
�Tuesday, July 14, 2009

Parliamentary Procedure is followed at Highland City Council 
Meetings.  Parliamentary Procedure refers to the rules of democracy 
– that is, the commonly accepted way in which a group of people 
come together, present and discuss possible courses of action, and 
make decisions.  Parliamentary rule is based upon the will of the 
majority; the right of the minority to be heard; protection of the rights 
of absentees; courtesy and justice for all; and consideration of one 
subject at a time.

In compliance with the Americans with Disabilities Act, individuals needing special accommodations (including auxiliary 
communicative aids and services) during this meeting should notify Gina Peterson, City Recorder, 756-5751 ext. 4506, at 
least three working days prior to the meeting.

This Agenda and a Full Agenda are available on the City Web Site at www.highlandcity.org 
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HigHland City Planning Commission agenda
Date:   Tuesday, July 14, 2009

Place: HigHland CiTy Building, 

  5400 WesT CiviC CenTer drive suiTe 1

 time: 7:00 P.M.

Item 1: Approval of Meeting Minutes 
for May 26, 2009, June 9, 2009  

Item 2:   Amendment to Ordinances 3-4109(9)/3-4209(10) to Eliminate 
Increased Side Yard Setbacks for Accessory Structures on Corner Lots 
~ Discussion 

Item 3:   Senior Housing ~ General Plan, Future Land Use Map, and 
Zoning Map Amendment and New Zone Addition ~ Discussion

Item 4:   Election of a Chair and Vice Chair 

Item 5:   Planning Commission Recommendations ~ Discussion
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Introduction: 
The White City 

by K. L. Nichols 

Say not, "Greece is no more." 
Through the clear morn 
On light winds borne 
Her white winged soul sinks on the New World's breast. 
Ah! happy West-- 
Greece flowers anew, and all her temples soar! 
      from  "The White City"  (1893)     
      by Richard Watson Gilder 

Make [the Chicago World's Exposition] bigger and better than any that have preceded it.  
Make it the Greatest Show on Earth. 
     P.T. Barnum (source) 

Costing over a half billion in today's dollars and covering 686 acres, the 1893 World's Columbian Exposition and Fair in 
Chicago was a grand sight to its 27 million visitors--a planned layout of large, classically-inspired buildings (what we now 
call the "Beaux Arts" style) all built on the same scale and all painted white--hence, the nickname of "The White City."  
And within and around those white buildings was the most amazing display of 65,000 exhibits depicting (to quote the 
Exposition promoters) "all of the highest and best achievements of modern civilization; all that was strange, beautiful, 
artistic, and inspiring; a vast and wonderful university of the arts and sciences, teaching a noble lesson in history, art, 
science, discovery and invention, designed to stimulate the youth of this and future generations to greater and more 
heroic endeavor" (source). 

That wasn't just advertising hype as far as many fairgoers were 
concerned.  "Sell the cook stove if necessary and come. You must see 
this fair," exclaimed the writer Hamlin Garland in a letter to his parents 
back in Dakota (source).  Western writer Owen Wister was nearly stuck 
dumb with admiration: "Before I had walked for two minutes, a 
bewilderment at the gloriousness of everything seized me ... until my 
mind was dazzled to a stand still" (source).  Even Theodore Dreiser, the 
naturalistic writer of Chicago's urban realities, was overcome with 
idealistic awe:  "... America, especially in the Middle West, must have 
opened [its] eyes as I did mine at the sight of this realized dream of 
beauty, this splendid picture of the world's own hope for itself" (source). 

The neo-classic buildings surrounding the Grand Basin 
(reflecting pool) in the Court of Honor at the center of the 
"White City.".  Here are another photo and a photo tour (or 
here) of all the Fair buildings. 

Night-time view of the Court of Honor, lit by that 
exciting, new discovery called electricity, 

Daniel Chester French's gilded "Statue of the Republic" in 
the Court of Honor.  (Peristyle and arch in background are 
also decorated with statues.) 
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To the art world, the 1893 Exposition offered the opportunity for world 
recognition.  About 10,000 artworks were on display. It was also the 
largest exhibition of American art ever held in the United States.  
Having made rather poor showings in earlier international expositions, 
America was especially eager to establish itself as a significant force in 
the art world. The art exhibition, as a whole, was divided into three 
parts: contemporary American art (art since 1876), nineteenth-century 
European art from private collections in America, and a retrospective 
exhibition of late eighteenth-century and early nineteenth-century 
American art. 

