
PLANNING DIVISION 

DEPARTMENT OF COMMUNITY AND NEIGHBORHOODS  

Staff Report 

To: Salt Lake City Administrative Hearing Officer 

From: Kelsey Lindquist 
kelsey.lindquist@slcgov.com 
(801) 535-7930

Date: August 23, 2018 

Re: PLNPCM2018-00439 Salt Lake City Public Utilities Tower 

Conditional Use 

PROPERTY ADDRESS: 4650 West 700 South, Salt Lake City, Utah 84104 
PARCEL ID: 15-16-100-003-0000 
MASTER PLAN: Northwest Quadrant Master Plan  
ZONING DISTRICT: M-1 (Light Manufacturing)  

REQUEST:  The petitioner Kristeen Schumacher, representative for Salt Lake City Public 
Utilities, is seeking conditional use approval to install a 65’ tall monopole at the subject 
property located at 4650 West 700 South. The proposed monopole will be utilized to 
implement a new water meter radio read system. This will enable Public Utilities to read 
the existing water meters. Section 21A.40.090.E requires a conditional use for 
monopoles over 60’ in height.  

RECOMMENDATION:  Based on the information in this staff report, Planning Staff recommends 
that the Administrative Hearing Officer approve the proposal as proposed and subject to 
complying with all applicable regulations.  Due to the potential for detrimental impacts created 
by the project, which are identified in this report, staff recommends the Administrative 
Hearing Officer applies the following conditions to the project:  

1. Any modifications to the approved plans after the issuance of a building permit
must be specifically requested and approved by the Planning Division prior to
execution.

2. Conditional Use approval expires within one year of the date of approval unless all
required permits are obtained.

3. The applicant shall comply with all other department/division requirements.
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 ATTACHMENTS: 

A. Vicinity Map
B. Site Plan
C. Elevations
D. Plan Set
E. Additional Applicant Information
F. Site Photos
G. Existing Conditions
H. Analysis of Standards
I. Public Process and Comments
J. Department Comments
K. Motions 

PROJECT DESCRIPTION: 
Kristeen Schumacher, representative for Salt Lake City Public Utilities, has submitted a 
Conditional Use Application to construct a new monopole with a mounted antennae at the 
property located at 4650 W. 700 S. The property is located in the M-1 (Light Manufacturing) 
zoning district.  The new monopole will be utilized to transfer water utility information to the 
antennae. This will reduce the need to read meters manually.  

KEY ISSUE: 
The key issues listed below have been identified through the analysis of the project, neighbor and 
community input and department review comments.  

1. As mentioned in the Zoning review, the applicant will need to work with various divisions
to ensure that existing infrastructure is properly maintained and all zoning issues are
met.

Issue 1 
Comments received indicate that the applicant will need to work closely with various city 
departments to ensure that the existing infrastructure is not damaged during the installation 
or operation of the site. In addition, several comments have been provided with the zoning 
review, which are standard items that will be reviewed during the building permit review.  

DISCUSSION: 
No conditions of approval related to impacts are required. 

NEXT STEPS: 
Should the application be approved, there will be the standard ten day appeal period found in the 
Zoning Ordinance. Once the appeal period has ended or any appeal is finalized, the applicant will be 
able to seek approval of building permits for the project within one year of the approval date. 

PLNPCM2018-00439 2 August 23, 2018



 

ATTACHMENT A:  VICINITY MAP 
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ATTACHMENT B:  SITE PLAN 
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ATTACHMENT C:  ELEVATIONS 
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ATTACHMENT D:  PLAN SET 
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ATTACHMENT E:  ADDITIONAL APPLICANT 
INFORMATION 
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ATTACHMENT F:  SITE PHOTOS 

Photo Viewing North 

Photo Viewing North West 
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ATTACHMENT G:  EXISTING CONDITIONS 

Regulation Zone Regulation Proposal  In Compliance? 

