











STAFF REPORT

PLAN COMMISSION
September 17, 2026

RE: RZ-2026-724

Applicant:
Location:
Area:

Request:

Purpose:

Johnita Dowhower
38501 E. Bone Hill Road
7.70 £ acres

Change of zoning from District AG (Agricultural) to District RR
(Residential Ranchette)

The purpose is to create a single-family lot.

Current Land Use and Zoning in the Area:

The zoning in the area is Agricultural and Residential. The land use is
primarily single-family homes and agricultural uses.

The applicant has 17.7 acres. They are dividing off the West 10.00 acres
for a home site. Since the remaining 7.7 acres is less than 10.00 acres, it
will need to be rezoned.

Both tracts are included on the plat, which is under review.

There are a few developments in the vicinity with District RR zoning,
along with some other developments created prior to the adoption of the
UDC in 1995.

County Plan:

The County Plan Development Diagram illustrates this area within the
Urban Development Tier (UDT).

Recommendation:

This request for rezoning is consistent with the intent and purpose of the
County Plan.

Staff recommends APPROVAL of RZ-2026-724
Respectfully submitted,

Jackson County Public Works
Development Division
Randy Diehl, Administrator
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Jackson County
Public Works Department-Development Division

303 West Walnut Street
Independence MO 64050
Jacksongov.org

September 2, 2026

RE: Public Hearing; RZ-2026-724
Johnita L Dowhower

Dear Property Owner:;

You are hereby invited to participate in a public hearing to be held by the Jackson County Plan Commission on
a request by Johnita L Dowhower for a change of zoning from District AG (Agricultural) on 7.70 + acres to
District RR (Residential Ranchette) at 38501 E. Bone Hill Road.

The public hearing on this matter will be held by the Jackson County Plan Commission on Thursday,
September 17, 2026, at 8:30 a.m. in the Large Conference Room, 2™ Floor, Historic Truman Courthouse,
112 W. Lexington, Independence, MO.

If you know of any interested party who may not have received a copy of this letter, it would be appreciated if
you would inform them of the time and place of the hearing.

If you have any questions concerning this matter, please contact the Planning and Development Division at
881-4577.

Sincerely,

Jackson County Public Works
Development Division
Randy Diehl, Administrator

Phil LeVota, County Executive



JACKSON COUNTY, MISSOURI
APPLICATION FOR CHANGE OF ZONING
DO NOT PRINT DOUBLE SIDED

APPLICANT INFORMATION:

1. Application must be filed with the Jackson County Planning and Development Division,
303 W. Walnut, Independence, Missouri 64050 by the date on the Plan Commission Calendar.

2. Application must be typed or printed in a legible manner.
3. All applicable sections must be completed. If you need more space to provide information, please

use separate 8 1/2"x11" paper, reference the application number and attach it to the application.
Incomplete applications will not be accepted and will be returned to the applicant.

4. Attach application for subdivision approval, consistent with the requirements of UDC Section
24003.10, as may be required.

tn

The filing fee (non-refundable) must accompany application.
(Check payable to: Manager of Finance)

$350.00 — Change of Zoning to Residential

$500.00 — Change of Zoning to Commerctal or Industrial

TO BE COMPLETED BY OFFICE PERSONNEL ONLY:

Rezoning Case Number RZ-
Date filed Date of hearing
Date advertised Date property owners notified

Date signs posted

Hearings: Heard by Date Decision
Heard by Date Decision
Heard by Date Decision

BEGIN APPLICATION HERE:

The LEGAL OWNER(s) of the property must be signatory to this application.

Applications will not be accepted to move forward without the proper signatories.

Verification of ownership will be made using the Tax Rolls and the Recorder of Deeds database.
1. Owner(s):

a. Legal Owner of Property: JOMY\H'Q L. bO\.«D\-‘OM
Current Mailing Address: 3950\ €. Hona YW M Sﬂo\%,W\D (‘9%%
Phone: 81~ (509~ 31371 email : N [ A

‘b. Applicant (If different fr g [ A FF; \"\
Current Mailing Address: 3BS0\ €. Bone, HQ\\. Rd. S\b\f\ﬁgmo LpobEg

Phone: §140-139-97(5] Emait Yandd \;\Jr‘i&h—%— 14.3Y4 @/amaj ).com
Revised 05/2026 OR AWY *\a\ﬁé‘, A1 39@ qun . COM
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10.

11.

12.

13.

Location: 3960\ E. Bone. Yill Qd .
Sibley, MO Y088
Present Zoning Aﬂ o\ ural Requested Zoning{ﬂQ ) Res fdeﬁh‘a] RCLQC)\ QH‘Q
AREA (sq. ft. /acres) _1.]0D
Legal Description of Property: (Attach copy of Deed or legal description) ¥ Pr{ ﬂ+€A 'E’OW\ CW"*'B Webﬂﬁ‘e
Present Use of Property: ﬂe5§dehh‘a] attached een
Proposed Use of Property: R%fd@r\'ﬁq\
Proposed Time Schedule for Development:_ N [ &

What effect will your proposed development have on the surrounding properties?

None

Is any portion of the property within the established flood plain as shown on the FEMA Flood

Boundary Map? N O

If so, will any improvements be made to the property which will increase or decrease the

elevation? N jA

Describe the source which provides the following services:

a Water Provider J acKson Co\,\h’hd Pulblic. Watex S\J\pp\\i Disteet 1

b. Sewage disposal: Onsite t\ézgg\}.ygl)er_x_ Public Sewer

e Electricity \We§+ C%'\'T‘q\ E\-ch'\"fc Cpo PQ/{‘CL‘HVQ 3 lne,

d. Fireprotection_FovrX Ogaae Five. Protection Distri ct

e Police Protection JQC\KSDT\ ¢ o\_u(r\'u She ' SFs Oofa e

Describe existing road width and condition: ) ackeon ¢ nuy-r\-u noaconall ‘Z.\JQ-»\‘C\'Q \ﬂd“}
Yol Yoad . - was Just rrdone with c\mp 4 Seol . éﬂ:d Conditron.

What effect will proposed development have on existing road and traffic

conditions? N on\e.




14. Are any state, federal. or other public agencies approvals or permits required for the proposed

development? N oO. NoO d-ef\re,\opmm*c‘ \(\&OQ.&XT?Q%.

It'so, describe giving dates of application and status (include permit numbers and copies of same.

if issued): N/}\

The LEGAL OWNER(s) of the property must be signatory to this application.
Applications will not be accepted to move forward without the proper signatories.
Verification of ownership will be made using the Tax Rolls and the Recorder of Deeds database.

Verification: T (We) hereby certify that all of the foregoing statements contained in any papers
and/or plans submitted herewith are true to the best of my (our) knowledge and belief.

Signature . o Date

Property OWHH(SWM 0.1] l\l l 10 1\0
Alan Dowho died 3-23-2) dedth certiQeecte included .

STATE OF M\&SQU"'-

COUNTY OF JQ&)LSOL\

On this \jlk day of J\-‘S“\ . in the year of Z—D‘LK‘ , before me

the undersigned notary public, personally appeared JD\I\V\‘:{‘Q- L Jﬁ\”’\lﬂoww

known to me to be the person(s) whose names(s) is/are subscribed to the within instrument and
acknowledged that he/she/they executed the same for the purposes therein contained.

In witness whereof. I hereunto set my hand and official seal.
Notary Pub!im&*‘ﬁb' ((\‘Qk&b—‘-’ Commission Expires D\\Y-L’l 7.019

HILLARY D. ECKSTEIN
NOTARY PUBLIC - NOTARY SEAL
STATE OF MISSQURI
MY COMMISSION EXPIRES JANUARY 26, 2029
JACKSON COUNTY
COMMISSION #13690381

(O]
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STAFF REPORT

PLAN COMMISSION
September 17, 2026

RE: RZ-2026-725

Applicant:  Allen Mundy
Location: 26701 E. Kiefer Road
Area: 17.72 + acres

Request: Change a change of zoning from District AG (Agricultural) to District RR
(Residential Ranchette).

