
 
  

Planning Commission  
  

 September 10, 2024  6:00 PM, 

 City Hall, 111 E. Maple Avenue (Ground Floor), Council Chambers 

  

CALL TO ORDER  

ROLL CALL  

CASE TO BE CONTINUED - STAFF RECOMMENDS THIS CASE BE CONTINUED TO THE OCTOBER 
15, 2024 MEETING.  

 1. Case 24-125-05 – Rezoning/PUD – 19300 E. 37th Terrace – A request by JC Weston 
Construction to rezone the property from C-2 (General Commercial) to R-30/PUD 
(High Density Residential/Planned Unit Development) and approving a preliminary 
development plan. 

PUBLIC HEARINGS  

 1. Continued Case 24-100-12 – Rezoning – 21101 E. 78 Hwy - A request by Carajoto, LLC 
to rezone the property from R-6 (Single Family Residential) to I-1 (Industrial). 

 2. Continued Case 24-150-01 – Comprehensive Plan Amendment – 21101 E. 78 Hwy –
 A request by Anthony Privitera to amend the Future Land Use Plan map for 21101 E. 
78 Hwy. 

 3. Case 24-100-20 – Rezoning – 9300 E. 9th Street S – A request by Janet Thrasher to 
rezone the property from R-30/PUD (High Density Residential/Planned Unit 
Development) to R-6 (Single Family Residential).   

 4. Case 24-100-22 – Rezoning – 1235 & 1239 W. South St – A request by Brandon Fryer 
to rezone the properties from I-1 (Industrial) to R-6 (Single Family Residential).   
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 5. Case 24-100-23 – Rezoning – 11301 & 11303 E. Truman Road & 11300 E. Aaron Lane 
- A request by Brandon Fryer to rezone the properties from I-1 (Industrial) to C-2 
(General Commercial).   

 6. Case 24-100-18 – Rezoning – 12880 E. Kentucky Road – A request by Jim Gamble to 
rezone the property from I-1 (Industrial) to C-3 (Service Commercial). 

 7. Case 24-100-19 – Rezoning – Jackson Drive & R.D. Mize Road – A request by Jim 
Pollard to rezone the property from C-2 (General Commercial) and R-6 (Single Family 
Residential) to C-2 (General Commercial) and R-12 (Two-Family Residential). 

OTHER BUSINESS  

 1. Case 24-310-05 – Jackson Drive and RD Mize Road – Jackson Place Preliminary Plat –
 A request by James Pollard for a Preliminary Plat called Jackson Place located at 
Jackson Drive and RD Mize Road 

 2. Case 24-400-20 – Short-Term Rental – 3912 Circle Drive – A request by Adam Austin 
to operate a Short-Term Rental. 

ROUNDTABLE  

ADJOURNMENT  
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 MEETING DATE: September 10, 2024 STAFF: Brian Harker, Senior Planner 

PROJECT NAME: Carajoto, LLC Rezoning 

CASE NUMBER/REQUEST: Con�nued Case 24-100-12 – Rezoning – 21101 E. 78 Hwy - A request by 
Carajoto, LLC to rezone the property from R-6 (Single Family Residen�al) to I-1 
(Industrial).   

 APPLICANT: George E. Kapke, Kapke and Willerth, LLC 

OWNER: Anthony L. Privitera II, Carajoto, LCC 

PROPERTY ADDRESS: 21101 E M-78 Highway, Independence, MO 64057 

SURROUNDING ZONING/LAND USE:  
 North: I-1 (Industrial) / MCC – Blue River CDL Driving Course 
 South: R-6 (Single Family Residen�al) – Agricultrual Land 
 East: R-6 (Single-Family Residen�al) – Vacant Property and Litle Blue Parkway 
 West: I-1 (Industrial) / Vacant Property 
PUBLIC NOTICE 

• Leters to property owners within 185 feet – August 5, 2024 
• Public No�ce published in the Independence Examiner – June 22, 2024 
• Sign posted on property – August 23, 2024 

FURTHER ACTION: 

 
Following ac�on by the Planning Commission, this rezoning request is scheduled for first reading 
by the City Council on October 7, and the public hearing/second reading on October 21, 2024. 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request.  

PROJECT DESCRIPTION & BACKGROUND INFORMATION 
PROJECT DESCRIPTION: A request by George E. Kapke with Kapke and Willerth, LLC to rezone the 
subject property from R-6 (Single-Family Residen�al) to I-1 (Industrial). 

Current Zoning: Proposed Zoning: 
R-6 (Single-Family Residen�al) I-1 (Industrial) 

Current Use: Light Manufacturing Proposed Use: Light Manufacturing 

Acreage: 40 Acres Building Square Footage: 3 Buildings ≈ 18,700 
Square Feet in total 
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BACKGROUND:  
For many years the subject property had been owned and used by the Litle Blue Valley Sewer 
District (LBVSD). The property had been zoned R-6 (Single-Family) or a similar designa�on for the 
majority of the LBVSD’s ownership of the property. This was not an issue at the �me because U�li�es 
are permited by right in all zoning districts. In October of 2021, the property was purchased by 
Carajoto, LLC. Later in December of 2023, a company that manufactures frequency reference 
products called Novus Power Products applied for a Business License with the City of Independence. 
Novus Power Products was denied a business license because their use, light and limited 
manufacturing, is not permited in R-6 (Single-Family Residen�al). In the wake of this denial, the 
property owner has been working to update the zoning of the property to allow for manufacturing 
uses and accommodate Novus Power Products and future poten�al tenants.  

