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REPORT TO MAYOR AND COUNCIL 
 

February 25, 2021 
 

    SE-20-12 T-Mobile – 4216 S. 12th Avenue, O-3 (Ward 1) 

   Public Hearing: February 11, 2021 

 

BACKGROUND 

 

This is a request by Gary Cassel of Vertical Bridge on behalf of T-Mobile, for approval of a 
wireless communication facility (WCF).  The special exception site is located on the west side of 
12th Avenue approximately 1,500 feet south of Ajo Way (see Case Location Map).  The 
preliminary development plan (PDP) proposes a wireless communication tower disguised as a 
broadleaf tree (monoelm), 70 feet in height, initially with six antennas.  The WCF will be placed 
within two separate lease areas.  The monoelm tower will be within a 100-square foot (10 feet by 
10 feet) lease area in the northern portion of a 0.16-acre parcel, and the ground equipment will be 
within a 612-square foot (18 feet by 34 feet), located 20 feet to the east of the tower lease area.  
The existing use of the property is a church parking lot with accessory structures.  The WCF will 
be located to the north of the parking lot area, near the subject parcel’s north property line.   

A communications use of this type in the O-3 zone is subject to Sections 4.9.13.O and 4.9.4.I.2, 
.3, and .7 of the Unified Development Code (UDC) and requires approval through a Mayor & 
Council Special Exception Procedure, Sec. 3.4.4, because the tower exceeds 50 feet in height, and 
does not meet a 2-to-1 setback from R-2 (residential) zoned property located to the west, or from 
O-3 (office) zoned property located to the south of the proposed WCF.  Documentation provided 
by the applicant indicates that no practical alternative exists, and measures are being taken to 
conceal or disguise the tower and antenna from view by using a stealth monoelm design. 
 
The Mayor & Council Special Exception Procedure requires a public hearing before the Zoning 
Examiner after which the Zoning Examiner forwards a recommendation to the Mayor and Council 
for a decision to grant the request with, or without, conditions or to deny the request.  The Mayor 
and Council may also forward the request to the Design Review Board (DRB) for design review 
and recommendation. 
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PUBLIC HEARING SUMMARY 

February 11, 2021 Zoning Examiner Hearing 

The Applicant’s representative spoke in support of the special exception at the February 11, 2021 
Zoning Examiner hearing and explained the coverage needs that will be addressed by this WCF.  
No other person spoke. 

As of the date of the public hearing, there were no (0) written approvals and no (0) written protests. 

 
FINDINGS OF FACT 

Background Information 

Existing Land Use:  Auto glass and window tinting store parking area. 

Zoning Description: 

O-3: This zone provides for mid-rise, office, medical, civic, and select other uses, such as urban 
agriculture and renewable energy generation, that provide reasonable compatibility with 
adjoining residential uses. 

Surrounding Zones and Land Uses: 

North: Zoned C-1; Single family residential and commercial services 

South: Zoned O-3; Religious use and church parking lot 

East: Zoned C-2; Vacant parcels and commercial services 

West: Zoned R-2; Single-family residential and duplexes 

 
Planning Considerations 

Land use policy direction for this area is provided by the Plan Tucson.  The church property site 
for the proposed WCF disguised as a broad leaf tree (monoelm) is located within a “Neighborhood 
of Greater Infill Potential,” area as identified by Plan Tucson’s Future Growth Scenario Map.  
Neighborhoods of Greater Infill Potential are areas with greater infill potential, including 
residential neighborhoods and commercial districts for which there is potential for new 
development and redevelopment in the next several decades. 

In particular to wireless communication facility, Plan Tucson provides direction and support in 
Chapter 3 – The Built Environment, under Guidelines LT28.1.2, LT28.1.3 which state  
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telecommunication facilities be installed and maintained to minimize visual impact and preserve 
views and to improve the appearance of above ground utilities and structures and extend access to 
high-tech wireless communication facilities throughout the city.  Visual impacts are a key 
consideration during the review process.  Plan Tucson policies protect established residential 
neighborhoods by supporting compatible development, including non-residential uses, where the 
scale and intensity of use is compatible with adjacent uses.   