Purpose: The purpose is to create three single-family lots.

Current Land Use and Zoning in the Area:

The zoning in the area is Agricultural and Residential. The land use is
primarily single-family homes.

There are a few developments in the vicinity with District RR zoning.

The applicant is dividing off three lots for future development. Two lots
are 5.00 acres the other is 7.00 acres.

A new preliminary plat has been filed and is under review.
County Plan:
The County Plan Development Diagram illustrates this area within the

Rural Development Tier (RDT).

Recommendation:
This request for rezoning is consistent with the intent and purpose of the
County Plan.

Staff recommends APPROVAL of RZ-2026-725
Respectfully submitted,
Jackson County Public Works

Development Division
Randy Diehl, Administrator
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JACKSON COUNTY, MISSOURI
APPLICATION FOR CHANGE OF ZONING

APPLICANT INFORMATION:

1

Application must be filed with the Jackson County Planning and Development Division,
303 W. Walnut, Independence, Missouri 64050 by the date on the Plan Commission Calendar.

Application must be typed or printed in a legible manner.
All applicable sections must be completed. If you need more space to provide information, please

use separate 8 1/2"x11" paper, reference the application number and attach it to the application.
Incomplete applications will not be accepted and will be returned to the applicant.

Attach application for subdivision approval, consistent with the requirements of UDC Section
24003.10, as may be required.

The filing fee (non-refundable) must accompany application.
(Check payable to: Manager of Finance)

$350.00 — Change of Zoning to Residential

$500.00 — Change of Zoning to Commercial or Industrial

TO BE COMPLETED BY OFFICE PERSONNEL ONLY:

Rezoning Case Number RZ-
Date filed Date of hearing
Date advertised Date property owners notified

Date signs posted

Hearings: Heard by Date Decision
Heard by Date Decision
Heard by Date Decision

BEGIN APPLICATION HERE:

1.

Data on Applicant(s) and Owner(s):
a. Applicant(s) Name: ALLEN MUNDY

Address: 2@70! EAST KILEFER RoAd

STBLEY MISSOURT loHo8s
Phone: (816) (50 - 2223

b. Owner(s) Name:

Address:

Phone:
c. Agent(s)Name: _ANDERSIN SURVEY COMPANY, BOB ANDERSIN

Revised 11/1/12



10.

11.

12.

Address: /270 ~VE DELTA SCHoo RD, LEE'S SUMMIT, Mo ooe“

Phone: (846) 246 ~ 5050

d.  Applicant’s interest in Property: ~ OWNER /RESTDEMCE

General location (Road Name) _ SOUTHERST CORMER' OF ERST KTLEFTR Rsap

AND NoR7H Ko&zre Road

Present Zoning A& Requested Zoning RRR

AREA (sq. ft. / acres) 772,213 Sauare FEST / 17.728 ACRES

Legal Description of Property: (Write Below or Attached 9 )

SEZ ATMACHED

Present Use of Property:  AGRTIULTURE

Proposed Use of Property: RESTDENCE

Proposed Time Schedule for Development: | YEAR

What effect will your proposed development have on the surrounding properties?

NonE

Is any portion of the property within the established flood plain as shown on the FEMA Flood
Boundary Map? _ NO

If so, will any improvements be made to the property which will increase or decrease the

elevation? M/A

Describe the source/method which provides the following services, and what effect the

development will have on same:

a. Water DISTRTCT /o

b. Sewage disposal __ SEPTIC

g Electricity  BVERGY

d. Fire and Police protection_ F7 650&E FXRE  JAcicsor! founTy SHERIFE

Describe existing road width and condition: N /<0G8R Rd : ASPHALT = Zo FEET WDdE

2



13.

14.

E KTFER Rd: AspyarT - [B FEET Wzbe

What effect will proposed development have on existing road and traffic

conditions? NONE

Are any state, federal, or other public agencies approvals or permits required for the proposed

development? No

If so, describe giving dates of application and status (include permit numbers and copies of same,

if issued):




Verification: I (We) hereby certify that all of the foregoing statements contained in any papers
and/or plans submitted herewith are true to the best of my (our) knowledge and belief.

A o ™ s

Applicant(s):

Contract Purchaser(s):

STATEOF /77 /S Sae, "y
COUNTY OF ﬁéZMﬂ&//

On this 5_?& ’4 day of S 7, in the year of M(é , before me

the undersigned notary public, personally appeared

known to me to be the person(s) whose names(s) is/are subscribed to the within instrument and
acknowledged that he/she/they executed the same for the purposes therein contained.

In witness whereof, I hereygto set my hand and official seal.

ission Expires ﬂj’/’ ﬁ'//? % %

Notary Public
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Jackson County
Public Works Department-Development Division

303 West Walnut Street
Independence MO 64050
Jacksongov.org

September 2, 2026

RE: Public Hearing; RZ-2026-725
Allen Mundy

Dear Property Owner:

You are hereby invited to participate in a public hearing to be held by the Jackson County Plan Commission on
a request by Allen Mundy for a change of zoning from District AG (Agricultural) on 17.72 £ acres to District RR
(Residential Ranchette). The purpose is to create three single-family lots at 26701 E. Kiefer Road.

The public hearing on this matter will be held by the Jackson County Plan Commission on Thursday,
September 17. 2026, at 8:30 a.m. in the Large Conference Room, 2™ Floor, Historic Truman Courthouse,
112 W. Lexington, Independence, MO.

If you know of any interested party who may not have received a copy of this letter, it would be appreciated if
you would inform them of the time and place of the hearing.

If you have any questions concerning this matter, please contact the Planning and Development Division at
881-4577.

Sincerely,

Jackson County Public Works
Development Division
Randy Diehl, Administrator

Phil LeVota, County Executive
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STAFF REPORT

PLAN COMMISSION
September 17, 2026

RE: RZ-2026-726

Applicant:
Location:
Area:

Request:

Purpose:

Derek & Emily Craver and David & Nichola Hogan
31403 E. Ryan Road
3.00 £ acres

Change of zoning from District AG (Agricultural) to District RE
(Residential Estates)

The purpose is to create a single-family lot.

Current Land Use and Zoning in the Area:

The zoning in the area is Agricultural and Residential.

The land use is single family residences on similar sized or larger tracts.
The City of Grain Valley surrounds the subject property on three sides.

The applicant owns a 5.00 tract. This is a legal non-conforming tract.

The East two acres are being divided off and will be annexed into the city.
Rezoning and platting the remaining three acres will bring it back into
compliance with the zoning ordinance.

The subdivision plat in under review.

County Plan:

The County Plan Development Diagram illustrates this area within the
Urban Development Tier (UDT).

Recommendation:

This request for rezoning is consistent with the intent and purpose of the
County Plan.

Staff recommends APPROVAL of RZ-2026-726.
Respectfully submitted,
Jackson County Public Works

Development Division
Randy Diehl, Administrator
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Jackson County
Public Works Department-Development Division

303 West Walnut Street
Independence MO 64050
Jacksongov.org

September 2, 2026

RE: Public Hearing; RZ-2026-726
Derek & Emily Craver and David & Nichola Hogan

Dear Property Owner:

You are hereby invited to participate in a public hearing to be held by the Jackson County Plan Commission on
a request by Derek & Emily Craver and David & Nichola Hogan for a change of zoning from District AG
(Agricultural) on 3.00 + acres to District RE (Residential Estates). The purpose is to create a single-family lot at
31403 E. Ryan Road

The public hearing on this matter will be held by the Jackson County Plan Commission on Thursday.
September 17, 2026, at 8:30 a.m. in the Large Conference Room, 2™ Floor, Historic Truman Courthouse,
112 W. Lexington, Independence, MO.