PROPERTY HISTORY: 
The subject property is unplated. When zoning was introduced to the City of Independence in 1965 
this property was designated R-1b (Single Family Residen�al). The property north of the subject 
property was designed M-1 (Industrial). The 1980 zoning map shows the area was R-1b (Single-
Family Residen�al) and remained this to 2009 when the Unified Development Ordinance was 
adopted and designated R-6 (Single Family Residen�al).  

PHYSICAL CHARACTERISTICS OF THE PROPERTY: 
The majority of the property is open space. Three buildings sit on the western por�on of the 
property. The property is accessed via Powell Road, however south of M-78 Powel Road is private. 
The property may be legally accesses via Powel Road because an access easement has been filed to 
allow such assess.  

CHARACTERISTICS OF THE AREA: 
Most of the property surrounding the subject property is undeveloped. Litle Blue Parkway runs 
nearby the property to the east. North of the subject property is the MCC-Blue River’s CDL Driving 
Course.  

ANALYSIS 
Consistency with Independence for All, Strategic Plan: 
Rezoning this property is consistent with the Independence for All, Strategic Plan. One of the 
objec�ves of the plan is to grow business and industry. By rezoning the property to accommodate 
industrial uses will allow Novus Power Products and other local manufacturers to con�nue to grow 
and operate within our community.  

Comprehensive Plan Guiding Land Use Principles: 
The Comprehensive plan envisions the future land use of this property to be Civic/Public. This was 
likely put in place when the property was owned and used by the Litle Blue Valley Sewer District. 
Now that they have sold the property this future use is unlikely to occur. Thus, an amendment to the 
comprehensive plan future land use map has also been submited with this case. This amendment 
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seeks to update the intended future land use to Industrial to ensure that the current land use is 
aligned with the comprehensive plan. 

Historic and Archeological Sites: 
There are no apparent historic or archeological sites located on these proper�es. 

Public U�li�es: 
All u�li�es are present on site and in the adjacent rights-of-way. 
CIP Investments: 
Currently there are no CIP investments in this area.  

REVIEW CRITERIA 
Recommenda�ons and decisions on rezoning applica�ons must be based on considera�on of all the 
following criteria: 

1. Conformance of the requested zoning with the comprehensive plan. 

The Comprehensive Plan envisions the property to be Civic/Public in use. However, if the case 
to amend this property’s future land use is approved by the council to be Industrial, the zoning 
will be aligned with the comprehensive plan.  

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans in 
which the property is located or abuts. 

There are no recent neighborhood or sub-area plans for this area. 

3. The compa�bility of the proposed zoning with the zoning and use of the nearby property, 
including any overlay zoning. 

The surrounding land use is either undeveloped properties or industrial uses. While the zoning 
of many of the surrounding properties may be residential, they are at this time undeveloped. 
Adding this property to the neighboring industrial zone is compatible with the surrounding 
zoning and land use. 

4. The compa�bility of the proposed zoning and allowed uses with the character of the 
neighborhood. 

Given that the adjacent property is zoned I-1 (Industrial), and the other surrounding properties 
are undeveloped, designating the property as I-1 (Industrial) will not alter the character of the 
area. 

5. The suitability of the subject property for the uses to which it has been restricted under the 
exis�ng zoning regula�ons. 

The property has been used by the Little Blue Valley Sewer District for many years. Industrial 
uses are similar to this use. The subject property seems to be suitable for industrial uses.   

6. The length of �me the subject property has remained vacant as zoned. 
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The subject property was not vacant for any extended period of time.  

7. The extent of which approving the rezoning will detrimentally affect nearby proper�es. 

Given that the majority of the properties nearby are either undeveloped or industrial, rezoning 
this property to industrial will not have a negative impact on the nearby properties.   

8. The gain, if any, to the public health, safety, and welfare due to denial of the applica�on, as 
compared to the hardship imposed upon the landowner, if any, because of denial of the 
applica�on. 

If the property is not rezoned, the businesses located at the property will not be able to 
operate at this site. Further, to use the property in accordance with the existing zoning will 
require significant redevelopment, including demolition of the existing structures. Rezoning 
this property to I-1 (Industrial) will allow the existing business to continue to operate in the 
existing buildings.  

 
EXHIBITS 

1. Cover Leter 
2. Applica�on 
3. No�fica�on Leter 
4. Mailing List 
5. Affidavit 
6. No�ce Area Map 
7. Comp Plan Map 
8. Zoning Map 
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1

Owner Address City State Zip Code
BOLDER LLC 221 W LEXINGTON AVE STE 400 INDEPENDENCE MO 64050
NP LITTLE BLUE VALLEY LAND LLC 3315 N OAK TFWY KANSAS CITY MO 64116
THE JUNIOR COLLEGE DISTRICT 3200 BROADWAY KANSAS CITY MO 64111
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MEETING DATE: September 10, 2024 STAFF: Brian Harker, Senior Planner 
 
PROJECT NAME:  Comprehensive Plan Amendment to 21101 E. M-78 Highway  

CASE NUMBER/REQUEST:   Continued Case 24-150-01 – Comprehensive Plan Amendment – 21101 E. 78 
Hwy – A request by Anthony Privitera to amend the Future Land Use Plan map 
for 21101 E. 78 Hwy. 