For women painters, women sculptors, and women architects and interior designers, 
the opportunity to exhibit to large national and international audiences was 
unprecedented, and the exhibition records read like a "Who's Who" of late-nineteenth 
century women artists, ranging from major artists like American expatriate Mary 
Cassatt and other women artists with established reputations in Europe to women 
artists with more local or regional reputations in the U.S.  In fact, the more generous 
inclusion of women's art in 1893  (limited as that was) set a precedent for later 
expositions. Women artists' participation in world expositions rose from 3.5% of the 
exhibited art in the second half of the nineteenth century to 25% by 1900 (source). 

For many awestruck visitors, the grand displays of art and other examples of American 
industrial, cultural, and technological accomplishment were a source of national pride: "By 
displaying the diverse forces that'd made us, it drew us together and helped shape a 
national identity. It reminded us of what we wanted to be. No wonder poet Katherine Lee 
Bates visited the fair and then went home to write America the Beautiful. The startling thing 
about that was her phrase, 'Thine alabaster cities gleam.' For that line described the 
pavilions of the fair far more accurately than any existing American city!" (source). 
To the emerging urban planners and reformers, the 1893 Exposition was also an exciting 
opportunity to advance their ideas about "the city beautiful."  With its coordinated layout and 
styles, the "White City" would become the model for city planning  in Washington, D.C. and 
for public buildings in general for at least the next fifty years (source-1 and source-2). 

Others viewed the 1893 Exposition as a celebration of the new consumer society ushering 
in the Twentieth Century: "This last great fair of the 19th century, nominally honoring 
Columbus' voyages of 400 years prior, actually celebrated America's transformation from a 
society of farms and owner-operated businesses at the start of the 1800s to the 
industrialized, corporate-controlled urban society evident by the 1890s. For the exposition, 
Dvorak wrote his New World Symphony and Scott Joplin wrote his ragtime. Inspired by its 
'White City,' L. Frank Baum wrote about an Emerald City in his Wizard of Oz. The exposition 
ushered in a new age of consumerism with introduction of brand names -- Cream of Wheat, 

Shredded Wheat, Pabst Beer, Aunt Jemina's syrup and Juicy Fruit 
gum-- destined to become as much a part of Americana as the Ferris 
Wheel, carbonated soda and hamburger, which also were popularized 
at the fair." (source). 

However, more skeptical voices could also be heard. One source 
noted that the Exposition's popularity may have had more to do with 
the Midway Plaisance which was a cross between a carnival and a 
kind of nineteenth-century Disney World: "While the public may have 
been awestruck by the grandeur of the architecture and impressed by 
the array of consumer products, what kept them at the fair was the 
Midway Plaisance, a commercially-sponsored self-contained 
amusement area. It featured popular entertainment such as German 
beer halls, the original Ferris Wheel, Buffalo Bill's Wild West Show and 
exotic dancers." (source). 

Palace of Fine Arts (currently Chicago's Museum of Science 
and Industry). 

Palace of Fine Arts, Exposition Hall by 
Alice Brown Chittenden 

Chicago University's 70-ton 
Yerkes Telescope in the 
Manufactures/Liberal Arts 
Building.

Souvenir items, like these coins honoring Columbus' 
"discovery" of America, were good money-makers for the 
Fair sponsors.  (Left) Queen Isabella, designed by Caroline 
Peddle Ball; (Right) Columbus, designed by Auguste Saint-
Gaudens.
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Even more serious criticism of the Exposition was offered by two up-and-coming architects with new ideas about the 
future of American identity and architectural design.  Louis Sullivan, inventor of the skyscraper and designer of the 
Exposition's Golden Doorway (see below), lamented that "the damage wrought by the World Fair will last for half a century 
from its date if not longer" (source).  His student Frank Lloyd Wright was also disappointed with the fair.  According to one 
source, "The fair's message--empty, classical piles of snowy white plaster palaces, their arrangement in axial order--
represented the antithesis of Wright's training under Sullivan and of his own instincts. . . . As Turner declared the closing 
of the frontier as a consequence of the industrial juggernaut, Wright saw an opportunity to transform the hackneyed 
architecture of old Europe into a new sensibility that would grow out of the purebred colors and home-grown vistas of the 
American landscape" (source). To these innovative architects, the White City was America's tribute to its Old World past 
rather than its future. 

