
 
SALT LAKE CITY CORPORATION 

451 SOUTH STATE STREET, ROOM 406  WWW.SLCGOV.COM 
PO BOX 145480 SALT LAKE CITY, UT 84114-5480  TEL  801-5357757  FAX  801-535-6174 

PLANNING DIVISION 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

Staff Report 
 

 

 
To: Salt Lake City Administrative Hearing Officer 
 
From:  Kelsey Lindquist (385) 226-7227 
 
Date: March 18, 2021 
 
Re: PLNSUB2020-00979 Stratford Avenue T-Mobile Tower Extension 

Conditional Use 
 
PROPERTY ADDRESS: 1596 E. Stratford Avenue 

PARCEL ID: 16-03-100-008-0000 
MASTER PLAN: Sugar House Master Plan 
ZONING DISTRICT: CN (Neighborhood Commercial)  
 
 

REQUEST:  T-Mobile, represented by Britton Knaphus, is requesting to increase the size of an 
existing antenna array mounted on an existing utility pole located in the rear yard of the 
property located at 1596 E. Stratford. The subject property is located within the CN 
(Neighborhood Commercial) zoning district. This zoning district requires that antennas 
mounted to utility poles located within the rear yard must be reviewed as a Conditional 
Use. 

 
RECOMMENDATION:  Based on the information and findings in this staff report, Planning Staff 

recommends that the Administrative Hearing Officer approve the proposal subject to 
complying with all applicable regulations. 

 
ATTACHMENTS: 

A. Vicinity Map 
B. Site Photos 
C. Application Information 
D. Existing Conditions 
E. Analysis of Standards 
F. Public Process and Comments 
G. Dept. Comments 

  
 

PROJECT DESCRIPTION: 
This petition is to increase the size of an existing cellular antenna array mounted on an existing utility 
pole. The existing utility pole measures a height of approximately 50 feet with the antenna array 
mounted at a height of approximately 49 feet. The existing antenna array measures a diameter of 
approximately 24” in size per sector. The new antenna array will replace the existing 3 antennas with 
6 new antennas that measure 72” in size per sector. The utility pole, antenna array and electrical 
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equipment are all located in the rear yard of the commercial property, located within the CN zoning 
district. Per section 21A.40.090.E.2.G.E of the Zoning Ordinance, conditional use approval is required 
for all utility pole mounted antennas located in the rear yard of properties zoned Neighborhood 
Commercial. 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Location and Background 
The subject property is located at 1596 E. Stratford, which is the eastern edge of the business corridor 
along Stratford Avenue. The abutting properties to the west and to the north are also located in the CN 
(Neighborhood Commercial) zoning district. The properties to the east and the south are located in the 
R-1/7000 (Single-Family Residential) zoning district.  
 
The existing antenna array is associated with two previously approved Conditional Uses, petition 
number PLN2005-207117 and subsequently petition number PLN2005-107345. These Conditional 
Use Applications were required for antenna arrays mounted on a utility pole. Application PLN2005-
207117 was approved with conditions by the Planning Commission in 2006. Seeking to amend one of 
the conditions imposed on the approval, which required access being from Glenmare Street, the 
applicant submitted a new Conditional Use Application. Instead of establishing access from Glenmare 



⚫ Page 3 

 
 
 

Street, the applicant was able to establish an access agreement from Stratford Avenue, which is still in 
place and applicable to this current application.  
 

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

1. Visual and Neighborhood Impacts 
The subject property and abutting properties to the west are zoned CN (Neighborhood 
Commercial). The properties to the east and south are located within the R-1/7000 
(Single-Family Residential) zoning district. In general, the subject area is low in density 
and scale.  The existing Rocky Mountain Power utility pole is approximately 50 feet in 
height and is highly visible and one of several utility poles in this area. Antennas located 
on existing utility poles are permitted in every zoning district, except for the following 
zoning districts: PL, PL-2, OS, CN, CB, which require Conditional Use approval for the 
installation. Utilizing an existing utility pole to integrate cellular infrastructure and service 
minimizes the need of wall, roof or ground mounted antennas. Additionally, utilizing an 
existing utility pole reduces the visual impact of additional cellular equipment and 
infrastructure on private property or within the city right of way and further minimizes 
impacts to residential areas.  

 
DISCUSSION: 
The existing wireless facility mounted to a utility pole and proposed array expansion are allowed as a 
conditional use. The use should be approved if reasonable conditions are proposed, or can imposed, to 
mitigate the reasonably detrimental effects of the proposed use. 
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The proposed use meets the Conditional Use standards and Detrimental Effects Determination as 
analyzed and discussed in Attachment E of this report. No detrimental impacts are anticipated and as 
such, the conditional use should be approved by the Administrative Hearing Officer. 
 