The proposal in general compliance with Plan Tucson, and does not require a plan amendment.  
The plan policies generally support new cell tower proposals when designed to minimize visual 
impacts on surrounding neighborhoods and when buffering is provided.      
 
The Pima Association of Governments - Transportation Planning Division (PAG-TPD) estimates 
that the proposed development will not generate additional measurable vehicle trips per day.  Field 
inspection by staff indicates there are currently no billboards on the rezoning site. 

 

Design Considerations 

Land Use Compatibility – The proposed monoelm will include two antennas per sector with three 
sectors for a total of six antennas.  The applicant has submitted photo-simulations of the monoelm 
showing the antennas concealed by artificial branches.  The applicant has also provided radio 
frequency maps showing a gap in wireless communication coverage in the area and how this gap 
will be resolved by the proposed WCF. 
 
The monoelm will be located north of an existing church and its parking lot, within a lease 
area/easement of 10 feet by 10 feet, while the ground equipment will be located within a lease 
area/easement of 18 feet by 36 feet to the east of the monoelm.  An area for future wireless carrier 
equipment is reserved as a sub-lease area with the ground equipment compound and a future area 
for antenna colocation is shown on the PDP at an elevation level on the monoelm just below the 
proposed T-Mobile antennas.  Antennas should be painted or camouflaged to minimize visual 
impact and blend with the colors and shade patterns of the faux broadleaf tree.  Ground equipment 
will be housed inside equipment cabinets, located on a concrete slab, and screened from view by 
an 8-foot-high masonry wall.  The proposal does not include a permanent backup generator.  Staff 
recommends that any graffiti be removed within 72 hours of observation.   
 
The nearest residential development consists of single-family homes and duplexes, zoned R-2, 
located approximately 80 feet to the west of the site.  The wireless communication facility will be 
set back from 12th Avenue by approximately 75 feet.  While the monoelm will be partially screened 
from adjacent development by existing adjacent buildings, it will be visible from surrounding 
residential neighborhoods, commercial development, and from nearby streets.  Staff acknowledges 
that the proposed WCF will help improve telecom services to the established neighborhoods and 
businesses in the area. 
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In terms of wireless communication facilities, a stealth application is one that disguises the 
appearance of the pole and antennas to look like an element of the built or natural landscape, which 
could typically occur at the chosen location.  A stealth application should be as close as possible 
in scale and appearance to the object it is disguised as, with no obvious unnatural elements.  The 
success of a stealth application is dependent on the ability of the design and construction of the 
cellular site to fit into its surroundings to such a degree that it is not noticeable.  Scale and 
proportion, site design, color, and materials, are particularly important in stealth applications 
insofar as they contribute, or do not contribute, to the ability of the facility to be as unobtrusive as 
possible.  To ensure a successful stealth monoelm at this location, the following standards should 
be incorporated into the conditions: 
 

• The monoelm shall not exceed 70 feet in height at top of the highest point; 
• The pole shall be covered with cladding (bark) where visible, and painted to resemble a 

live tree; 
• Replacement of lost/damaged branches to be completed within ten working days of 

observation; 
• All cables shall be run inside the pole, with no foot pegs or other visible appurtenances; 
• All wires, wire ports and equipment shall be concealed behind the artificial branches and 

leaves; 
• Antenna panels shall be colored or provided with a sock in a light/shade pattern to better 

camouflage them; 
• Ground equipment to be screened by a masonry wall. 
• Any future collocated antennas shall be camouflaged and concealed by artificial branches 

and leaves. 
 

Road Improvements/Vehicular Access/Circulation – No road improvements are proposed with the 
project.  Primary vehicular access to the WCF will be through the existing curb cuts and on-site 
parking area access lanes, and is identified by a 12-foot-wide access easement from 12th Avenue.  
12th Avenue is designated on the City’s MS&R Plan map as a major arterial street with a 100-foot 
right-of-way. 