If you know of any interested party who may not have received a copy of this letter, it would be appreciated if
you would inform them of the time and place of the hearing.

If you have any questions concerning this matter, please contact the Planning and Development Division at
881-4577.

Sincerely,

.

Jackson County Public Works
Development Division
Randy Diehl, Administrator

Phil LeVota, County Executive



JACKSON COUNTY, MISSOURI
APPLICATION FOR CHANGE OF ZONING
DO NOT PRINT DOUBLE SIDED

APPLICANT INFORMATION:

1. Application must be filed with the Jackson County Planning and Development Division,
303 W. Walnut, Independence, Missouri 64050 by the date on the Plan Commission Calendar.

2. Application must be typed or printed in a legible manner.

3. All applicable sections must be completed. If you need more space to provide information, please
use separate 8 1/2"x11" paper, reference the application number and attach it to the application.
Incomplete applications will not be accepted and will be returned to the applicant.

4 Attach application for subdivision approval, consistent with the requirements of UDC Section

24003.10, as may be required.
The filing fee (non-refundable) must accompany application.
(Check payable to: Manager of Finance)

$350.00 — Change of Zoning to Residential
$500.00 — Change of Zoning to Commercial or Industrial

TO BECOMPLETED BY OFFICEPERSONNELONLY:

Rezoning Case Number RZ-
Date filed Date of hearing
Date advertised Date property owners notified

Date signs posted

Hearings: Heard by Date Decision
Heard by Date Decision
Heard by Date Decision

BEGIN APPLICATION HERE:

The LEGAL OWNER(s) of the property must be signatory to this application.
Applications will not be accepted to move forward without the proper signatories.
Verification of ownership will be made using the Tax Rolls and the Recorder of Deeds database.

i [ Owner(s):

a. Legal Owner of Property: Emily Craver, Derek Craver, David Hogan, Nichola Hogan

Current Mailing Address:

31403 E Ryan Rd, Grain Valley, MO 64029

Phone: 816-739-0318 email: Emilyh1981@gmail.com

b. Applicant (If different from the legal owner) Emily Craver and Derek Craver

Current Mailing Address:

31403 E Ryan Rd, Grain Valley, MO 64029

816-739-0318

Phone: Email:

Emilyh1981@gmail.com

Revised 05/2026



10.

11.

12.

13.

g

Location: 31403 E Ryan Rd, Grain Valley, MO 64029

Present Zoning ___ Agriculture Requested Zoning Residential Estate District

AREA (sq. ft. / acres) 5 acres

Legal Description of Property: (Attach copy of Deed or legal description)

Present Use of Property: Personal residence

Proposed Use of Property:_ Personal residence / platting of lot for annexation purposes

Proposed Time Schedule for Development: 6 months

What effect will your proposed development have on the surrounding properties?
No negative impact, addition of single family residence similar to surrounding arca

Is any portion of the property within the established flood plain as shown on the FEMA Flood

Boundary Map? No

If so, will any improvements be made to the property which will increase or decrease the elevation?

Describe the source which provides the following services:

Provider Current residence PWS17, new annexation city of Grain Valley

a. Water

b. Sewage disposal:  Onsite  Waste Water _ Public  Sewer X_
c. Electricity Evergy

d. Fire protection CJCFPD

€. Police Protection Jackson County

Describe existing road width and condition:___ 35 feet width, good condition

What effect will proposed development have on existing road and traffic

conditions? Minimal, only adding one house




14. Are any state, federal, or other public agencies approvals or permits required for the proposed
No

development?

If so, describe giving dates of application and status (include permit numbers and copies of same,

if issued):

The LEGAL OWNERC(s) of the property must be signatory to this application.
Applications will not be accepted to move forward without the proper signatories.
Verification of ownership will be made using the Tax Rolls and the Recorder of Deeds database.

Verification: I (We) hereby certify that all of the foregoing statements contained in any papers
and/or plans submitted herewith are true to the best of my (our) knowledge and belief.

Signature - Date
Property Owner(s) 8-18-20a6
7 T /£ 202¢

STATE OF A‘f” kmqu

COUNTY OF __ {A8ter

Th
On this I g day of /Jfb{b] LLJ'IL" , in the year of 2()2 é , before me
the undersigned notary public, personally appeared Emily C,q;w e ]

\')C:r“ﬂé C,f‘quc.f’

known to me to be the person(s) whose names(s) is/are subscribed to the within instrument and

acknowledged that he/she/they executed the same for the purposes therein contained.

In witness whereof, I hereunto set my hand and official seal.

Naotary Public m,\% Commission Expires 24 = 2/85[

BRANNON LEWIS
BAXTER COUNTY
NOTARY PUBLIC — ARKANSAS

My Commission Expires Feb. 22, 2034
Commission No. 00000773 3




14. Are any state, federal, or other public agencies approvals or permits required for the proposed

No

development?

If so, describe giving dates of application and status (include permit numbers and copies of same,

if 1ssued):

The LEGAL OWNER(s) of the property must be signatory to this application.
Applications will not be accepted to move forward without the proper signatories.
Verification of ownership will be made using the Tax Rolls and the Recorder of Deeds database.

Verification: I (We) hereby certify that all of the foregoing statements contained in any papers
and/or plans submitted herewith are true to the best of my (our) knowledge and belief.

Signature Date
Property Owner(s) "X\ &_‘ﬁi\) \\a By owcscs L~ N~V O e N

STATE OF Misanoc:

COUNTY OF ¢ lg cNascn

On this 18 day of &,5!2:,:]: ,in the yearof 206 , before me
the undersigned notary public, personally appeared_ D au:d u%m ond !Qicbo P

[é%a

known to me to be the person(s) whose names(s} is/are subscribed to the within instrument and
acknowledged that he/she/they executed the same for the purposes therein contained.

In witness whereof, I hereunto set my hand and official seal,

Notary Public Commission Expires_0,3 lggl /2030

LARRY S BURROUGHS
Notary Public-Notary Seal
STATE OF MISSOURI
Jackson County
My Commission Expires: 03/23/2030 3
Commission #22021752
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STAFF REPORT

PLAN COMMISSION
September 17, 2026

RE: CU-2026-261

Applicant:
Location:
Area:

Request:

Public Safety Towers
35601 E. Old 40 Highway
2,500 square foot tract

175-foot self-supporting tower

Zoning Classification: District AG (Agricultural)

Current Land Use and Zoning in the Area:

County Plan:

The surrounding land is agricultural and commercial zoning across Old 40
Highway.

The County Plan Development Diagram illustrates this area within the
Urban Development Tier (UDT).

Comments / Recommendation:

Section 24005.20 of the Unified Development Code, Telecommunication
Towers and Antennas provides guidelines for the location and
development of Commercial Communication towers.

A Conditional Use Permit is required for a commercial antenna in District
AG (Agricultural) when the above ground level height of the tower
exceeds 75 feet. The applicant proposes a 175-foot self-supporting
tower.

The UDC requires a fall zone setback to be a distance equal to or greater
than one-half (1/2) the height of the tower from a property line. Since the
tower has a height of 175 feet, the fall zone setback is 87.5 feet.

The Board of Zoning Adjustment granted a non-use variance (VS-2026-
127) to the one-half requirement:

“The proposed location complies with this requirement to the West, east
and South, however, is short the setback to the North, due to the
configuration of the property. There is a high-tension power line West of
the proposed site. There is a 150 foot easement for the benefit on the
power line.