 

APPLICANT:  George E. Kapke, Kapke and Willerth, LLC 

OWNER:   Anthony L. Privitera II, Carajoto, LCC 

PROPERTY LOCATION:  21101 E M-78 Highway, Independence, MO 64057 

PUBLIC NOTICE: 
 Public notice published in Independence Examiner – August 24, 2024  

FURTHER ACTION: 
Following action by the Planning Commission, this Comprehensive Plan amendment request is 
scheduled for resolution action by the City Council on October 21, 2024. 
  
RECOMMENDATION 

Staff recommends APPROVAL of this Comprehensive Plan amendment request. 
 
PROJECT DESCRIPTION & BACKGROUND INFORMATION 

 

DESCRIPTION: 
A request by Anthony Privitera to amend the Future Land Use Plan map from Civic/Public to Industrial 
for 21101 E. M-78 Highway. 

BACKGROUND & HISTORY: 

For many years the subject property had been owned and used by the Little Blue Valley Sewer District 
(LBVSD). The property had been zoned R-6 (Single-Family) or a similar designation for the majority of 
the LBVSD’s ownership of the property. This was not an issue at the time because Utilities are 
permitted by right in all zoning districts. In October of 2021, the property was purchased by Carajoto, 
LLC. Later in December of 2023, a company that manufactures frequency reference products called 
Novus Power Products applied for a Business License with the City of Independence. Novus Power 
Products was denied a business license because their use, light and limited manufacturing, is not 
permitted in R-6 (Single-Family Residential). In the wake of this denial, the property owner has been 
working to update the zoning of the property to allow for manufacturing uses and accommodate 
Novus Power Products and future potential tenants. 
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The subject property is unplatted. When zoning was introduced to the City of Independence in 1965 
this property was designated R-1b (Single Family Residential). The property north of the subject 
property was designed M-1 (Industrial). The 1980 zoning map shows the area was R-1b (Single-Family 
Residential) and remained this to 2009 when the Unified Development Ordinance was adopted and 
designated R-6 (Single Family Residential).  
 
ANALYSIS 

Most of the property is open space. Three buildings sit on the western portion of the property. The 
property is accessed via Powell Road, however south of M-78 Powel Road is private. The property 
may be legally accesses via Powel Road because an access easement has been filed to allow such 
Assess.  

Most of the property surrounding the subject property is undeveloped. Little Blue Parkway runs 
nearby the property to the east. North of the subject property is the MCC-Blue River’s CDL Driving 
Course. 

Consistency with Independence for All, Strategic Plan:  
Recategorizing this property to industrial is consistent with the Independence for All, Strategic Plan. 
One of the objectives of the plan is to grow business and industry.  Recategorizing the property from 
industrial uses will allow Novus Power Products and other local manufacturers to continue to grow 
and operate within our community. 

Comprehensive Plan Guiding Land Use Principles: 
The Comprehensive plan currently envisions the future land use of this property to be Civic/Public. 
This was likely put in place when the property was owned and used by the Little Blue Valley Sewer 
District. Now that they have sold the property this future use is unlikely to occur. 
 
The proposed land use designation change to industrial is appropriate given the nearby uses along 
with the Eastgate Commerce Center under construction.  
 
 
 
EXHIBIT 
Comprehensive Plan 
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 MEETING DATE: September 10, 2024 STAFF: Gabe Glaser, Planner 

PROJECT NAME: Ms. Thrasher Rezoning 

CASE NUMBER/REQUEST: Case 24-100-20 – Rezoning – 9300 E. 9th Street S – A request by Janet Thrasher 
to rezone the property from R-30/PUD (High Density Residen�al/Planned Unit 
Development) to R-6 (Single Family Residen�al).    

 APPLICANTS/OWNERS: Janet Thrasher 

PROPERTY ADDRESS:  9300 E 9th St S, Independence, Mo 64053 

APPLICANTS/OWNER’S ADDRESS: 108 Craig Way, Los Gatos, Ca 95032 

SURROUNDING ZONING/LAND USE:  
North: R-30 (High Density Residen�al) / Vacant Land 
South: R-12 (Two-Family Residen�al) / Single Family Residence 
East: R-30 (High Density Residen�al) / Single Family Residence  
West: R-12 (Two-Family Residen�al) / Single Family Residence 
PUBLIC NOTICE 

• Leters to property owners within 185 feet – August 20, 2024 
• Public No�ce published in the Independence Examiner – August 24, 2024 
• Sign posted on property – August 23, 2024 

FURTHER ACTION: 
Following ac�on by the Planning Commission, this rezoning request is scheduled for first reading by 
the City Council on October 7, 2024, and the public hearing/second reading on October 21, 2024. 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request.  

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION: A request by the property owner, Janet Thrasher, to rezone the subject 
property from R-30 (High Density Residen�al) to R-6 (Single-Family Residen�al).   

Current Zoning: R-30 (High Density Residen�al) Proposed Zoning: R-6 (Single Family Residen�al 
Prior to 2009: R-4 (High Density Residen�al) Prior to 1980: R-4 (Apartments) 
Current Use: Single-Family Residence  
Former Use: Single-Family Residence Proposed Use: Single-Family Residence 
Lot Size: 5,109 Sq, Ft. Building Square Footage: 1,122 Sq. Ft. 

