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Development Review Committee 
1020 East Pioneer Road 

Draper, UT 84020 
 
 

STAFF REPORT 
February 25, 2022

 
To:        Jennifer Jastremsky, Zoning Administrator  

 
 ____________________________ 

 Approved                         Date 
 
From: Todd A. Draper, Planner III 
 801-576-6335, todd.draper@draperutah.gov  
 
Re: Verizon Wireless Tower No. 84635 – Permitted Use Request 

Application No.: USE-0189-2021 
Applicant: Tara Dunn, representing Crown Castle USA, Inc., Marjory J. 

McKenna, and Orian W. Collinsworth. 
Project Location: Approximately 11901 S. 700 E. 
Current Zoning: CN (Neighborhood Commercial) Zone 
Acreage: Approximately 1.01 Acres (Approximately 43,996 ft2) 
Request: Request for approval of a Permitted Use Permit in the CN zone 

regarding approval to add additional antennas and equipment on 
an existing Wireless Facility Site. 

 
 
SUMMARY AND BACKGROUND 
This application is a request for approval of a Permitted Use for approximately 1.01 acres 
located on the east side of 700 East (Exhibit B), at approximately 11901 S. 700 E.. The 
property is currently zoned CN. The applicant is requesting that a Permitted Use be 
approved to allow for the installation of antennas and equipment on the existing 
monopole and wireless facility site. 
 
The current application pertains to an existing Wireless Facility. This facility has been called 
several different names, and is known as Verizon Wireless Tower No. 84635, the Verizon 
Juan Diego Site, or the AT&T Downtown Draper Site on property leased from Marjory J. 
McKenna, and Orian W. Collinsworth. There is one (1) commercial building located towards 
the center of the property that is ½ of a theater building, relocated from Fort Douglas and 
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the University of Utah campus to the property in 1940. The building has been used 
historically for retail, and since 1997 has been the location of the Pirate O’s Gourmet 
Market.   
 
The subject monopole was approved June 6, 2002 by the Planning Commission.  The 
application was Conditional Use Permit #02-027. The monopole has been in continuous 
use since approval and construction of the tower.  
  
 
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:  
 

 
 
The property has been assigned the CN zoning classification (Exhibit D). According to 
Draper City Municipal Code (DCMC) Section 9-8-020 the purpose of the CN zone is to 
“provide areas where convenience buying outlets, having small trade areas, may be established 
to serve surrounding residential neighborhoods. This zone is intended to promote a combination 
of retail and service facilities which, in character and scale, meet day to day needs of nearby 
residents.”   The subject property is surrounded by various zoning districts, CC (Community 
Commercial) Zoning to the south, RM2 (Residential Multiple Family, up to 12 dwelling units 
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per acre) to the West across 700 East, a small parcel zoned CN to the north, and RA1 
(Residential Agricultural, 40,000 ft2 minimum lot size) zoning to the north and east across 
the UTA Trax rail line. 
 
Requested modifications.  The applicant is requesting to add new antennas and equipment 
on the existing facility. The applicant requests that the additions be approved as an eligible 
facilities request under the Federal Spectrum Act and FCC regulations.   
 
Electronic Code of Federal Regulations 

Title 47, Chapter I, Subchapter A, Part 1, Subpart U, §1.6100 

… 

(b) Definitions. 

… 

(3)  Eligible facilities request. Any request for modification of an existing tower or base 
station that does not substantially change the physical dimensions of such tower or 
base station, involving: 

(i) Collocation of new transmission equipment; 

(ii) Removal of transmission equipment; or 

(iii) Replacement of transmission equipment. 

