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        CITY OF HOLLADAY 
Request for Appeal Officer Action 

~~~~~~~~~~~~~~~~~~ 
February 24th 2025 

Item 2 
 

**ADDENDUM FOR ADDITIONAL SECTION OF CODE 
REQUESTED FOR VARIANCE** 

Additions to report highlighted 
 

Request:   VARIANCE FROM FRONT FENCE AND CLEAR VIEW STANDARDS AND 
CORNER-SIDE YARD FENCE STANDARDS 

Address: 4504 S. Holladay Circle. Holladay Utah 
Applicant: Carter Shirra 
File No:   25-5-03 
Staff:    Carrie Marsh, Senior Planner 
Appeal Officer:  Mr. Frank Nakamura 
 
 
 
 
ACREAGE:    Approximately .14 acres (6,098 sq ft of land) 
GENERAL PLAN DESIGNATION:  CR Country Residential 
CURRENT ZONE: R-2-10 (Two-family in an attached dwelling per every 10,000 sq ft of land OR Two 

detached dwelling per every 12,500 sq. ft of land) 
CURRENT USE:    Single-Family Residential  
 
NEIGHBORING ZONING   North- Medium Density Residential - Stable 
LAND USES     (C-1)/ Commercial Use 
     South- Medium Density Residential - Stable 
      (R-2-10)/ Single Family Residence 
     East- Medium Density Residential - Stable 
      (R-2-10)/ Single Family Residence 
     West- Millcreek – Mixed Use 2 
      (C-2)/ Commercial Use  
  
GOVERNING ORDINANCES:  2012 Title 13.09 “Quasi-Judicial Procedures” 
     2007 Title 13.76 “Fences” 
       13.76.B “Fences in the Front Yard Area” 
       13.76.H “Clear View” 

     13.76.710.D “Fences in the Corner-Side Yard Area Abutting The  
     Street”  

 
 
REQUESTED [QUASI-JUDICIAL] ACTIONS; VARIANCE(S) TO HOLLADAY CITY’S ZONING 
CODES: 
The Applicant is seeking relief from City of Holladay Code appertaining to fencing heights allowed in a 
front yard area and within clear view areas. The Applicant proposes to construct a six-foot fence on 
4500 S. and a four-foot fence on Holladay Circle. Both fences will be located on the property line and 
are within the front yard area and within clear view areas of their Property, requiring a variance from 
the following zoning codes: 
 



1. To H.C.C. §§ 13.76.B which establishes a four-foot fencing height and location regulation for 
front yard fencing in the City, as shown in Figure §13.76.710(D1).  

a. §§13.76.B.(2) allows a height exception in the front yard on 4500 S. when compliant with 
a setback ratio detailed in §13.76.B.(2).(c) of either: 

i. One additional foot of fence height for each two feet that a view obscuring fence 
is setback from the property line OR  

ii. One additional foot of fence height for each one foot that a non-view obscuring 
fence is setback from the property line.  
 

2. To H.C.C. §§ 13.76.H which establishes a two-foot height regulation for any fencing within a 
clear view area in the City, which is within a triangle created within 40 feet from the edges of 
asphalt of any street and 15 feet parallel and perpendicular to a driveway, as shown in Figure 
§13.76.710(H) 
 

3. To H.C.C. §13.76.710.D which establishes a five foot height regulation for any fencing within the 
corner-side yard area abutting the street, as shown in Figure 13.76.710.D1 
 

PROPERTY LOCATION AND CONTEXT: 
Appertaining to a certain parcel of land (Salt Lake County Parcel #22-04-405-111, addressed as: 4504 S. 
Holladay Circle and comprising of .14 acres (6,098 sq ft) in a R-2-10 Zone in Holladay. To be 
hereinafter addressed as “The Property” -- see attached zoning Vicinity Map). 
The Property is located on a corner lot with 4500 S. on the North side (side yard), Holladay Circle on the East (front 
yard), and Highland Drive on the West (rear yard).  
The existing wall in the backyard that borders Highland Drive was on the rear property line until October of 2023 
when the City purchased the rear portion of the property (approximately 913 sq. ft) to facilitate widening the 
Highland Drive right of way to accommodate a dedicated right-hand turning lane to turn east onto 4500 South. The 
Applicant purchased the property in November of 2023 with the knowledge of the area that was purchased from the 
former owner for the right of way, and that the new property line was inside the existing wall on the rear property 
border, according to the new legal property description. A fence and additional marking done by the City of 
Holladay City Engineer was in place at the time of sell that clearly designated where the property boundary was. 
The details of the right of way area and the remaining parcel that was sold to the applicant is included as an 
attachment to this report. 
 
The Salt Lake County Assessor has designated the lot shape as “irregular”, which is defined as “Cul-de-sac or other 
odd shaped parcels.”  
 
Property Legal Description: BEG S 89^53' E 86.56 FT & S 00^07' W 33 FT FR ST MON AT INTERSECTION OF 4500 S 
ST & HIGHLAND DR; SD MON BEING S 242.7 FT & W 2083.07 FT FR E 1/4 COR SEC 4, T2S, R1E, SLM; S89^53' E 71.45 
FT M OR L; S 18^03'39" E 55 FT; S 71^56'21" W91.47 FT M OR L; N 15^39'41" W 40.45 FT; N 17^09'51" W 21.89FT; N 
37^10'27" E 26.27 FT TO BEG. (BEING A PORTION OF LOT 8, HOLLADAY CIRCLE.) 
