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ANALYSIS 
 
General Plan and Zoning. 
Table 1 General Plan and Zoning Designations Exhibit 
Existing Land Use  Cultural and Institutional (Public High School) Exhibit D 
Current Zoning R3 Exhibit E 
Proposed Use Wireless Telecommunications Facility   
Adjacent Zoning   

East RA1 (Residential Agricultural, 40,000 ft2 min. lot size)  
West R3  
North R3  
South R3  

 
The Cultural and Institutional land use designation is characterized as follows: 

 
 
According to Draper City Municipal Code (DCMC) Section 9-8-020 the purpose of the R3 
zone is to “permit medium density residential development without special mitigation 
requirements. This zone is intended to provide incentives to foster residential development with 
little impact on its surroundings and on municipal services, and to generally preserve the 
semirural character called for in the density element of the general plan. “ 
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Request. The existing wireless telecommunications facility equipment was installed in 
approximately 2019. The applicant notes that there will be no changes to the height, no 
additional noise and that there will not be any expansion of the existing compound or any 
additional shelters/equipment sheds or platforms added. Additionally, no new electrical 
service will be needed as service is already provided at the location (Exhibit G).  
 
The following equipment changes will be taking place (Exhibit F): 
 
Tower Equipment 

• Remove and replace 3 AEQU/AEQK  stacked antennas. 
• Remove 12 RRH’S (remote radio heads) 
• Install 3 Air 6419 B77D/B77G antennas 
• Install 6 back-to-back mounts 
• Install 12 RRUs (remote radio units) 

 
Ground Equipment 

• No changes proposed 
 

Federal Section 6409(a) requires that local jurisdictions expeditiously review and approve 
qualified applications for minor improvements and expansions within 60 days of receipt 
and accept certain modifications as minor irrespective of local zoning statues. Staff notes 
that a complete application, was made September 26, 2024. Table 2 below outlines the 
federal standards and how this application aligns with them and the DCMC. 
 
Table 2 FCC Implementation Rules Proposed  Notes 
Tower Height Permit 10% height increase 

not to exceed 20’. 
No increase is proposed.  

Array Width Up to 20’ from edge of tower 
structure. 

Approximately 10’ -3” at 
widest point. 

Proposal 
Complies 
with DCMC 

Additional 
Equipment 

Up to 4 additional cabinets. No new cabinets 
proposed. 

 

Site Expansion 
or excavation 

Up to 30’ from existing site. No expansion of ground 
area proposed. 

 

 
The facility is located on Canyons School District property; accordingly, Utah State Code 
directs school districts to comply with local municipal ordinances but places the city under 
very narrow limitations as to the application of the city ordinances as follows:  
 
Utah State Code 10-9a-305.  Other entities required to conform to municipality's land use 
ordinances -- Exceptions -- School districts, charter schools, home-based microschools, and 
micro-education entities -- Submission of development plan and schedule. 
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(1) (a) Each county, municipality, school district, charter school, special district, special 
service district, and political subdivision of the state shall conform to any applicable land 
use ordinance of any municipality when installing, constructing, operating, or otherwise 
using any area, land, or building situated within that municipality. 

… 
(2)  (a) Except as provided in Subsection (3), a school district or charter school is subject to a 

municipality's land use ordinances. 
… 

(3)  A municipality may not: 
(a) impose requirements for landscaping, fencing, aesthetic considerations, construction 

methods or materials, additional building inspections, municipal building codes, 
building use for educational purposes, or the placement or use of temporary 
classroom facilities on school property; 

… 
 
As the school district is the underlying property owner, conformance with Draper City 
ordinances for wireless telecommunications facilities located is required under State Code, 
however the city is not able to enforce any of the landscaping, fencing, or other aesthetic 
considerations that contained in the Wireless Telecommunications Facilities Chapter of the 
ordinance. If approved, a building permit and building inspections are required, however 
the applicant may choose to obtain the necessary permit and inspections through the 
School District or the City.  
 
Lighting. No changes to the existing lighting for the site are being proposed.  
 
Fencing. The existing fencing of the equipment area will not be changing. The city is not able 
to regulate fencing under the applicable State Statutes.  
 
Previous Conditions of Approval. No previous conditions of approval were located as the city 
deemed the   
 
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; 
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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.   
 
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 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 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 the proposed changes to the site comply with applicable requirements 
of Section 9-41-050 of the DCMC.  

3. That the applicant shall obtain all applicable Building and Fire permits, as 
required for installation of the new components. 

 
The findings for approval as are follows:   
 

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

and 10-9a-305 of State Code.  
 
 





 

 

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 public utilities, drainage, or traffic. 
 

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 
CONSTRUCTION DRAWINGS 

 
  



VICINITY MAP LOCAL MAP

© © 

GOLDEN PHEASANT
UTL01194

CELL SITE RF MODIFICATIONS
WSUTH0041947
FA #: 14578393

MONOPOLE

GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

T-1

CONTACT INFORMATION

ENGINEERING

SITE INFORMATION

11"x17" PLOT WILL BE HALF SCALE UNLESS OTHERWISE NOTED

DRAWING INDEX

GENERAL NOTES

PROJECT DESCRIPTION

- NOKIA MARKET MODERNIZATION

06/20/24



1
© 

GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

C-1

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

C-1.1

1

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

C-2

1

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

C-3

1

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

C-4

2 3

1

06/20/24



C-5



C-6

·

·

·

·

·

·

·

·

·



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

G-1

”

“ ”

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

G-2

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

GN-1

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

GN-2

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

GN-3

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

GN-4

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

GN-5

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

GN-6

06/20/24



GPD GROUP

Professional Corporation

520 South Main Street, Suite 2531

Akron, OH 44311

330.572.2100 Fax 330.572.2101

GN-7

·
·
·

·

·

· – 

· – 

·

·

·

·

·

06/20/24



 