  

Page 26 of 158



Planning Commission  
Staff Report 

 

 
 

Page 2 
 

 

PROPOSAL: 
The applicants seek to rezone the property at 9300 E. 9th St S from R-30 (High Density Residen�al) to R-
6 (Single-Family Residen�al) so they can sell the property without any issues.  

PROPERTY HISTORY: 
This property is part of Lot 13 of the Evanston Park subdivision, which was recorded in December of 
1885.  At the �me, the Evanston Park subdivision was not within the City of Independence. The 
addi�on was annexed into the city in 1961.  In 1965, it was zoned R-4 (Apartments).  In 1980 the zoning 
was updated to R-4 (High Density Residen�al).  With the adop�on of the UDO in 2009, this designa�on 
was updated to R-30.  

PHYSICAL CHARACTERISTICS OF THE PROPERTY: 
The property is 50’ wide and 100’ deep. The property is 5,109 sq. �. in total. It is a corner lot situated 
off Oxford Ave and 9th St. Both streets are dead ends.  

As per Jackson County records, the house was constructed in 1940. The house is 1,122 sq. � and 
features a front porch with stone supports, a side deck, beige siding and a metal roof.  

CHARACTERISTICS OF THE AREA: 
The property is located to the West of Winner Rd and to the South of US 24 Hwy. It is located in a 
primarily single-family neighborhood. Across Brookside Ave to the West is the Mt. Washington 
cemetery. 
 
ANALYSIS 
Consistency with Independence for All, Strategic Plan: 
Rezoning this property is consistent with the Independence for All, Strategic Plan. One of the objec�ves 
of the plan is to “stabilize and revitalize neighborhoods.”  This rezoning would bring the property into 
conformance with the UDO. 

Comprehensive Plan Guiding Land Use Principles: 
The Comprehensive Plan envisions the future land use of this property and the surrounding area to be 
Residen�al Neighborhoods. This rezoning fits this classifica�on.  

Zoning: 
Sec�on 14-300-02 of the Unified Development Ordinance (UDO) outlines the purpose of 
Independence’s zoning districts by sta�ng that they “are intended to create, maintain, and promote a 
variety of housing opportuni�es for individual households and to maintain the desired physical 
character of exis�ng neighborhoods.” By rezoning this property to R-6 (Single-Family Residen�al), the 
zoning will match the structure’s design and nearby single-family uses. 

Historic and Archeological Sites: 
There are no apparent historic or archeological sites located on this property. 

Public U�li�es: 
All u�li�es are present in on the property. 
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CIP Investments: 
Currently there are no CIP investments along US 24 Highway; however, MoDOT has planned 
improvements envisioned. 

REVIEW CRITERIA 
Recommenda�ons and decisions on rezoning applica�ons must be based on considera�on of all the 
following criteria: 

1. Conformance of the requested zoning with the comprehensive plan. 
The Comprehensive Plan envisions this area to be Residential Established Neighborhoods. 

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans in 
which the property is located or abuts. 
This property is not located within any subarea plan area.   

3. The compa�bility of the proposed zoning with the zoning and use of the nearby property, 
including any overlay zoning. 
The property is located within a single-family residential neighborhood. Rezoning this property 
to R-6 would ensure compatibility with the existing neighborhood. R-30 zoning districts do not 
allow for single family detached houses to be developed. This property is in a legal 
nonconforming use status.  

4. The compa�bility of the proposed zoning and allowed uses with the character of the 
neighborhood. 
The property is located within a single-family residential neighborhood. Rezoning this property 
to R-6 would ensure compatibility with the existing neighborhood. 

5. The suitability of the subject property for the uses to which it has been restricted under the 
exis�ng zoning regula�ons. 
With the current zoning in place, the existing single-family home is nonconforming. By rezoning 
the property to R-6, the property will conform with the permitted uses of the City’s Development 
Code and the owner will be able to sell it without any issues. 

6. The length of �me the subject property has remained vacant as zoned. 
The utilities of this property were transferred to the owner’s name in February of 2024, 
indicating that this property has been vacant for 6 months.  

7. The extent of which approving the rezoning will detrimentally affect nearby proper�es. 
Rezoning this property to R-6 will not have a detrimental effect on the nearby properties. This is 
because the residential use will be consistent with surrounding properties. 

8. The gain, if any, to the public health, safety, and welfare due to denial of the applica�on, as 
compared to the hardship imposed upon the landowner, if any, because of denial of the 
applica�on. 
Denial of this zoning will inhibit the ability of the applicant to sell the property as they intend.   