Federal Regulations – Because this Special Exception application involves a wireless 
communication request, the Zoning Examiner’s consideration of the application is impacted by the 
application of federal laws specific to wireless communications.  While federal law does not 
entirely preempt local decision-making authority based on legitimate zoning requirements, such 
as community aesthetics and compliance with stealthing requirements, it does impose the 
following limitations:  
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1)  The decision on the application must occur within the “shot clock” period as provided 
under federal law, which for this type of application is 150 days.  In this case, the 
application was accepted on December 7, 2020 and the “shot clock” period will expire on 
May 6, 2021.  If a decision is not rendered within the “shot clock” period, the review and 
consideration process is presumed to be unreasonable and affords the applicant the 
opportunity to file a lawsuit.  If sued, the City would need to prove that it acted 
“reasonably” when it failed to act within the established “shot clock” period.  This means 
that the Zoning Examiner should come to a decision on this application within two weeks 
of the public hearing. 

 

2)  The evaluation of the request cannot include consideration of potential environmental or 
health effects of radio-frequency (RF) emissions where, as here, the facility will comply 
with FCC regulations and standard on such emissions. 

 

3)  The decision on the application cannot unreasonably discriminate among providers of 
functionally equivalent services.  A denial may be deemed to be “unreasonable 
discrimination” if the applicant is similarly situated to other prior applicants and the 
proposed facility is no more intrusive than other prior applications that have been 
approved. 

 

4)  The decision may not have the effect of prohibiting the provision of wireless services, or 
of causing a significant gap in the applying provider’s coverage. In this context, the 
relevant issues are: (1) whether the applicant has shown a significant gap in service 
coverage; and (2) whether the proposal to fill this gap is the least intrusive means of doing 
so, or whether there are alternative sites that would fill the gap. 

 

5)  In the event of a denial, that decision and its reasons must be delivered to the applicant in 
writing, and must be supported by substantial evidence.  Given these constraints, the 
Zoning Examiner’s consideration and decision on this application should focus on 
whether the applicant has demonstrated a significant coverage gap; whether that gap could 
be addressed through an installation at an alternative site; and whether the proposed 
concealment/stealthing measures are sufficient to meet the City’s requirements.  The 
Zoning Examiner should also consider how this application compares to other prior 
applications for similar facilities.  In the event of a denial, the reasons for the denial must  
be stated so they can be incorporated into a written decision and captured in the meeting 
minutes. 

 

Use-Specific Standards – The applicant’s proposal requires approval as a Mayor and Council 
Special Exception and must meet the Use-Specific Standards of UDC Sections 4.9.13.O and  
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4.9.4.I.2, .3, and .7.  The Mayor and Council may forward the request to the Design Review Board 
for design review and recommendation.  Below is an analysis of the performance criteria. 

4.9.4.I.7 

The following requires approval as a special exception in accordance with Section 3.4.4, 
Mayor and Council Special Exception Procedure.   

 a. Wireless communication antennas, provided: 

 
(1) The tower or antennas are not permitted by other provisions of this section.  
 

The 70-foot tall monoelm in the O-3 zone does not conform to other sections of the 
code because its height exceeds 50 feet and it does not meet 2:1 setback from 
adjacent R-2 (residential) zoned and O-3 (office) zoned property. 
 

(2) New towers require a minimum separation of one mile from any existing tower, 
regardless of ownership, unless documentation establishes that no practical 
alternative exists.   

 
The nearest existing wireless communications facility (WCF) is approximately 0.5 
miles to the north the proposed site, west of 12th Avenue, and north of Ajo Way.  
This WCF does not fit within the search ring for the T-Mobile network and is not 
suitable for colocation.  The search ring to resolve the coverage gap has a radius 
of approximately 0.25 miles.   
 

(3) All appropriate measures shall be taken to conceal or disguise the tower and antenna 
from external view. 

 
The tower will be disguised as a broadleaf tree (monoelm).   