 
REPORT CONTENTS:  
Conclusions of Law:  
Staff Narrative Findings/Discussion/Recommendation; 
Recommended Condition(s) of Approval;  
Attachments Description(s): 
 
CITY RECOMMENDATION:  

1. Denial of a six-foot fence within the front yard area along the public street, 4500 S., on the 
property line  

2. Denial of a six-foot and four-foot fence within clear view areas at the corner of 4500 S. and 
Holladay Circle and at the driveway 



3. Denial of a six-foot fence on the property boundary line in the corner-side yard area along 4500 
S. 

BACKGROUND AND PROPOSAL: 
As Variance Permits have been used to provide opportunity for an applicant to seek relief from a 
dimensional or quantifiable, metric standard, this request was received to ask the City to consider 
allowing the Applicant to exceed adopted code’s allowable standard for the height and placement of 
fencing within the front yard area.  
 
The request for a variance was initiated after City of Holladay Code Enforcement noticed the existing 
non-compliant fence in the front yard area of the property being removed and replaced. No observations 
were made that the applicant was maintaining the existing fence by repairing in place as there was a 
complete removal. There was no permit submitted for replacing the fencing. A permit is required for any 
fence, wall, or hedge being constructed or reconstructed within the setback area abutting a public street 
or private right of way. (H.C.C. §13.76.710). The contractor applied for a permit and regulations were 
reviewed for fencing heights in the front yard and clear view areas. The signed permit with diagram is 
included as an attachment to this report.  
 
The applicant, Carter Shirra, has filed an appeal to the Hearing Officer requesting a variance to the above 
portions of Chapter 13.14 of the City of Holladay zoning ordinance.  The applicant has provided a 
narrative detailing the reasoning for each of the required points in which a variance must meet in order to 
be granted.  
 
The applicant is specifically requesting 

1. A six-foot-tall fence on the property line adjacent to 4500 S. in the front yard area and 
2. A 4-foot-tall fence on the property line adjacent to Holladay Circle and 
3. A six-foot-tall fence on the property line adjacent to 4500 S. in the corner-side yard area 

 
HOLLADAY CITY CODE: 
The City of Holladay has specific regulations for fencing within the R-2-10 zone, detailed in 
Supplementary Regulations for Fences within §13.76.710. 
 
Codes specific to the applicant’s request include: 

1. 13.76.710:  FENCES: 
No fence, wall, or hedge shall be erected or reconstructed unless in conformity with the 
regulations specified in this chapter.  
 
13.76.B.2(a): Fences in the Front Yard Area; Exception: 
A six foot (6’) fence may be allowed when directly abutting the following public streets: 4500 
South. 
 
and (c): Fences in the Front Yard Area; Exception: 
And, the proposed fencing complies with the setback to height ratio as shown on figure 
13.76.710(B) of this section. 
 
FIGURE 13.76.710(B) - FENCING IN FRONT YARD AREAS 

https://codelibrary.amlegal.com/codes/holladayut/latest/holladay_ut/0-0-0-11313#JD_Figure13.76.710(B)
https://codelibrary.amlegal.com/codes/holladayut/latest/holladay_ut/0-0-0-11313#JD_Figure13.76.710(B)


 
2. 13.76.710.H: Clear View 

1. No obstruction in excess of two feet (2') in height shall be placed within the required 
clear view area of a corner lot as shown in figure 13.76.710(H) of this section. 
 
FIGURE 13.76.710(H) - CLEAR VIEW TRIANGLES 

 
 

 
3. 13.76.710.D: Fences in the Corner-Side Yard Area Abutting The Street 

1. The maximum height of a fence in the corner-side yard area as shown 
in figure 13.76.710(D1) of this section shall be five feet (5'). 

 
FIGURE 13.76.710(D1) - CORNER-SIDE YARD AREA1 

 

https://codelibrary.amlegal.com/codes/holladayut/latest/holladay_ut/0-0-0-11313#JD_Figure13.76.710(H)
https://codelibrary.amlegal.com/codes/holladayut/latest/holladay_ut/0-0-0-11313#JD_Figure13.76.710(D1)


2. The community development director may approve a fence up to six feet (6') in height in 
the corner-side yard area if the proposed fence is set back from the property line as shown 
on figure 13.76.710(D2) of this section. 

 
FIGURE 13.76.710(D2) - FENCING HEIGHTS ON CORNER LOTS 
 

 
 

VARIANCE FROM STANDARDS 
• The request for a six-foot-tall fence on 4500 S. is a variation of two additional feet for a view 

obscuring fence on the property line OR one additional foot for a non-view obscuring fence than 
what would be permitted outside of the clear view area.  

 
• The request for a six-foot fence within the clear view area on 4500 S., 40 feet from the edge of 

the asphalt on Holladay Circle, is a variation of four additional feet than is permitted within a 
clear view area.  
 

• The request for a four-foot fence within the clear view area on Holladay Circle, 40 feet from the 
edge of the asphalt on 4500 S. and within 15 feet both perpendicular and parallel to the driveway 
is a variation of two additional feet than is permitted with clear view areas.  
 

• The request for a six-foot fence on 4500 S. in the corner-side yard area is a variation of one 
additional foot for a view obscuring fence on the property line. 

 
As this is a Variance request, it is the obligation of the Applicant to present such facts and persuasive 
arguments as to convince the Officer that there exists some form of hardship or other special circumstance 
to justify issuance of the requested permit.  The review criteria the Officer is to use in assessing the 
application are below. Those criteria serve as the “Conclusions of Law” [criteria] to be associated with 
this matter. 
 
APPLICABLE REGULATIONS and APPROVAL STANDARDS 
13-09-020: [VARIANCE] Purpose:  
 
“Variance procedures are intended to provide a narrowly circumscribed means by which relief may be granted from 
particular unforeseen application of the provisions of this title that create an unreasonable hardship.” 