9.  
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EXHIBITS:  

1. Narra�ve 
2. Applica�on 
3. No�fica�on Leter 
4. Mailing List 
5. No�ce Area Map 
6. Affidavit 
7. Comp Plan Map 
8. Zoning Map 
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Notification Area Address Property Owner Property Owner Address
811 S BROOKSIDE AVE MEASURE TWICE HOME INVESTMENTS LLC 1130 E ELLSWORTH AVE DENVER, CO 80209
907 S BROOKSIDE AVE BRADY CHRISTOPHER M 907 S BROOKSIDE INDEPENDENCE, MO 64053
9315 E 9TH ST S HUFF MICHAEL J 16501 E GEORGE FRANKLYN DR INDEPENDENCE, MO 64055
818 S GLENWOOD AVE HARVES ERIC NEAL 812 S GLENWOOD INDEPENDENCE, MO 64053
820 S GLENWOOD AVE GARNETT JEREMIAH L & MARION 820 S GLENWOOD AVE INDEPENDENCE, MO 64053
807 S BROOKSIDE AVE MCCAFFERY BRIAN 5132 SKY LAKE DR PLANO, TX 75093
836 S OXFORD AVE WILKIN AUSTIN KYLE THOMAS 836 S OXFORD AVE INDEPENDENCE, MO 64053
805 S BROOKSIDE AVE HUGHES FRED JEWELL 805 S BROOKSIDE INDEPENDENCE, MO 64053
840 S OXFORD AVE MALDONADO EDGAR E | GUZMAN VANESSA 840 S OXFORD AVE INDEPENDENCE, MO 64053
9300 E 9TH ST S THRASHER JANET 108 CRAIG WAY LOS GATOS, CA 95032
800 S OXFORD AVE EDITH J SISK TRUST 11/05/1993 28611 E 24 HWY BUCKNER, MO 64016
830 S OXFORD AVE HUGHES FRED JEWELL 805 S BROOKSIDE INDEPENDENCE, MO 64053
916 S GLENWOOD AVE ALLISON LESLIE A 918 S GLENWOOD AVENUE INDEPENDENCE, MO 64053
905 S BROOKSIDE AVE BRADY CHRISTOPHER M 907 S BROOKSIDE INDEPENDENCE, MO 64053
9309 E 9TH ST S PEDERSEN KENT I & CHARI A 9309 E 9TH INDEPENDENCE, MO 64053
842 S OXFORD AVE ELLIS ASHLEY N 11071 E WESTPORT RD INDEPENDENCE, MO 64052
9306 E 9TH ST S CONLEY LASHAUNDRA D 9306 E 9TH ST S INDEPENDENCE, MO 64053
801 S OXFORD AVE CITY OF INDEPENDENCE 111 E MAPLE AVE INDEPENDENCE, MO 64050
9305 E 9TH ST S IRA CLUB FBO DANIEL FRASER IRA 1001592 67 E MADISON ST #1510 CHICAGO, IL 60603
809 S BROOKSIDE AVE 809 S BROOKSIDE LLC 8107 LEAH CT WILLIAMSVILLE, NY 14221
9311 E 9TH ST S KORUS DAN & DIANE 303 SPRUCE ST YANKTON, SD 57078
NO ADDRESS ASSIGNED BY CITY HARVES MARY 812 S GLENWOOD INDEPENDENCE, MO 64053
9310 E 9TH ST S 9310 E 9TH ST S LLC 6915 N CLASSEN BLVD OKLAHOMA CITY, OK 73116
812 S GLENWOOD AVE HARVES ERIC NEAL 812 S GLENWOOD INDEPENDENCE, MO 64053
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9300 E 9th St S

Streets

Collector

Local

Parcels

Proposed Land Use (Comp Plan)

Residential Neighborhoods

Parks

City Limits

8/29/2024, 5:25:02 PM

Microsoft, Esri, TomTom, Garmin, SafeGraph, GeoTechnologies, Inc, METI/NASA, USGS, EPA, NPS, US Census Bureau, USDA, USFWS | Nearmap | Comm Dev | FEMA | City of Independence Water Pollution Control in conjunction with the Technology Services GIS Department | Bill Reynolds | Bill Reynolds
Mike Winkler

J ff C | MARC P bli S f t P MARC GIS Th iti d ti i i th MARC i | J k C t t d d i t i d |

0 0.015 0.030.0075 mi

0 0.03 0.060.015 km

1:1,128
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9300 E 9th St S
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Collector

Local
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Zoning District

R-12

R-30/PUD

City Limits

8/29/2024, 5:23:58 PM

Microsoft, Esri, TomTom, Garmin, SafeGraph, GeoTechnologies, Inc, METI/NASA, USGS, EPA, NPS, US Census Bureau, USDA, USFWS | Nearmap | Comm Dev | FEMA | City of Independence Water Pollution Control in conjunction with the Technology Services GIS Department | Bill Reynolds | Bill Reynolds
Mike Winkler
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0 0.015 0.030.0075 mi

0 0.03 0.060.015 km

1:1,128
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 MEETING DATE: September 10, 2024 STAFF: Gabe Glaser, Planner 

PROJECT NAME: Brandon Fryer Rezoning South Ave  

CASE NUMBER/REQUEST: Case 24-100-22 – Rezoning – 1235 & 1239 W. South St – A request by Brandon 
Fryer to rezone the proper�es from I-1 (Industrial) to R-6 (Single Family 
Residen�al).    

