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PLANNING COMMISSION REPORT 
Regular Agenda – Public Hearing Item 

PC Staff Report 
9/26/2016 
ITEM NO. 5 CONDITIONAL USE PERMIT FOR VERIZON WIRELESS; 1287 E 1200 RD 

(SLD) 
 
CUP-16-00312: Consider a Conditional Use Permit for a new 199’ Verizon Wireless 
communications tower located north of the Westar Substation at 1287 E 1200 Rd. Submitted by 
PAMCORP LLC for Verizon Wireless LLC on behalf of The Kansas District of the Wesleyan Church 
Inc, property owner of record.  
 
STAFF RECOMMENDATION:  Staff recommends approval of the Conditional Use Permit for a 
communication tower located at 1287 E 1200 Road and forwarding it to the County Commission 
with a recommendation of approval based on the findings of fact in the body of the staff report. 

 
Reason for Request:  
Verizon Wireless proposes to construct and operate a 190 foot tall self-supporting monopole type 
communications tower which will be used to provide enhanced wireless voice and data services to 
its local subscribers. The facility will be unmanned and will be designed to accommodate at least 
two additional sets of antennas for use by other carriers.  
 
Staff comments: A CUP was previously approved by both the Planning Commission and the County 
Commission. The approval expired after one year when a building permit was not obtained. The 
County approval is valid for only 12 months. A corresponding Special Use Permit (within the city 
limits) is valid for a period of 24 months.  The overall tower structure is 190’. Additional height is 
added by the placement of a 9’ lightning rod on top of the tower structure. Typically towers less 
than 200’ are not required to be lit by FAA standards.  
 
ATTACHMENTS 
1. Site plan 
 
KEY POINTS 
• Application is for a new 190’ monopole tower with a 9’ lightning rod. 
• Ground equipment includes an equipment shelter building and generator to be located within the 

shelter building.  
• Property is encumbered by regulatory floodplain. 
• Property is located in the Lawrence Urban Growth Area.  
• This application includes a 100’ by 100’ development area. Initially only a portion of the site will 

be developed with a tower and equipment. The future pad sites will require expansion of the 
enclosure.  
 

 ASSOCIATED CASES/OTHER ACTION REQUIRED 
• CUP-14-00298 approved by the Planning Commission on 11/17/2014. Approved by the County 

Commission on 2/10/15. Application expired on 2/10/2016. 
• Board of County Commissioners’ approval of the Conditional Use. 
• Submission and approval of a local floodplain development permit to Douglas County. 
• Submission and approval of a local building permit to Douglas County. 
• Obtain a Conditional Use Permit from Douglas County. 
• Obtain a driveway permit from the City of Lawrence. 
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PUBLIC COMMENT  
• No communication has been recived. 

 

Site Summary: 
Subject Property:   
Proposed Buildings:   

 
 14.55 acres 
100’ x 100’ lease area  
11’ x 25’ Pad site for equipment shelter building 
H frame for equipment 
190’ monopole with 9’ lightning rod 
Generator located within shelter building 
Additional pad sites for future carriers 

 
Figure 1: Existing Zoning 

GENERAL INFORMATION  

Current Zoning and Land Use:  A (Agricultural) and VC (Valley Channel) Districts. Existing 
agricultural field.  

Surrounding Zoning and Land Use:
  

A (Agricultural) and VC (Valley Channel) Districts to the 
North; existing agricultural field. 
 
A (Agricultural) and VC (Valley Channel) Districts to the 
South; KPL substation. 
 
VC (Valley Channel) District to the west. Yankee Tank 
Creek, riparian area and agricultural field. 
 
A (Agricultural) and RM12 (Multi-Dwelling Residential) 
District to the east. Rural Water District #5 pump station 
and future Religious Institution and Duplex Residential uses.  

VC 
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I. ZONING AND USES OF PROPERTY NEARBY 
This property includes county zoning to the north, south and west and urban (City of Lawrence) 
zoning to the east. The property to the east was annexed in 2009 and has been rezoned multiple 
times to accommodate future development of the site. The immediate property to the east is 
undeveloped at this time but has been platted for development.  
 
Two properties located in proximity to the subject property are used for utility purposes.  

• 1290 E 1200 Road, zoned A (Agricultural) District; RWD #5 (to the east). 
• 1287 E 1200 Road, zoned A (Agricultural) and VC (Valley Channel) Districts; Westar 

substation (to the south). 
 
Staff Finding – The predominate zoning and land use on the west side of E 1200 Road (Kasold 
Drive) is agricultural. The predominate zoning and land use on the east side of E 1200 Road (Kasold 
Drive) is currently undeveloped but zoned for future Religious Institution and Duplex Residential 
uses. 
 