 
(4) All appropriate measures shall be taken to reduce the negative proliferation of 

visible towers and antennae by the collocation of new antennae on existing towers 
or with the facilities of other providers which are located or planned for 
development within the proposed service area. 

 
The nearest existing WCF is approximately 0.5 miles to the north and is not suited 
for colocation or to serve the existing gap in coverage.  The search ring to resolve 
the coverage gap has a radius of approximately 0.25 miles.  
 

 



            Zoning Examiner 

SE 20-12 T-Mobile – 4216 S. 12th Avenue, O-3 (Ward 1) 
 

Pa
ge

7 

(5) Notice shall be provided to all agents designated at least 15 days prior to the date 
of the public hearing before the Zoning Examiner. 

 
All policies of the Mayor and Council Special Exception Process shall be 
followed accordingly. 

 The Zoning Examiner finds the proposal to be in compliance with the UDC Use-
Specific Standards. 

 
Conclusion 

The proposal is in compliance with the performance criteria for a wireless communication 
facility.  The special exception request is consistent with policy direction in Plan Tucson, which 
supports development designed to be compatible with and sensitive to surrounding land uses.  
The proposed WCF has been designed to blend in with the surroundings and does not conflict 
with plan policies.  Subject to compliance with the preliminary conditions proposed by PDSD, 
approval of the requested special exception is appropriate. 

 

Recommendation 

The Zoning Examiner recommends approval of the special exception, subject to the preliminary 
conditions proposed by PDSD. 

Sincerely, 

John Iurino 
Zoning Examiner 

 

ATTACHMENTS: 

Case Location Map 
Rezoning Case Map 
 

cc: Mayor and Council 
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ZONING MEMBERS PRESENT: 
 John Iurino, Zoning Examiner  
 Peter McLaughlin, Planning & Development Services 
 Recording Electronically Created by GoToMeeting 
====================================================================== 

  ZONING EXAMINER:  Good evening, and welcome to tonight’s 1 

public hearing.  My name is John Iurino and I’m the Zoning Examiner 2 

for the City of Tucson.  I conduct rezoning hearings on behalf of the 3 

Mayor and Council and make findings-of-fact which I put into a report, 4 

along with my recommendation which I then send to Mayor and Council 5 

for their consideration and for their final decision. 6 

  My report will be based on the information submitted to me 7 

which includes the rezoning, or in these cases, special exception 8 

application, the Staff report, all written approvals and protests, all 9 

correspondence and the testimony given tonight at the hearing.  I will 10 

also include in the record all documents submitted to me up to the 11 

close of the public hearing. 12 

  A recording of tonight’s testimony is being made.  If 13 

requested, a transcript will be prepared.  With that in mind, I would 14 

ask you to please speak clearly if you choose to speak tonight, and to 15 

begin your testimony by stating your name and your address. 16 

  For those of you – I first complete a preliminary report in 17 

the case of the Mayor and Council’s special exception case within five 18 

working days after the close of this public hearing, at which time I 19 

prepare a final report.  The final report will be issued two weeks 20 

after the close of tonight’s public hearing. 21 
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  For those of you who wish to receive a copy of my 1 