ANSI/TIA 222 (Structure Standard for Antenna Supporting Structures and
Antennas, 2024) standards do not define a universal fall radius or
mandatory collapse setback distance. Zones are usually dictated by local
codes, which vary from jurisdiction to jurisdiction. Some local
municipalities use the height ratio and some stated the setback is based
on the zoning district the site is located.

Local laws can override TIA standards.

The County adopted standards for cell towers with the adoption of the
UDC in 1995.

The proposed tower is approximately 50 feet from the property line, which
meets the setback requirement for District AG.

The applicant has provided a letter from Valmont Telecom stating the
tower will be designed within a Theoretical Zero Fall Radius. A
"theoretical zero fall radius" for a cell tower means that in the event of a
structural failure, the tower is designed to collapse in on itself, or
"pancake," rather than falling over and creating a radius of debris.”

The applicant is asking for a term of 90 years. State statutes were
amended in 2014 which took away jurisdictional authority to impose a
limit of duration for communication infrastructure.

(8]



Staff recommends APPROVAL of CU-2026-261 for a period of ninety (90)
years subject to the following conditions:

1. The commercial communication lattice tower shall not exceed a
height of 175 feet as measured from ground level.

2. The tower and appurtenance shall be installed according to
manufacturers’ specifications using sound engineering and safety
practices.

3. The tower shall be galvanized finish or painted gray or
light blue unless other standards are required by the Federal
Aviation Agency.

4. The tower shall only be illuminated if required by the
Federal Communication Commission and/or the Federal Aviation
Agency.

5. Any antenna or tower that is not operated for a continuous
period of twelve (12) months shall be considered abandoned and
the owner of such antenna/tower or property owner shall remove
the antenna or tower within 90 days.

Respectfully submitted,

Jackson County Public Works
Development Division
Randy Diehl, Administrator

(W8]
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Jackson County
Public Works Department-Development Division

303 West Walnut Street
Independence MO 64050
Jacksongov.org

September 2, 2026
RE: Public Hearing: CU-2026-261

Public Safety Towers
Dear Property Owner:
You are hereby invited to participate in a public hearing to be held by the Jackson County Plan
Commission on a request by Public Safety Towers for a Conditional Use Permit for a period of 90
years for a 175-foot self-supporting tower in District AG (Agricultural) on 2,500 square foot tract at

35601 E. Old 40 Highway.

The public hearing on this matter will be held by the Plan Commission on Thursday. September 17,

2026 at 8:30 a.m. in the Large Conference Room, 2™ Floor, Historic Truman Courthouse, 112 W.
Lexington, Independence, MO.

If you know of any interested party who may not have received a copy of this letter, it would be
appreciated if you would inform them of the time and place of the hearing.

If you have any questions concerning this matter, please contact the Development Division at 881-
4577.

Sincerely,
i el SRR

Jackson County Public Works
Development Division
Randy Diehl, Administrator



JACKSON COUNTY, MISSOURI
CONDITIONAL USE PERMIT APPLICATION

APPLICANT INFORMATION:
L. Application must be filed with the Jackson County Planning and Development Division,
303 W. Walnut, Independence, MO 64050 by the deadline on the Plan Commission Calendar.

2. Application must be typed or printed in a legible manner.
A scaled map of the property, correlating with the legal description, and clearly showing the

property's location must accompany application. Refer to Section 24003.22, pertaining to Site
Plan Review within the Unified Development Code.

(75

4, All applicable sections must be completed. If you need more space to provide information, please
use separate 8 1/2"x11" paper, reference the application number and attach it to the application.

Incomplete applications will not be accepted and will be returned to the applicant.

5. The filing fee $350.00 (non-refundable) must accompany application.
(Check payable to: Manager of Finance)

TO BE COMPLETED BY OFFICE PERSONNEL ONLY:

Conditional Use Permit Number CU-
Date filed Date of hearing
Date advertised Date property owners notified

Date signs posted

Hearings: Heard by Date Decision
Heard by Date Decision
Heard by Date Decision

BEGIN APPLICATION HERE:

1. Data on Applicant(s) and Owner(s):

a. Applicant(s) Name: Public Safety Towers

Address: 701 Palomar Airport Road. Suite 160,

Carlsbad, CA 92011

Phone: 480-205-7142

b. Owner(s) Name: Dean Schacht
Address: 36412 E Old Pink Hill Rd.. Oak Grove. MO 64075
Phone: 314-413-5004

c.  Agent(s) Name: Nancy Garera

1

Revised 11/1/12



Address: PO Box 737

Queen Creek, AZ 85142

Phone: 480-205-7142

d.  Applicant’s interest in Property: Lease for tower placement

A CONDITIONAL USE PERMIT IS HEREBY REQUESTED for the following described

use:  Wireless Communication Facility for

aperiod of 90  years; property described as follows: a tract of land 2,500 square feet/acres in size

focated at 35601 E Old Hwy 40. Qak Grove, MO 64075 Road.

Present Zoning District AG

Legal Description of Property: (Write Below or Attached ) _ See Attached Site Survey for Legal

Description

Present Use of Property: Storage Facility

Proposed Use of Property: Wireless Communications Facility

Estimated Time Schedule for Development:  Within 6 months of approval




What effect will your proposed development have on the surrounding properties? _ Increased

communications capabilities inclusive of E911

Is any portion of the property within the established flood plain as shown on the FEMA Flood

Boundary Map?  NO - Zone X
If so, will any improvements be made to the property which will increase or decrease the

elevation? N/A

Describe the source/method which provides the following services, and what effect the
development will have on same:

Water N/A

Sewage disposal  N/A

Electricity Via a new service meter from West Central Electric Cooperative

Heating N/A

Fire and Police protection:__Sni Valley Fire District Station #1 & Oak Grove Police
Department

Describe existing road width and condition: _Existing Road {Old HWY 40) is paved and in good

condition

What effect will proposed development have on existing road and traffic

conditions? The proposed site will have very little effect on road/traffic conditions as it will be on a

private property and the site will only be visited monthly for maintenance.

Are any state, federal, or other public agencies approvals or permits required for the proposed

development? A CUP with Jackson County Planning and building permit with Public Works

If so, describe giving dates of application and status (include permit numbers and copies of same, if

issued): This is the first application being completed in the process
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Verification: I (We) hereby certify that all of the foregoing statements contained in any papers and/or
plans submitted herewith are true to the best of my (our) knowledge and belief.

Signature Date
Property Owner(s) Dean-Schacht
5};& 2/e/2L
s
Applicant(s): Nancy Garera for Public Safety
Towers
Contract Purchaser(s): N/A

staTEOF. MU CC0UM
COUNTYOF  JALKS 0]

On this V day of F‘W - , in the year of Y’M . before me
the undersigned notary public, personally appeared D{ AN gd«ék_gf*\{-

known to me to be the person(s) whose names(s) is/are subscribed to the within instrument and
~ acknowledged that he/she/they executed the same for the purposes therein contained.

In witness whereof, I h to set my hand and official seal.

4 . Notary Public Commission Expires 0 [- 2772020

ERIN DAYIES
Notary Public - Notary Seal
Platte County - State of Missourt
Commission Number 20238921
My Commission Expires Jul 27, 2028




Verification: [ (We) hereby certify that all of the foregoing statements contained in any papers and/or
plans submitted herewith are true to the best of my (our) knowledge and belief.

Signature Date

Property Owner(s) S

/)
Applicant(s): (‘CSJK PublicS M@ 72[,{,% LL
Dowglas Lo

J{glm__m & /s o//,'ze

Contract Purchaser(s):

STATE OF —

COUNTY OF .

On this day of /heye( , before me
the undersigned notary public, personally appeared

known to me to be the perso}gyt’vhose names(s) is/are subscribed to the within instrument and

acknowledged that he/she/they executed the same for the purposes therein contained.