Other critical voices were heard from women activists lamenting the 
exclusive image of bourgeois femininity promulgated by the Women's 
Building and other exhibits (source).  Racial minority groups pointed out how 
"white," in terms of race, the "White City" really was, but the Exposition 
organizers could provide no satisfactory answer to Ida B. Wells' question:  
"Why are not the colored people, who constitute so large an element of the 
American population, and who have contributed so large a share to American 
greatness, -- more visibly present and better represented in this World's 
Exposition?" (source).  Many working-class people and social reformers 
objected to the upper middle-class elitism of the Exposition in contrast to the 
urban problems of the inner city. 

Despite the variety of opinions, the 1893 World's Columbian Exposition and Fair in Chicago 
was one of the great cultural events of the Nineteenth Century--not to be missed, whether 
the viewers loved it or quarreled with it.  It made art history, set attendance records, boosted 
national pride, and signaled the United States beginning to emerge as a world economic and 
technological power.   
For more on the impact the Exposition had on American culture and self-perception, see The 
Legacy of the Fair.  An in-depth study of the contradictory meanings of the 1893 Exposition 
can be found in Chapter 7: The White City in Alan Trachtenberg's book The Incorporation of 
America:  Culture and Society in the Gilded Age. 

http://members.cox.net/academia/cassatt8.html

The 264 ft. (and very 
popular) Ferris Wheel 
created by George Ferris 
dominated the horizon. 

Two Entertainment Posters: A carnival with fireworks and the 
Buffalo Bill's Wild West Show starring both Indians and the 
Rough Riders (poster date unknown). 

The titillating Little Egypt (or 
here) did the hootchy-
kootchy to The Snake 
Charmer song. 

Louis Sullivan's Golden Doorway (Transportation 
Building) broke with the neoclassic standards of the 
White City. 

Chicago World's Fair  (1894) by 
Thomas Moran 
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Item 2:  Amendment to Ordinances 3-4109(9)/3-4209(10) to Eliminate 
Increased Side Yard Setbacks for Accessory Structures on Corner Lots ~ 
Discussion

S u m m a r y  S t a t e m e n t :
There have been a recent requests to consider reducing side yard setbacks for accessory structures for 
homes on corner lots so that they are consistent with lots that are not located on a corner.  Staff has included a 
proposed ordinance amendment that would make this possible.

S p o n s o r :
Highland City

S t a f f  P r e s e n t a t i o n :
Lonnie Crowell, Community Development Director to present

B a c k g r o u n d :
There has been a recent request to consider reducing side yard setbacks for accessory structures for homes 
on corner lots.  Staff has included a proposed ordinance amendment that would make this possible.  A 
property owner who recently submitted plans to construct an accessory structure within the rear yard of a 
corner lot was informed that the side yard setbacks are similar to a home on a corner lot.  The ordinance 
currently requires any resident to place an accessory structure a minimum of thirty (�0) from a street typically 
setting the accessory structure in an alignment with adjacent homes (see illustration).

A typical lot not located on a corner requires a ten (�0) foot setback from a side and rear yard.  The setback is 
consistent with a Public Utility Easement (PUE) located on all new subdivision lots for many years.  Each lot 
in Highland typically requires a minimum Public Utility Easement of ten (�0) feet surrounding each recorded 
subdivided lot.  The ordinance does not permit a permanent structure to be placed within an easement.  
An accessory structure that is smaller than one-hundred twenty (��0) square feet that does not require a 
foundation is not considered a structure and does not require a building permit. 

A fence is required to be set back a minimum of fourteen (��) feet from a curb within a side yard along a street 
on a corner lot as well.  This requires the fence to be place at minimum five (5) feet from the property line along 
this property boundary (see illustration).  