preliminary report, and are not already a party listed on the case, 2 

please send an e-mail to tucsonrezoning@tucsonaz.gov.  Again, 3 

tucsonrezoning@tucsonaz.gov., or call the Planning & Development 4 

Services Department. 5 

  A copy of my final report will be available from the 6 

Planning & Development Services Department, and I send the final 7 

report to the Mayor and Council.  At the scheduled public hearing for 8 

the case, the Mayor and Council will then vote on the matter based on 9 

my recommendation, along with other factors. 10 

  Tonight’s public hearing will proceed in the following 11 

manner.  I will open the pubic hearing and ask Mr. Peter McLaughlin of 12 

the Planning & Development Services Department to give a brief 13 

presentation of each case. 14 

  After Mr. McLaughlin’s presentation, I will ask the 15 

Applicant, or the Applicant’s representative, to make his or her 16 

presentation.  I’ll then ask to hear from anyone in the audience who 17 

wishes to speak.  I would ask that please wait for me to call on you 18 

to testify so we’ll have a clear record of each person that is 19 

speaking. 20 

  Since I cannot have any communication with anyone involved 21 

in the cases outside of tonight’s public hearing, I would invite you 22 

to speak tonight if you would like to do so.  After everyone in 23 

attendance has had a chance to speak, I will offer the Applicant, or  24 

the Applicant’s representative, a chance to respond to any of the 25 

mailto:tucsonrezoning@tucsonaz.gov
mailto:tucsonrezoning@tucsonaz.gov
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concerns that have been brought up.  So, with that in mind, anyone 1 

wishing to testify tonight, I would ask you to take an oath just to 2 

yourselves or wave, and signifying that you agree.  Do you swear to 3 

tell the truth, the whole truth and nothing but the truth? 4 

  (Affirmative.)  5 

  ZONING EXAMINER:  Thank you very much for that.  The first 6 

case tonight is Case: SE-20-14 (sic) T-Mobile, 4216 South 12th Avenue.  7 

Mr. McLaughlin? 8 

  MR. McLAUGHLIN:  Yes.  This is a request by Gary Cassel on 9 

behalf of T-Mobile for approval of a wireless communication facility 10 

located on the west side of 12th Avenue, approximately 1500 feet south 11 

of Ajo Way. 12 

  The proposal is for a wireless communication tower 13 

disguised as a broadleaf tree, or a monoelm, 70 feet in height with 14 

six antennas and with potential for co-locations of future antenna 15 

arrays concealed at elevations below the T-Mobile antennas (inaudible) 16 

separate review in the future. 17 

  The Applicant has submitted photo simulations of the 18 

monoelm showing the antennas concealed by artificial branches and 19 

leaves.  And the Applicant has also provided radio frequency maps 20 

showing a gap in wireless coverage in the area, and how this gap will 21 

be filled by the proposed wireless communication facility. 22 

  The proposal is in compliance with the performance criteria 23 

for a wireless communication facility, and the spec- -- the special 24 

exception request is consistent with policy direction and Plan Tucson, 25 
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which supports development designed to be compatible with and 1 

sensitive to surrounding land uses. 2 

  The proposed wireless communication facility has been 3 

designed to blend in with the surroundings and does not conflict with 4 

Plan policies.  Subject to compliance with the Preliminary Conditions, 5 

approval of the request is appropriate.  And to date, we have received 6 

zero approvals and zero protests on this request.  Thank you.   7 

  ZONING EXAMINER:  Thank you, Mr. McLaughlin.  Mr. Cassel, 8 

would you like to be heard? 9 

  MR. CASSEL:  Yes, sir, if you wouldn’t mind.  Let me just 10 

get started.  My name is Gary Cassel.  I work for, I work as a 11 

contractor for T-Mobile of Vertical Bridge.  The address is 3530 East  12 

Atlanta Avenue in Phoenix, Arizona, 85040. 13 

  I’m not very good at the computer technology, so, if I’m 14 

asked to bring up some kind of a document, I’ll do the best I can.    15 

I think Mr. McLaughlin did a fantastic job in letting you know the 16 

parameters of what we’re looking for, or what we are proposing 17 

basically as, as far as a monoelm is concerned, and the fact that it 18 

is co-locatable. 19 

  I think the most important part of my conversation this 20 

evening, and then I’ll turn it over to questions, but the most 21 

important part of my conversation this evening is the probable, we 22 

call a propagation map which basically signifies where there is almost 23 

no coverage, it’s very, very poor in the area that we’re talking 24 

about. 25 
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  And then it actually broadens out to about a mile away or 1 