Use Monopole With 
Antennas and Antenna 
Support Structure 
greater than 2’ wide 

Monopole with Antenna 
Support Structure 
Greater than 2’ Wide 

 

Requires Conditional 
Use 

Height 60’ Or Exceeding the 
Maximum Height Limit 
of the Zone 

The proposed monopole 
will reach approximately 
65’ in height. 

Requires Conditional 
Use 

 

ADJACENT LAND USE 

The subject property and the abutting and adjacent properties are located within the M-1 (Light 
Manufacturing) zoning district. The adjacent property to the south is owned and operated by Air 
Liquide Industrial. The adjacent property to the south east is also a light industrial use.  
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ATTACHMENT G:  ANALYSIS OF STANDARDS 

21A.54.080 Standards for Conditional Use 

The below standards apply to PLNPCM2018-00439 

Approval Standards: A conditional use shall be approved unless the planning commission, or 
in the case of administrative conditional uses, the planning director or designee, concludes that 
the following standards cannot be met: 

1. The use complies with applicable provisions of this title 
 
Analysis: The property is located in the M-1, Light Manufacturing zoning district. 
Monopoles exceeding 60’ in height are permitted as a conditional use in this zoning district. 
The applicant is proposing to construct an approximate 65’ monopole. 
 
Finding: The proposal complies with the applicable provisions of the Salt Lake City Zoning 
Ordinance, conditional upon meeting the conditions recommended as part of this staff 
report.  
 

2. The use is compatible, or with conditions of approval can be made compatible, with 
surrounding uses; 
 
Analysis: The parcel on which the proposed monopole will be located is currently used as 
a sanitary sewer lift station. The surrounding uses are similar in nature. The proposed 
monopole is compatible for the subject property and the surrounding area. 
 
Finding: Staff finds that the proposed monopole will have little to no negative impact on 
the neighboring properties. 

3. The use is consistent with applicable adopted city planning policies, documents, and master 
plans; and 
 
Analysis: The site is located within the Northwest Quadrant Master Plan. The Northwest 
Quadrant Master Plan was adopted in 2016. The master plan designates the subject 
property as Light Industrial. The Northwest Quadrant Master Plan describes Light 
Industrial, as the following:  

Light Industrial: light industrial areas include uses that produce little or no pollution 
but require a lot of land. Uses such as warehousing, manufacturing, food production, 
assembly, and other similar uses are commonly found in the light industrial areas. 
Uses that require outdoor storage of new, clean materials are generally acceptable. 
Light industrial areas also include support services, such as restaurants, limited retail, 
fuel centers, and other uses necessary to support the light industrial uses. 

Finding: The proposed monopole meets the adopted city planning policies, documents 
and associated master plan. 

4. The anticipated detrimental effects of a proposed use can be mitigated by the imposition of 
reasonable conditions. (Refer to Detrimental Impacts Chart for details) 
 
Analysis: See Below. 
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21A.54.080B:  Detrimental Effects Determination: In analyzing the anticipated detrimental 

effects of a proposed use, the planning commission, or in the case of administrative conditional uses, 

the planning director or designee, shall determine compliance with each of the following: 

Criteria Finding Rationale 

1. This title specifically authorizes the 

use where it is located 

Complies Monopoles over 60’ in height are a 

conditional use in the M-1 zoning district 

and is therefore authorized depending on 

complying with all conditional use 

standards.  

2. The use is consistent with applicable 

policies set forth in adopted citywide, 

community, and small area master 

plans and future land use maps 

 

 

Complies 

 

The use is located in an area zoned and 

designated by the associated master plan 

as “Light Industrial,” see analysis from 

standard 3.  

 

3. The use is well-suited to the 

character of the site, and adjacent uses 

as shown by an analysis of the 

intensity, size, and scale of the use 

compared to existing uses in the 

surrounding area 

 

 

Complies 

 

The uses that surround the subject 

property are similar in nature. The 

proposed roof mounted antennas will not 

impact the abutting or adjacent uses.  