Staff is not certain as to if a smaller, shorter accessory structure would create a visual obstruction along a side 
yard behind a fence however an accessory structure that is twenty-five (25) feet tall as permitted by ordinance 
adjacent to a street would probably create a significant visual impact and would be able to be located twenty 
(20) feet closer to the right-of-way.  Staff would have a difficult time supporting this request for all accessory 
structures simply because this proposal would not be consistent with the General Plan discussions or historical 
precedent however it would create equity among lot types and locations.  A smaller accessory structure that is 
not significantly taller than a fence may not create the visual impact a larger structure would if set back ten (10) 
feet from the property line (nineteen (19) feet from the curb, five (5) feet from where a fence could be located).  
The planting of several trees between an accessory structure and the side property line would significantly 
mitigate some aesthetic impacts. 

9. - �
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F U T U R E  B U S I N E S S 9. - �

P r o p o s e d  A c t i o n :
That the Planning Commission consider this proposed Code Amendment and prepare comments or 
suggestions regarding this request.  This item will be before the Planning Commission on July �8, �009 for a 
Public Hearing and Planning Commission recommendation.

L e g a l  A u t h o r i t y :
Utah Code; �0-9a-�0�, �0�
Highland City Development Code (HCDC) Chapter 9, Amendments to Title and Zone Map

F i s c a l  I m p a c t :
N/A

L i s t  o f  A t t a c h m e n t s :
Illustration indicating requested Code Amendment
Illustration of cross-section and height options
Proposed Code Amendment (Blue bold text indicates proposed Code Addition; Red bold strikeout 
indicates proposed text deletions)
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HIGHLAND CITY DEVELOPMENT CODE 

7-Jul-09- 1 -

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 

3-4109: Accessory Buildings (Amended: 9/5/00, 1/15/02, 9/17/02)  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 120 square feet, or (b) that is attached to a permanent foundation as defined by the building 
code. 

(2) An accessory building shall be set back from the rear property line a minimum of 10'. 
(3) All accessory buildings shall be set back from the side property a minimum of 10'. 
(4) All accessory buildings shall be placed no closer than six (6) feet from the main building.  Said six feet shall 

be measured to the closest part of the structures including any roof overhang. 
(5) Accessory buildings may not cover more than 5% of the total lot area of the lot. 
(6) Accessory buildings shall be constructed out of exterior materials compatible and consistent with the 

neighborhood. 
(7) No accessory building shall be erected to a height greater than 1 story, or 25 feet from natural grade, 

whichever is less, and shall not have more square footage than the main floor of the main dwelling unit. 
(8) Any accessory building used for a home occupation shall comply with the regulations governing a home 

occupation business. 
(9) All accessory buildings shall have a side yard setback no less than 30' ten (10) feet from the side lot line 

which abuts a street. 

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’ ten (10) 
feet from any street any side yard property line which abuts a 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)
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HIGHLAND CITY DEVELOPMENT CODE 

7-Jul-09- 2 -

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 

3-4209: Accessory Buildings (Amended: 9/5/00, 1/15/02, 9/17/02)  All accessory buildings within this zone shall 
conform to the following standards, setbacks and conditions:
(1) 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 120 square feet, or (b) that is attached to a permanent foundation as defined by the building 
code. 

(2) An accessory building shall be set back from the rear property line a minimum of 10'. 
(3) All accessory buildings shall be set back from the side property line a minimum of 10'. 
(4) All accessory buildings shall be placed no closer than six(6) feet from the main building.  Said six feet shall be 

measured to the closest part of the structures including any roof overhang. 
(5) Accessory buildings may not cover more than 5% of the total lot area of the lot. 
(6) Accessory buildings shall be constructed out of exterior materials compatible and similar to that of the main 

dwelling unit. 
(7) No accessory building shall be erected to a height greater than 1 story, or 25 feet from natural grade, 

whichever is less, and shall not have more square footage than the main floor of the main dwelling unit. 
(8) Any accessory building used for a home occupation shall comply with the regulations governing a home 

occupation business. 
(9) All accessory buildings shall have a side yard setback no less than 30' ten (10) feet from the side lot line 

which abuts a street. 

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’ ten (10) 
feet from any street any side yard property line which abuts a 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)
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Item 3:  Senior Housing ~ General Plan, Future Land Use Map, and Zoning 
Map Amendment and New Zone Addition ~ Discussion 

S u m m a r y  S t a t e m e n t :
Greg Nield is requesting the opportunity to construct and operate an Assisted Living facility at �0��8 North 
�800 West in Highland (directly across from the parking lot for Lone Peak High School and the LDS Seminary 
building).  A zone does not currently exist that would provide for this use; therefore, Mr. Nield has submitted an 
application to begin the process to amend the Development Code and General Plan Land Use Map to provide 
for this use.

