
 
AMENDED AGENDA 

 
BLUFFDALE CITY BOARD OF ADJUSTMENT 

 
October 4, 2016 

 
 
Notice is hereby given that the Bluffdale City Board of Adjustment will hold a public meeting Tuesday, 
October 4, 2016, at the Bluffdale City Public Works Building, 14175 South Redwood Road, Bluffdale, 
Utah.  Notice is further given that access to this meeting by Board members may be by electronic means 
by telephonic conference call.  The Agenda will be as follows.  Please note that all times listed on the 
Agenda are provided as a courtesy and are approximate and subject to change. 
 
BUSINESS MEETING (6:00 p.m.):   
 

1. Consideration and vote for Board of Adjustment Chair person. 

2. PUBLIC HEARING, CONSIDERATION, AND VOTE on a requested variance to locate a monopole 
cellular tower less than two hundred (200’) feet from a residential zone, located at approximately 
1003 West 14600 South, Verizon Wireless, applicant. 

 
3. Motion to approve minutes of the October 4, 2016, meeting of the Board of Adjustment via e‐mail 

correspondence.   
 

4. Adjournment. 
 

             Dated: September 29, 2016 
 

 
Grant Crowell, AICP 
City Planner/Economic Development Director 

 
 
 
 
 
In compliance with the American Disabilities Act, individuals needing assistance or other services or accommodation for this 
meeting should contact Bluffdale City at least 24 hours in advance of this meeting at (801)254‐2200. TTY 7‐1‐1. 
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Planning Division 
Community Development Department 

14175 South Redwood Road 
Bluffdale, UT  84065 

(801) 254-2200   Fax (801) 446-8642 
 

 
STAFF REPORT 
October 4, 2016 

 
To: Bluffdale City Board of Adjustment 
From: Caitlyn Miller, Associate Planner 
 
Re: Applicant requests the granting of a variance to locate a monopole cellular tower 

less than two hundred (200’) feet from a residential zone, located at 1003 West 
14600 South. 

 
Application No.:   2016-39 
Applicant(s):  Verizon Wireless 
Project Location: 1003 West 14600 South 
Zoning:  HC – Heavy Commercial 
Acreage:  2.75 acres 
Request:  Variance from the requirements of Section 11.24 of the Land 

Use Ordinance, allowing the location of a monopole cellular 
tower within twenty feet (20’) of a residential zone. 

 
Conclusion:    Staff recommends that the Board of Adjustment (“Board”) determine whether 
the requested variance meets the criteria set forth below, and if so, grant the variance. 
 
Background:  The Applicant, Verizon Wireless (through Technology Associates Engineering 
Corporation Inc.), has requested a variance from the requirement of Bluffdale City Code 11-
24 to locate a monopole cellular tower less than two hundred feet (200’) from a residential 
zone. The site in question is located at 1003 West 14600 South (Exhibit A-1) and is 
immediately adjacent to the R-1-43(CRO) Zone to the west and the Mixed Use Zone to the 
south. The variance the Applicant has requested is to locate the monopole cellular tower 
twenty feet (20’) from the western property boundary (where the R-1-43CRO Zone begins) 
and eighty-six feet (86’) from the southern property boundary (where the Mixed Use Zone 
begins). This is a ninety percent (90%) and fifty-seven percent (57%) reduction of the 
requirement set in 11-24, respectively.  
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The Applicant was aware of the zoning ordinance and requirements set forth in Bluffdale 
City Code Section 11-24 before submitting this application. The Applicant originally 
intended to locate the cellular tower in order to satisfy the two hundred foot (200’) 
requirement (See Exhibit A-1) but stated they spoke with the Bluffdale City Engineer, 
Michael Fazio, who described the potential for widening 14600 South. The City Engineer’s 
concern was if the Applicant built the cellular tower in the original location they would 
likely be required by the City to relocate it later when that expansion took place. Upon 
receiving this feedback from the City Engineer, the Applicant moved the site of the tower to 
the proposed location.  
 
Bluffdale City General Plan: The City has noticed the trestle on 14600 South presents a 
challenge to traffic flow through the area. Currently the City’s Engineering Department is 
examining options to address this challenge, among which are widening 14600 South, 
installing signals, and installing a roundabout.  Although it is unclear which improvements 
will ultimately be made to 14600 South it is highly likely that the originally-proposed 
location of the monopole would be affected.  
 
 
Analysis: 
Standard of Review: The Bluffdale Land Use Ordinance incorporates the state law standards 
for granting a variance (See Bluffdale Land Use Ord. § 12.2.5.7).  Utah’s Municipal Land Use, 
Development, and Management Act provides the relevant criteria for determining whether 
a variance should be granted:  
 
(2) (a) The [Board of Adjustment] may grant a variance only if: 

(i) literal enforcement of the ordinance would cause an unreasonable hardship for 
the Applicant that is not necessary to carry out the general purpose of the land use 
ordinances; 
(ii) there are special circumstances attached to the property that do not generally 
apply to other properties in the same zone; 
(iii) granting the variance is essential to the enjoyment of a substantial property 
right possessed by other property in the same zone; 
(iv) the variance will not substantially affect the general plan and will not be 
contrary to the public interest; and 
(v) the spirit of the land use ordinance is observed and substantial justice done. 

 
Utah Code Ann. § 10-9a-702 (emphasis added). 
 