 
13-09-020: [VARIANCE] Authority:  
 
“The administrative appeals officer is authorized to hear and decide variances to the provisions of this title as 
provided in this section.” 
 
13-09-020: Approval Standards: herein referred as Conclusions of Law 

 
1. The administrative appeals officer may grant a variance only if all of the following are met: 

a. Literal enforcement of this title would cause an unreasonable hardship for the applicant that is not 
necessary to carry out the general purpose of this title; 

b. There are special circumstances attached to the property that do not generally apply to other 
properties in the same zone; 

c. Granting the variance is essential to the enjoyment of a substantial property right possessed by 
other property in the same district; 

d. The variance will not substantially affect the general plan and will not be contrary to the public 
interest; and 

e. The spirit of this title is observed and substantial justice done. 
2. a. In determining whether or not enforcement of this title would cause unreasonable hardship under 

subsection E1a of this section, the administrative appeals officer may not find an unreasonable hardship 
unless the alleged hardship: 

(1) Is located on, or associated with, the property for which the variance is sought; and 
(2) Comes from circumstances peculiar to the property, not from conditions that are 

general to the neighborhood. 
b. The administrative appeals officer may not find an unreasonable hardship if the hardship is self-

imposed or economic. 
3. In determining whether or not there are special circumstances attached to the property under subsection E2a 

of this section, the administrative appeals officer may find that special circumstances exist only if the 
special circumstances: 

a. Relate to the hardship complained of; and 
b. Deprive the property of privileges granted to other properties in the same zone. 

4. The applicant shall bear the burden of proving that all of the conditions justifying a variance have been met. 
5. The administrative appeals officer may not grant a use variance. 
6. In granting a variance, the administrative appeals officer may impose additional requirements on the 

applicant that will: 
a. Mitigate any harmful effects of the variance; or 
b. Serve the purpose of the standard or requirement that is waived or modified. 

 
STAFF DISCUSSION and RECOMMENDATION: 
(Staff does not vote on these matters and acts only in an advisory position on the technical aspects of the 
application.) 
 
Variances are traditionally offered zoning tools used as remedies to seek jurisdictional waivers or 
reductions of quantifiable, measurable development code requirements (e.g., setbacks, property 
dimensions, height standards, min. or maximum quantities or sizes, etc.) with which compliance in a 
given situation could not be attained due to site constraints (such as unusual topography) inherent to a 
property, rather than being the result of an applicant’s own action(s)/development desires.  Normally, 
economic considerations or “self-imposed hardships” or predicaments are not qualifying grounds to 
support a Variance application or its approval.   
 
In Holladay, in order to justify a Variance Permit request, an applicant is tasked with arguing successfully 
to the City’s Administrative Appeals Officer (aka Hearings Officer/Examiner) that there is some aspect of 
the Property that physically, topographically or based on code requirements puts them at a disadvantage 



in trying to accomplish what they wish in comparison to like properties -- especially in the surrounding 
area. 
 
Each Variance application is reviewed on a case by case basis and the merits of the matter are weighed in 
the public venue.  Any received public testimony received in response to notification provided via a 
public notice and City’s websites and any comments or recommendations by City departments or outside 
agencies have been submitted to the Administrative Appeals Officer for their consideration. 
   
If the Officer believes that there is no real topographical hardship associated with a Variance application 
(e.g., a river, a highway, hazardous or environmentally sensitive area, hillside or mountain impeding 
reasonable use and/or development of a property), then left to the applicant is the opportunity to argue 
that there is a “special circumstance unique to the site and situation that justifies their request”.   
  
The Officer is at liberty to approve or deny a Variance.  And, their decision should not necessarily be 
construed as setting precedent, as discussions and findings are unique to the property does binds an 
officer to vote the same way twice.  Still, consistency is a desirable goal when dealing with case by case 
Variance requests.  As a Variance decision is a “quasi-judicial” matter, any vote to approve or deny 
should, and will be accompanied by a reasoned statement listing the rationale for the decision made. 
 
The Applicant is seeking a Variance to H.C.C. § 13.76.710.B.(2) & H.C.C § 13.76.710.H & H.C.C § 
13.76.710.D which require specific fencing heights in the front yards and clear view areas at corners and 
driveways and in corner side yards.  The perceived need for the variance was determined at a point in 
time where the Applicant approached the City for a building permit for the reconstruction of a non-
compliant fence in the front yard, as required by §13.76.710 in response to direction from City of 
Holladay Code Enforcement.  
 
The Applicant has submitted a variance Application form, an Affidavit of Property Ownership, a 
justification statement, a site plan, and responses to each of the five required standards for approval.  Staff 
has supplemented that documentation with aerial imagery of the Property and surrounds (courtesy of 
ArcGIS and Google), a plat map copy, and any correspondence from governmental agencies/departments 
and/or the public respecting the Variance matter that was provided to our office in a timely enough 
fashion so as to be presented with (and attached) to this report.    
 
The following general points can be made in relation to this specific variance request: 
 

1. Non-compliant fences are present throughout the City, but any reconstruction requires conformity 
with current fence standards 

a. This requirement results in non-compliance to be addressed and reduced over time 
instead of expanded and continued.  

b. Non-compliant structures that deteriorate over time or are voluntarily removed cannot be 
reconstructed 

c. Reconstruction of a non-compliant structure is not permitted unless it is non-voluntarily 
destroyed (by a fire or other disaster) 

2. Fencing permits are required for fencing in front yard areas and corner side yards abutting a street 
to ensure compliance with fencing standards; Expanding non-compliance does not create an 
authorized non-conformity. 

