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Development Review Committee 
1020 East Pioneer Road 

Draper, UT 84020 
 
 

STAFF REPORT 
May 15, 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 VF Outlet – Permitted Use Permit Request 

Application No.: 2024-0358-USE 
Applicant: Carrie Ann Powell of ANSCO, representing New Cingular Wireless 

PCS, LLC and Beehive Storage Holding CO, LLC.  
Project Location: 12519 S. Minuteman Dr. 
Current Zoning: CG (General Commercial) Zone 
Acreage: Approximately 11.53 acres (approximately 502,246 ft2) 
Request: Request for approval of a Permitted Use Permit in the CG zone 

regarding an existing wireless facility equipment upgrade for 
AT&T. 

 
 
SUMMARY AND BACKGROUND 
This application is a request for approval of a Permitted Use Permit for approximately 
11.53 acres located on the west side of Minuteman Drive, at approximately 12519 S. 
Minuteman Dr. (Exhibits B and C). The property is currently zoned CG. The applicant is 
requesting that a Permitted Use Permit be approved to allow for an equipment upgraded 
to the existing wireless facility. 
 
The property is owned by Beehive Storage Holding CO, LLC. The wireless facility was 
originally approved in April of 1995 as a sixty-foot (60’) tall monopole for Sprint Wireless. 
AT&T appears to have first co-located on the tower in approximately September of 1997 
and received approval at that time to increase the overall height of the monopole to 
seventy feet (70’).  In July 2002 the Planning Commission approved another height increase 
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to eighty feet (80’). Other carriers have also co-located on the monopole over the years, and 
the current approved height of the monopole is ninety feet (90’). Numerous upgrades to 
the AT&T equipment have been approved over the years, most recently under file USE-9-
2022 in February of 2022. 
 
 
ANALYSIS 
General Plan and Zoning. 
Table 1 General Plan and Zoning Designations Exhibit 
Existing Land Use  Community Commercial Exhibit C 
Current Zoning CG Exhibit D 
Proposed Use Wireless Telecommunications Facility   
Adjacent Zoning   

East RA2 (Residential Agricultural)  
West CG, I-15 Freeway  
North CG  
South CG, CR (Regional Commercial)  

 
The Community Commercial land use designation is characterized as follows: 
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According to Draper City Municipal Code (DCMC) Section 9-8-020 the purpose of the CG 
zone is to “provide areas to accommodate commercial uses which are not within shopping 
centers of integrated design. This zone is intended to apply to existing "strip commercial" 
developments. The zone should not be used for new commercial development unless integrated 
shopping center development is not practical or desirable because of difficult size, shape, 
topography, or similar problems related to land otherwise deemed to be appropriate for 
commercial use. Typical uses in this zone include offices, retail stores, personal services, heavy 
commercial, and institutional uses.” 
 
Site Plan Layout. The overall site plan in Exhibit F shows the location of the existing tower 
towards the west side of the property and south of the existing storage buildings which are 
the primary use for this property. An enlarged site plan is also provided detailing the 
location of the AT&T equipment shelter and connection to the monopole tower. AT&T 
equipment is co-located on the tower in the second position at approximately sixty-seven 
feet (67’). 
 
Table 2 Site Plan Design Requirements 
Standard DCMC Requirements Proposal Notes 
Lot/Parcel Size none 11.53 acres No change 
Street Frontage none Approximately 218 

feet  
 

Setbacks Two feet (2') for every 
foot of pole height 
from the closest line of 
any property in an 
adjacent residential 
zone in which a 
residential use is 
located or may be 
located.  

Approximately 650 
feet from nearest 
residential boundary 
to the east. 

Existing tower 

 
Landscaping and screening. No changes to the required existing landscaping or fencing, 
which were approved under previous applications, are proposed.  
 
Architecture. The existing pole is 90-feet tall. The AT&T Co-location antennas are located at 
67-feet high on the pole. The applicant will be adding or replacing antennas and accessory 
equipment on the existing array mounts and other equipment within the existing 
equipment shed. The applicant notes that the proposed modifications will not be a 
substantial change and there will be no increase to the height of the tower, or to the size of 
the lease compound (Exhibit G).  
 
