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Development Review Committee 
1020 East Pioneer Road 

Draper, UT 84020 
 
 

STAFF REPORT 
November 17, 2025

 
To:        Jennifer Jastremsky, Zoning Administrator  

 
 ____________________________ 

 Approved                         Date 
 
From: Todd A. Draper, AICP, Planning Manager 
 801-576-6335, todd.draper@draperutah.gov  
 
Re: AT&T 11400 S 700 E Upgrade – Permitted Use Permit Request 

Application No.: 2024-0299-USE 
Applicant: Jill Drake, representing the Smartlink Group, AT&T Mobility, and 

THD Draper LLC.   
Project Location: 656 E. 11400 S., Suite H 
Current Zoning: CN (Neighborhood Commercial) 
Acreage: 10 Acres (Approximately 435,600 ft2) 
Request: Request for approval of a Permitted Use Permit in the CN zone 

regarding equipment upgrades to an existing rooftop mounted 
AT&T wireless facility. 

 
 
SUMMARY AND BACKGROUND 
This application is a request for approval of a Permitted Use Permit for approximately 10 
acres located south of 11400 South, and west of 700 East. at approximately 656 E. 11400 S., 
Suite H. (Exhibits B & C). The property is currently zoned CN. The applicant is requesting 
that a Permitted Use Permit be approved to allow for an equipment upgraded to the 
existing rooftop mounted wireless facility.  
 
The property consists of a Harmons Grocery store on the south, an automotive fuel station 
and two multi-tenant retail buildings, one on the north east side of the property and 
another on the northwest corner of the property.  The wireless facility is located on the 
rooftop of the northwest multi-tenant building. The initial AT&T wireless facility appears to 
have been added to the rooftop in 2008. Numerous upgrades to the AT&T equipment have 
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been approved over the years, most recently under files USE-000166-2022, and PUP-
000334-2017. 
 
  
ANALYSIS 
General Plan and Zoning. 
Table 1 General Plan and Zoning Designations Exhibit 
Existing Land Use  Community Commercial / Neighborhood Commercial Exhibit D 
Current Zoning CN Exhibit E 
Proposed Use Wireless Telecommunications Facility  
Adjacent Zoning   

East CN, RA1 (Residential Agricultural)  
West R3 (Residential Single-Family)  
North R-1-8 (Residential Single-Family) Sandy City  
South CN, RM1 (Residential Multiple-Family)  

 
The Community Commercial and Neighborhood Commercial land use designations are 
characterized as follows: 
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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.” 
 
Site Plan Layout. The overall site plan in Exhibit F shows the roof of the building on which 
the existing ballast frame towers and antennas are currently installed. Two enlarged site 
plans are also provided that show the location of the existing towers and the proposed 
locations of the new ballast frame towers to be installed.  Each of the new towers and 
antenna will be setback from the nearest edge of the parapet wall between nine-feet four-
inches (9’-4”) and ten-feet ten-inches (10’-10”). An additional layout plan for the associated 
equipment is also included with the elevation plans in Exhibit G. Three (3) new cabinets are 
shown as being added onto the equipment platform and two (2) existing cabinets are 
proposed to be removed. Two (2) new surge suppression units are also proposed to be 
added to the platform, one of which will extend beyond the edge of the platform 
approximately one-foot one-inch (1’-1”). 
 
 
Table 2 Site Design Requirements 
Standard DCMC Requirements Proposal Notes 
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Setbacks A minimum of five feet 
(5’) behind the parapet 
wall. 
 
 

Alpha: 9’-4” 
Beta: 10’-5” 
Gamma:10’-10” 

 

Height (when 10’ or 
closer to exterior 
wall) 

Maximum height of 
the antenna shall be 
directly proportional to 
the distance the 
antenna is set back 
from the wall up to a 
maximum of ten feet 
(10') as measured from 
the top of the parapet 
wall. 

Alpha: 8’-6” (from 
top of parapet wall) 

 

Height (when further 
than 10’ to exterior 
wall) 

15’ above the roofline 
(maximum)  

Beta: 10’-4”  
Gamma: 10’-4”  

 

 
Requested Modifications. The elevation drawings and layout plans for the towers and 
antenna and are provided in Exhibit G.  The proposed plans include the following changes: 
 
Rooftop Tower: 

• Remove (8) Antennas 
• Remove (21) Remote Radio Heads (RRHS)  
• Remove (3) Existing Ballast Frames 
• Install (3) AIR 6419 B77D Antennas 
• Install (3) AIR 6419 B77G Antennas 
• Install (2) NNH4-65C-R6-V3 Antennas 
• Install (12) Remote Radio Units (RRUs) 
• Install (3) New Ballast Frames 

 
Ground/Equipment Platform: 

• Remove (1) Argus Power Plant 
• Remove (3) Converters 
• Remove (3) Rectifiers 
• Remove (8) Batteries 
• Remove (1) UMTS Cabinet 
• Install (1) Emerson 512  -48V Outdoor Power Plant 
• Install (11) Converters 
• Install (12) Rectifiers 
• Install (1) Vertiv Outdoor Battery Cabinet 
• Install (24) 190AH Batteries in New Battery Cabinet 
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• Install (1) Generic E\\\ BBU @ DRM 
• Install (1) FLX 42 Cabinet 
• Install (2) DC12 Surge Units 