a. Fencing on this property was originally partially compliant with clear view standards 
seen in a 2007 Google Street view and non-permitted additional height and view 
obstructing material was added between that time frame and a July 2011 Google Street 
view, with further replacement seen in a June 2017  and 2022 Google Street views (see 
attachments). 



b. Fences constructed in a front yard without a permit are not expressly accepted by the City 
and those that don’t meet standards are considered to be violations of City Code.  

c. Fences constructed in a corner-side yard abutting a street without a permit are not 
expressly accepted by the City and those that don’t meet standards are considered to be 
violations of City Code. 

3. 4500 South is identified as a Major Arterial Road, serving as a principal network for through-
traffic or traffic traveling across town and is also a state highway, maintained by UDOT. (See 
City Transportation network map in attachments.)  

a. One of the primary goals of the City’s vehicle network is to ensure safety of all users (see 
page 24 of the General Plan, included in attachments).  

b. Implementation measures relevant to this application include integration of urban design 
principles to create streetscapes that integrate accessibility of citywide destinations for all 
modes of travel, pedestrian scale, and key scenic vistas (see page 25 of the General Plan, 
included in attachments).  

4. Current zoning code for fences allows for exceptions for increased height in the front yard along 
4500 S., with the condition that a taller fence be moved further from the property line.  

a. Moving taller fencing from a property line in a front yard along the designated streets 
allows for landscaping and other space for pedestrian comfort along sidewalks and helps 
reduce harsher visual impacts of 6’ fencing along the specifically designated streets. 

5. Current zoning code allows for a 4’ fence in the front yard, outside of the clear view triangle.  
6. Current zoning code for fences in the corner-side yard area allows for exceptions for increased 

height over the allowed five feet, with the condition that a taller fence be moved back two feet 
from the property line.  

a. Moving taller fencing from a property line in a corner-side yard along an abutting street 
allows for landscaping and other space for pedestrian comfort along sidewalks and helps 
reduce harsher visual impacts of 6’ fencing in close proximity to a right of way.  

7. Obstructions within clear view areas present a significant safety hazard for the public and private 
property owners entering roadways. Visibility at driveways and intersections provide increased 
safety to serve the public good and prevent pedestrian and automobile collisions.  

a. Maintaining clear view at an intersection in close proximity to a major intersection, along 
a highly trafficked road, and on a slight slope is essential for public safety. 

8. Purchasing a property along busier roadways and at intersections acknowledges the impacts, or 
nuisances, that come with those roadways including sound, smells, and other impacts from higher 
pedestrian and vehicular use. 

9. Front yard fencing with increased heights and disregarding clear view areas applied throughout 
the City could be seen as an improvement to each property owner’s personal enjoyment of their 
property, however, front yard fencing does not improve the overall intent to increase pedestrian 
and transportation safety or overall character of residential neighborhoods.  

a. A fenced front yard beyond the standards within the code is not a property right enjoyed 
by other property owners of property similar in size throughout the City. 

10. Compliance with City adopted codes is expected/required and it not a prevailing reason to grant a 
variance.  

i. Improvements to properties is welcome in any jurisdiction.  And while the improvements may 
be of a lesser or greater caliber, designs or construction that are crafted and implemented are 
still expected to meet code. 

11. No hard evidence suggests that the City Engineer, Fire Marshal, Building Code Official, or 
Planning and Zoning has approved or will approve the existing/proposed front yard and clear 
view and corner-side yard fence height; and, 

12. Irrespective of a possible diminishment of the increased fence height sought by the Applicant, the 
owner will still have substantial use and enjoyment of their land (and its amenities) 
commensurate with neighboring property owners’ opportunities. 



 
 
STAFF RESPONSE TO EACH OF THE FIVE APPROVAL STANDARDS FOR VARIANCES:  
 

1. Literal enforcement of this title would cause an unreasonable hardship for the applicant that is 
not necessary to carry out the general purpose of this title; 

a. Hardships are typically features of the land that limit the building area which other 
property owners enjoy. While the backyard area of this particular property is smaller than 
similar properties, small backyards are a common feature of corner properties. Corner 
properties require larger corner side yard setbacks of 20 feet, which often compensates 
for some of the reduced rear yard area.  

2. There are special circumstances attached to the property that do not generally apply to other 
properties in the same zone; 

a. The property being bounded by three roadways and a backyard that has been reduced to 
less than a standard rear-yard setback could be considered a special circumstance 
associated with the property. However, the zoning ordinance related to fencing still 
accounts and allows for increased fencing height in corner-side yards and front yard 
fencing, while also balancing public safety. The size of the property alone does not create 
a special circumstance as many properties within R-2-10 zoning have smaller yards. This 
property is 152 sq. ft smaller than the minimum property size required.  

3. Granting the variance is essential to the enjoyment of a substantial property right possessed by 
other property in the same district; 

a. Single-family uses within the R-2-10 zone have smaller lot sizes and, smaller yards 
including back yards. Standards for front yard fencing and clear view areas and corner-
side yards are applied equally across all properties within the zone. Corner properties 
within R-2-10 zones have smaller backyards and larger corner side yards. 

4. The variance will not substantially affect the general plan and will not be contrary to the public 
interest; and 

a. The variance would affect the General Plan’s intent to balance privacy on the private 
property side of fences along the City’s major arterials with the public need for 
maintaining the historically open, green, and verdant street edges. (See page 22 of the 
General Plan) 

b. The variance for increased height in clear view areas and along corner-side yards is 
contrary to the public interest 

5. The spirit of this title is observed and substantial justice done. 
a. The spirit of the zoning ordinance is not being observed within the applicants request as 

the ordinance already provides for variability and flexibility to produce important 
outcomes including the protection of natural features, aesthetically pleasing streetscapes, 
among others.  