 

 

4. The mass, scale, style, design, and 

architectural detailing of the 

surrounding structures as they relate to 

the proposed have been considered 

 

 

Complies 

The adjacent building to the south east is 

utilized for light industrial use. The 

additional abutting and adjacent 

properties are vacant. The monopole will 

not impact the surrounding structures.  

 

5. Access points and driveways are 

designed to minimize grading of 

natural topography, direct vehicular 

traffic onto major streets, and not 

impede traffic flows 

 

Complies 

 

The proposal will have no traffic impact. 

 

6. The internal circulation system is 

designed to mitigate adverse impacts 

on adjacent property from motorized, 

non-motorized, and pedestrian traffic 

 

Complies 

 

There will be no impact on the subject or 

abutting parcels. 

 

7. The site is designed to enable access 

and circulation for pedestrian and 

bicycles 

Complies The site is not regularly used for 

pedestrian or bicycle circulation.  

 

8. Access to the site does not 

unreasonably impact the service level 

of any abutting or adjacent street 

Complies Transportation did not indicate any 

issues with street level of service. 

9. The location and design of off-street 

parking complies with applicable 

standards of this code 

Complies No parking spaces are required for the 

conditional use. 
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10. Utility capacity is sufficient to 

support the use at normal service levels 

Complies The use has access to all necessary 

utilities. 

11. The use is appropriately screened, 

buffered, or separated from adjoining 

dissimilar uses to mitigate potential 

use conflicts 

 

Complies 

The adjoining and surrounding uses 

contain light industrial uses. 

Additionally, a large portion of the 

subject property is vacant.  

12. The use meets City sustainability 

plans, does not significantly impact the 

quality of surrounding air and water, 

encroach into a river or stream, or 

introduce any hazard or environmental 

damage to any adjacent property, 

including cigarette smoke 

 

Complies 

The use does not significantly impact 

sustainability plans nor does it encroach 

onto a stream or water way. 

13. The hours of operation and delivery 

of the use are compatible with 

surrounding uses 

 

Complies 

Once the construction is complete, the 

monopole will have regular visits from 

maintenance crews.  

14. Signs and lighting are compatible 

with, and do not negatively impact 

surrounding uses 

 

Complies 

Signs and lighting will meet all applicable 

Zoning Ordinance Requirements 

15. The proposed use does not 

undermine preservation of historic 

resources and structures 

 

Complies 

There are no historic sites or features on 

the property. 

 

Finding: Based on the analysis and rationale above, staff finds that there are no anticipated 
detrimental effects of the proposed cellular tower. 
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ATTACHMENT H:  PUBLIC PROCESS AND COMMENT  

PUBLIC PROCESS AND INPUT 

Notice was sent to the Poplar Grove Community Council on June 11, 2018. 
Notice was sent to Jordan Meadows Community Council on June 25, 2018. 
Planning Division Open House was held on July 19, 2018. 
Notices were sent out for the Administrative Hearing on August 10, 2018. 
The site was posted on August 10, 2018. 
 

No emails, comments or phone calls have been received regarding the proposal. 
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ATTACHMENT I:  DEPARTMENT REVIEW COMMENTS 

Alan McCandles - AIRPORT: No objections. 

Michael Barry - TRANSPORTATION: No objections. 

Ted Itchon - FIRE DEPARTMENT: No objections 

Scott Teerlink - POLICE DEPARTMENT: No objections. 

Jason Draper - PUBLIC UTILITIES: No comments received. 
  
Vicki Bennett - SUSTAINABILITY: No comments received. 
 
Scott Weiler -ENGINEERING: No objections. 

Heather Gilcrease-BUILDING: Separate building permit required. 