II. CHARACTER OF THE AREA 
This property is located on the southwest fringe of the Lawrence city limits. The property is located 
between W. 31st Street (extended) and the South Lawrence Trafficway (SLT)/K-10. This area has an 
agricultural character with limited development potential because of extensive floodplain in the area.  
 
The land area east of Kasold Drive is developing with urban residential uses.  
 
The subject property is bounded 
on the west side by the Yankee 
Tank Creek. The Westar 
substation and large overhead 
transmission lines run parallel to 
the South Lawrence Trafficway. 
The Lawrence multi-use path is 
located along the west side of 
Kasold Drive and connects W. 
31st Street to the path along the 
north side of K-10 Highway.  
 
The right of way for Kasold 
Drive/E 1200 Road has been 
fully annexed into the site along 
the length of the property and 
an additional 180’ south of W. 
32nd Street. The street/road 
extends south to an intersection 
with K-10 Highway. KDOT is 
proceeding with designs to make 
the intersection a right-in/right-out access to the highway. No other changes are proposed in the 
immediate area that impact or affect the character of the area.  
 
Staff Finding – This property is located in a unique area of Lawrence between the existing city 
limits and the South Lawrence Traffiway/K-10. The property is bounded by Yankee Tank Creek and 
includes limited development options because of existing floodplain. Area to the east is developing 
with residential uses.  

 
Figure 2: Multi-Use Path 
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III. SUITABILITY OF SUBJECT PROPERTY FOR THE USES TO WHICH IT HAS BEEN 

RESTRICTED 
Applicant’s response: “Yes”   

 
This property is currently restricted to uses allowed in the A (Agricultural) and VC (Valley Channel) 
Districts. These two districts are generally associated with agricultural activities such as farms, truck 
gardens, nurseries, grazing and similar activities. The A portion of the property allows both 
residential and non-residential uses. The VC portion of the property is more restrictive regarding 
land use. The proposed tower will be located on the A zoned portion of the subject property.  
 
The proposed request does not change the base zoning district or alter the allowed uses. Section 
12-319.4.31(d) specifically identifies commercial, industrial or agricultural zoning districts as suitable 
for communication towers.  
 
Staff Finding – The portion of the subject property zoned A (Agricultural) District is a suitable 
district for the proposed use. The base zoning district is not altered by this request. A 
communication tower is an allowed use in the A (Agricultural) District subject to a Conditional Use 
Permit.  
 
IV. LENGTH OF TIME SUBJECT PROPERTY HAS REMAINED VACANT AS ZONED 
 
The property is currently vacant with the exception of two silos located in the southeast corner of 
the site. The zoning has remained unchanged since 1966. Previously the applicant sought and 
obtained approval for construction of a communication tower. The approval expired resulting in the 
applicant seeking new approval for the same project.  
 
Staff Finding – The property is essentially vacant with the exception of two silos as described 
above. The zoning has remained unchanged since 1966. The previously approved CUP expired.  
 
V. EXTENT TO WHICH REMOVAL OF RESTRICTIONS WILL DETRIMENTALLY AFFECT 

NEARBY PROPERTY 
Applicant’s Response: “No” 

 
Section 12-319-1.01 of the County Zoning Regulations recognize that “….certain uses may be 
desirable when located in the community, but that these uses may be incompatible with other uses 
permitted in a district…when found to be in the interest of the public health, safety, morals and 
general welfare of the community may be permitted, except as otherwise specified in any district 
from which they are prohibited.”   
 
Communication towers are specifically recommended to be located in commercial, industrial or 
agricultural zoning districts. The location of the tower is situated so that it has a visual connection to 
other existing utility uses in the immediate area and to have the least adverse impact on the 
regulatory floodplain.  
 
Staff Finding – Development potential in the area is limited by the presence of extensive 
regulatory floodplain. At this time the area to the north and east is undeveloped. Any future 
development will occur with knowledge of this improvement, if approved. 
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VI. RELATIVE GAIN TO THE PUBLIC HEALTH, SAFETY AND WELFARE BY THE 
DESTRUCTION OF THE VALUE OF THE PETITIONER’S PROPERTY AS COMPARED TO THE 
HARDSHIP IMPOSED UPON THE INDIVIDUAL LANDOWNERS 
 
Approval of the request expands the structural network of towers and structures that are capable of 
supporting communication equipment. The proposed request facilitates cellular communications and 
wireless data use within the community. The proposed equipment does not conflict with existing 
emergency communication equipment.  
 
The majority of the property will remain viable for existing land uses and uses permitted within the 
A (agricultural) and VC (Valley Channel) Districts.  
 
Staff Finding – The benefit to the public is improved cellular communication and wireless data 
capacity within the Verizon network. Additionally, the structure provides an opportunity for other 
carriers to co-locate in the future.  If denied, the property can continue to be used for current land 
uses and those uses allowed per the existing zoning of the property.  
 