NEXT STEPS: 
If the conditional use is approved, the applicant will be required to comply with all other 
department/division requirements and obtain all necessary building permits for the project.  
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ATTACHMENT A:  VICINITY MAP 
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ATTACHMENT B: SITE PHOTOS 

 Existing Antenna Array Looking East 
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Existing Antenna Array Looking East 
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ATTACHMENT C: APPLICATION INFORMATION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 







Additional Information:

-Written Description:  This project is for T-Mobile to replace existing antenna array and mount 
system with an upgraded mount system and antennas.  This is necessary in order to maintain cell  
coverage and capacity needs for this area. 

-Operating Hours:  This is an unmanned facility.  Workers are occasionally onsite to perform 
maintenance and upgrades. 

-Adjacent Land Uses: This parcel is zoned: R-1.  Adjacent to West: R-1.  Adjacent to North: OS.  
Adjacent to East: R-1.  Adjacent to South: R-1.

-Employees:  This is an unmanned facility and no employee will be onsite regularly.  Ocassional 
maintenance etc. is typically performed by 1-3 people. 

-Seats: 0

-Neighbors:  This project has not been discussed with neighbors. 



 
 

 
 
September 3, 2020 
 
T-Mobile  
121 W. Election Road 
Suite 330 
Draper, Utah 84020 
 
 RE: Zoning Proposal 
 
SITE ID – SL01322D 
SITE ADDRESS – 1596 E STRATFORD SALT LAKE CITY, UT  
JURISDICTION – Salt Lake City 
 
To Whom it May Concern:  
 
RAGE Development LLC is representing T-Mobile regarding an antenna modification 
project on an existing wireless communications facility located in Salt Lake City, UT. 
 
The scope of work for the project consists of:  replacing (3) existing antennas with (3) 
new antennas, adding (3) new antennas, add (6) RRUS, add (2) hybrid cables and 
remove (6) lines of coax cable, and remove (3) TMAS.  The existing antenna mount is 
designed for a single antenna per sector and is insufficient to hold the proposed 
equipment, so a new mount has been recommended by the engineer of record for the 
project.  The new mount is designed to hold 2-3 antennas per sector (depending on 
antenna width). 
 
The existing antenna face and mount width is 24” per sector, for a total of (3) sectors / 
72” of antenna face width for the entire tower.   
 
The proposed antenna mount is 60” wide per sector and is able to house multiple 
antennas per sector.  T-Mobile is proposing (2) antennas per sector, for a total of (6) 
antennas on the tower. A total of (3) sectors equals 180” of total face width possible on 
the proposed antenna mount.  The current proposal of (2) antennas per sector equals 
44” per sector of antenna face width, with a total of (6) antennas on the tower equaling 
138” of antenna face width.  
 
This replacement and expansion work is necessary in order for T-Mobile to meet 
network demands in this area.  
 



Additional information: 
 
-Operating Hours: This is an unmanned facility. Workers are occasionally onsite to 
perform maintenance and upgrades. 
 
-Adjacent Land Uses: This parcel is zoned: CN. Adjacent to West: RMF-35. Adjacent to 
North: RMF-35. Adjacent to East: R-1. Adjacent to South: R-1. 
 
-Employees: This is an unmanned facility, and no employee will be onsite regularly. 
Occasional maintenance etc. is typically performed by 1-3 people. 
 
-Seats: 0 
 
-Neighbors: This project has not been discussed with neighbors. 
 
 
Please advise if any questions.   
 
Regards,  
 
 
 
Britton Knaphus 
RAGE Development LLC 
4505 S. Wasatch Blvd, Suite 135 
Salt Lake City, Utah 84124 
Britton@ragedevelopment.com 
801.879.2788 
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ATTACHMENT D:  EXISTING CONDITIONS 

Adjacent Land Uses and Zoning  

The abutting properties to the west and to the north are also located in the CN (Neighborhood 
Commercial) zoning district. The properties to the east and the south are located in the R-1/7000 
(Single-Family Residential) zoning district. 

Applicable Master Plan Policies: 

The site is located within the Sugar House Master Plan area. The Master Plan was adopted in 
2001 and designates the subject property as Neighborhood Business. Neighborhood Business is 
described as the following:  

Neighborhood Commercial areas may consist of four corner sites or isolated 
parcels. The businesses range from grocery stores or isolated parcels. The 
businesses range from grocery stores to restaurants. Some neighborhood business 
centers identified in the land use plan are at 2100 South and 2100 East, Stratford 
Avenue and Glenmare Street, 2700 South and 2000 East and Parley’s Way. The 
community supports a Citywide effort to revise and strengthen the Neighborhood 
Commercial zoning district… Additionally, the City should give serious 
consideration to creating a new less intensive neighborhood commercial zone or 
using performance zoning techniques to allow single parcels to be zoned 
commercially. Notwithstanding the acknowledgement that neighborhood business 
can be positive for the City and neighborhood, the community emphasizes the need 
to protect adjoining residences from negative impacts of these commercial uses. 
These impacts include: lighting, noise, litter, smells, insensitive design, traffic and 
parking. 

