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Development Review Committee 

1020 East Pioneer Road 

Draper, UT 84020 

 

 

STAFF REPORT 
February 5, 2021 

 

 
To:        Jennifer Jastremsky, Zoning Administrator  

 

 ____________________________ 

 Approved                         Date 

 

From: Travis Van Ekelenburg, Planner II 

 801-576-6522, travis.vanekelenburg@draperutah.gov  

 

Re: T-Mobile Antenna Modification–Permitted Use Permit Request 
Application No.: USE-1102-2020 

Applicant: Steve Ciolek, representing T-Mobile Wireless 

Project Location: Approximately 12226 S 1000 E 

Current Zoning: CO1 (Professional Office) Zone 

Acreage: Approximately 1.4 Acres (Approximately 60,984 ft2) 

Request: Request for approval of a Permitted Use Permit in the CO1 zone regarding 

an existing wireless facility equipment upgrade. 

 

 
SUMMARY AND BACKGROUND 
 
This application is a request for approval of a Permitted Use Permit for approximately 1.4 acres located 
on the north side of Draper Parkway, at approximately 12226 S 1000 E (Exhibit B). The property is 
currently zoned CO1. The property is owned by GC Trust and is currently used as a dental office. The 
applicant is requesting that a Permitted Use Permit be approved to allow for an equipment upgrade on an 
existing Wireless Facility. 
 
To keep up with the changes in wireless communication technology, T-Mobile is upgrading many of its 
facilities throughout the valley.  The current application pertains to the existing Wireless Facility known 
as SL01116C Draper Dental.  
 

 

ANALYSIS 
 

General Plan and Zoning. The Land Use Map of the General Plan calls for the Neighborhood 

Commercial land use designation for the subject property (Exhibit C). This category is characterized as 

follows:  

 



 

T-Mobile Antenna Modification  App. # USE-1102-2020 

Permitted Use Request 2  

 
The property has been assigned the CO1 zoning classification (Exhibit D). According to Draper City 

Municipal Code (DCMC) Section 9-8-020 the purpose of the CO1 zone is to “The purpose of the CO 

zone is to provide locations primarily along arterial or major collector streets which will accommodate 

offices or laboratories for professional persons and other related uses. The zone is intended to provide 

availability of professional services conveniently to all neighborhoods in the city. Two (2) CO zones are 

provided: CO1 and CO2. CO1 zones are intended to allow office and related uses on relatively small 

tracts of land so they can be conveniently and compatibly located adjacent to residential areas. CO2 

zones allow larger office and related use developments adjacent to commercial areas and away from 

residential areas. Typical uses in this zone include offices for doctors, dentists, accountants, and other 

similar professions, medical and dental laboratories, and pharmacies.” The CO1 zoning abuts the 

subject property on the north and west; CC (Community Commercial) to the east and south. 

 

Requested Modification.  This is simply an equipment upgrade and there will be no change to the site 

plan. This facility is inside the roof portion of the building and is not seen by the public. The equipment 

listed below will be a like for like equipment exchange. The new antennas are a bit wider but will use the 

existing mounts so the azimuth on each sector will remain unchanged. The ground equipment such as the 

cabinetry will use the same space as the cabinets that are being removed. The proposal consists of the 

following changes: 

 

 Remove 2 existing AC breakers in the sub panel 

 Remove 2 existing equipment cabinets 

 Remove 12 existing coax cables, 4 per sector 

 Remove 6 existing TMA’s (Tower Mounted Amplifier) 2 per sector 

 Remove 6 existing T-Mobile antennas, 2 per sector 
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 Add new AC breaker in sub panel 

 Add 2 new equipment cabinets 

 Add 3 hybrid cables up to antenna arrays 

 Add 6 radio modules, 2 per sector 

 Add 6 antennas, 2 per sector 

 

Criteria For Approval. The criteria for review and potential approval of a Permitted Use Permit request is 

found in Sections 9-5-070(E) of the DCMC. This section depicts the standard of review for such requests 

as: 

 

E. Approval Standards: The following standards shall apply to the issuance of a permitted use 

permit. A permitted use shall: 

1. Be allowed as a permitted use in the applicable zone; 

2. Conform to development standards of the applicable zone; 

3. Conform to applicable regulations of general applicability and regulations for specific 

uses set forth in this title; 

4. Not be located on any land classified as a primary or secondary conservation area or 

sensitive land area, except as expressly permitted by provisions of this title; 

5. Not be located in any protected area as shown on a natural resource inventory; and 

6. Conform to any other applicable requirements of this code.  

 

The criteria for review and potential approval of a Wireless Telecommunications Facilities request is 

found in Sections 9-41-050(I) of the DCMC. This section depicts the standard of review for such requests 

as: 

 

DCMC Section 9-41-050 (I):  I.   Facilities Located In Commercial Zones: The facilities 

set forth below shall be permitted uses in commercial and industrial zones so long as they 

meet the requirements of this subsection and are not located on otherwise vacant 

property: 

      1.   Hidden antennas. 

      2.   Stealth design antennas. 

      3.   Flush mounted wall antennas. 

      4.   Roof mounted antennas that are: 

         a.   Completely enclosed from view within an architecturally compatible screen 

approved by staff. 

         b.   Set back at least ten feet (10') from exterior walls of the building on nonparapet 

wall buildings, or ten feet (10') from the parapet wall on parapet wall buildings. 

