Two (2) accurately dimensioned, scaled elevation drawings showing height, 
color, square foot dimensions, landscaping, sign composition, materials, type of 
illumination, and how the sign will appear from the street. 

            (3)   Details of sign construction including an electrical plan and foundation schemes 
with appropriate engineer's stamp(s). 

            (4)   Number of acres and length of linear street frontage of property. (Ord. 16-07, 6-
1-2016) 
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Center Existing # Existing Height Existing SF  Allowed # Allowed 
Height  

Allowed SF 

Meadowbrook 
Shopping Center 

1 (no file)  (no file)  2 25’ 130 SF  

Carriage Square 
(Exhibit D-1) 

2 25’ 150 SF 2 25’ 130 SF 

Ace/ Standard 2 (no file)  (no file)  2 25’ 128 SF 
 

 
Westwood Shopping 
Center 

1 (no file)  (no file)  2 25’ 133 SF 

Taylorsville Town 
Center (Exhibit D-2) 

2 32’ 285 SF 3 25’ 149 SF 

Legacy Plaza 
(Exhibit D-3) 

 

2  25’ 120 SF  3 25’ 147 SF  

Harmon’s Shopping 
Center 

2 (no file)  (no file)  2 25’ 125 SF 

Crossroads (Exhibit 
D-4) 

6 Range approx. 29’-50’ 
tall  

Range 
approx. 247- 
448 SF 

7 25’ 350 SF 
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Client: Jeni Parker (JLL) 

Address: 1846 W 4700 S SALT LAKE CITY, UT 84129 Designer: Kayla 

Sales: Preston DATE

DATE

INITIAL

INITIAL

NAME:

NAME:
CUSTOMER 
APPROVAL

LANDLORD 
APPROVAL

SURVEY 

PERMIT

NAME & DATE

DATE

BURLINGTON TENANT PYLON SIGN - 1846 W. 4700 S. SALT LAKE CITY, UT 84129

File Name: Macey’s Grocery - Pole Sign Illustration v2.ai

Sales Approval:

S1

S2

4700 SOUTH
RED

W
O
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D

 RO
A

D

sporten
Stamp

sporten
Date

sporten
Stamp
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DATE

DATE

INITIAL

INITIAL

NAME:

NAME:
CUSTOMER 
APPROVAL

LANDLORD 
APPROVAL

SURVEY 

PERMIT

NAME & DATE

DATE

BURLINGTON TENANT PYLON SIGN 

Client: Jeni Parker (JLL) 

Address: 1846 W 4700 S SALT LAKE CITY, UT 84129 Designer: Kayla 

Sales: PrestonFile Name: Macey’s Grocery - Pole Sign Illustration v2.ai

Sales Approval:

S1 4700 SOUTH ELEVATION S2 REDWOOD ROAD ELEVATION
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