S p o n s o r :
Greg Neild, Owner

S t a f f  P r e s e n t a t i o n :
Lonnie Crowell, Community Development Director to present

B a c k g r o u n d :
A recent amendment to the Town Center Overlay Zone provides for some senior housing however it 
specifically does not allow for the proposed use which provides care for non-ambulatory persons in need 
of daily care.  Ambulatory: Describes ability to ambulate, walk around; Non-Ambulatory: bedridden or 
hospitalized. A zone does not currently exist that would provide for this use therefore, Mr. Nield has submitted 
an application to begin the process to amend the Development Code and General Plan Land Use Map to 
provide for this use.  

Mr. Nield proposed this site in Highland for several reasons which includes expeditious access to American 
Fork Hospital located not too far south of the proposed project.  The widening of �800 West will substantially 
impact residential uses along this road soon to become a State Highway.  Recent construction of WalMart 
in Cedar Hills four lots south of this project and approximately ��� acres of mixed use property in Highland 
just south of Lone Peak High School per the General Plan provide some evidence to its difficulty as purely 
residential property.  A home immediately to the north of the proposed property is currently owned by Utah 
County/UDOT for the road widening project which is currently planned to be removed when road construction 
begins at this location.  City public open space associated with the Wild Rose subdivision is north of the home 
that is to be removed and a trail developed with the same open space subdivision is located along the south 
property line of the lot immediately south of the proposed project.  The proposed property along with the 
property north where the home is to be removed and property to the south are each approximately one acre in 
size and could possibly be combined to create a very small cul-de-sac that would allow for four (�) residential 
lots with the current zoning. 

The applicant operates a facilities in Alpine and Orem.  Staff has combined ordinances from several locations 
to prepare the first draft for consideration which include the following; Highland City Residential Professional 
Zone, Highland City Professional Office Zone; Alpine City Senior Housing Overlay; Alpine City Assisted Living 
and Nursing Care Overlay Zone; HUD Website for Senior Housing and HUD Website for Federal Fair Housing 
Act. 

Planning Staff is not concerned with the proposed architecture of the building.  It appears to be similar to a nice 
office building and the proposed use.  There are several concerns Planning Staff has with the proposed site 
plan simply in consideration to the existing residential dwellings and residents.  The concerns are as follows:

9. - ��



The site plan may create less of an impact if the entire site plan was mirrored to place the driveway and 
parking on the north side of the lot instead of the south side adjacent to the remaining dwelling.
The parkway detail is required along �800 West with a meandering sidewalk and a total of �9 feet 
of landscaping from the back of the curb.  It appears that the landscaping is present and available 
however the sidewalk adjacent to a soon to be constructed � lane highway is not preferred.  The 
Applicant should work with the City engineer to design the Parkway Detail into the site.
Staff recommended to the applicant a future drive to the north that would connect with �0��0 North 
to provide a left turn option.  While the home currently has two accesses onto �800 West, Highland 
is requesting landscaped medians along the road and Utah County/UDOT will most likely install a 
concrete median, at minimum, which would only provide for a right-in/right-out option at this location.  
The home to the north is currently owned by Utah County as part of the road project and will be 
removed.  Staff suggested that the applicant contact the County to see if acquisition of a portion of 
the property would be available which may provide better access to the proposed project.  Staff would 
like to see an access easement from the parking lot to the north property line at minimum in case this 
option becomes available.
The parking lot is currently placed very near the east property line.  It appears that there is room to 
move the parking lot to the west adjacent to the building providing more area for landscaping that would 
help buffer the existing home to the east.  Staff would recommend this.
Staff would recommend substantial landscaping along the northeast corner, east property boundary 
and south property boundary to help buffer and screen the proposed use with the residential properties 
that exist and will continue to exist at this location.  Landscaping should include a substantial amount of 
deciduous and evergreen trees, shrubs and similar that would help mitigate some typical concerns.
The proposed project will be required to be open �� hours a day, � days a week.  Staff has added 
some text in the ordinance that would limit visiting hours for this purpose consistent with existing 
requirements in Highland.  The applicant will need to explain to the Planning Commission how the 
operation will take place during days and hours that Highland does not allow businesses to be open or 
the Planning Commission will need to make a recommendation on how to address this.
The applicant will need to explain to the Planning Commission how the proposed plan will buffer and 
protect the existing residential uses primarily to the east and south.
The applicant will need to complete a subdivision along with this application per the requirements of 
the Development Code (�-���, �-�08, and Chapter �-�) or bond for and install the improvements with a 
development agreement with Highland City per the same.