 
The existing ballast frames are being removed and new ballast frames are being installed 
in slightly altered locations to achieve the desired width and azimuth. The new antennas 
will be installed approximately eight-feet six-inches (8’-6”) in height above the parapet wall, 
which is approximately ten-feet four-inches (10’’-4”) above the roof deck. The existing 
antenna arrays are approximately thirteen-feet (13’) in width and the new arrays installed 
on the new ballast frames will be approximately fifteen-feet (15’) in width.  All proposed 
changes comply with the permitted use standards for Roof Mounted antennas found in 
DCMC subsection 9-41-050(C).  
 
Lighting. No changes to the existing site lighting are proposed with this application.  
 
Previous Conditions of Approval. The Zoning Administrator placed the following conditions 
of approval on the prior Permitted Use Permit on October 4, 2022:  
 

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

2.  The applicant shall obtain all applicable permits from Draper City Fire and 
the Building Division for this upgrade. 

 
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: 
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.  
 
Staff notes that this particular application is not subject to an Eligible Facilities Request 
under Federal Section 6409 as the existing ballast frames (towers) are being removed and 
new ballast frames (towers) are proposed to be installed. Applications subject to an Eligible 
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Facilities Request are those where the requested modifications are being made to an 
existing tower regarding the installation, removal, or replacement of transmission 
equipment on that tower.  The applicant’s responses to the Permitted Use criteria can be 
found in Exhibit H. 
 
 
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.   
 
Noticing. A Notice of Decision will be issued in the manner outlined in the City and State 
Codes. 
 
 
STAFF RECOMMENDATION 
Staff finds that the application complies with the DCMC and FCC Regulations and 
recommends that the Zoning Administrator review the request and approve the 
application together with the conditions of approval listed below, based on the findings 
and criteria for approval, as listed within the staff report.  
 
If the Zoning Administrator approves the request, staff recommends the following 
conditions of approval: 
 

1. That all requirements of the Draper City Engineering, Public Works, Building, 
Planning, and Fire Divisions are satisfied throughout the development of the 
site and the construction of all buildings on the site, including permitting. 

2. That no additional changes or modification to the wireless facility are made 
without first obtaining written City approval for the proposed changes.  

 
The findings for approval as are follows:   
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1. The proposed development plans meet the intent, goals, and objectives of 

the Draper City General Plan. 
2. The proposed development plans meet the requirements and provisions of 

the Draper City Municipal Code. 
3. The proposed development plans will not be deleterious to the health, 

safety, and general welfare of the general public nor the residents of 
adjacent properties. 

4. The proposed development conforms to the general aesthetic and physical 
development of the area. 

5. The public services in the area are adequate to support the subject 
development. 

 
 





 

 

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 impact to drainage, traffic, or public utilities.  
 
Building Division Review.   
 

1. No additional Comments. 
 
Fire Division Review. 
 

1. No additional Comments. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

EXHIBIT B 
VICINITY MAP 

 



 

 

EXHIBIT C 
AERIAL MAP 

 



 

 

EXHIBIT D 
LAND USE MAP

 



 

 

EXHIBIT E 
ZONING MAP 

 



 

 

EXHIBIT F 
SITE PLANS 
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EXHIBIT G 
ELEVATIONS AND EQUIPMENT LAYOUT 
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EXHIBIT H 
APPLICANT QUESTIONAIRE 

 
 
 



Re: AT&T Existing Rooftop Wireless Communication Facility 

Site Name: 11400 S 700 E 

Site ID: UTL02005 / 10100321 

Address: 656 East and 11400 South Draper, UT 84020 

1. Is this use permitted in the zone in which this use is proposed? YES

2. Does the proposed use conform to the development standards in the applicable 
zone? YES

3. Does the proposed use conform to the general regulations and regulations for 
specific uses set forth in this Title? YES

4. Is the proposed use located on any land classified as a primary or secondary 
conservation area or sensitive land?(This excludes land that is expressly permitted 
in the Draper City Municipal Code.) NO

5. Is the proposed use located in any protected area shown on a natural resource 
inventory? NO

6. Please identify any other applicable requirements of the Draper City Municipal Code 
& explain how the proposed use conforms to these requirements.  The City’s general 
plan supports the deployment of wireless services. The city code clarifies requirements that must 
be met in order to construct or alter an existing tower. AT&T is currently in compliance with all 
code requirements as well as the requirements of the CUP that was issued in relation to the initial 
construction of this tower.  The current proposal is maintenance only as we are removing old 
antennas and replacing them with new models.  There will be no change to the tower height, 
compound, fence, color or power requirements and as such AT&T will remain in compliance 
with all requirements of the city code.  This is consistent with the objectives of the city’s general 
plan as it is the least intrusive way to improve service in the area.  

7.
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