 
RECOMMENDATION: 

1. To be eligible for a Variance Permit, City code/law demands that a project be “justified on all 
fronts”.  Among the qualifying criteria (cited on page 4 of this report) is the following standard 
(by way of reiteration): “13-09-020: Approval Standards: 2.b. “The administrative appeals 
officer may not find an unreasonable hardship if the hardship is self-imposed or economic.”  and 
3.a. and b.: “In determining whether or not there are special circumstances attached to the property 
under subsection E2a of this section, the administrative appeals officer may find that special circumstances 
exist only if the special circumstances: 

a. Relate to the hardship complained of; and 
b. Deprive the property of privileges granted to other properties in the same zone.” 



 Given the assessment above, and having to choose whether to recommend positively or negatively on 
this matter, Staff recommends: 

a. Denial of the requested variance to front yard fence height and location standards
b. Denial of the requested variance to clear view fence height standards
c. Denial of the requested variance to corner-side yard fence height standards

SPECIFIC STAFF FINDINGS AND ANALYSIS 

1. The Property made the subject of this Variance request is located within the incorporated limits of
the City of Holladay; and,

2. The Property, sized at .14 acres (6,048 sq. ft), comprises of the remaining portion of a lot within
the Holladay Circle Subdivision. The property was originally platted at the same time [1946] as
neighboring properties, and similarly affected by right of way improvements that have occurred
since the original plat as with other properties. The property is the same size as the corner
property across the street and is comparable in size and irregular shape to other corner properties
located in the immediate vicinity with the same right of way impacts. The property is unique in
that it is bounded by three roads. The property is relatively flat and otherwise unremarkable.

3. The Property is within the boundaries of the City’s R-2-10 Zone (6,250 sq. ft. min. property size
for a single family detached dwelling); and,

4. The Property is considered to be legally non-conforming to the minimum lot size required for a
single-family detached structure within the R-2-10 zone; and,

5. The Property is not understood to be in a floodplain nor adjacent to a protected waterway; and,

6. The Applicant either has a controlling interest in the Property and is authorized to represent the
same; and,

7. As authorized and mandated according to Utah statute, the City has adopted a comprehensive
zoning ordinance that applies to all properties within the City’s incorporated limits; and,

8. The City’s zoning ordinance requires that properties (i.e., lots or parcels) in the R-2-10 Zone
comply with all relevant zoning code requirements appertaining thereto -- save as may be
exempted by virtue of a given legal property’s age under certain specific legal non-conforming
rules; and,

9. That the City’s adopted zoning ordinance iterates the fencing height, location, and clear view
standards for properties in the R-2-10 Zone to which the Applicants’ proposed project is, and
would be, subject to as follows:

TITLE 13.76.710.B.(2)(a) and (c): Fences in the Front Yard Area; Exception; 
Specific sections previously detailed in the “Holladay City Code” section of this report 

Title 13.76.710.H: Clear View; Specific sections previously detailed in the “Holladay 
City Code” section of this report 

TITLE 13.76.710.D: Fences in the Corner-Side Yard Area Abutting The Street; 
Specific sections previously detailed in the “Holladay City Code” section of this report 



10. The Applicant seeks approval of a Variance Permit to allow 1) two feet of increased fencing
height on the property boundary on 4500 S. than allowed by code, 2) four feet of increased
fencing height in the clear view area, on the property boundary on 4500 S., and 3) two feet of
increased fencing height in the clear view areas on the property boundary on Holladay Circle. 4)
one additional foot of increased fencing height in the corner-side yard area, on the property
boundary on 4500 S.

11. The Applicant has submitted to the City a complete Variance Permit Application together with
a/the requisite fee, and the City has received the application and determined that the Applicant
has standing to present and the application is complete and process worthy; and,

12. The Variance Application is being processed in conjunction with procedures compliant with the
Utah Land Use Development and Management Act, and Holladay Zoning Ordinance standards
appertaining to such an application type, including notification requirements; and,

13. Variances, as a rule, are not to be issued simply for economic reasons or for mere convenience.
They shall not be considered a right or special privilege, but may be granted to an applicant only
upon a showing of undue hardship because of special or peculiar characteristics applicable to a
property which deprive it of development privileges commonly enjoyed by other properties in the
same zone or district; and,

14. Further, a statement has been provided that attempts to justify the Variance request as some type
of topographical or other physical site hardship or special circumstance that restricts property
development or “buildout” or use of land as allowed to other City properties or as granted already
to City properties developed and/or used in similar fashion to the plan(s) of the Applicant; and,

15. No correspondence from City departments or outside agency regarding the Variance Application
has/had been received by 1 pm, Thursday, February 20, 2025[finalization of report]; and,

16. City division/department or outside agency comments or recommendations not herein iterated
may be presented during the hearing for this matter; and,

17. Direct physical impact on the general public by this request is foreseen by virtue of this request
were it to be approved; expected impact would center, rather, on the question any approval raises
as to its propriety -- possibly including a perceived setting of (i.e., psychological) precedence for
similar front yard fence height and clear view area code deviations given compliance to these
standards demonstrated by other persons/parties in the City or impacts on immediate neighbors
and,

18. With respect to the matter made the subject of this report, Applicant(s), per their narrative
summarily and specifically argue:

That replacement of the non-compliant fence is necessary for the security and 
privacy of their home and to utilize their front yard as a vital space for their use. 