In witness whereof,

fereunto set my hand and official seal.

=

NotaryF'ﬁic Commission Expires

(See attacha )



ACKNOWLEDGMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document.

State of California .
County of San Diego )

on June 30, 2026 before me. LYNN Sivertsen, Notary Public
(insert name and title of the officer)

personally appeared __ Douglas Lodder :
who proved to me on the basis of satisfactory evidence to be the person(sy whose name(s) is/are”
subscribed to the within instrument and acknowledged to me that he/she#tEy exacuted the same in
his/hertHETr authorized capacity(ies), and that by his/hes#h&ir signature(s) on the instrument the
person(sy; or the entity upon behalf of which the person(syacted, executed the instrument.

| certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing

paragraph is true and carrect.
LYNN SIVERTSEN [
Notary Public - California i

San Diego County

WITNESS my hand and official seal.

Commission # 2549060

. - ‘ B My Comm. Expires Mar 28, 2030
Sigristith. %MMM (Seal) o
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BEFORE THE BOARD OF ZONING ADJUSTMENT OF
JACKSON COUNTY, MISSOURI AT INDEPENDENCE, MISSOURI

IN THE MATTER OF THE REQUEST for
a non-use variance from Section 24005.22

(c), of the UDC, in District AG Public Safety Towers
(Agricultural) on a 2.42+ acre tract located P O Box 737
at 35601 E Old 40 Highway, requesting a Queen Creek, AZ 85142

variance to the required setback of one-
half the height for a proposed self-support
structure along the north property line.

RECEIVED
Application No. VS-2026-127 JUN 08 2026

ARY JO SPINO
ORDER ré"’our\rr\r CLERK

NOW ON THIS DAY, evidence having been presented to and heard by the Jackson
County Board of Zoning Adjustment in the above matter, the Board makes the following Order,

Decision and Findings and Conclusions of Law.

FINDINGS OF FACT

1. We find that Application VS-2026-125 was filed by the applicant on March 30, 2026,
for a non-use variance from Section 24005.22 (c), of the UDC, in District AG
(Agricultural) on a 2.42+ acre tract located at 35601 E Old 40 Highway, requesting
a variance to the required setback of one-half the height for a proposed self-
support structure along the north property line..

2. We find that a public hearing was held May 21, 2026, by this Board and that the property
owners that lived or owned property within 185 feet of subject property were notified of

the hearing.

3. We find that the public hearing was held in the manner and form provided by law and that

all interested parties were given full opportunity to be heard and were heard under oath.

4. We find that opportunity for opposition was held at the public hearing and no one

appeared in opposition to the variance.



AND THE BOARD HAVING HEARD AND CONSIDERED THE TESTIMONY BY
THE APPLICANT AND THE STAFF MAKES THE FURTHER SPECIFIC FINDINGS

OF FACT.

a.

The granting of the variance will not adversely affect the rights of adjacent
property owners or residents.

The granting of the variance will not be opposed to the general spirit and intent
of the UDC from which the variance is sought.

The variance requested will not adversely affect the public health, safety or
general welfare.

The variance requested arises from a condition which is unique and peculiar
to the property in question, and which is not ordinarily found in the same
zoning district and further, is not created by an action or actions of the
property owner or applicant.

Substantial justice will be done by the granting of this variance.
Statement of Non-Use Variance Criteria

How substantial the requested variation is in relation to the requirement of the
Code.

The effect of increased population density, if any, on available public facilities
and services, if the variance is allowed.

Whether a substantial change will be produced in the character of the
neighborhood, or whether a substantial detriment to adjoining properties will
be created if the variance is allowed.

Whether it is feasible for the applicant to pursue a method, other than a
variance, to alleviate the practical difficulty.

Whether the interests of justice will be served by allowing the variance, in view
of the manner in which the practical difficulty arose in consideration of all of
the above factors.



Facts

Conditions of the land in question, and not conditions personal to the
landowner. (The Board will not consider evidence of the applicant's or
landowner's personal financial hardship unrelated to any economic impact on
the land.)

The applicant is wishing to construct a 175 foot self-supporting tower within a
50 by 50 foot leased compound.

24005.22(c) of the Unified Development Code (Chapter 204, Jackson County
Code) towers with District AG (Agricultural) are required to maintain a setback
equal to half the height of the tower.

The 175 foot tower would be subject to a setback of 87.5 feet.

The proposed location complies with this requirement to the West, east and
South, however, is short the setback to the North, due to the configuration of
the property. There is a high-tension power line West of the proposed site.
There is a 150 foot easement for the benefit on the power line.

ANSI/TIA 222 (Structure Standard for Antenna Supporting Structures and
Antennas, 2024) standards do not define a universal fall radius or mandatory
collapse setback distance. Zones are usually dictated by local codes, which
vary from jurisdiction to jurisdiction. Sorne local municipalities use the height
ratio and some stated the setback is based on the zoning district the site is
located.

Local laws can override TIA standards.

The County adopted standards for cell towers with the adoption of the UDC
in 1995,

The proposed tower is approximately 40 feet from the property line.

The applicant has provided a letter from Valmont Telecom stating the tower
will be designed within a Theoretical Zero Fall Radius. A "theoretical zero fall
radius" for a cell tower means that in the event of a structural failure, the tower
is designed to collapse in on itself, or "pancake," rather than falling over and

L8]



creating a radius of debris.

If the variance was granted, the applicant would still need to apply for a
Conditional Use Permit for the tower and a building permit.

Practical Difficulties from applicant
Practical difficulties exist that prevent strict compliance with the Unified
Development Code (UDC) based on the following factors:

1. Substantiality of the Requested Variation

The UDC requires a 1:1 setback from all property lines. Due to the irregular
shape of the parcel and the presence of high-tension power lines along the
western portion of the property, the proposed facility cannot meet the required
setback to the north while remaining within a safe distance from the high-
tension power lines. The requested variance is therefore the minimum
necessary to allow reasonable development of the property.

Staff: Is there any flexibility in moving the site slightly to the West and meet the
50 foot building setback line and still be away from the electrical easement?

2. Effect on Public Facilities and Services

The proposed project is a wireless communications tower and does not
introduce residential or commercial occupancy. As such, it will not increase
population density or place additional demand on public facilities or services.

3. Neighborhood Character and Impact on Adjacent Properties

The facility is proposed on a commercial property located within an area
zoned agricultural. The use is consistent with surrounding land uses and will
not create a substantial change in neighborhood character nor produce a
substantial detriment to adjoining properties.

4. Feasibility of Alternative Methods

Relocating the tower to another location on the parcel is not feasible.
Movement further west is precluded by high-tension power lines, and other
locations on the site would not meet safety, engineering, or operational
requirements. Therefore, a variance is the only reasonable method to
overcome the practical difficulty.



5. Interests of Justice

The selected location represents the only property within the search area
where a landowner was willing to accommodate the facility and where the
location satisfies the coverage objectives established by RF engineering
requirements. Granting the variance allows necessary communications
infrastructure while respecting surrounding properties and regulatory intent.

6. Conditions Unique to the Land

The hardship is created by physical conditions of the property — specifically
the irregular parcel configuration and the existing high-tension power lines —
and not by any personal or financial circumstance of the applicant or
landowner. These site-specific constraints necessitate the requested relief.

hn



CONCLUSIONS OF LAW

1. The Board concludes that under the provisions of Jackson County Ordinance
2363, Enacted June 1, 1995, (Unified Development Code) and Ordinance 4203 adopted on April
19, 2010, it is empowered to hear appeals from any persons aggrieved by a public officer in
administering County Zoning Regulations. Further the Board may vary or modify the application
of any of the regulations or provisions so the intended regulations shall be strictly observed,
public safety and welfare secured, and substantial justice done. In exercising its powers, the
Board may in conformity with the provisions of the Jackson County Unified Development Code,
reverse or affirm wholly or partly, or may make such order, requirement, decision or
determination as ought to be made, and to that end shall have all the powers of the officer from
whom the appeal is taken.