 

EXHIBIT G 
APPLICANT STATEMENTS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Permitted Use Permit Application Code Compliance Questions 

AT&T UTL01194 Golden Pheasant (12943 S 700 E, Draper, UT 84020), FA: 14578393  

Project: Nokia Market Modernization  

 

 

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. Per Section 9-41-050 of the Draper City Municipal 
Code contains the development standards for wireless facilities. Subsection € states that antennas 
may be collocated on a single monopole provided the maximum width of antennas and antenna 
mounting structures on a monopole shall not exceed ten feet in height or 15 feet in width as viewed 
looking directly at the monopole at the same elevation as the antennas and antenna mounting 
structure. No additional tower height is being requested with this application. This tower already 
legally exists and is in an area conducive to this type of use. The visual impact with the proposed 
equipment changes will be substantially the same as before.  



September 9, 2024 

Contracted to AT&T Mobility 

Re: Proposed modifications to satisfy new technology demands of AT&T Wireless Communication Facility on an 
existing site located within Canyons School District and the City of Draper. 

Draper City - Planning and Development  
1020 E Pioneer Rd
Draper, UT 8402

RE: Site # UTL01194, 900 E Golden Pheasant Dr, FA 14578393 
Site Address: 12943 S 700 E Draper, UT 84020 
Project: MRUTH067654 (NMM)

Dear Draper City Planning and Development Officials: 

I am reaching out on behalf of AT&T Wireless, which has an existing wireless communication facility located within 
your jurisdiction at the above address. Due to new technology, AT&T Wireless needs to modify the equipment at this 
existing site. 

The tower activity will involve the following changes to the existing above-referenced site. AT&T will be removing 
(3) AEQU/AEQK stacked antennas, replacing them with (3) Air 6419 B77D/B77G antennas, installing (6) back-to-
back mounts in addition to removing (12) RRHs (remote radio heads), replacing them with (12) RRUs 
(remote radio units) along with their associated cabling and equipment.  

No changes to the heights of these structures. 
No additional noise. 
No changes to the existing electrical service already provided at these 
locations. 
No additional shelters/equipment sheds or platforms. 
No expansion of the existing compound 

We seek the documented consent of the City of Draper to proceed with these changes. 

AT&T Wireless appreciates your assistance in the continuing operation of this wireless communication location. 
Thank you for your attention to this matter. Please call (847) 848-7350 if you need any further information or have 
any questions. 

Sincerely, 

Jenette Mata
Real Estate Project Manager 
Jenette.mata@smartlinkgroup.com 
c. 847-848-7350
www.smartlinkgroup.com

mailto:ryan.jakeman@canyonsdistrict.org
mailto:daniel.davis@canyonsdistrict.org
mailto:leon.wilcox@canyonsdistrict.org
mailto:Jenette.mata@smartlinkgroup.com
http://www.smartlinkgroup.com/
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Todd Draper

From: Maryann Pickering
Sent: Wednesday, October 2, 2024 2:31 PM
To: Todd Draper
Subject: FW: Monopole Application

Follow Up Flag: Follow up
Flag Status: Flagged

 
 
From: Paul Gascoigne <paul.gascoigne@nexius.com>  
Sent: Tuesday, February 12, 2019 10:36 AM 
To: Maryann Pickering <maryann.pickering@draper.ut.us> 
Subject: RE: Monopole Application 
 
Hi Maryann, 
 
I wanted to touch base with you regarding one issue you had raised, which was the height of the proposed 
tower.  Because the high school has its lights at a height of approximately 90‐100’ above ground currently, the impact of 
limiting the tower height to 100’ means that AT&T would end up with their antennas below the school’s lights, with an 
antenna centerline of approximately 85’ above grade, as opposed to 105’ above grade.  The radio frequency design 
engineer has evaluated this reduced height and it would have a significant negative impact on the anticipated 
coverage.  For this reason we would like to keep the tower height at the height originally proposed/designed (110’), 
which is identical to the height of the nearby Verizon tower and therefore should not create any negative visual impact 
(it should actually look more balanced).  The tower will still be designed to accommodate at least one additional carrier, 
which will minimize the need for additional towers in this area in the future.  We will still make the changes to the vinyl 
fence as suggested.  Hopefully this will be acceptable.   
 
Thanks, 
 
Paul 
 

Paul Gascoigne 
Site Acquisition 
+1 (508) 505-0890 
Paul.Gascoigne@nexius.com  
www.nexius.com 

  
The information contained in this e‐mail is confidential and/or proprietary to Nexius and is intended only for use by the parties to which it is addressed. If you are not the intended recipient, 
you are hereby notified that any review, retransmission, dissemination, distribution, copying or other use of, or taking of any action in reliance upon this information is strictly prohibited. 
 

From: Maryann Pickering <maryann.pickering@draper.ut.us>  
Sent: Friday, February 8, 2019 9:42 AM 
To: Paul Gascoigne <paul.gascoigne@nexius.com> 
Subject: Monopole Application 
 
Hi Paul. 
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We just had an internal meeting about your application and have determined that because you are locating on public 
school property, we do not have the authority to review and approve the project or even require a city building permit. 
 
We would ask that you comply with the standards/comments I sent you yesterday.  But, you are free to now just work 
with the state building official to see what type of permits you will need from them. 
 
I still have your rolled plans if you need them and would like to pick them up. 
 
Thanks, 
Maryann 
 

Maryann Pickering, AICP 
Planner III 
 
Draper City 
1020 E. Pioneer Road 
Draper, UT 84020 
 
(801) 576-6391 
maryann.pickering@draper.ut.us 
 

 
www.draper.ut.us 
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