VII. CONFORMANCE WITH THE COMPREHENSIVE PLAN  
The subject property is located within an the Lawrence Urban Growth Area and is immediately 
adjacent to the City Limits. 
 
Chapter 10; Community Facilities of Horizon 2020 addresses public utilities. Key strategies (Page 10-
10) primarily address municipal unities such as water and wastewater planning. One strategy states: 
 

• The visual appearance of utility improvements will be addressed to ensure compatibility 
with existing and planned land use areas.  
 

The plan specifically addressed electric and telephone services and encourages this infrastructure to 
be placed underground in conjunction with new development where feasible. Communication towers 
support the wireless industry and accommodate the reduction of hardwire infrastructure. However, 
it should not be interpreted that wireless communication will replace hardwire needs in the 
community.  
 
The plan recognizes that “telephone and electric utilities have a strong visual presence in the 
unincorporated Douglas County Landscape.” Large transmission lines and easements should be 
coordinated throughout the community to minimize visual and environmental impacts.  
 
The Comprehensive Plan does not explicitly address communication towers.    
 
Staff Finding – The comprehensive plan does not provide any specific land use recommendations 
regarding communication towers.   A Conditional Use Permit can be used to allow specific non-
residential uses subject to approval of a site plan.  This tool allows proportional development in 
harmony with the surrounding area. The proposed request is consistent with the Comprehensive 
Plan. 
 
STAFF REVIEW 
In addition to typical site plan design standards, communication towers must address specific 
requirements of section 12-319-4.31 of the County Zoning Regulations. As discussed above, the 
proposed use is located in an appropriate zoning district.  
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New communication towers require design that shall accommodate at least three two-way antennas 
for every 150’ of tower height or co-location space. The proposed tower includes three co-location 
spaces in addition to the Verizon equipment space for a total of up to four carriers on this tower. 
Although, changes in federal law may negate this design criterion. Additional review of the existing 
County communication tower regulations is needed to align the regulations with the current laws.  
 
Setback 
The setback of the communication tower is required, per section 20-319-4.31(d), to be at least 
equal to the height of the tower to the nearest property line measured from the center of the tower. 
The east property line is the nearest property line to the proposed improvements. The tower 
setback may be reduced when documentation from a registered engineer is submitted certifying the 
“fall zone” of the tower in the event of a failure. Evaluation of the required structural documentation 
will continue to be reviewed with the submission of a building permit to the County Zoning and 
Codes Office. The proposed setback is shown to be 118’ from the east property line to the center of 
the tower.  
 
The tower and ground equipment will be located in a 100’ by 100’ enclosure area located 
approximately 90’ from the east property line. The initial enclosure area will be 50’ by 50’ to 
accommodate expansion of the base station as additionally carriers co-locate on the tower.  
 
The proposed equipment shelter is located approximately 100’ from the east property line.  The site 
plan shows pad sites within the enclosure to accommodate future carriers located on the north and 
west sides of the tower. The initial 50’ by 50’ fenced enclosure would need to be expanded to 
accommodate future co-location applications.  
 
Lighting 
Lighting is not proposed with this application for the communication tower. The tower will need to 
meet any applicable FAA requirements. Generally, towers less than 200’ are not required to be lit. 
ground equipment will have lighting on front and rear sides of the building. Lighting must be 
shielded and directed down.  
 
Access, Circulation, and Off Street Parking 
Access to this site is from E 1200 Road/Kasold Drive. This segment of E 1200 Road is completely 
within the city limits. The applicant will be required to seek a driveway permit for access to the 
tower site from the City of Lawrence. The drive will provide maintenance access to the tower 
enclosure. This use does not require off-street parking. The design of the site provides adequate 
vehicular access and turnaround for maintenance activity on the site. The site plan shows a city 
standard driveway apron to the site.  
 
Landscaping/Buffering 
This site will not be irrigated and will not be staffed. The survival of vegetation used for screening is 
usually unsuccessful especially in a rural application. Per previous discussions with the applicant 
street trees were recommended for this site. The site plan shows five street trees planted along the 
west side of the multi-use path.  
 
Other 
Prior to construction of the tower the applicant will be required to obtain a Conditional Use Permit, 
issued by the County Zoning and Codes office as well as applicable building and floodplain 
development permits.  
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Recent changes to federal laws allow some future modifications to approved and existing 
communication towers, base stations, co-location equipment and other features. The full scope of 
these changes has not been assessed by staff. Changes can include expanding the tower by up to 
an additional 20’ and increasing the base station (enclosure area) by up to 10%.  
 
Conclusion 
The proposed application meets the required documentation requirements of the County Zoning 
Regulations. Staff recommends minor changes to the site plan to faciliate the project compatibility 
with some City design standards since this site is located on the boundary of the existing city limits.  
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CUP-16-00312: Conditional Use Permit for a New 190' Communication Tower for Verizon Wireless
Located North of Westar Substation at 1287 E 1200 Road
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