2. The Board concludes that Section 24003.23, Chapter 240 of the Jackson County
Code empowers the Board to grant a variance provided that such variance will not seriously
injure the appropriate use of neighboring property and will conform to the general intent and
purpose of Chapter 240 of the Jackson County Code.

3. The Board concludes that public notice of the hearing before the Board was given
in the Independence Examiner on May 6, 2026, that thereafter such hearing was held on May

21, 2026, in the manner and form provided by law.



AND THE BOARD CONCLUDES THAT AFTER CAREFULLY WEIGHING THE
EVIDENCE presented by the applicant and the staff that the granting of the variance is reasonable
and proper, will not seriously injure the appropriate use of neighboring property and the granting of
the variance will be in keeping with the scope, general intent and purpose of Chapter 240 of the

Jacksan County Code.

IT IS THEREFORE ORDERED ADJUDGED AND DECREED BY THE BOARD that the request
is GRANTED for a non-use variance from Section 24005.22 (c), of the UDC, in District AG
(Agricultural) on a 2.42% acre tract located at 35601 E Old 40 Highway, requesting a variance to
the required setback of one-half the height for a proposed self-support structure along the north

property line.

IT IS THEREFORE FURTHER ORDERED that an attested copy of the Findings, Decisions

and Order be mailed to the applicant and interested partigs.,

C 2 o<

Executive-Secretary

Order made this day of 2026.

Ut $ Hutt..

This Order approved as to form by
Legal @bunsel




STATE OF MISSOURI )
) ss
COUNTY OF JACKSON )

I, Mary Jo Spino, Clerk of the County Legislature within and for the County aforesaid, hereby

certify that the foregoing is a true copy of the Order of record in my office.

IN TESTIMONY WHEREOF, | have hereunto set my hand and affixed the Seal of said
County in my office in Kansas City, Missouri on this j day of J
2026.

fases

Clerk of the County agislyture




STAFF REPORT

PLAN COMMISSION
September 11, 2026

RE: CU-2026-262

Applicant:
Location:
Area:

Request:

STC Towers, LLC
2307 S. Buckner Tarsney Road
4,900 Square Feet

Conditional Use Permit for a period of 50 years for a 195-foot self-
supporting tower

Zoning Classification: District AG (Agricultural)

Current Land Use and Zoning in the Area:

Comments:

The zoning on the parent tract (25.26 acres) is Agricultural. The
surrounding land uses are residential tracts and agricultural.

Section 24005.20 of the Unified Development Code,
Telecommunication Towers and Antennas provides guidelines for
the location and development of Commercial Communication
towers.

A Conditional Use Permit is required for a commercial antenna in
District AG (Agricultural) when the above ground level height of the
tower exceeds 75 feet. The applicant proposes a 195-foot self-
supporting tower within a 70’ x 70’ lease area. A 25’ wide easement
to service the tower.

The tower is approximately 350 feet from Buckner Tarsney Road,
and 150 feet from the North line of the parent tract. This satisfies
the setback requirements.

The applicant is asking for a term of 50 years. State statutes were
amended in 2014 which took away jurisdictional authority to impose
a limit of duration for communication infrastructure.

A building permit for the tower will be required after the passage of
the Ordinance granting the conditional use permit.



Staff recommends APPROVAL of CU-2026-262 subject to the
following conditions:

Conditions:

1. The commercial communication tower shall not exceed a
height of 195 feet as measured from ground level.

2. The tower shall be galvanized finish or painted gray or
light blue unless other standards are required by the Federal
Aviation Agency.

3. The tower shall only be illuminated if required by the
Federal Communication Commission and/or the Federal
Aviation Agency.

4. Any antenna or tower that is not operated for a continuous
period of twelve (12) months shall be considered abandoned
and the owner of such antenna/tower or property owner shall
remove the antenna or tower within 90 days.

Respectfully submitted,
Jackson County Public Works

Development Division
Randy Diehl, Administrator

2
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Jackson County
Public Works Department-Development Division

303 West Walnut Street
Independence MO 64050
Jacksongov.org

September 2, 2026

RE: Public Hearing: CU-2026-262
STC Towers

Dear Property Owner:

You are hereby invited to participate in a public hearing to be held by the Jackson County Plan
Commission a Conditional Use Permit for a period of 50 years for a 195-foot self-supporting tower in
District AG (Agricultural) on 4,900 square foot tract at 2307 S. Buckner Tarsney Road.

You are being notified pursuant to 24003.5 Chapter 240 (Unified Development Code) of the Jackson
County Code, as being an adjacent property within 500’ of the subject property.

The public hearing on this matter will be held by the Plan Commission on Thursday, September 17,
2026 at 8:30 a.m. in the Large Conference Room, 2" Floor, Historic Truman Courthouse, 112 W.
Lexington, Independence, MO.

If you know of any interested party who may not have received a copy of this letter, it would be
appreciated if you would inform them of the time and place of the hearing.

If you have any questions concerning this matter, please contact the Development Division at 881-
4577.

Sincerely,

Jackson County Public Works
Development Division
Randy Diehl, Administrator



STC206-MO KCYC BUCKNER

TARSNEY
JACKSON COUNTY, MISSOURI
CONDITIONAL USE PERMIT APPLICATION
APPLICANT INFORMATION:
1. Application must be filed with the Jackson County Planning and Development Division,

303 W. Walnut, Independence, MO 64050 by the deadline on the Plan Commission Calendar.
2 Application must be typed or printed in a legible manner.

3. A scaled map of the property, correlating with the legal description, and clearly showing the
property's location must accompany application. Refer to Section 24003.22, pertaining to Site
Plan Review within the Unified Development Code.

4. All applicable sections must be completed. If you need more space to provide information, please
use separate 8 1/2"x11" paper, reference the application number and attach it to the application.
Incomplete applications will not be accepted and will be returned to the applicant.

5, The filing fee $350.00 (non-refundable) must accompany application.
(Check payable to: Manager of Finance)

TO BE COMPLETED BY OFFICE PERSONNEL ONLY:

Conditional Use Permit Number CU-
Date filed Date of hearing
Date advertised Date property owners notified

Date signs posted

Hearings: Heard by Date Decision
Heard by Date Decision
Heard by Date Decision

BEGIN APPLICATION HERE:
1. Data on Applicant(s) and Owner(s):
a. Applicant(s) Name: _STC Towers, LLC

Address: 3311N100E

Warsaw, IN 46582

Phone: 574-269-4444

b. Owner(s) Name; FPhilip Wayne & Deanne Hackley

Address: 32301 E Truman Road Buckner, MO 64106

Phone: 816-489-3628

c. Agent(s) Name: Islah Cooper

Revised 11/1/12



Address:

Overland Park, KS 66212

Phone:

d.  Applicant’s interest in Property: = Lessee

A CONDITIONAL USE PERMIT IS HEREBY REQUESTED for the following described

use: Install and operate a communications tower and associated equipment for

a period of 50 years; property described as follows: a tract of land 4,900pq square feet/acres

in size located at TBD South Buckner Tarsney Road.

Present Zoning District Agricultural

Legal Description of Property: (Write Below or Attached 9 )

SECTION 11 TOWNSHIP 49 RANG E 3/ BEGAT PTON E LI OF COR OF SW 1/4 CONT E 1940' TH

TARSNEY RD BEING 30H MOL E OF NW S 605' TH W 1550' TH NWLY ALGE LI OF SD RD TO

BEG CONTG 26 AC

Present Use of Property: Agricultural

Proposed Use of Property: Proposed cell tower/telecommunications

Estimated Time Schedule for Development: Spring 2027 2nd Quarter




10.