P r o p o s e d  A c t i o n :
That the Planning Commission begin considering the attached ordinance and use at the proposed location 
and prepare suggestions for staff to recommend.  The Planning Commission will hold a Public Hearing and 
Recommendation for this item on July �8, �009 at the next Planning Commission meeting.

L e g a l  A u t h o r i t y :
Utah Code; �0-9a-�0�, �0�
Highland City Development Code (HCDC) Chapter 9, Amendments to Title and Zone Map

F i s c a l  I m p a c t :
N/A

1.

2.

3.

4.

5.

6.

7.
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L i s t  o f  A t t a c h m e n t s :
Application letter
Proposed Site Plan
Proposed Elevations
Aerial of Proposed Property Location
Proposed Ordinance Draft by Staff
Proposed Ordinance Draft by Staff showing edits from R-P Zone and PO Zone attached separately.  

The Draft showing the edits is somewhat complicated because there were � Highland ordinances used along 
with text from Alpine and others.  The ordinance text that begins with 3-45xx refers to text from the Residential 
Professional (R-P) Zone - IHC, Wells Fargo, new Bullington Office Building.  Ordinance text that begins with 
3-49xx refers to text from the Professional Office (PO) Zone - Patterson Office, Patterson Storage Unit project.  
Proposed Code Amendment Blue bold text indicates proposed Code Addition; Red bold strikeout indicates 
proposed text deletions; Purple bold text is text from Alpine’s existing ordinance; Teal bold text is text that 
was simply moved from another portion of the � Highland ordinances; orange bold strikeout text is simply 
text that was deleted from its location and moved to another part of the proposed ordinance.
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ARTICLE 4.6 
.

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,
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(e) Promotes a development which uses site plan and landscaping techniques to limit aesthetic and other 
impacts and blends with surrounding uses.  

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. 
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. 
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. 
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. 
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. 
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. 
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). 
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, Nursing Care and Congregate Living Facilities shall be conducted within a 
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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 
(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 
(c) Congregate Living Units 

(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 
which meets the needs of the final two (2) stages in the life cycle of an aging person 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.  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 
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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 
(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) Visiting hours for persons not employed by the facility shall be limited to Monday through Saturday between 
the hours of 8:00 a.m. to 8:00 p.m. 

(9) An Assisted Living, Nursing Care, or Congregate Living Facility may not be located within three quarters (3/4) 
of a mile of another facility allowed by this ordinance. 

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 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 Senior Care Assisted Living Overlay zoning guidelines.  In no case, 
however, shall site coverage exceed 35 percent. 

(2) In all site plan configurations, landscaping and/or natural open space shall occupy no less than fifty percent 
(50%) of the total land area under development. All landscaping plans and open space designations must be 
approved by the Planning Commission. 

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.  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 but shall not be any closer than thirty (30) feet 
from the front property line.      

(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. 

(3) Side setback areas shall be a minimum of twenty (20) feet including canopies and overhangs except where a 
side property line abuts an existing residential dwelling, in which case the setback area shall be a minimum of 
thirty (30) feet. 

(4) Rear setback areas shall be a minimum of seventy-five (75) feet. 

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: 
(1) Walls:  A wall shall consist of concrete, stone, brick, tile, or similar type of solid masonry material a minimum 
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of eight (8) inches thick.  All such walls must be landscaped with vegetation. 
(2) Berms:  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.  

(3) No signs or sign supports shall be permitted on any required screening. 
(4) 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. 
(1) Parking Lot Characteristics:  Each parcel of land developed for off-street parking in response to the 

requirements of this chapter at a ratio of one (1.0) parking stall per dwelling unit and with 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. 

(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.

(2) 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. 
(3) 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. 

(4) 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, 
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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 twenty (20) feet of landscaping shall be required between all parking areas and rear 
property lines adjacent to existing residential uses. 

