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ECO-SITE/T-MOBILE APPLICATION 

4:1 SEPARATION REQUIREMENT WAIVER REQUEST 

 

This information is submitted in support of the Applicants’ request for a waiver authorized under 

Section 10.600.F.3.c.(3) of the City’s Unified Development Ordinance (“UDO”).   

 

The City of Lee’s Summit (“City”) has adopted setback and separation distance requirements for 

telecommunication towers/antennas as follows: 

 

Section 10.600. Telecommunication towers/antennas 

 

F. General requirements: 

 

3. Special use permit.  A telecommunications tower shall be subject to a special 

use permit, in accordance with the following considerations: 

 

a. Setbacks.  No new tower shall be constructed without setbacks from all 

property lines a distance equal to the height of the tower as measured from the 

base of the structure to its highest point (1:1 setback) or as otherwise authorized 

by the Governing Body in approval of the special use permit. Accessory 

structures shall be governed by the setbacks for that particular zoning district. 

(Emphasis added). 

 

c. Separation Distances.  The following are the required separation distances from 

other towers and residential: 

 

(2)  A telecommunications tower shall be located a distance of four (4) times the 

tower height from any existing single-family or two-family dwelling that is not on 

the same lot with the tower, any property zoned for single-family or two-family 

residential use, and any property where the future use indicated by the 

Comprehensive Plan is low density residential use (4:1 separation requirement).  

(Emphasis added). 

 

(3)  This requirement may be waived if it is found to effectively prevent the 

provision of wireless telecommunications services within the City. (Emphasis 

added). 

 

As detailed below, Applicant has determined that T-Mobile has a significant gap in its network 

wireless coverage and network capacity in this area of Lee’s Summit and that the Proposed Site 

(defined below) is the only available site to resolve these network deficiency issues.  No other 

alternative sites are available to remedy these issues.  There are no existing support structures of 

any kind in the Search Area (defined below) and therefore no collocation opportunities available 

to remedy the network deficiencies.   

 

There are no properties in the Search Area that are “available” (defined below).  The Proposed 

Site meets the UDO 1:1 setback requirement but does not meet the 4:1 separation requirement in 
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relation to residential property located north of the Proposed Site.  The 4:1 separation 

requirement needed for the Proposed Site is 330’ (75’ tall tower x 4).  The actual separation 

distance in this case is 134’.  The Applicants respectfully request the City grant a waiver of 166’ 

from the 4:1 separation requirement.   

 

Wireless communications systems rely on an overlapping and interconnected network of 

wireless facilities, or WCF’s.  WCFs are comprised of radio antennas together with other 

necessary electronic equipment that receive and transmit low-power radio signals to and from 

mobile wireless devices, thereby facilitating wireless communications.  For the system to 

function without “gaps” in radio signal coverage and network capacity, the WCF’s must be 

properly located, installed and functioning.  If there is no properly functioning WCF within a 

given area, wireless service will be significantly impaired for customers within such areas.  

These wireless customers will experience unacceptable levels of wireless service, including 

failed attempts, busy signals, dropped calls and lack of data transmission. 

 

A WCF must be located on a support structure that is of sufficient height to transmit and receive 

radio signals and located within a specific geographical area to provide line-of-sight 

communications with wireless devices.  Each WCF has a limited maximum coverage area and 

limited maximum capacity, the extent of which varies depending upon several factors, including 

the antenna height, local topography, configuration of various existing structures and population 

densities. 

 

T-Mobile’s radio frequency (“RF”) engineers determined that a significant gap in its network 

wireless coverage and network capacity exists in and around this area of Lee’s Summit.  See T-

Mobile RF Report attached as Addendum 1. To remediate these network deficiencies, T-Mobile 

engaged Eco-Site to construct a WCF facility in this area of Lee’s Summit.  The T-Mobile RF 

engineers defined a geographic area called a “Search Area” near which the new WCF should be 

located.   