The applicant also argues that the requested fencing is necessary for security, 
privacy, protection from snow plows and traffic, and the safety and enjoyment of 
a yard for their dog.  

19. Physical, adverse impacts to non-adjacent property owners or the City at large would presumably
be generated should the Variance be approved.; and,



20. Variance approval would have bearing on the zoning [R-2-10] of/for the Property; and on the
General Plan’s setting of/for the area in which the Property is located; and,

21. Any Variance approved would carry/run with the land so as to inure to successors to/of the
Applicants; and,

22. Attached to this report is all of the information of relevance to this matter and report preparation
by Staff by the time this report was ready to go to print (3 pm, February 20,  202)

RECOMMENDED CONDITIONS(S) OF APPROVAL

ORDER TO DENY: 
Should the Administrative Appeals Officer order the/this Variance request to be denied, the Staff 

recommends that they/you consider imposing the following requirement(s) on/against the Applicants and 
Property: 

1. Applicant(s) shall cause their project (and plans thereof) to be revised as necessary to assure
compliance with City adopted codes – including zoning ordinance standards that govern property
coverage; and,

<2. Any condition(s) as may be imposed by the Officer…>

ORDER TO APPROVE: 

Should the Administrative Appeals Officer order the/this Variance request to be approved, then Staff 
recommends that they/you consider imposing the following Condition(s) of Approval against the same: 

Generally: 
1. Applicant(s) shall comply with all applicable requirements [including obtaining a Building

Permit and, as required, any associated sub-permits and/or engineering
work/reports/stamps/plan details (including proposed permeable surface construct), etc.] as
may be imposed by City departments or outside agencies involved in the review of this
request) as the Variance(s) approval(s) do/does not, and shall not, have the affect of
abrogating requirements from those agencies or City divisions/departments; and,

<2. Any condition(s) as may be imposed by the Officer…> 



ATTACHMENTS

• Copy of Variance Application

• Copy of Applicants’ narrative/justification letter

• Copy of Property site plan

• Copy of ArcGIS aerial image of Property and surrounds

• Copy of 1942 Holladay Circle plat section showing Property as originally platted

• Copy of contracts and legal descriptions associated with the acquisition of a portion of
the originally platted property showing dates and ownership

• Copy of permit issued by City of Holladay with specific requirements to be met

• Street view images referenced in report

• Copy of Traffic network map

• Copy of relevant General Plan pages (Link to full General Plan)

chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https:/cms3.revize.com/revize/cityofholladay/Document%20Center/Building%20Permit%20Process/General%20Plan2031_current%202024.pdf
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NOTICE OF A PUBLIC MEETING 
BEFORE THE CITY OF HOLLADAY 

 Date:  Tuesday, February 24th 2025 
Time:  approx. 9:30 am 
Location:  City Hall – City Council Chambers   
Hearing Body:  Administrative Hearing Officer 

Notice is hereby given that on Monday, Feb. 24th at 9:30 am in the City 
Council Chambers in City Hall located at 4580 South, 2300 East in 
Holladay, Utah, a public meeting will be convened before the City of 
Holladay Administrative Appeals Officer regarding a land use Variance 
Permit Application request submitted to the City by Carter Shirra, owner 
of property addressed as 4504 S. Holladay Circle in Holladay.  Appeal for a 
variance from: 

1. Front yard fencing standards and provisions as set forth in 
Holladay Ordinance §13.76.710.B.(2).(c) and 

2.  Clear view fencing standards and provisions as set forth in 
Holladay Ordinance §13.76.710.H.(1) and (2) 

 

ATTENTION:     This notice was mailed on 02/13/2025 by order of the Community and Economic Development Director, 
Jonathan Teerlink, to all residents within 500 feet from the subject property. If you are not the owner of your residence, 
please notify the owner regarding this matter.  Thank you. 

NOTICE OF A PUBLIC MEETING 
BEFORE THE CITY OF HOLLADAY 

 
Date:  Tuesday, February 24th 2025 
Time:  approx. 9:30 am 
Location:  City Hall – City Council Chambers   
Hearing Body:  Administrative Hearing Officer 
 

Notice is hereby given that on Monday, Feb. 24th at 9:30 am in the City 
Council Chambers in City Hall located at 4580 South, 2300 East in 
Holladay, Utah, a public meeting will be convened before the City of 
Holladay Administrative Appeals Officer regarding a land use Variance 
Permit Application request submitted to the City by Carter Shirra, owner 
of property addressed as 4504 S. Holladay Circle in Holladay.  Appeal for a 
variance from: 

1. Front yard fencing standards and provisions as set forth in 
Holladay Ordinance §13.76.710.B.(2).(c) and 

2.  Clear view fencing standards and provisions as set forth in 
Holladay Ordinance §13.76.710.H.(1) and (2) 

 

ATTENTION:     This notice was mailed on 02/13/2025 by order of the Community and Economic Development Director, 
Jonathan Teerlink, to all residents within 500 feet from the subject property. If you are not the owner of your residence, 
please notify the owner regarding this matter.  Thank you. 
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November 2, 2023 

 

4504 S Holladay Blvd 

Requested Lot Remainder Descrip�on 

 

Beginning at a point on the north line of Lot 8 – Holladay Circle Subdivision (recorded Book J-110), said 
point being South 89°53’00” East, 86.56 feet and South 00°07’00” West, 33.00 feet from the Monument 
at the Intersec�on of 4500 South and Highland Drive; said monument being South, 242.7 feet and West 
2083.07 feet from the East Quarter Corner of Sec�on 4, Township 2 South, Range 1 East, Salt Lake Base 
and Meridian according to the afore men�oned recorded Holladay Circle Subdivision Plat; and running 
thence South 89°53’00” East, 71.45 feet; thence South 18°03’39” East, 55.00 feet; thence South 
71°56’21” West, 91.51 feet; thence North 15°39’41” West, 40.45 feet; thence North 17°09’51” West, 
21.89 feet; thence North 37°10’27” East, 26.27 feet to the point of beginning. 

