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To: Salt Lake City Planning Commission 
 
From: Lex Traughber, (801) 535-6184,  lex.traughber@slcgov.com  
 
Date: May 25, 2016 
 
Re: PLNPCM2016-00204 - Verizon Wireless Rooftop Antenna Conditional Use 

 

CONDITIONAL USE 
 
PROPERTY ADDRESS: 2066 South 2100 East 

PARCEL ID: 16-22-102-010 

MASTER PLAN: Sugar House 

ZONING DISTRICT: CB – Community Business District 

 
REQUEST:  Tom Foster, representing Verizon Wireless, is requesting conditional use approval for the 

installation of wireless antennae on the rooftop of an existing commercial structure with supporting 
equipment at the rear of the building located at approximately 2066 S. 2100 East. This type of request 
must be processed as a conditional use.  

 
Zoning Ordinance section 21A.54.155 authorizes administrative approval of certain categories of low 
impact conditional uses; however, because the subject property abuts a residential zoning district, this 
Conditional Use cannot be approved administratively and is being forwarded to the Planning 
Commission.  

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

recommends that the Planning Commission approve the proposal subject to complying with all 
applicable regulations and the following conditions of approval:  

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. Applicant shall comply with all other Department/Division requirements. 
3. Conditional Use approval expires within one year of the date of approval unless all required 

permits are obtained. 
 
ATTACHMENTS: 

A. Vicinity Map 
B. Photos 
C. Site Plan & Elevations 
D. Analysis of Standards 
E. Public Process and Comments 
F. Department/Division Comments 
G. Motions 

 
 
 
 
 
 
 



 

2 
PLNPCM2016-00204 Verizon Rooftop Wireless Antenna Conditional Use 

 

PROJECT DESCRIPTION: 

The request is for a new wireless antennae to be located on the rooftop of an existing commercial structure, and 
new electrical equipment associated with the antennae to be located on the north side of the structure.  If 
approved, the proposal would provide service to Verizon Wireless customers in the surrounding area. 
 
Verizon Wireless is looking to expand its small cell technology network at the subject site.  Small cell technology 
is a wireless communication facility that focuses on an area that is in need of increase capacity to support 4g LTE 
deployment.  The coverage area of this type of wireless communication facility is roughly a 500’ radius. 
 
The scope of the installation includes one new 2’ antenna enclosed in a fiberglass canister that is 14” in diameter.  
The canister will be painted to match the color of the roof or building.  The top of the antenna is 6’7” above 
parapet of the roof but 3’ lower than the top of the roof as it is sloped.  The antenna will be set back 
approximately 13’ from the front edge of the building.  Attached at the base of the antenna mount will be 2 
remote radio head units and one processor that will be visible to the public.  Please refer to Attachment C – Site 
Plan & Elevations for details. 
 
One equipment cabinet will be located in an alcove at the rear of the building (north side) and not visible from 
the public way.  The dimensions of the cabinet will be roughly 30”x30”x48” and will be painted to match the 
building. 
 
There are existing federal regulations regarding the limitations of local government when deciding the 
placement of wireless facilities regarding potential environmental effects. These regulations are summarized 
below:  
 
Relevant provision of the Telecommunications Act, Local Zoning Authority Limitations: 
47 U.S.C. 332(c)(7)(B)(iv) No State or local government or instrumentality thereof may regulate the placement, 
construction, and modification of personal wireless service facilities on the basis of the environmental effects of 
radio frequency emissions to the extent that such facilities comply with the Commission's regulations 
concerning such emissions.  
 
Over-the-Air Reception Devices (“OTARD”) Rule  
As directed by Congress in Section 207 of the Telecommunications Act of 1996, and amended in 2000, the 
Federal Communications Commission adopted the Over-the-Air Reception Devices (“OTARD”) rule concerning 
governmental and nongovernmental restrictions on wireless antennae and other devices. 
 
The rule applies to state or local laws or regulations, including zoning, land-use or building regulations.  A 
restriction impairs if it: (1) unreasonably delays or prevents use of; (2) unreasonably increases the cost of; or (3) 
precludes a person from receiving or transmitting an acceptable quality signal from an antenna covered under 
the rule.  The rule does not prohibit legitimate safety restrictions or restrictions designed to preserve designated 
or eligible historic or prehistoric properties, provided the restriction is no more burdensome than necessary to 
accomplish the safety or preservation purpose. 
 
KEY ISSUES:  
The key issue listed below has been identified through the analysis of the project, neighbor and community 
input and department review comments. 
 