(inaudible) a mile away where there are other T-Mobile sites.  This 2 

site is being built for, you know, a couple of reasons, one of two 3 

reasons.  The issue is other sites in the area, basically, have gone 4 

into overload.   5 

  So, what I mean by that, and I know you guys, or the 6 

ladies, I’m sorry, you know, are ahead of the game here as far as you 7 

hear these things all the time.  But there is really a truth to the 8 

other sites going into overload with the idea that the phone calls, 9 

the data push and the streaming of the – of different reasons, you 10 

know, either in cars or houses or in businesses are having some more 11 

challenges right up to the point of the school, which is right down 12 

the street.  In talking with their, you know, superintendent, there 13 

are some issues there as far as T-Mobile coverage.  And, you know, we 14 

never want anything to happen, you know, (inaudible). 15 

  So, just right to get to the bottom line, what I really 16 

want to make sure that everybody understands is, is that this will 17 

tremendously help.  There’s actually a full area that has such poor 18 

coverage that this will take care of the coverage needs for both 5GN, 19 

also for, you know, the, the radio frequency coming off of the other 20 

sites that are being literally overloaded.   21 

  So, just right there is where I wanted to go with this 22 

conversation.  Very important.  And of course, the other part of that 23 

is, is that we’re doing everything we can to make sure that it blends  24 

in, that there’s, you know, that we have a stealth-type scenario.   25 
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And also, the fact that we can have co-location on our tower.  That’s 1 

one we have in the height that we actually do, to be honest with you. 2 

  So, with that said, if you don’t mind, I’d like to turn it 3 

over to anybody that has any questions.  Or if I haven’t covered 4 

something, you know, enough, I’m glad to go into that. 5 

  ZONING EXAMINER:   Thank you, Mr. Cassel.  I just have a 6 

question about whether you are agreeable to the conditions proposed by 7 

PDSD. 8 

  MR. CASSEL:  Yes, sir.  Absolutely. 9 

  ZONING EXAMINER:  Okay.  Thank you. 10 

  MR. CASSEL:  All of them. 11 

  ZONING EXAMINER:  Would anyone else in the audience like to 12 

be heard on this case?   13 

  MR. BASEY:  Yes.  Richard Basey. 14 

  ZONING EXAMINER:  Okay.  Mr. Basey, would you please state 15 

your address, and then please testify. 16 

  MR. BASEY:  2531 North Treat, right next to the facility. 17 

  ZONING EXAMINER:  Mr. Basey, I think that’s the next case 18 

we have on tap.  We’re not quite there yet, but we’ll get there in a 19 

minute, - 20 

  MR. BASEY:  Oh. 21 

  ZONING EXAMINER:  - and I’ll be sure to invite you to speak 22 

when – 23 

  MR. BASEY:  Oh. 24 

  ZONING EXAMINER:  - we get there. 25 
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  MR. BASEY:  Good.  I was worried about that radio tower, 1 

and I hadn’t heard about it.  Okay. 2 

  ZONING EXAMINER:  Okay. 3 

  MR. BASEY:  I just got on the phone, so, I’m sorry. 4 

  ZONING EXAMINER:  No, that’s quite all right, and not, not 5 

to worry.  So, would anyone else like to speak in connection with 6 

Case: SE-20-14 (sic) T-Mobile, 4216 South 12th Avenue?  Okay.  Hearing 7 

no one, - Ms. Norman, did you want to speak on this case? 8 

  MS. NORMAN:  No. 9 

  ZONING EXAMINER:  Okay.  Thank you.  So, hear- -- 10 

  MS. NORMAN:  Yes, on the next one. 11 

  ZONING EXAMINER:  Thank you.  Hearing no one, I will close 12 

the hearing on that case, and call the second case for tonight which 13 

is SE-20- -- I’ve written the number down.  Help me out, Peter.  What 14 

is the second case number? 15 

  (Case: SE-20-12, T-Mobile, was concluded.) 16 
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  I hereby certify that, to the best of my ability, the 

foregoing is a true and accurate transcription of the original tape-

recorded conversation in the case referenced on page 1 above. 

Transcription Completed:  02/24/2021 

/s/ Kathleen R. Krassow 
KATHLEEN R. KRASSOW – Owner 
M&M Typing Service 