 

Contains: 6,048 Sq Ft more or less 



September 27, 2023 

 

4504 S Holladay Blvd 

Requested City Descrip�on 

 

Beginning at a point on the north line of Lot 8 – Holladay Circle Subdivision (recorded Book J-110), said 
point being South 89°53’00” East, 72.66 feet and South 00°07’00” West, 33.00 feet from the Monument 
at the Intersec�on of 4500 South and Highland Drive; said monument being South, 242.7 feet and West 
2083.07 feet from the East Quarter Corner of Sec�on 4, Township 2 South, Range 1 East, Salt Lake Base 
and Meridian according to the afore men�oned recorded Holladay Circle Subdivision Plat; and running 
thence South 89°53’00” East, 13.90 feet; thence South 37°10’27” West, 26.27 feet; thence South 
17°09’51” East, 21.89 feet; thence South 15°39’41” East, 40.45 feet; thence South 71°56’21” West, 12.51 
feet; thence North 15°39’41” West, 40.81 feet; thence North 17°09’51” West, 12.47 feet; thence North 
15°36’47” East, 0.64 feet; thence North 37°10’27” East, 12.87 feet; thence North 00°29’26” West, 13.92 
feet; thence North 04°59’01” East, 6.02 feet; thence North 46°18’47” East, 3.92 feet to the point of 
beginning. 

 

Contains: 913 Sq Ft more or less 
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5. Establish, enhance, and maintain appropriate land use, architectural and/or landscape buffers 
to protect neighborhoods from encroachment where uses transition or have incompatible 
characteristics. 

 
6. Encourage new developments and redevelopment projects to provide significant 

neighborhood/community amenities where appropriate, such as local and regional trail 
connections, public plazas or gathering spaces, pedestrian access to public or commercial 
activity centers, or development of public open space. 

 
7. Allow and encourage mixed‐use development at the Holladay Hills  site, Holladay Village, 

Holladay Crossroads  area, in addition to other key areas of the City that are transitioning from 
solely commercial to mixed‐use. 

 
8. Encourage appropriate architecture to maintain aesthetic character of the City and to increase 

energy conservation and air quality. Expand the role of the Design Review Board to ensure that 
future design and development of multi-family and commercial developments meet the goals 
of this General Plan. 

 
9. Consider the application of an overlay zone along Big Cottonwood Creek to preserve the 

environmental integrity and character of the area.  Improvements should include educational 
efforts that encourage affected residents to voluntarily apply the tools and concepts contained 
in the Salt Lake County Big Cottonwood Creek Guide. 

 
10. Review and strengthen where necessary the current regulations concerning the environmental 

integrity and character of those areas along Spring Creek, and the Salt Lake/Jordan canal 
systems, Upper Canal and other like waterways through the City. 

 
11. Require the planting and ongoing maintenance of street trees, landscaped parking areas, road 

verges and parking strips.  
 
12. Create new mixed‐use zones that allow higher‐density residential uses in established 

commercial and office zones particularly where access to parks, open space and public uses is 
desirable. 

 
13. Develop new standards for walls, fences, landscaping, trees bushes and other perimeter 

features, along the City's major arterials and collectors ensuring that the desire to dampen 
noise and enhance privacy on the private property side of these features is balanced with the 
need to maintain views and vistas and fit in with the historically open, green, and verdant street 
edges.  

 
14. Promote and strengthen the Tree Canopy Sustainability Ordinance throughout the City through 

education and publicity efforts by the Holladay Tree Committee and the City of Holladay.  
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CHAPTER 3: TRANSPORTATION NETWORK 
*Amended November 2019

INTRODUCTION 

Like many Wasatch Front cities with development patterns driven by the needs and possibilities of the 
automobile, Holladay is and will continue to be primarily dependent on driving.  But recently the City has 
made significant steps toward providing other alternatives. The City’s development of Holladay Village 
creates an attractive center of pedestrian activity within walking distance for many residents. The City 
has been active in developing bicycle routes throughout Holladay and is pursuing further improvements.  
The City of Holladay General Plan 2015 – 2030 develops a road map and provides tools to further 
improve transportation alternatives, while ensuring that vehicle access and mobility in Holladay function 
well. It ensures that streets are easy to navigate and uncongested while improving the City’s public 
realm. 

As required by Utah State Code this transportation and traffic circulation chapter includes the general 
location and extent of existing and proposed streets, mass transit, and other modes of transportation 
correlated with the population, housing and employment  projections and the proposed land use and 
housing chapters of the general plan.  Transportation investment and infrastructure improvement and 
decisions should be consistent with the Regional Transportation Plan (RTP) as developed and adopted by 
the Wasatch Front Regional Council, the Metropolitan Planning Organization (MPO) for the Salt Lake 
valley.   

In particular, this chapter addresses both the ways in which Holladay residents, employees, and visitors 
get around the City – the transportation network – as well as the physical space in which they move – 
the streets and corridors. This chapter considers the safety, mobility, and access of all major 
transportation modes – vehicles, transit, bicycles, and walking. It also considers a wide variety of uses 
for Holladay streets, including for all transportation modes and as public space. 

TRANSPORTATION NETWORK 

The Transportation Network consists of four main elements; vehicles, transit, bicycles, and pedestrians.  