The following equipment changes are proposed (Exhibit F): 
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Tower Equipment 
• Remove (3) Panel Antennas 
• Remove (3) Stacked Panel Antennas 
• Remove (15) RRHS 
• Install (3) new Panel Antennas 
• Install (12) new RRHA 
• Retain (6) Panel Antennas 
• Retain (4) Raycaps 
• Rotate existing platform mount 

 
Ground Equipment 

• Install (1) Generic E\\ BBU @ DRM 
 
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, including the accurate property owner authorization, was 
received and accepted on April 16, 2025. Table 3 below outlines the federal standards and 
how this application aligns with them and the DCMC. 
 
Table 3 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. 

13’-7” 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. 

 

 
Lighting. No changes to the existing lighting for the site are being proposed.  
 
Previous Conditions of Approval. The Zoning Administrator placed the following conditions of 
approval on the prior Permitted Use Permit on February 7, 2022:  
 

1. That the applicant shall obtain all applicable permits from Draper City Fire 
and the Building Division.  

 
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: 
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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.  
 

Wireless telecommunication facilities that qualify as an eligible facilities request are also 
subject to the requirements found in the electronic ode of Federal Regulations Title 47, 
Chapter I, Subpart 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 
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other eligible support structures, it involves adding an appurtenance to the 
body of the structure that 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 proposal conforms generally to the applicable requirements of DCMC Subsection 9-5-
070(E) and the Federal FCC Regulations found in Title 47, Chapter I, Subpart A, Part 1, 
Subpart U, §1.6100. 
 
 
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.   
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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 the applicant shall obtain all applicable permits from Draper City Fire 
and the Building Division, 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. 
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. 
7. The proposal complies with the requirements for expansion as an eligible 

facility under Spectrum Act including the applicable Federal Regulations 
found in Title 47, Chapter I, Subpart A, Part 1, Subpart U, §1.6100 of the 
Electronic Code of Federal Regulations. 
 

 
 





 

 

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 ROW or drainage. No LDP required. 
 

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 
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FA #: 10088425

MONOPOLE TOWER
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ENGINEERING
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11"x17" PLOT WILL BE HALF SCALE UNLESS OTHERWISE NOTED

UNDERGROUND SERVICE ALERT
UTILITY NOTIFICATION  CENTER OF UTAH

(800) 922-1987
http://www.co811.org
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C-5
1

NOTE:
· REMOVE ALL UNNECESSARY HARDWARE TO MAKE SPACE FOR PROPOSED ANTENNAS
       " * " INDICATES RELOCATED
· GC TO REFERENCE FINAL RFDS WITH FREQUENCY AND SPECTRUM INFORMATION

FINAL ANTENNA CONFIGURATION AND SCHEDULE

SE
C

TO
R

 A

ANTENNA
POSITION AZIMUTH TIP HEIGHT MODEL TMA / FILTERS RRH OTHER EQUIPMENT

A1 25° 71'-0" NNH4-65C-R6 -
(1) RRH 4490 B5/B12A

(1) RRH 4471 B30

(1) DC6-48-60-18-8F

A2 25° 71'-0" AIR6472 B77G/B77M -
AIR6472 B77G/B77M

(INTEGRATED)

A3 25° 71'-0" *NNH4-65C-R6 - (1)  RRH 4494 B14 B29
(1) RRH 4890 B25/B66

A4 - - - - -

SE
C

TO
R

 B
ANTENNA
POSITION AZIMUTH TIP HEIGHT MODEL TMA / FILTERS RRH OTHER EQUIPMENT

B1 145° 71'-0" NNH4-65C-R6 -
(1) RRH 4490 B5/B12A

(1) RRH 4471 B30

(1) DC6-48-60-18-8F

B2 145° 71'-0" AIR6472 B77G/B77M - AIR6472 B77G/B77M
(INTEGRATED)

B3 145° 71'-0" *NNH4-65C-R6 -
(1)  RRH 4494 B14 B29
(1) RRH 4890 B25/B66

B4 - - - - -
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C

TO
R

 C

ANTENNA
POSITION AZIMUTH TIP HEIGHT MODEL TMA / FILTERS RRH OTHER EQUIPMENT

C1 260° 71'-0" NNH4-65C-R6 -
(1) RRH 4490 B5/B12A

(1) RRH 4471 B30

(2) DC6-48-60-18-8F

C2 260° 71'-0" AIR6472 B77G/B77M - AIR6472 B77G/B77M
(INTEGRATED)