11.

12.

What effect will your proposed development have on the surrounding properties?

No effect

Is any portion of the property within the established flood plain as shown on the FEMA Flood

Boundary Map? No

If so, will any improvements be made to the property which will increase or decrease the

elevation?

Describe the source/method which provides the following services, and what effect the

development will have on same:

a. Water None

b. Sewage disposal None

c. Electricity Metered- Evergy Missouri West

d. Heating None

e. Fire and Police protection Fort Osage Fire Protection District and Jackson County Sheriff

Describe existing road width and condition: 2 lane road, Condition-Paved and in good shape

What effect will proposed development have on existing road and traffic

conditions? None

Are any state, federal, or other public agencies approvals or permits required for the proposed

development? yes FAA and FCC

If so, describe giving dates of application and status (include permit numbers and copies of same,

if issued):




Verification: 1 (We) hereby certify that all of the foregoing statements contained in any papers and/or
plans submitted herewith are true to the best of my (our) knowledge and belief.

Signature Date

Property Owner(s)

Applicant(s): (M/L @—5{2’0"“— g o 5" JOL (P

as Authorized Agent - STC Towers

Contract Purchaser(s): N/A N/A
N/A N/A

STATEOF K4 mnSas
COUNTY OF__ Yphn 8o

On this 5’ #n day of M’M?C{S}‘/ , in the year of 2 02 , before me
the undersigned notary public, personally appeared L S’/Q/L ﬂcf/ﬂ [

known to me to be the person(s) whose names(s) is/are subscribed to the within instrument and
acknowledged that he/she/they executed the same for the purposes therein contained.

In witness whereof, [ hereunto set my hand and official seal.

Notéry Pubh(%@@% Commission Expires % / Z%[ :,20 2 5

MEGAN BROWN
Notary Public-State of Kgnsas
~ My Appt. Expires i,




Verificauon: 1 (We) hereby certify that all of the foregoing statements contained in any papers and/or
plans submitted herewith are true to the best of my (our) knowledge and belief.

Signature Date

Property Owner(s) % e~ Z ,é

@m‘%&%%

Applicant(s}):

Contract Purchaser(s):

STATE OF Kan.gag
COUNTY OF D ohm Qs

On this Cﬂ% day of /4&4(.(3,/— , in the year of ‘902 (0 before me
the undersigned notary public. personally appeared f/! ///Iﬁ #ﬁ(‘/&/ﬁ’o{ dﬂ@/ﬂ{&”ﬁﬁlﬁ/ﬂﬁﬁffy

known to me to be the person(s) whose names(s) is/are subscribed to the within instrument and
acknowledged that he/she/they executed the same for the purposes therein contained.

In witness whereof. | hereunto set my hand and official seal.

Notary Public Commission Expires —7’/@’/520;??

MEGAN BROWN
Notary Public-State of/Kansas
My Appt. Expires




Sent via FedEx
July 27, 2026

Jackson County, Missouri
Zoning Department

415 E 12th Street
Kansas City, MO 64106

Re: Narrative in Support of Application for Conditional Use Permit
Site Name: STC206-MO KCYC BUCKNER TARSNEY

Please find enclosed an Application for Conditional use permit we are filing on
behalf of and as agent for STC Towers, LLC (“STC Towers”). Below is a
narrative in support of the Application addressing specific items required by
Section 240005.22 of the Jackson County Unified Development Code
pertaining to Telecommunication Towers and Antennas.

The applicant (STC Towers LLC) is proposing to install and operate a
wireless communication tower for use by Verizon Wireless, which is a
wireless service provider, to provide broadband services. The applicant is
authorized by the landowner to install the tower pursuant to a Lease with
owners of the subject property PHILLIP

Construction Drawings are submitted herewith.

TOWER INFORMATION:
e LATITUDE: 39°04'18.67" N (NAD 83)

o LONGITUDE: 94° 11' 56.88" W (NAD 83)
¢ GROUND ELEV: 900" AMSL

e OVERALLSTRUCTURE HT: 195'-0" AGL
e TOWER HEIGHT: 190'-0" AGL

e TOWER TYPE: SELF SUPPORT TOWER

e APPLICANT CL: 185'-0" AGL

The proposed tower will be located on a 25.26-acre piece of agricultural land, zoned
AG, owned by Phillip Wayne & Deanne Hackley. Telecommunications structures are
allowed as a Conditional Use in the AG district pursuant to Jackson County UDC
Section 24000.2 ¢c. 18. The 70’ x 70’ lease area and associated easement lie entirely
within the parent parcel, situated in the Southwest Quarter of Section 11, Township
49 North, Range 30 West, in Jackson County, Missouri. The non-exclusive
access/utility easement is 25’ wide lying 12.50 feet on each side of the centerline
further described on Sheet number 1 of 1 on the construction drawings.

7171 WEST 95TH STREET, SUITE 600 p 913.438.7700
OVERLAND PARK, KANSAS 66212 f 913.438.7777
§sc.us.com



JACKSON COUNTY UNIFIED GOVERNMENT CODE 5805 REVISED 2023
24005.22 TELECOMMUNICATIONS TOWERS AND ANTENNAS
REQUIREMENTS

Section 24005.22 b. In addition to any regulations set forth in Federal
Communications Commission (FCC) regulations, Federal Aviation Administration
(FAA) regulations, or the statutes of the State of Missouri, all antennas and antenna
supporting structures shall meet the following minimum regulations. APPLICANT
RESPONSE: STC Towers will fully comply with the FCC, FAA, and Missouri
statutes.

Section 24005.22 c. Commercial Antennas.

1. Tower shall be set back from property lines a distance equal to or greater
than one-half (1/2) the height of the antenna and supporting structure. Height
regulations for commercial antennas shall be the same as those for non-commercial
antennas provided in subsection d. APPLICANT RESPONSE: The proposed site
meets the setback requirements.

2. Antennas, guy wires, guying anchors, electrical equipment and energy
transfer components shall be installed according to manufacturers' specifications
using sound engineering and safety practices. APPLICANT RESPONSE:
Acknowledged. The self-support tower will adhere to the manufacturers'
specifications regarding electrical equipment and energy transfer components.
The general contractor will use sound engineering and safety practices.

3. Applicant for a building permit for a commercial antenna system shall
provide an engineering report specifying the following information:

(a) Detailed structural plans for the antenna and the support system;
APPLICANT RESPONSE: Acknowledged. Construction drawings provided but
detailed structural plans for the tower and foundation will be provided with the
building permit application.

(b) An engineer's certification that anticipated levels of electromagnetic
radiation to be generated by facilities on the site, including the effective radiated
power (ERP) of the antenna, shall be within the guidelines established by the
Federal Communications Commission (FCC). An antenna radiation pattern shall be
included for each antenna, along with directional data concerning the pointing of any
directive antennas. APPLICANT RESPONSE: This certification will be provided.

STC Towers respectfully requests approval of this conditional use permit application
to allow the construction of the wireless facility.

Sincerely,

Islah Cooper| SSC | Agent to STC Towers, LLC
7171 W 95th St, Suite 600

Overland Park, Kansas 66212

p 913-278-1570
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STAFF REPORT

PLAN COMMISSION
September 17, 2026

RE: CU-2026-263

Applicant:
Location:
Area:

Request:

Sally Jackson
3255 NW Duncan Road.
0.49 * tract

Renewal of a Conditional Use permit for a period of 15 years for the
continued operation of a childcare center.

Zoning Classification: District AG (Agricultural)

Current Land Use and Zoning in the Area:

The property is currently being used for a child day care center. The
applicant has been in operation for 25 years. The original Conditional Use
Permit was approved by the County Legislature in 2001.