1.  COMPATIBILITY:  
 
The adjoining land uses are primarily commercial, however the subject property does abut residential 
property on the west property line. Mature vegetation provides a visual screen between the two different 
land uses as shown in the photos below.  In addition, the antenna will be located on the opposite side of the 
subject commercial building away from the abutting residential use. In short, the antenna will have 
minimal, if any, impact on adjacent residential use and will have minimal visual impact on other properties 
in the vicinity or  along the public right-of-way.  The associated equipment cabinet on the rear of the 
commercial structure is not visible from the public right-of-way and will be screened by the vegetation 
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located along the property line bordering the abutting residential use.  In short, the magnitude of the 
installation in association with its location should prove compatible with the immediate vicinity. 
 
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:  PHOTOS 
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ATTACHMENT C:  SITE PLAN & ELEVATIONS 
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ATTACHMENT D:  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 CB (Community Business) zoning district. As per Table 
21A.40.090(E) of the Zoning Ordinance, all rooftop mounted antennae in this zoning district require 
conditional use approval.  

 
Finding: The proposal complies with the applicable provisions of the Salt Lake City Zoning Ordinance, 
provided that the request meets 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: A s  p r e v i o u s l y  d i s c u s s e d ,  the adjoining land uses are primarily commercial, 
however the subject property does abut residential property on the west property line. Mature 
vegetation provides a visual screen between the two different land uses as shown in the photos below.  
In addition, the antenna will be located on the opposite side of the subject commercial building away 
from the abutting residential use. In short, the antenna will have minimal, if any, impact on adjacent 
residential use and will have minimal visual impact on other properties in the vicinity or  along the 
public right-of-way.  The associated equipment cabinet on the rear of the commercial structure is not 
visible from the public right-of-way and will be screened by the vegetation located along the property 
line bordering the abutting residential use.  In short, the magnitude of the installation in association 
with its location should prove compatible with the immediate vicinity. 

 
Finding: Staff finds that wireless antennae are common in neighborhoods where they are needed to 
provide services to residents of the area and though the antennae may be somewhat visible from surrounding 
properties, the larger setbacks, mature trees and distance from nearby single family dwellings will minimize 
that impact. The proposal is generally compatible with the nature of the area. 

 

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

 

Analysis: The Sugar House Community Master Plan does not address matters related to wireless 

telecommunication equipment. The building where the roof mounted antennae and related electrical 

equipment is proposed is a land use that is consistent with the master plan.  

 

Finding: The proposal does not present a conflict with the Sugar House Community  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 below for details). 
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21a.54.080B  Detrimental Effects Determination 
In analyzing the anticipated detrimental effects of a proposed use, the planning commission shall determine 
compliance with each of the following: 
 

Criteria Finding Rationale 
1. This title specifically authorizes the use where it is 
located 

Complies Rooftop antennae are a conditional use in the CB zone. If  
the Conditional Uses is approved according to the Zoning 
Ordinance process and standards, the proposal will not 
create a detrimental effect. 

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 designed by the 
associated master plan as mixed-use (see analysis from 
standard 3 above).   

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 Surrounding the property is primarily commercial 
development. The antennae are sited and arranged on the 
subject building to reduce their visual impact and the 
associated electrical equipment will not have a measurable 
impact to the intensity, size or scale of the existing 
building. 

4. The mass, scale, style, design, and architectural 
detailing of the surrounding structures as they relate to 
the proposed have been considered 

Complies The antennae are setback from the edge of the structure to 
reduce their visual impact. The electrical equipment is 
screened by existing landscaping and the location of the 
equipment is setback away from the property lines and 
public right of way. 

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 The proposal will have no traffic impact. 

7. The site is designed to enable access and circulation 
for pedestrian and bicycles 

Complies The proposal will have no traffic impact. 

8. Access to the site does not unreasonably impact the 
service level of any abutting or adjacent street 

Complies The proposal will have no traffic impact. 

9. The location and design of off-street parking complies 
with applicable standards of this code 

Complies The proposal will not require additional off-street parking. 

10. Utility capacity is sufficient to support the use at 
normal service levels 

Complies The proposal will not require additional utility service. 

11. The use is appropriately screened, buffered, or 
separated from adjoining dissimilar uses to mitigate 
potential use conflicts 

Complies The proposal will not change the land use. 

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 proposal 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. 

13. The hours of operation and delivery of the use are 
compatible with surrounding uses 

Complies The proposed electrical equipment will probably be 
serviced periodically. 

14. Signs and lighting are compatible with, and do not 
negatively impact surrounding uses 

Complies The proposal will not require signs and lighting. 

15. The proposed use does not undermine preservation 
of historic resources and structures 

Complies The proposal is not associated with any historic resources 
or structures. 

 
Finding: In analyzing the anticipated detrimental effects of the proposed use, Staff finds that the request 
complies with the criteria listed above. 
 