 

 

REVIEWS 

 

Planning Division Review.  The Draper City Planning Division has completed their review of the 

Permitted Use Permit submission. Comments from this division, if any, can be found in Exhibit A.   

 

Engineering and Public Works Divisions Review.  The Draper City Engineering and Public Works 

Divisions have completed their reviews of the Permitted Use Permit submission. Comments from these 

divisions, if any, can be found in Exhibit A.   

 

Fire Division Review. The Draper City Fire Marshal has completed his review of the Permitted Use 

Permit submission. Comments from this division, if any, can be found in Exhibit A.   
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STAFF RECOMMENDATION 
 

Staff finds that the application complies with the DCMC and recommends that the Zoning Administrator 

review the request and approve the application based on the findings listed below and the criteria for 

approval, as listed within the staff report. 

 

Conditions of approval: 

1. The applicant shall obtain all applicable permits from Draper City, Fire Division and the 

Building Division for this upgrade. 

2. Per DCMC Section 9-5-070(J) A Permitted Use shall expire if not exercised within one 

hundred eighty (180) days of issuance. 

 

The findings for approval as are follows:  

 

2. That the proposed changes will have no perceptible visual impact. 

3. That the proposed changes are compliant with Section 9-5-070(E) of the DCMC. 

4. That the proposed changes are compliant with Section 9-41-050(I) of the DCMC. 

 

 





 

 

EXHIBIT A 

DEPARTMENT REVIEWS 
 

REVIEWS ARE NOT MEANT TO BE AN ALL INCLUSIVE LIST OF POSSIBLE COMMENTS OR 

CONDITIONS. 

 

 

Planning Division Review.   

 

1. No Comments. 

 

Engineering and Public Works Divisions Review.   

 

1. The present and future requirements for transportation, traffic, water, sewer, and other utilities for the 

subject site do not appear to be detrimentally impacted.  The number of trips generated by employees, 

none onsite with only occasional maintenance activities, will not have an impact to the area.  The 

proposed property layout appears to provide adequate off street parking.  Given the represented use and 

nature of operation, the use is not anticipated to generate a significant impact to traffic, water, sewer, or 

other utilities; 

a. Access is proposed from 1000 East and Draper Parkway.  The proposed limited access, 

maintenance only, and limitations of the area, meets the intent of the access management of the 

Master Transportation Plan adopted by the city. 

b. Power to the proposed site exists within the existing infrastructure.  From that standpoint, the 

power supply will be underground, therefore meeting Draper City Municipal Code 8-2-020. 

c. Any work within the public right-of-way of 1000 East or Draper Parkway requires an 

Encroachment Permit. 

2. The proposed use does not appear detrimental to the health, safety, or general welfare of the persons 

residing or working in the vicinity, or injurious to the property or improvements in the vicinity; 

3. The proposed use appears to have been presented as desirable to provide a service or facility which will 

contribute to the general well-being of the neighborhood and the community; and 

4. The proposed use appears to comply with the regulations and conditions as specified in the Draper City 

Municipal Code and appears to be in harmony with the intent of the Draper City General Plan. 

 

Fire Division Review. 

 

1.  2A-10BC Fire Extinguishers required. The extinguisher needs to be a serviceable type meaning 

metal head and metal neck. Extinguishers need to be located in a conspicuous location where they 

will be readily accessible and immediately available for use. Placed on every level of the home. If 

in cabinet or not the extinguisher or cabinet needs to be mounted so that the top is not more than 

five (5) feet above the floor.    

  

2.  Fire Department Access is required to be maintained. Vehicles cannot park in such a way to 

impede fire department or emergency vehicle access.   

  



 

 

3. Hazardous Material Permit – A Draper City Fire Hazardous Material Permit may need to be 

obtained. This is for all new and existing installations.  

  

Notes:  

  

Plan approval or review shall not be construed to relieve from or lessen the responsibility of any person 

designing, owning, operating or controlling any building. Damages to persons or property caused by 

defects, fire, improper installation, or other emergency conditions that occur in or on the building property 

shall not hold the Draper City Fire Department as assuming any liability. 

 



 

 

EXHIBIT B 

AERIAL MAP 

 

 



 

 

EXHIBIT C 

LAND USE MAP 

 

  



 

 

EXHIBIT D 

ZONING MAP 

 

 

  



 

 

 

EXHIBIT E 

DRAWINGS 
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