The surrounding area is predominantly residential tracts and zoned
District A (Agricultural). There are eleven properties, two on the south
side and nine on the north side of Duncan Road that are within the
unincorporated area as a pocket surrounded by the Blue Springs city
limits and Burr Oaks Conservation Area.

The facility is currently licensed by the State of Missouri, Department of
Health and Senior Services as a Family Child Care Home.

The facility is licensed to care for a total of 10 boys and girls: ages BIRTH
through 16 years.

The facility is allowed to be open from 6:00 a.m. to 9:00 p.m.

Staff checked with the state's regional office and spoke to a Licensing
Specialist. They verified that the current license is valid and that the
facility is currently in compliance with Missouri's licensing rules. Their last
inspection was June 18, 2026.



Recommendation:

Staff recommends APPROVAL of CU-2026-263 for a period of fifteen (15)
years subject to the following conditions:

1) That all conditions contained within Section 24005.6 of the Unified

5)

Development Code, relating to Child Day Care Centers be
complied with.

That the applicant submit copies of all licenses upon renewal from
the Missouri Department of Health and Senior Services and any
other agency as required by law to the Planning and
Environmental Health Division.

That all driveways and parking areas located on subject tract be
surfaced and paved.

The outdoor play area of the child day care center shall be
enclosed with a fence, which shall have a minimum height of four
(4) feet.

The septic tank and propane tank shall be enclosed with a fence
that has a minimum height of four (4) feet and be inaccessible to
children.

Respectfully submitted,

Jackson County Public Works
Development Division
Randy Diehl, Administrator
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Jackson County
Public Works Department-Development Division

303 West Walnut Street
Independence MO 64050
Jacksongov.org

September 2, 2026

RE: Public Hearing: CU-2026-263
Sally Jackson

Dear Property Owner:

You are hereby invited to participate in a public hearing to be held by the Jackson County Plan
Commission on a request by Sally Jackson for a renewal of a Conditional Use permit for a period of
15 years for the continued operation of a childcare center zoning on .49 + tract at 3255 NW Duncan
Road.

The public hearing on this matter will be held by the Plan Commission on Thursday, September 17,
2026 at 8:30 a.m. in the Large Conference Room, 2™ Floor, Historic Truman Courthouse, 112 W.
Lexington, Independence, MO.

If you know of any interested party who may not have received a copy of this letter, it would be
appreciated if you would inform them of the time and place of the hearing.

If you have any questions concerning this matter, please contact the Development Division at 881-
4577.

Sincerely,

Jackson County Public Works
Development Division
Randy Diehl, Administrator
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JACKSON COUNTY, MISSOURI
CONDITIONAL USE PERMIT APPLICATION

APPLICANT INFORMATION:

1.

[E9)

(8]

wn

Application must be filed with the Jackson County Development Division. 303 W. Walnut,
Independence, MO 64050.

Application must be typed or printed in a legible manner.

A scaled map of the property, correlating with the legal description, and clearly showing the
property's location must accompany application. Refer to Section 24003.22, pertaining to Site
Plan Review within the Unified Development Code.

All applicable sections must be completed. If you need more space to provide information, please
use separate 8 1/2"x11" paper. reference the application number and attach it to the application.
Incomplete applications will not be accepted and will be returned to the applicant.

The filing fee $350.00 (non-refundable) must accompany application.
(Check payable to: Manager of Finance)

TO BE COMPLETED BY OFFICE PERSONNEL ONLY:

Conditional Use Permit Number CU-
Date filed Date of hearing
Date advertised Date property owners notified

Date signs posted

Hearings:

Heard by Date Decision
Heard by Date Decision
Heard by Date Decision

BEGIN APPLICATION HERE:

1.

Data on Applicant(s) and Ow ner(s):

a. Applicant(s) Name: LSA’//U J—ﬁﬁks onN
Adrese (45S AW DMF)C&H PU&C]
Blve Springs MO LHols
Phone: 5)(_1 5\)97_0"53]/’7[9
b. Owner(s) Name: <QNM JocksoN
address:_ 200 NE Znd SE_BS MO L4014
phone: _ Bl B09-5771
e agem@Name: (0lor ()5 Kids fbmjl}/ Childcare

1
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L2

Address: 320‘-&’ NW D//”/)(ﬁ/’] ?D&O/
Rlve Sarmqs Mo (Y018
phone: Bl HOG- 577 / At 330-3949

d.  Applicant’s interest in Property:  /JJ¢) )] 28

A CONDITIONAL USE PERMIT ,IS HEREBY REQUESTED for the following described
use: A /%/’HJ‘ )l]/ dh//d(ﬁﬁf C@ﬁ?"ﬂr— for

a period of _& years; property described as follows: a tract of land éf: square feetfa@
in size located at 3258 Nh_) D UNCan Road.

Present Zoning District A-

Legal Description of Property: (Write Below or Attached)

appivy Y4 of a mile cast of Woods Chapel R
on_the nordh side of Duncen B in dhe  NE cnm/;/f/

of Sec 2(, Township 49, Range 31 _jn_Jacksen County
AKA 3765 AW Duncan:

Present Use of Property: ka lh hj/ Chll OICQ fé CCI’”"(,(

Proposed Use of Property: Fﬁm ”l,/ Gh I\IOIC'fo /mkf

Estimated Time Schedule for Development: Q,/ﬁ’ﬁ(’/j{ iﬂ LSc.




7. What effect will your proposed development have on the surrounding properties?

NoNe.

8. Is any portion of the property within the established flood plain as shown on the FEMA Flood

Boundary Map? N

If so. will any improvements be made to the property which will increase or decrease the

elevation?

9. Describe the source/method which provides the following services., and what effect the
development will have on same:
i Water (’ )ll/ of Bll/c’ S/)WI’\CS
b. Sewage dlsposal &07‘/&
ci Electricity E‘/efﬁ L'
= J
d. Heating 7);” D,rﬁf/l’) e
e. Fire and Police protection QH \JC(CJ(SUY\ ( Hr’\'?)v[

10. Describe existing road width and condition: /ULL) DMV\O&’{/} ?{{ jS
4pproy FOo£t wicle ¥ ;n Q&Dd Lonclrfion
pm/eaé + mainfeined

11. What effect will proposed development have on existing road and traffic

conditions? A py1ée.

Are any state, federal, or other public agencies approvals or permits required for the proposed

development? ¢S
J
If so, describe giving dates of application and status (include permit numbers and copies of same,

if issued):_f)yD r}’/ﬁ'ﬁi{ gf!’h ;LSF(D/]C/QI/L{ f(//(/(ﬂéﬁl‘fd)r\ (D{:St)
V. # 00/ST433Le  Jaat “inspection dete /gy,

Revised 11/1/12 3



Verification: 1 {We) hereby certify that all of the foregoing statements contained in any papers and/or
plans submitted herewith are true to the best of my (our) knowledge and belief.

Signature Date

Property Owner(s) j {/(’/Z ¢ 5 N ; “a?( Q e

Applicant(s):

Contract Purchaser(s):

On this é,yl day of &QM . in the year of  _202( , before me
the undersigned notary public, personally agpeared \ fg//y Vi ;E(_j Jor]

known to me to be the person(s) whose names(s) is/are subscribed to the within instrument and
acknowledged that he/she/they executed the same for the purposes therein contained.

In witness whereof, [ hereunto set my hand and ofticial seal.

Commission Expires 06?/() C/'/oa/&?r

TAMMY M. McDANIEL
Notary Public-Notary Seal
STATE OF MISSOURI
Commissioned for Lafayette County
My Commission Expires: Sept, 4, 2028
ID. #16837245
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