Section 21A.40.090.E.9 Additional Conditional Use Requirements (for antennae) 
In addition to conditional use standards outlined in Section 21A.54 (above) 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; 
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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 adjoining land uses are generally commercial in nature, with mature vegetation that 
obscure the view to and from the proposed rooftop from abutting residential. Verizon does not 
currently have any existing antennae structures in the same vicinity as the proposal so collocation is 
not an option at or near this location. The electrical equipment is screened by existing vegetation and 
is setback behind the front building line to further lessen visual impacts. The antennae will be setback 
from the parapet wall a minimum of 13 feet, reducing or eliminating visual impact of the rooftop 
antennae.  
 
Finding: This project satisfies the additional requirements of Section 21A.40.090.E.7. 
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ATTACHMENT E:  PUBLIC PROCESS AND COMMENTS 

 
PUBLIC PROCESS AND INPUT 
Timeline 

 The Sugar House Community Council met and discussed the proposal on 4/18/16.  A letter from the 
Community Council is included for review. 

 Mailings were sent out on 5/12/16 for the Planning Commission meeting 

 Sign was posted at the property in question on 5/12/16 for the Planning Commission meeting 
 
The following is a list of the public comments received for this project: 
 As of the published date of this report, no comments have been received from the public.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
April 26, 2016 
 
 
 
TO:  Salt Lake City Planning Commission 
 
FROM: Judi Short, Vice Chair and Land Use Chair 
  Sugar House Community Council 
 
RE:  PLNPCM2016-00204 Petition for a Conditional Use to Install Wireless 

Telecom Facilities 
 

This proposal was presented to the Sugar House Community Council (SHCC) at the 
April 18, 2016 meeting of its Land Use and Zoning Committee (LUZ), by Mr. Tom Foster of 
Elevation Wireless, for Verizon Wireless. 

 
We were given drawings, and Mr. Foster walked us through the layout of the antenna 

and the supporting utility box.  The box is located on the northwest corner of the building, 
which is the rear.  The antenna is placed on the roof in such a manner that it will not be 
noticeable to pedestrians or auto traffic, unless they are a block or more away from this 
corner. 

 
This antenna will provide a booster for the signal, to address a ‘hole’ in the coverage for 

Verizon in this area.  This will increase Internet speed for its customers.  The LUZ Committee 
was impressed that technology has improved so that this antenna is much smaller than the 
big towers we have been used to. We do recognize that this will serve a different use, than 
the big towers.  Mr. Foster complimented Salt Lake City for having the most detailed 
specifications for these installations of any he has seen.  They are clearly written, and without 
inconsistencies.  I remember when the initial language was crafted in the 1990s, and we were 
pretty clueless as to what we would need for the future.  It appears that we did a very good 
job. 

 
The SHCC LUZ committee, along with the members of the community present, have no 

objections to this installation, and ask that you approve this petition.  We also waive our right 
to have 45 days to review this proposal.  We further agreed, by voice vote, that the full SHCC 
didn’t need to review this proposal. 
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ATTACHMENT F:  DEPT/DIVISION COMMENTS 
 
The proposed conditional use was sent to the departments listed below for review and comment. 
 
PUBLIC UTILITIES – No objections. 
 
ZONING REVIEW – No zoning issues. 
 
ENGINEERING REVIEW – No objections. 
 
TRANSPORTATION REVIEW – No objections. 
 
FIRE CODE REVIEW – No objections.  
 
POLICE REVIEW – No objections. 
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ATTACHMENT G:  MOTIONS 

 
Potential Motions 
Based on the findings listed in the staff report, it is the Planning Staff’s opinion that the project adequately meets 
the applicable standards for a conditional use and therefore recommends the Planning Commission approve the 
application as proposed. 
 
Consistent with Staff Recommendation: Based on the information in the staff report, pubic testimony 
and discussion, I move that the Planning Commission approve petition PLNPCM2016-00204 for a rooftop 
antennae and related electrical equipment at 2066 South 2100 East subject to the following conditions: 
 

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. Applicant shall comply with all other department/division requirements. 
3. Conditional Use approval expires within one year of the date of approval unless all required 

permits are obtained. 

 
Not Consistent with Staff Recommendation: Based on the information in the staff report, pubic 
testimony and discussion, I move that the Planning Commission deny petition PLNPCM2016-00204 for a 
rooftop antennae and related electrical equipment at 2066 South 2100 East. 
 
The Planning Commission shall make findings on the following conditional use standards and specifically state 
which standard or standards are being complied with. 
 

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 (refer to Detrimental Impacts Chart for details). 
 
And the following additional conditional use requirement for antennae: 

 
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. 

 
 
 
 
 
 
 
 
 
 
 
 
 


