Development Review Committee
1020 East Pioneer Road
Draper, Utah 84020

STAFF REPORT
July 3, 2025
To: Jennifer Jastremsky, Zoning Administrator
Approved Date
From: Development Review Committee

Prepared By: Maryann Pickering, AICP, Planner IlI
Planning Division
Community Development Department
(801) 576-6391 or maryann.pickering@draperutah.gov

Re:  T-Mobile Wireless Rimrock Building Upgrade - Permitted Use Permit Request

Application No.: 2025-0088-USE

Applicant: Ruth Segura of Network Connex, representing T-Mobile
Project Location: 11716 S. 700 East

Current Zoning: CC (Community Commercial) Zone

Acreage: 1.02 acres (approximately 44,431 sq. ft.)

Request: Request for approval of a Permitted Use Permit in the CC 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 1.02
acres located on the west side of 700 East, at approximately 11716 S. 700 East Parkway
(Exhibits B and C). The property is currently zoned CC.

The wireless facility was approved in 2019 by the Draper City Zoning Administrator. That
approval allowed a structure and platform to be built on the rooftop. The new wireless
equipment was then placed within that structure and platform. The facility is now
proposed to be upgraded with new technology.
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ANALYSIS
General Plan and Zoning.

Table 1 General Plan and Zoning Designations Exhibit
Existing Land Use ~ Community/Neighborhood Commercial Exhibit D
Current Zoning cC Exhibit E
Proposed Use Wireless Telecommunications Facility

Adjacent Zoning
RA1 (Residential Agricultural, 40,000 square foot lot

East minimum) and CN (Neighborhood Commercial)
West RM2 (Multiple Residential

North RA1

South RAT1

The Community/Neighborhood Commercial land use designation is a combination of two
land use designations; Neighborhood Commercial and Community Commercial. These are
each characterized as follows:

Neighborhood Commercial

LAND USE DESCRIPTION

CHARACTERISTICS * Small-scale commercial land uses that serve local residents
in adjacent neighborhoods

* Minimal impact in predominantly residential areas
* Well-landscaped street frontages

+ Limited traffic access points and pedestrian access from
surrounding residential areas

« Don't overcrowd commercial lots; i.e., require adeguate
setback and landscape buffers

+ Screened parking and adequate ingress and egress to
parking areas

* Adequate drainage
* Low noise standards

LAND USE MIX * Small-scale commercial
* Planned retail
« Office

COMPATIBLE ZONING * Neighborhood Commercial (CN)

* Institutional Care (IC)
+ Commercial Services (CS)

LOCATION + Adjacent to neighborhood
» Along local roads
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Community Commercial

LAND USE DESCRIPTION

CHARACTERISTICS * Includes the full scope of commercial land uses that require
and utilize exposure to the freeway

* Intended to be traveler-or commuter-oriented and should
provide lodging, food, personal services and other similar uses

* Frontage roads

* Deeper setbacks for landscaping and enhancements
« Limited traffic access points

* Visual unity

« Uniform design standards and aesthetics

* Access to individual properties should be provided only
from frontage roads

« Well landscaped street frontages

« Limited traffic access points for the site

« Common off-street traffic circulation and parking areas
» Pedestrian access from surrounding residential areas

LAND USE MIX « Large-scale, master-planned commercial centers
* Big-box stores and offices

COMPATIBLE ZONING Community Commercial (CC)

General Commercial (CG)
Interchange Commercial (CI)
Institutional Care (IC)

LOCATION » Strategically placed along high-traffic corridors with
convenient points of traffic access to and from
residential areas

According to Draper City Municipal Code (DCMC) Section 9-8-020 the purpose of the CC
zone is to “provide aesthetically attractive planned developments having a mix of office,
research and development, light manufacturing, and limited retail uses. Typical uses in this
zone include offices, clean indoor manufacturing facilities, service retail, restaurants,
athletic clubs, personal service shops, medical offices, office/warehouse buildings, and
research facilities.”

Request. The existing wireless facility was built in approximately 2019. T-Mobile was the
applicant at 2019 and is the only carrier on top of the building. The applicant notes the
changes will not expand the existing compound or add any additional shelters or
equipment sheds or platforms. Additionally, no new electrical service will be needed as
service is already provided at the location (Exhibit F).

The following equipment changes will be taking place (Exhibit G):
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Antenna, Radio and Cable Scope of Work

Remove:
e (3) Existing CMA-BDHH/6521/EO-6 Antennas, (1) per sector
e (3) Existing 4415 B66A Radios, (1) per sector
e (3) Existing 4415 B25 Radios, (1) per sector

Retain
e (3) Existing rooftop sled mounts
e (3) Existing Air 3246 B66 Antennas, (1) per sector
e (3) Existing 4449 B71+B85 Radios, (1) per sector
e Existing 6x12 HCS 6AWG 50M
e Existing 6x12 HCS 6AWG 60M

Relocate:
e (3) Existing AAPXVAARR24_43-U-NA20 Antennas to position 3, (1) per sector

Install:
e (3) New Air 6419 B41 Antennas to position 2, (1) per sector
e (3) New 4460 B25+B66 RRUS, (1) per sector
e New 6X24 HCS, 4AWG 50M
e New 6X24 HCS, 4AWG 60M

Equipment Scope of Work

Retain:
o All existing cabinet and cabinet mounted equipment

Install:
¢ New RP6651 Baseband to existing 6160 equipment cabinet

The existing array mounts will remain and additional modifications will be made to support
some of the upgraded equipment proposed for installation. There are three existing
antennas on the roof and there will continue to be three with the upgrade. The overall
height of the antennas will be reduced by eight inches. The antennas will be in the same
location and the existing screening wall will not be modified.