(e) 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. 

(5) 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. 

3-4611:  Loading.  The following articles apply to the loading and/or unloading of materials in a Senior Care Assisted 
Living Overlay 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) 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 and residential 

dwellings.  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) 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, 

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. 

P
r
o

p
o

se
d

 O
r
d

in
a

n
c
e



��Tuesday, July 14, 2009

H I G H L A N D  C I T Y  P L A N N I N G  C O M M I S S I O N  A G E N D A

F U T U R E  B U S I N E S S 9. - ��

ATTACHMENT

(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 2" and minimum shrub size shall be one 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 consist of an effective combination of street trees, trees, ground cover, and 
shrubbery at least thirty (30) feet wide continuously along all public rights-of-way less area for drive 
entrances. 

(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:  Landscaping between a side property line and a minimum of ten (10) feet with a combined 
landscaping total of twenty-five (25) feet shall be landscaped. 
(a) Property areas where side property lines abut existing residential uses shall be substantially 

landscaped with a combination of deciduous and evergreen trees and shrubs to mitigate potential 
impacts to surrounding residential use.     

(11) Rear Setback:  Landscaping between the rear property line (opposite the right-of-way) a minimum of twenty 
(20) feet in width shall be landscaped. 
(a) Property areas where rear property lines abut existing residential uses shall be substantially 

landscaped with a combination of deciduous and evergreen trees and shrubs to mitigate potential 
impacts to surrounding residential use.    

(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 fifty percent (50%) 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. 
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(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.
(1) 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. 

(2) 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. 
(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) 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 primarily from 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 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 one hundred (100) feet of any residential use. 

(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 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 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 light pole or 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. 
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(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. 

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

(6) Lighting may be used to enhance landscaping and reinforce architecture, with dramatic up lighting or wall 
shadow effects with plant materials as typical in a residential setting is encouraged. 

(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. 
(10) The maximum average allowable foot candles on the ground in the Senior Care Assisted Living Overlay area 

shall be 5. 

3-4618:  Projections.  The following list represents the only projections/construction that shall be permitted within the 
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.   

(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 
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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 
(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) 
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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 
not overwhelm or dominate the structure or property. 
(i) Wall signs or any other sign type shall not be permitted. 

(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 
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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: 
(1) 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. 

(2) 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. 
(3) Architectural Drawings.  Elevations and/or architectural renderings of buildings' facades to be included as 

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. 
(4) 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. 
(5) 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. 
(6) Conditions, Covenants and Restrictions.  A Copy of the proposed CC&R’s shall be provided. 
(7) Additional Information.  Any additional information as required by the Planning Commission to evaluate the 

character and impact of the proposed development. 
(8) Conditional Use Permit.  Additional requirements associated with a Conditional Use Permit application, see 

Chapter 4 Conditional Uses, in this Code. 

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. 
(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. 

(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 
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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. 
(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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Item 4:  Election of a Chair and Vice Chair 

M o t i o n :
That the Planning Commission Elect a Chair and Vice Chair per the Highland City Development Code

The Planning Commission will need to specifically list any additional conditions or recommendations in the 
motion that the Planning Commission would like to impose that have not been specifically identified by staff.

S p o n s o r :
Highland City

S t a f f  P r e s e n t a t i o n :
Lonnie Crowell, Community Development Director to present

B a c k g r o u n d :
The Development Code requires that the Planning Commission elect a Chair and Vice Chair to conduct 
the Planning Commission meetings.  A person may be serve consecutive terms as Chair.  This process 
simply requires any Planning Commission member to motion for the selection of a member of the Planning 
Commission to serve as the Chair.  After receiving all of the nominations the Planning Commissioners vote 
for the Chair and Vice Chair.  The members elected will conduct the Planning Commission meetings following 
their election.

L e g a l  A u t h o r i t y :
Article �, Planning Commission; Highland City Development Code

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

2-203:  Organization. 
(�) 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.
(�) 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.
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Item 5:  Planning Commission Recommendations ~ Discussion

S u m m a r y  S t a t e m e n t :
The Planning Commission requested the opportunity to discuss ideas, concerns and or proposed Code 
Amendments/Additions of which they have authority.  This item is simply to give each Planning Commissioner 
the opportunity to discuss these items.  
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