In determining whether enforcement of the ordinance would cause an “unreasonable 
hardship,” the Board may not find one exists unless the alleged hardship is “located on or 
associated with the property for which the variance is sought” and “comes from 
circumstances peculiar to the property, not from conditions that are general to the 
neighborhood.”  Id. § 10-9a-702(2)(b)(i).  However, in making the “unreasonable 
hardship” determination, “the [Board] may not find an unreasonable hardship if the 
hardship is self-imposed or economic.”  Id. § 10-9a-702(2)(b)(ii).  Furthermore, in 
determining whether there are special circumstances attached to the property, the Board 
may find they exist only if the special circumstances “relate to the hardship complained of” 
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and “deprive the property of privileges granted to other properties in the same zone.”  Id. § 
10-9a-702(2)(c). 
 
Finally, the Applicant bears the burden of proving that all of the conditions justifying the 
variance have been met.  Id. § 10-9a-702(3). 
 
Zoning: Staff has endeavored to analyze the key criteria for granting a variance, however, 
the Board members should also analyze the situation and the criteria to form their own 
conclusions. 
 
Unreasonable Hardship:  This parcel is adjacent to two residential zones to the south 
(Mixed Use – MU) and west (R-1-43(CRO)). The two hundred foot (200’) setback required 
in the ordinance restricts approximately ninety-five (95%) percent of the total acreage of 
the parcel (please see Exhibit A-1). The Applicant originally intended to place the 
monopole cellular tower within the five percent (5%) of the parcel which conformed to the 
distance requirement in Bluffdale Code 11-24. Upon speaking with the City Engineer the 
Applicant was told future expansion of 14600 South could impact the monopole tower and 
they could be asked to move it elsewhere on the lot when that expansion takes place.  
 
Special Circumstances: The special circumstance which applies to this project and site is 
that, as the Applicant stated, they moved the location of the monopole tower to the 
proposed area upon receiving feedback from the Bluffdale City Engineer. There is no other 
location on this parcel which satisfies the two hundred foot (200’) setback requirement 
than the one which will be impacted by future expansion of 14600 South. Homes located 
within the R-1-43(CRO) Zone to the west are separated from this property by the Jordan 
and Salt Lake City Canal, the railroad tracks, and a significant grade difference. Although 
the two zones meet at the western property line there is a considerable distance between 
the proposed monopole cellular tower location and the neighboring homes.  
 
Substantial Property Right:  Monopole cellular towers are a conditional use in the HC Zone. 
Other parcels located within the HC Zone are not constrained to the degree that the 
property at 1003 West 14600 South is and could accommodate a monopole cellular tower. 
The Applicant has decided to place the monopole at this location because they feel it will 
serve the greatest number of residents who are currently underserved by other cellular 
towers in this area of the Salt Lake Valley. 
 
General Plan and Public Interest: The general plan and the public interest likely will not be 
adversely affected because the monopole tower is a conditional use in the HC Zone and the 
current Zoning Map and the General Plan both list this parcel as a commercial property. 
Future land use will not be altered by the presence of this cellular tower. The Applicant has 
decided to place the monopole cellular tower at this location because they feel it will serve 
the greatest number of residents who are currently underserved by other cellular towers in 
this area of the Salt Lake Valley. 
 
Spirit of the Land Use Ordinance: The purpose or spirit of the land use ordinance is to 
provide standards and regulations for the height, location and general design of low power 
communication towers in the city. The two hundred foot distance requirement was set to 
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provide a buffer between homes and the tower.  The site’s topography and the presence of 
the railroad tracks and canal to the west of the property currently act as that buffer.  
 
The land immediately south of the property is currently vacant; however, it is entitled to 
the development of several homes which were vested with the original Independence plat. 
Per the Applicant’s Variance Request Information statement, no homes would be able to be 
built within the fall zone of the monopole tower (please see Exhibit A-1). With the 
monopole located eighty-six feet (86’) from the southern property line and with the ten 
foot (10’) vested setback for the potential homes there is still a four foot (4’) discrepancy 
between the tower’s fall zone and the buildable envelope on the property to the south.  
 
 
STAFF RECOMMENDATION & FINDINGS: 
 
Staff recommends that the Board of Adjustment determine whether the Applicant has 
carried their burden of proof with regard to the criteria for a variance, as set forth above. 
 
OPTIONS FOR ACTION: 
 

1. The Board may find that based on the evidence before it that the Applicant has 
carried their burden of proving that all of the conditions justifying a variance 
have been met and that the variance should be granted. 
(sample motion: “I move to approve the requested variance to allow the location 
of a monopole cellular tower within twenty feet (20’) of a residential zone based 
on the following findings (list findings).” ) 

2. The Board may find that based on the evidence before it that the Applicant has 
not carried their burden of proving that all of the conditions justifying a variance 
have been met and that the variance should be denied. 
(sample motion: “I move to deny the requested variance to allow the location of 
a monopole cellular tower within twenty feet (20’) of a residential zone based on 
the following findings (list findings).”) 
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EXHIBIT A 
 

Staff’s Supporting Materials 
 
 
 
 
 
 
 



Date: 9/28/2016

!

Heavy Commercial

Mixed Use

R-1-43 (Cluster Residential Overlay)

I-1 Light Industry

2.6144

0.1356

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AEX,
Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS User Community

0̄ 0.015 0.03 0.045 0.060.0075
Miles

Exhibit A-1; depicting property located at 1003 West 14600 South.

Legend
! Monopole (Approximate Location)

Enclosure (Approximate Location)
Approximate Fall Zone

Not within two hundred feet (200') of a residential zone. (0.1356 acres)
Within two hundred feet (200') of a residential zone. (2.6144 acres)
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EXHIBIT B 
 

Application and Applicant’s Materials 
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