Lighting. No additions or changes to the existing site lighting are proposed with this
application.

Previous Condijtions of Approval. The Zoning Administrator placed the following conditions
of approval on the prior Site Plan Amendment (SPR-522-2019) on March 22, 2019:
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1. That all of the original requirements of the Draper City Engineering, Fire and
Planning Divisions remain in full force.

2. That a building permit for the proposed structure is obtained prior to construction.

3. That after Zoning Administrator approval, the applicant submits four sets of plans to
be stamped “Approved for Construction.” Two of these shall be 24x36 in size and
two shall be 11x17. Each of these sets shall contain all sheets previously submitted
for review stapled together.

Criteria For Approval. The criteria for review and potential approval of a permitted use
request is found in Section 9-5-070(E) of the Draper City Municipal Code. 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:

7. 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.

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.

Building Division Review. The Draper City Building Division has completed their review of
the Permitted Use Permit submission. Comments from this division, 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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Noticing. A notice of decision will be issued as outlined in the City and State Codes.

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 conditions and
findings for approval listed below and the criteria for approval as listed within the staff
report.

If the Zoning Administrator decides to approve the request, staff recommends they include
the following conditions of approval:

1. That the applicant shall obtain all applicable permits from Draper City Fire
and the Building Division, as required for installation of the new components.

Findings for approval:

1. The application is allowed as a permitted use in the applicable zone.

2. The application conforms to development standards of the applicable zone.

3. The application conforms to applicable regulations of general applicability
and regulations for the specific use set forth in DCMC Chapter 9-41.

4, The application is not located on land classified as a primary or secondary
conservation area or sensitive land area.

5. The land is not located in any protected area as shown on a natural resource
Inventory.

6. The application conforms to applicable requirements of Title 9 of the DCMC.
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EXHIBIT A
DEPARTMENT REVIEWS

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

Planning Division Review.
1. No additional comments.

Engineering and Public Works Divisions Review.
1. No additional comments.

Building Division Review.
1. No additional comments.

Fire Division Review.
1. No additional comments.
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VICINITY MAP
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EXHIBIT C
AERIAL MAP
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EXHIBIT D
LAND USE MAP
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EXHIBIT E
ZONING MAP
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EXHIBIT F
APPLICANT STATEMENT



NETWORK

City of Draper
Planning Department
1020 E. Pioneer Road
Draper, UT 84020

VIA Online Portal
January 28, 2025

RE: Request for Minor Modification to Existing Wireless Facility

Site Address: 11716 South 700 East, Draper, UT 84020
Tax Lot #: 28-20-351-028-0000

T-Mobile Project No.: SL09036B_Rimrock Building

Dear Staff,

On behalf of T-Mobile West, LLC (“T-Mobile”), we are pleased to submit this request to
modify T-Mobiles existing wireless communication site at the location referenced above.

Scope of Work:

T-Mobile proposes the following minor modifications to the existing wireless
communications tower (Full Description on Page T-1 of attached plans):

Antenna, Radio and Cable Scope of Work

- Remove:
o (3) Existing CMA-BDHH/6521/EO-6 Antennas, (1) per sector
o (3) Existing 4415 B66A Radios, (1) per sector
o (3) Existing 4415 B25 Radios, (1) per sector

- Retain

(3) Existing rooftop sled mounts

(3) Existing Air 3246 B66 Antennas, (1) per sector
(3) Existing 4449 B71+B85 Radios, (1) per sector
(1) Existing 6x12 HCS 6AWG 50M

(1) Existing 6x12 HCS 6AWG 60M

o

o O O O

- Relocate:

655 N. Central Ave., Suite 1520 networkconnex.com
Glendale, CA 91203



NETWORK
CONNEX

o (3) Existing AAPXVAARR24 _43-U-NA20 Antennas to position 3, (1) per sector

- Install:

(3) New Air 6419 B41 Antennas to position 2, (1) per sector
(3) New 4460 B25+B66 RRUs, (1) per sector

(1) New 6X24 HCS, 4AWG 50M

(2) New 6X24 HCS, 4AWG 60M

o

o O O

Equipment Scope of Work
- Retain:
o All existing cabinet and cabinet mounted equipment

- Install:
o (1) New RP6651 Baseband to existing 6160 equipment cabinet

Thank you for your consideration and please do not hesitate to contact me if there are
any questions or concerns.

Respectfully,

Lar SW

Ruth Segura

Permit Expeditor |

(661) 754-1282
rsegura@networkconnex.com

655 N. Central Ave., Suite 1520 networkconnex.com
Glendale, CA 91203
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CONSTRUCTION DRAWINGS