 

Eco-Site engaged the services of SSC to canvass the Search Area to determine if there were any 

existing support structures upon which the T-Mobile WCF could be collocated.  SSC determined 

that there were no existing support structures of any kind in the Search Area and then canvassed 

the various tracts of land in the Search Area to investigate whether any of those tracts were 

“available” to build a new support structure to accommodate T-Mobile’s WCF. To be 

“available” means the land tract (1) is located in the Search Area; (2) meets the requirements of 

the City’s zoning regulations for a WCF; (3) contains sufficient land area to construct a WCF; 

and (4) the landowner is willing to lease the land under mutually agreeable terms.  If the land 

tract cannot meet all 4 requirements, then it is NOT available for development of a WCF.   

 

After a thorough investigation and serious consideration of all feasible alternative sites, T-

Mobile and Eco-Site determined that the Proposed Site is the only site in the Search Area that is 

“available” for development of a new WCF.  

 

The proposed location of the WCF is legally described is located at 244 NW Executive Way, 

Lee’s Summit and is legally described as follows: 
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 Lot 6, Parkway Plaza, 2
nd

 Plat, Jackson County, Missouri (the “Proposed Site”).   

 

The other alternative locations in the Search Area and the reasons they were not available are 

described below.  An aerial map showing the Search Area, the Proposed Site, and the alternative 

locations is attached as Addendum 2. 

 

1. Hearth & Home:  There are no undeveloped areas that are practically capable of 

supporting a new WCF on this property.  The property owner refused to allow a new 

WCF on the undeveloped northern portion of the property.  The only other possible 

location would be along the east side of the property, which does not meet the UDO 1:1 

setback requirement.  Additionally, there is a significant drainage “ditch” in this area and 

insufficient ground space available to construct a WCF on this side of the property.   

2. Park Lane West Condominiums:  There are no undeveloped areas that are practically 

capable of supporting a new WCF on this property.  The only undeveloped space is a 

small green space in the pool/courtyard area that serves as an amenity for the residents.  

The owner would not approve a new WCF to be constructed in this area.  Additionally, 

this area would not meet either the UDO 1:1 setback or 4:1 separation requirement.  

Finally, placing a WCF on residential property is not preferred, according to the UDO, 

due to perceived visual impacts.   

3. Don Kahan Motors:  Multiple attempts were made to contact the owner but the owner 

was non-responsive.   

4. Summit Park:  There are no undeveloped areas that are practically capable of supporting 

a new WCF on this property.  The west side of the park is developed with a parking lot 

and active uses (tennis court, ball field, etc.).  The only potential option would be to place 

the WCF in the eastern portion of the property which would be much closer to and in 

very plain site of multiple single-family houses adjacent to the east side of the park.  

Additionally, this area of the property would not meet either the UDO 1:1 setback or 4:1 

separation requirement. 

5. Summit Shopping Center:  Multiple attempts were made to contact the owner but the 

owner was non-responsive.   

6. John Knox Village:  There are no undeveloped areas that are practically capable of 

supporting a new WCF on this property.  Also, placing a WCF on residential property is 

not preferred, according to the UDO, due to perceived visual impacts.  Additionally, most 

areas on the property would not meet both the UDO 1:1 setback and the 4:1 separation 

requirement. 

7. First Presbyterian Church:  The owner refused to allow a WCF on the only 

undeveloped portion of the property, which is on the north side.  This area is close to and 

in very plain site of multiple single-family houses adjacent to the west side of the 

property.  Additionally, this area would not meet either the UDO 1:1 setback or 4:1 

separation requirement. 
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8. Our Lady of the Presentation Catholic Church:  The owner refused to allow a WCF 

on the only undeveloped portion of the property, which is on the west side.  This area is 

close to and in very plain site of multiple single-family houses adjacent to the west side 

of the property.  Additionally, this area of the property would not meet either the UDO 

1:1 setback or 4:1 separation requirement. 

 

For the reasons stated above, these alternative sites were not “available” according to the 4 

criteria above.  The Proposed Site is the only site meeting all 4 criteria.  Denial of the waiver 

would effectively prevent the provision of wireless telecommunications services within the City.
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TO ADDENDUM 1 
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