 APPLICANTS/OWNERS: Brandon Fryer 

PROPERTY ADDRESSES:  1239 W South Ave, Independence, Mo 64050 

 1235 W South Ave, Independence, Mo 64050 

APPLICANTS/OWNER’S ADDRESS: 6601 Harvard Ave, Raytown, Mo 64133 
SURROUNDING ZONING/LAND USE:  
North: C-1 (Neighborhood Commercial) / Small Box Discount Store 
South: I-1 (Industrial) / Railroad 
East: I-1(Industrial) / City of Independence Stormwater Deten�on Basin 
West: I-1 (Industrial) / General Auto Repair 
PUBLIC NOTICE 

• Leters to property owners within 185 feet – August 23, 2024 
• Public No�ce published in the Independence Examiner – August 24, 2024 
• Sign posted on property – August 23, 2024 

FURTHER ACTION: 
Following ac�on by the Planning Commission, this rezoning request is scheduled for first reading by 
the City Council on October 7, 2024, and the public hearing/second reading on October 21, 2024. 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request.  

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION: A request by the property owner, Brandon Fryer, to rezone the subject 
proper�es from I-1 (Industrial) to R-6 (Single-Family Residen�al).   

Current Zoning: I-1 (Industrial) Proposed Zoning: R-6 (Single Family 
Residen�al 

Prior to 2009: M-1 (Industrial) Prior to 1980: M-1 (Light Manufacturing) 
Current Use: Single-Family Residence  
Former Use: Single-Family Residence Proposed Use: Single-Family Residence 
Size of Combined Lots: 12,117 Sq. Ft. Building Square Footage: 1,920 Sq. Ft. 
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PROPOSAL: 
The applicant seeks to rezone the proper�es at 1235 W South Ave and 1239 W South Ave from I-1 
(Industrial) to R-6 (Single-Family Residen�al). The applicant seeks this rezoning for future transfers of 
ownership. They wish to sell the property, in the future, as single-family property.   

PROPERTY HISTORY: 
These proper�es are both part of Lot 1 Block 9 of the South Side Addi�on No. 2 subdivision recorded in 
December of 1883.  By the �me it was plated, the South Side Addi�on No. 2 subdivision was already 
within Independence City limits--the area had been annexed into the City in 1851. Over �me, por�ons 
of Lot 1 were sold as separate parcels defined by separate legal descrip�ons outlined in property deeds 
recorded as part of their ownership transfers.  

A garage was constructed on the West 28’ of Lot 1 (1003 S Crysler Ave). Real estate sales records 
indicate the garage was constructed in 1926, but Jackson County property records do not corroborate 
this. The garage on the West 28’ of Lot 1 is currently leased out to a general automo�ve repair shop 
and is not a part of this applica�on for a rezoning. 

A residen�al house was constructed on the parcel directly abu�ng the garage at 1239 W South Ave. 
Real estate records indicate this house was constructed in 1954. Again, Jackson County records cannot 
corroborate this informa�on.  

Although the East 40’ of Lot 1 (1235 W South Ave) had been sold as a separate tax parcel, the parcel 
fell into a state of abeyance and was acquired by the Land Trust of Jackson County in 2002. 
Subsequently, in February of 2023, the applicant acquired this por�on of Lot 1 from the Land Trust of 
Jackson County. All three tax parcels that make up this plated lot are under common ownership. 

PHYSICAL CHARACTERISTICS OF THE PROPERTY: 
The two subject proper�es have a combined street frontage in the amount of 110’. The rear property 
line on the South side follows a right-of-way dedicated to the Kansas City Southern Railway traveling 
generally Southeast. The combined area of the proper�es is 12,117 sq. �.  

No separate detached house can be constructed at 1235 W South Ave. because these two parcels are a 
part of one single lot (Lot 1 Block 9), Addi�onally, there is not enough street frontage between these 
two parcels, 1239 and 1235 W South Ave, to create two separate lots. Staff recommends these two 
parcels be re-plated in to one lot to ensure the most viability for redevelopment. 

CHARACTERISTICS OF THE AREA: 
The property is located to the North of 23rd St on the East side of Crysler Ave. To the West, directly 
abu�ng the subject proper�es, is a garage engaged in general automo�ve repair. Across Crysler Ave is 
an industrial lot containing a licensed construc�on company and machine shop. To the Southwest, 
across Crysler Ave is the City of Independence Central Garage that services and stores City vehicles and 
equipment.  To the South of the subject proper�es is the Kansas City Southern Railway running 
generally Southeast. East of the subject proper�es is a regional deten�on basin ~6.5 acres in size. To 
the North and East (beyond the deten�on basin) of the subject proper�es contains single-family 
residences of similar character to the subject proper�es. The area in which the subject proper�es lie 
varies greatly in zoning district and use.  
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ANALYSIS 
Consistency with Independence for All, Strategic Plan: 
Rezoning this property is consistent with the Independence for All, Strategic Plan. One of the objec�ves 
of the plan is to “stabilize and revitalize neighborhoods.” 

Comprehensive Plan Guiding Land Use Principles: 
The Comprehensive Plan envisions the future land use of this property and the surrounding area to be 
Residen�al Neighborhoods. 

Zoning: 
Sec�on 14-300-02 of the Unified Development Ordinance (UDO) outlines the purpose of 
Independence’s zoning districts by sta�ng that they “are intended to create, maintain, and promote a 
variety of housing opportuni�es for individual households and to maintain the desired physical 
character of exis�ng neighborhoods.” By rezoning this property to R-6 (Single-Family Residen�al), the 
zoning will match the structure’s design and nearby single-family uses. 

Historic and Archeological Sites: 
There are no apparent historic or archeological sites located on this property. 

Public U�li�es: 
All u�li�es are present in on the property. 
CIP Investments: 
Currently there are no CIP investments in the general vicinity.  