 … 

(7)  Substantial change. A modification substantially changes the physical dimensions of 
an eligible support structure if it meets any of the following criteria: 

(i) For towers other than towers in the public rights-of-way, it increases the height of 
the tower by more than 10% or by the height of one additional antenna array 
with separation from the nearest existing antenna not to exceed twenty feet, 
whichever is greater; for other eligible support structures, it increases the height 
of the structure by more than 10% or more than ten feet, whichever is greater; 

(A) Changes in height should be measured from the original support structure in 
cases where deployments are or will be separated horizontally, such as on 
buildings' rooftops; in other circumstances, changes in height should be 
measured from the dimensions of the tower or base station, inclusive of 
originally approved appurtenances and any modifications that were 
approved prior to the passage of the Spectrum Act. 

(ii) For towers other than towers in the public rights-of-way, it involves adding an 
appurtenance to the body of the tower that would protrude from the edge of the 
tower more than twenty feet, or more than the width of the tower structure at the 
level of the appurtenance, whichever is greater; for other eligible support 
structures, it involves adding an appurtenance to the body of the structure that 
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would protrude from the edge of the structure by more than six feet; 

(iii) For any eligible support structure, it involves installation of more than the 
standard number of new equipment cabinets for the technology involved, but not 
to exceed four cabinets; or, for towers in the public rights-of-way and base 
stations, it involves installation of any new equipment cabinets on the ground if 
there are no pre-existing ground cabinets associated with the structure, or else 
involves installation of ground cabinets that are more than 10% larger in height 
or overall volume than any other ground cabinets associated with the structure; 

(iv) It entails any excavation or deployment outside of the current site, except that, for 
towers other than towers in the public rights-of-way, it entails any excavation or 
deployment of transmission equipment outside of the current site by more than 
30 feet in any direction. The site boundary from which the 30 feet is measured 
excludes any access or utility easements currently related to the site; 

(v) It would defeat the concealment elements of the eligible support structure; or 

(vi)  It does not comply with conditions associated with the siting approval of the 
construction or modification of the eligible support structure or base station 
equipment, provided however that this limitation does not apply to any 
modification that is non-compliant only in a manner that would not exceed the 
thresholds identified in §1.40001(b)(7)(i) through (iv). 

... 

(c)  Review of applications. A State or local government may not deny and shall approve any 
eligible facilities request for modification of an eligible support structure that does not 
substantially change the physical dimensions of such structure. 

The existing monopole is fifty-nine feet three inches tall (59’ 3”) and has existing antennas 
that exceed the sixty foot (60’) height limit for the monopole by two feet (2’). The proposed 
modifications would include adding three (3) seven feet eleven inches (7’ 11”) tall antennas 
placed between forty-three feet three inches (43’ 3”) and fifty-one feet two inches (51’ 2”) 
from the average finish grade around the monopole. The overall width of the antenna and 
mounting structure at the widest point will be nineteen feet six inches (19’ 6”).  This width 
exceeds the maximum fifteen feet (15’) allowable under the DCMC, but is within the 
maximum twenty feet (20’) allowed under an eligible facilities request. The proposed 
additions to the tower are not considered to be substantial under the FCC regulations and 
the request complies with listed standards to be considered as an eligible facilities request.  
The following changes to the tower appurtenances are proposed: 
 
Monopole work: 

• Remove (1) 6 x 12  Hybrid Cable 
• Install Support railing on existing mount 
• Install (3) Air6449 B77 Antennas 
• Install (1) RRODC-6627-PF-48 OVP 
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• Install (1) 12 x 24 Hybrid Cable 
 

Ground Work: 
• No ground work is proposed with the application.  

 
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 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 proposed co-location and installation of proposed appurtenances conform generally to 
applicable requirements of the code under 9-5-070(E), and FCC issued regulations.  
 
The criteria for review and approval of an Eligible facilities request are found in the 
Electronic Code of Federal Regulations Title 47, Chapter I, Subchapter A, Part 1, Subpart U, 
§1.6100, (c). This section depicts the standard of review for such requests as: 

(c) Review of applications. A State or local government may not deny and shall approve any 
eligible facilities request for modification of an eligible support structure that does not 
substantially change the physical dimensions of such structure. 