Each has specific demands and design considerations.  Basic transportation planning considers conflicts 
that are likely to occur between different types of users and works toward creating a system that is safe 
and easy to use by all.  Above all, future decisions regarding improvements to the existing transportation 
network should ensure the safety and interconnectivity linkages to as many areas both inside and 
outside of the community as possible for its users regardless of the mode they choose when accessing 
Holladay’s streets and trails.  Also, these decisions must maintain and enhance, wherever possible, the 
mobility and regional access for all the network’s users. 

Following is a detailed look at the four elements of the City’s Transportation Network.  Along with each 
element is a list of specific goals for that element and some suggested implementation measures.  
Additional street cross-sections and preferred objectives for those elements are found in the Updated 
General Plan Study document, Appendix A of this General Plan.  
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VEHICLE NETWORK 
As Holladay is primarily a residential community, the major element of the City’s Transportation 
Network is based on the Vehicle Network, which consists of the whole street system.  For the purposes 
of this General Plan, the existing roadways are grouped in the following Functional Classes: 

· Freeway – A divided major highway with full control of access and no at-grade crossings.  These 
are state-owned regional routes for longer trips and need to ensure capacity of a high number 
of vehicles at high speeds. 

· Expressway - A divided major highway with full control of access and at-grade crossings. These 
are regional routes, not owned by the City, with higher traffic volumes and higher vehicle 
speeds. 

· Major Arterial – These routes serve as the principal network for through‐traffic or traffic 
traveling across town.  

· Minor Arterial –Similar to a Major Arterial but have lower traffic volumes and operate at lower 
speeds. 

· Collector –This type of route is intended to collect traffic from local and residential collectors 
and distribute them to Arterial routes. 

· Primary Residential – These routes collect traffic from residential local routes and distribute 
them to Collector, and Arterial routes. These routes are intended for low volume, 
inter‐neighborhood trips, and lower speed limits. 

· Secondary Residential – Routes used primarily to provide direct access to residential, 
commercial, and other abutting properties. These routes are intended for low‐volume, short 
trips, and lower speed limits. 

· Private driveways, lanes and roads.  Non-publicly owned and maintained facilities used to 
provide access to and from the overall transportation network of the city. 

 
In addition some of Holladay’s streets have state highway and truck route designations.  Holladay’s 
vehicle network also includes parking, though this need in Holladay is largely provided on private 
property.  Map 3.1 shows the General Plan Vehicle Network/Roadway Classifications. 
 
The primary goals for the City’s Vehicle Network are to: 

1. Ensure the safety of all users; 
2. Continue to build upon and maintain the existing infrastructure; 
3. Mitigate and absorb traffic impact of new development; and 
4. Reduce impediments to convenient use of main traffic corridors and discourage cut-through use 

of local residential streets. 
 

The following implementation measures are suggested as a means of reaching those goals; 
1. Establish and enforce speed limits based on the street type and traffic engineering analysis. 
2. Develop school routing plans that minimize vehicle‐pedestrian conflicts. 
3. Wherever possible implement appropriate traffic calming measures. 
4. Work with City businesses and institutions to explore non‐traditional ways of reducing traffic 

volumes, such as carpooling, biking, etc. 
5. Work to balance traffic evenly over the network of arterial and collector streets and seek ways 

to achieve optimal connectivity across the network. 
6. Review and update where necessary the City’s adopted “Standard Details for Public Works 

Construction”. 
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7. Require all private street construction conform to the City's adopted standards. 
8. Require proposed developments to perform a Traffic Impact Study (TIS) when the proposed 

development will generate more than 100 trips per hour during peak hours. 
9. Require proposed developments to protect, preserve, and donate needed street width on 

existing or future roadways.  
10. Improve key intersections. 
11. Continue to firmly advocate for full northbound ramps on I‐215 at 4500 South as a major priority 

for Holladay's vehicular network. 
12. Advocate for I‐215/6200 South interchange modifications to adequately serve future Gravel Pit 

development in Cottonwood Heights. 
13. Integrate urban design principles with the City’s street specifications and targeted cross-sections 

to create streetscapes that integrate: 
· accessibility of Citywide destinations for all modes of travel;  
· pedestrian scale; and 
· key scenic vistas  

 
 
MAJOR STREET CORRIDORS 
 
Specific major street corridors in the city have significant impact on the way citizens and visitors move 
through Holladay, in their automobiles, as pedestrians or as other users.  Mobility or lack thereof 
directly affects the land uses along each street.    
 
For the purposes of this General Plan, the following major street corridors or sections of those street 
corridors have specific, identified objectives.  These should be carefully considered when designing, 
developing or redeveloping along these important streets especially as it relates to existing and future, 
housing, education, employment, recreation and commerce. 
 
HIGHLAND DRIVE  

Network Designations: 
· Major Arterial 
· Truck Route 
· Priority High‐Capacity Transit Corridor 
· Priority UTA bus route 
· Local Bike Corridor 
· Community Pedestrian Priority Corridor 
 

Target right‐of‐way: 
· 80 feet  
 

Objectives: 
· Build on recommendations of the Highland Drive Master Plan. 
· Make walking safe for connection between neighborhoods, centers, and schools. 
· Ensure that Highland Drive near the Holladay Hills (Mall) redevelopment site can handle 

projected traffic created by new development. 
· Designate Highland Drive as the City’s preferred north‐south BRT route. 
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Map 3.1:  Vehicle Network/Roadway Classification Map 

 
 



AMENDMENT
Permit for Fencing Attachment Referenced 

in Staff Report Packet

See the following two pages, pages 53-53
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