REVIEW CRITERIA 
Recommenda�ons and decisions on rezoning applica�ons must be based on considera�on of all the 
following criteria: 

1. Conformance of the requested zoning with the comprehensive plan. 
The Comprehensive Plan envisions this area to be Residential Established Neighborhoods. 

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans in 
which the property is located or abuts. 
This property is not located within any subarea plan area.   

3. The compa�bility of the proposed zoning with the zoning and use of the nearby property, 
including any overlay zoning. 
Properties to the North and East are zoned R-12 but primarily contain single-family residences. 
Although to the West and South are predominantly commercial/industrial uses, rezoning this 
property to R-6 would be compatible with the neighboring residential properties.  

4. The compa�bility of the proposed zoning and allowed uses with the character of the 
neighborhood. 
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Although the properties are in an area with varied zoning districts, the subject properties contain 
an existing single-family residence. The proposed rezoning would match the character of the 
neighborhood 

5. The suitability of the subject property for the uses to which it has been restricted under the 
exis�ng zoning regula�ons. 
With the current zoning in place, the existing single-family home is nonconforming. By rezoning 
the property to R-6, the property will conform with the permitted uses of the city’s UDO and the 
owner will be able to sell it without any issues. 

6. The length of �me the subject property has remained vacant as zoned. 
As of February 2024 utilities were disconnected to the house at 1239 W South Ave. This would 
indicate that the property has been vacant since at least that time. To staffs’ knowledge this 
house is not currently occupied. 

7. The extent of which approving the rezoning will detrimentally affect nearby proper�es. 
Rezoning this property to R-6 will not have a detrimental effect on the nearby properties. This is 
because the residential use will be consistent with surrounding properties. 

8. The gain, if any, to the public health, safety, and welfare due to denial of the applica�on, as 
compared to the hardship imposed upon the landowner, if any, because of denial of the 
applica�on. 
Denial of this zoning will inhibit the ability of the applicant to sell the property as they intend.   

9.  
 

EXHIBITS: 

1. Narra�ve 
2. Applica�on 
3. No�fica�on Leter 
4. Mailing List 
5. No�fica�on Area Map 
6. Affidavit 
7. No�ce Area Map 
8. Comp Plan Map 
9. Zoning Map 
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Notification Area Address Property Owner Owner Address
1405 W SOUTH AVE RISING REALTY LLC 1206 NW BAYTREE DR GRAIN VALLEY, MO 64029
1224 W SOUTH AVE ROBINSON CORTEZ 1224 W SOUTH AVE INDEPENDENCE, MO 64052
1000 S CRYSLER AVE RISING REALTY LLC 1206 NW BAYTREE DR GRAIN VALLEY, MO 64029
NO ADDRESS ASSIGNED BY CITY CITY OF INDEPENDENCE 111 E MAPLE AVE INDEPENDENCE, MO 64050
1233 W SOUTH AVE CITY OF INDEPENDENCE 111 E MAPLE AVE INDEPENDENCE, MO 64050
1029 S CRYSLER AVE CRYSLER LLC 1029 S CRYSLER AVE INDEPENDENCE, MO 64050
1003 S CRYSLER AVE NATIONS KENNETH E & SHERRY K 1239 W SOUTH AVE INDEPENDENCE, MO 64050
1239 W SOUTH AVE FRYER BRANDON J 6601 HARVARD AVE KANSAS CITY, MO 64133
1220 W SOUTH AVE HORN MARVIN D & FINLEY DANIELLE 1223 W SEA AVE INDEPENDENCE, MO 64052
1226 W SOUTH AVE APPEL LORETTA S-TRUSTEE 17211 BENNER PL ENCINO, CA 91316
1235 W SOUTH AVE FRYER BRANDON J 6601 HARVARD AVE RAYTOWN, MO 64133
909 S CRYSLER AVE APPEL LORETTA S-TRUSTEE 17211 BENNER PL ENCINO, CA 91316
914 S CRYSLER AVE ADAMS ROBERT MCKINLEY 9386 MOUNT TABOR ODESSA, MO 64076
1221 W SOUTH AVE CITY OF INDEPENDENCE 111 E MAPLE AVE INDEPENDENCE, MO 64050
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 MEETING DATE: September 10, 2024 STAFF: Gabe Glaser, Planner 

PROJECT NAME: Rezone from I-1 (Industrial) to R-6 (Single-Family Residen�al) 

CASE NUMBER/REQUEST: Case 24-100-23 – Rezoning – 11301 & 11303 E. Truman Road & 11300 E. Aaron 
Lane - A request by Brandon Fryer to rezone the proper�es from I-1 (Industrial) to C-
2 (General Commercial).    

 APPLICANTS/OWNERS: Brandon Fryer 

PROPERTY ADDRESSES:  11301 E Truman Rd, Independence, MO 64052 

 11303 E Truman Rd, Independence, MO 64052 
11300 E Aaron Ln, Independence, MO 64052 

APPLICANTS/OWNER’S ADDRESS: 6601 Harvard Ave, Raytown, Mo 64133 
SURROUNDING ZONING/LAND USE:  
North: C-2 (General Commercial) / Auto Parts – Retail Sales 
South: I-1 (Industrial) / Single Family Residen�al 
East: R-12(Two-Family Residen�al) / Single-Family Residence 
West: C-2 (General Commercial) / Convenience Store with Gas Sales 
PUBLIC NOTICE 

• Leters to property owners within 185 feet – August 23, 2024 
• Public No�ce published in the Independence Examiner – August 24, 2024 
• Sign posted on property – August 23, 2024 

FURTHER ACTION: 
Following ac�on by the Planning Commission, this rezoning request is scheduled for first reading by the 
City Council on October 7, 2024, and the public hearing/second reading on October 21, 2024. 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request.  