Ken Brown – ZONING:  

 

Pursuant to 21A.40.090 
1. The total of each individual antenna structure mounted on a monopole shall not 
exceed two feet (2') in width. The maximum height of each individual antenna shall not 
exceed ten feet (10') in height (see subsection 21A.62.050G of this title). In the case of 
collocation, when there is more than one antenna located on a monopole, all additional 
antenna structures shall not exceed the above referenced dimensions. 
2. Electrical equipment shall be located in the rear yard, interior side yard, or within the 
buildable area on a given parcel. In the case of a parcel with an existing building, the 
electrical equipment shall not be located between the front and/or corner facades of the 
building and the street. 
3. Monopoles with antennas and antenna support structure less than two feet (2') in 
width, monopoles with antennas and antenna support structure greater than two feet 
(2') in width and lattice towers shall be allowed only in the rear yard area of any lot. 
4. In addition to conditional use standards outlined in chapter 21A.54 of this title, the 
following shall be considered by the Planning Commission: 
a. Compatibility of the proposed structure with the height and mass of existing buildings 
and utility structures; 
b. Whether collocation of the antenna on the other existing structures in the same 
vicinity such as other towers, buildings, water towers, utility poles, etc., is possible 
without significantly impacting antenna transmission or reception; 
c. The location of the antenna in relation to existing vegetation, topography and 
buildings to obtain the best visual screening; 
d. Whether the spacing between monopoles and lattice towers creates detrimental 
impacts to adjoining properties. 
5. Monopoles shall be fenced with a six foot (6') chainlink fence and the climbing pegs 
removed from the lower twenty feet (20') of the monopole. All power lines on the lot 
leading to the accessory building and antenna structure shall be underground. 
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 ATTACHMENT K:  MOTIONS 

Hearing Officer Options 

If the project is approved, the applicant will need to comply with any conditions made part of the approval 
before building permits are issued. 

A proposed conditional use shall be denied if: 

1. The proposed use is unlawful; or 

2. The reasonably anticipated detrimental effects of the proposed conditional use cannot be 
substantially mitigated as proposed in the conditional use application or by the imposition of 
reasonable conditions to achieve compliance with applicable standards set forth in this section. 

Potential Motions 
The motion recommended by the Planning Division is located on the cover page of this staff report. The 
recommendation is based on the above analysis. Conditional uses are administrative items that are 
regulated by State Law as well as City Ordinance. State law 10-9a-507 Conditional Uses states that “a 
conditional use shall be approved if reasonable conditions are proposed, or can be imposed, to mitigate 
the reasonably anticipated detrimental effects of the proposed use in accordance with applicable 
standards.” If the reasonably anticipated detrimental effects of a proposed conditional use cannot be 
substantially mitigated by the proposal or the imposition of reasonable conditions to achieve compliance 
with applicable standards, the conditional use may be denied. If the Administrative Hearing Officer 
determines that this is the case, then the Administrative Hearing Officer must make findings related 
specifically to one of the standards below, identify the reasonably anticipated detrimental effects, and find 
that the detrimental effects cannot be reasonably mitigated. 
 
Consistent with Staff Recommendation:  
Based on the analysis in the staff report, it is the Planning Staff’s finding that the project generally meets 
the applicable standards for conditional approval for a monopole exceeding 60 feet in height located at 
4650 W. 700 S.  
 
Not Consistent with Staff Recommendation:  
Based on the testimony, plans presented and the following findings, I move that the conditional use is 
denied for the proposed monopole located at 4650 W. 700 S. The proposed conditional use will create 
detrimental effects, which cannot be reasonably mitigated. Therefore, the proposed conditional use is not 
compliant with the following standard or standards: 
 

1. The use complies with applicable provisions of this title; 
 

2. The use is compatible, or with conditions of approval can be made compatible, with surrounding 
uses; 

 
3. The use is consistent with applicable adopted city planning policies, documents, and master plans; 

and 
 

4. The anticipated detrimental effects of a proposed use can be mitigated by the imposition of 
reasonable conditions. 
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