The proposed use is consistent with the Master Plan and the existing character of the area. Locating 
the proposed use on the site, increasing the intensity of its usage remains similar to the previously 
approved Conditional Use. The antennas will be located on an existing utility pole, which reduces 
additional infrastructure in the right of way and on private property.  

 Salt Lake City Zoning Ordinance Provisions 21A.40.090 

ANTENNA REGULATIONS: E.2G(E): The antennas, including the mounting structure, shall 
not exceed thirty inches (30’) in diameter to be considered a permitted use. Antennas with an outside 
diameter greater than thirty inches (30’) shall be a conditional use. 

Consistent with this requirement, the proposed expansion of the antenna diameter is going through a 
Conditional Use process. 
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ATTACHMENT E:  ANALYSIS OF STANDARDS 

21A.54.080 Standards for Conditional Use 

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 CN (Neighborhood Commercial) zoning district. Utility 
pole mounted antennas are a conditional use in this zoning district. Due to the expansion of the 
existing antenna array mounted on an existing utility pole, new conditional use approval is 
required. 

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 conditional use is located is currently utilized for 
commercial purposes. The surrounding uses include both commercial and residential. The 
utility pole that currently contains the antenna will not be replaced or increased in size. The 
modification is to the number of antennas and the sector size per antenna. These modifications 
are not likely to impact the surrounding uses.  

Finding: Staff finds that the proposed antennas 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 Sugar House Master Plan area. The Master Plan was 
adopted in 2001 and designates the subject property as Neighborhood Business. Neighborhood 
Business is described as the following:  

Neighborhood Commercial areas may consist of four corner sites or isolated 
parcels. The businesses range from grocery stores or isolated parcels. The 
businesses range from grocery stores to restaurants. Some neighborhood 
business centers identified in the land use plan are at 2100 South and 2100 East, 
Stratford Avenue and Glenmare Street, 2700 South and 2000 East and Parley’s 
Way. The community supports a Citywide effort to revise and strengthen the 
Neighborhood Commercial zoning district… Additionally, the City should give 
serious consideration to creating a new less intensive neighborhood commercial 
zone or using performance zoning techniques to allow single parcels to be zoned 
commercially. Notwithstanding the acknowledgement that neighborhood 
business can be positive for the City and neighborhood, the community 
emphasizes the need to protect adjoining residences from negative impacts of 
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In addition to conditional use standards outlined in Section 21A.54 of the zoning ordinance; 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. 

Analysis: The existing antenna array utilized an existing utility pole which negated the need to 
construct a stand alone monopole. The proposal is to expand the antenna array in order to meet 
cellular demands. Wireless antennas and utility poles are common in commercial and residential 
neighborhoods, where they are needed to provide services to surrounding residents. 

It would be difficult to screen the antennas on the utility pole with vegetation or buildings, but this 
should not be a significant issue due to the number of utility poles within the area. 

There are no other monopoles or lattice towers in the area.  
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ATTACHMENT F:  PUBLIC PROCESS AND COMMENTS 

Public Notice, Meetings and Comments 
The following is a list of public meetings that have been held, and other public input 
opportunities, related to the proposed project: 

• Notice of the project and request for comments sent to the Sugar House Community 
Council on January 11, 2021 in order to solicit comments. Staff and the applicant 
attended a Zoom meeting on February 8, 2021. An attendee raised questions about 
service for Sprint.  

• Staff sent an early notification announcement of the project to all residents and 
property owners located within 300 feet of the project site on January 11, 2021 
providing notice about the project and information on how to give public input on the 
project. 

• The 45-day recognized organization comment period expired on February 25, 2021. 

Notice of the public hearing for the proposal included: 

• Public hearing notice mailed: March 11, 2021 

• Public hearing sign posted on the property: March 11, 2021 

• Public notice posted on City and State websites & Planning Division list serv: March 11, 
2021 

 

 

 

 

 

 

 

 

 

 

 

  











From: Joni Loyola
To: Lindquist, Kelsey
Subject: (EXTERNAL) 1596 cell tower PLNPCM2020-00979
Date: Tuesday, January 19, 2021 7:48:26 PM

   Hi Kelsey,
       I spoke with you earlier today. I am the owner of the property that team mobile leases the space for
their cell tower. I am not in favor of having their expansion. It is already large enough for our quaint
neighborhood. Frustrated  that team mobile never contacted me about their expansion on my property.

Joni Loyola
J Loyola Hair Studio
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ATTACHMENT G:  DEPARTMENT REVIEW COMMENTS 

Zoning – (Katilynn Harris) Structure height does not increase. 
Antenna array meets the width (13') regulation for monopoles with arrays larger than 2' 
wide. 
Antenna height not provided; maximum antenna height for monopoles with arrays larger 
than 2' wide is 8'. 

Engineering – (Scott Weiler) no objections 

Transportation – (Michael Barry) no issues  

Fire – (Douglas Bateman) no comments 

Public Utilities – (Kristeen Beitel) no issues 

Building – (Heather Gilcrease) Building code review approved on plan review application 
(BLD2020-11732) 