 
 
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 Division Review.  The Draper City Engineering 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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STAFF RECOMMENDATION 
Staff finds that the application meets requirements for consideration as an Eligible Facilities 
request under FCC regulations and applicable requirements of 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. 
 
If the Zoning Administrator decides to approve the request, staff recommends they include 
the following condition of approval: 
 

1. The applicant shall obtain all applicable permits from Draper City Fire, the 
Engineering Division, and the Building Division for this installation. 





 

 

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 Division Review. 
  

1. No additional comments 
 
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. 

 



 

 

EXHIBIT B 
AERIAL MAP 

 
 



 

 

EXHIBIT C 
LAND USE MAP 

 
  



 

 

EXHIBIT D 
ZONING MAP 

  



 

 

 
EXHIBIT E 

PLANS AND DRAWINGS 
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NOTE:
PRIOR TO ACCESSING/ENTERING THE SITE YOU MUST CONTACT
THE CROWN NOC AT (800) 788-7011 & CROWN CONSTRUCTION
MANAGER

ALL DRAWINGS CONTAINED HEREIN ARE FORMATTED FOR
11X17. CONTRACTOR SHALL VERIFY ALL PLANS AND EXISTING
DIMENSIONS AND CONDITIONS ON THE JOB SITE AND SHALL
IMMEDIATELY NOTIFY THE ENGINEER IN WRITING OF ANY
DISCREPANCIES BEFORE PROCEEDING WITH THE WORK OR

BE RESPONSIBLE FOR SAME.

STRUCTURAL ANALYSIS:
DATED:

APPLICABLE CODES/REFERENCE
DOCUMENTS

SITE INFORMATION

CARRIER/APPLICANT:

SHEET #

DRAWING INDEX
SHEET DESCRIPTION

PACIFICORP
(888) 221-7070

ELECTRIC PROVIDER:

TBD
--

TELCO PROVIDER:

GROUND ELEVATION:

40° 32' 2.95" N (40.53415278°)
111° 52' 13.82" W (-111.87050556°)

U

FACILITY IS UNMANNED AND NOT FOR
HUMAN HABITATION

OCCUPANCY CLASSIFICATION:

A.D.A. COMPLIANCE:

MAP/PARCEL #:

CITY OF DRAPERJURISDICTION:

28291510160000

DOWNTOWN DRAPER

SALT LAKE

AREA OF CONSTRUCTION: EXISTING

NAD83

TBD

PROPERTY OWNER:

CCATT LLC
2000 CORPORATE DRIVE
CANONSBURG, PA 15317

TOWER OWNER:

IIBTYPE OF CONSTRUCTION:

6292'-2"

11901 SOUTH 700 EAST
DRAPER, UT 84020

TBD
TBD
TBD

CROWN CASTLE USA INC.
SITE NAME:

B+T GROUP
5/13/2021

REFERENCE DOCUMENTS:

ALL WORK SHALL BE PERFORMED AND MATERIALS INSTALLED IN ACCORDANCE WITH
THE CURRENT EDITIONS OF THE FOLLOWING CODES AS ADOPTED BY THE LOCAL
GOVERNING AUTHORITIES. NOTHING IN THESE PLANS IS TO BE CONSTRUED TO PERMIT
WORK NOT CONFORMING TO THESE CODES:

CODE TYPE                               CODE
BUILDING 2018 IBC
MECHANICAL 2018 IMC
ELECTRICAL 2017 NEC

APPROVALS

MOUNT ANALYSIS:
DATED:

MASER CONSULTING

RFDS REVISION:
DATED:

TBD
5/3/2021

ORDER ID:
REVISION:

557847
0

LAT/LONG TYPE:
LONGITUDE:
LATITUDE:

CURRENT ZONING:

COUNTY:

SITE ADDRESS:

PROJECT TEAM
A&E FIRM:

CROWN CASTLE
USA INC. DISTRICT
CONTACTS:

INFINIGY ENGINEERING, PLLC
PAUL DANNEBERG
pdanneberg@infinigy.com

TITLE SHEETT-1

SITE PLANC-1

C-2 TOWER ELEVATION & ANTENNA PLANS

GARY SULLIVAN - PROJECT MANAGER
gary.sullivan@crowncastle.com
JEFFREY LEE - CONSTRUCTION MANAGER
jeffrey.lee@crowncastle.com

1505 WESTLAKE AVENUE NORTH, SUITE 800
SEATTLE, WA 98109

VERIZON SITE NUMBER:
VERIZON SITE NAME:
SITE TYPE:
TOWER HEIGHT:

BUSINESS UNIT #:
SITE ADDRESS:
COUNTY:
JURISDICTION:

616054389
JUAN DIEGO
MONOPOLE
59'-3"

845635

SALT LAKE
CITY OF DRAPER

11901 SOUTH 700 EAST
DRAPER, UT 84020

VERIZON FUZE PROJECT #: 16230414

LOCATION MAP

NO SCALE

GENERAL NOTEST-2

C-3 EQUIPMENT SCHEDULES

C-4 EQUIPMENT DETAILS

C-5 PLUMBING DIAGRAM

G-1 GROUNDING DETAILS

G-2 GROUNDING DETAILS

PROJECT DESCRIPTION
THE PURPOSE OF THIS PROJECT IS TO ENHANCE BROADBAND
CONNECTIVITY AND CAPACITY TO THE EXISTING ELIGIBLE
WIRELESS FACILITY.

TOWER SCOPE OF WORK:
REMOVE (1) 6x12 HYBRID CABLE
INSTALL SUPPORT RAILING ON EXISTING MOUNT
INSTALL (3) AIR6449 B77 ANTENNAS
INSTALL (1) RRODC-6627-PF-48 OVP
INSTALL (1) 12x24 HYBRID CABLE

GROUND SCOPE OF WORK:
N/A

DRIVING DIRECTIONS FROM SALT LAKE CITY AIRPORT: GET ON I-80 E; TAKE I-15 S TO UT-175/W 11400 S. TAKE EXIT 292 FROM I-15 S; MERGE ONTO I-80 E
USE ANY LANE TO TAKE EXIT 121 TO MERGE ONTO I-15 S/I-80 E TOWARD CHEYENNE/LAS VEGAS; KEEP LEFT TO CONTINUE ON I-15 S; KEEP LEFT TO
STAY ON I-15 S; USE THE RIGHT 2 LANES TO TAKE EXIT 292 FOR UT-175 E; CONTINUE ON W 11400 S. DRIVE TO UT-71 S/S 700 E IN DRAPER; CONTINUE
STRAIGHT ONTO UT-175/W 11400 S;  CONTINUE TO FOLLOW W 11400 S; TURN RIGHT ONTO UT-71 S/S 700 E; ARRIVE AT, ARRIVE AT 11901 SOUTH 700 EAST,
DRAPER, UT 84020.

VERIZON WIRELESS
1515 E. WOODFIELD ROAD
SCHAUMBURG, IL 60173

CALL UTAH ONE CALL
(800) 662-4111

CALL 3 WORKING DAYS
BEFORE YOU DIG!

SIGNATURE DATE

CONTRACTOR PMI REQUIREMENTS

https://pmi.vxwsmart.comPMI ACCESSED AT

10055826
SMART TOOL VENDOR
PROJECT NUMBER

266107VzW LOCATION CODE (PSLC)

*** PMI AND REQUIREMENTS ALSO EMBEDDED IN MOUNT
ANALYSIS REPORT

REFER TO MOUNT MODIFICATION DRAWINGS PAGE FOR
VzW SMART KIT APPROVED VENDORS

VzW APPROVED SMART KIT VENDORS

MOUNT MODIFICATION REQUIRED N

4/13/2021
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