C3 260° 71'-0" *NNH4-65C-R6 -
(1)  RRH 4494 B14 B29
(1) RRH 4890 B25/B66

C4 - - - - -
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G-1

”

“ ”

NOTES:

1. UTILIZE EXISTING AT&T GROUND BARS AND GROUNDING.

2. ADD GROUND BARS IF THERE ARE INSUFFICIENT LUG POSITIONS.

3. REFERENCE AT&T BONDING & GROUNDING PRACTICE TP76416.

EXISTING
GROUND BAR

#2 PROPOSED GREEN
STRANDED
TINNED COPPER
CONDUCTOR
W/ THERMOWELD

3/8" WASHER

3/8"x3/4" SS BOLT

3/8" WASHER

3/8" SS LOCK WASHER

3/8" SS NUT

NOTES:

1. CONTRACTOR SHALL REFER TO AT&T GROUNDING AND BONDING
PRACTICE TP-76416. ALL EXOTHERMIC CADWELDS SHALL BE
PERFORMED BY CERTIFIED TECHNICIAN.

2. PROVIDE WEATHER PROOFING AND GROUNDING KIT TO BOND
DC POWER CABLE SHIELD TO EXTERNAL HATCH PLATE GROUND BAR.

3. PROVIDE GROUND CONNECTION FOR DC POWER CABLE SHIELD
TO "P" SECTION OF CRGB WITHIN SHELTER.

4. CONTRACTOR SHALL USE THEFT RESISTANT GROUND WIRES
AND BARS WHEN FEASIBLE.

5. CONTRACTOR SHALL MAINTAIN A 12" MINIMUM GROUND WIRE
BEND RADII.

6. GROUND LUGS, HEATSHRINK AND CLAMPS DEVICES SHALL
COMPLY WITH AT&T GROUNDING AND BONDING PRACTICE TP-76416.

ANTENNA
MOUNTING PIPE

EXISTING ANTENNA
GROUND BAR

PROPOSED AT&T
ANTENNAEXISTING DC9/DC6

SURGE SUPPRESSOR

PROPOSED AT&T RRH
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EXHIBIT G 
APPLICANT STATEMENTS 

 
 



 

 

October 7, 2024 
 
City of Draper 
Planning & Development  
1020 E. Pioneer Road 
Draper, UT 84020 
 
SUBJECT:   AT&T Wireless Communications Facility 

**ELIGIBLE FACILITIES REQUEST** 
UTL02161 / VF OUTLET / FA#10088425 / WSUTH0040939 

   
FACILITY ADDRESS:  12519 S Minuteman Dr, Draper UT  
 
This letter has been sent to you on behalf of AT&T which operates an existing wireless 
communication facility located at 12519 S Minuteman Dr, Draper UT. This is an eligible facilities 
request.  
 
AT&T proposes to modify the existing equipment by removing nine antennas and adding three new 
antennas; Removing fifteen existing remote radio heads and installing twelve new remote radio 
heads.  All other equipment modifications will be within the existing shelter on the ground.  This 
will not be a substantial change and there will be no increase to the height of the tower, or to the 
size of the lease compound. 
 
AT&T appreciates your assistance in the continuing operation of this wireless communications 
facility. In the event there are any questions, comments or concerns, please contact me at (480) 
773-9447, or via e-mail at carrie.powell@anscollc.com. 
 
Sincerely, 
 
 
 
Carrie Ann Powell 
Ansco & Associates 
D +1 480-773-9447 (Arizona)  
E carrie.powell@anscollc.com 
 
AT&T Mobility, RMR Market 

mailto:carrie.powell@anscollc.com


 

 

October 7, 2024 
 
City of Draper 
Community Development  
1020 E. Pioneer Road  
Draper, UT 84020 
 
SUBJECT:   Permitted Use Application Questionnaire 

UTL02161 / VF OUTLET / FA# 10088425 / WSUTH0040939 
   
FACILITY ADDRESS:  12519 S Minuteman Dr, 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.   This is an existing wireless communication 
facility.  The proposed modifications will not be a substantial change and there will be no increase to 
the height of the tower, or to the size of the lease compound. 
 
 
Carrie Ann Powell 
Ansco & Associates 
D +1 480-773-9447 (Arizona)  
E carrie.powell@anscollc.com 
 
AT&T Mobility, RMR Market 
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