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION: A request by the property owner, Brandon Fryer, to rezone the subject 
proper�es from I-1 (Industrial) to C-2 (General Commercial).   

Current Zoning: I-1 (Industrial) Proposed Zoning: C-2 (General Commercial) 
Prior to 2009: M-1 (Industrial) Prior to 1980: M-1 (Light Manufacturing) 
Current Use: Vacant  
Former Use: General Auto Repair Proposed Use: General Commercial Use 
Size of Combined Lots: 8,802 Sq. Ft. Building Square Footage: 1,170 Sq. Ft. 
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PROPOSAL: 
The applicant seeks to rezone the proper�es at 11303 & 11301 E Truman Rd and 11300 E Aaron Ln 
from I-1 (Industrial) to C-2 (General Commercial). The applicant seeks this rezoning to lease this 
property out to prospec�ve tenants and for redevelopment opportuni�es. Lot and building standards 
for proper�es in an I-1 zoning district are more restric�ve than proper�es in a C-2 district. The 
applicant seeks to “down zone” these proper�es in the hopes of making them more viable for 
prospec�ve tenants/buyers and/or redevelopment.   

PROPERTY HISTORY: 
These two proper�es are located on two separate lots—Lots 3 (11300 E Aaron Ln) and 2 (11303 E 
Truman Rd including address 11301 E Truman Rd)—part of the Pleasant View subdivision plated in 
1927. Before then, this property was a part of a larger subdivision—Carpenter Estate—plated in 1908. 
The Pleasant View subdivision was annexed into the City of Independence in 1948. From the �me 
Independence adopted its Development Code, these proper�es have maintained an industrial zoning 
classifica�on.  

PHYSICAL CHARACTERISTICS OF THE PROPERTY: 
Both Lots 3 and 2 are equal in size—45’ wide x 100’ deep. A commercial structure on Lot 2 s�ll exists 
today. The structure on Lot 2 is one-story with a basement level accessible in the rear from Aaron Ln. 
The property has street access from both Truman Rd and Aaron Ln. Real estate records indicate that 
this structure was built in 1928. It features a brick façade with parapet.  

Lot 3 remains vacant a�er the previously exis�ng commercial building and residence were demolished 
in late 2019. 

Any development of these proper�es will require improvements to the current parking and loading 
facili�es. Due to the proper�es’ proximity to a residen�al district and their rela�vely smaller size, staff 
recommends combining these two lots in to one. Combining these two lots into one would make these 
proper�es more viable for redevelopment.  

CHARACTERISTICS OF THE AREA: 
These proper�es are located at the Southeast corner of Truman Rd and Crisp Ave. The proper�es sit 
along a commercial corridor and abut a residen�al neighborhood to the South. This building is one of 
the older structures along this sec�on of the commercial corridor.  
 
ANALYSIS 
Consistency with Independence for All, Strategic Plan: 
Rezoning this property is consistent with the Independence for All, Strategic Plan. Objec�ves of the plan 
include, “atract and retain quality employers” and, “grow business and industry.”  

Comprehensive Plan Guiding Land Use Principles: 
The Comprehensive Plan envisions the future land use of this property and the surrounding area to be 
Residen�al Neighborhoods. 

Zoning: 
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As per City Code 14-301-02-D. C-2 District. The C-2 district is primarily intended to accommodate 
community- and region-serving retail sales and services. By rezoning these proper�es to C-2, the 
district will match the uses of the neighboring commercial proper�es across Crisp Ave and Truman Rd. 
Addi�onally, C-2 zoning districts are intended to serve surrounding neighborhoods increasing the 
livability of the area.  

Historic and Archeological Sites: 
There are no apparent historic or archeological sites located on this property. 

Public U�li�es: 
All u�li�es are present in on the property. 
CIP Investments: 
Currently there appears to be no CIP investments indicated for this area. 

REVIEW CRITERIA 
Recommenda�ons and decisions on rezoning applica�ons must be based on considera�on of all the 
following criteria: 

1. Conformance of the requested zoning with the comprehensive plan. 
The Comprehensive Plan envisions this area to be Residential Established Neighborhoods. 

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans in 
which the property is located or abuts. 
This property is not located within any subarea plan area.   

3. The compa�bility of the proposed zoning with the zoning and use of the nearby property, 
including any overlay zoning. 
Properties to the North and West are zoned C-2 and engage in retail sales and services for the 
community.  

4. The compa�bility of the proposed zoning and allowed uses with the character of the 
neighborhood. 
This rezoning is compatible with the surrounding commercial properties in the area.  

5. The suitability of the subject property for the uses to which it has been restricted under the 
exis�ng zoning regula�ons. 
Rezoning this property to C-2 will make these properties more viable for redevelopment, as the 
current I-1 zoning imposes more stringent lot and building standards. 

6. The length of �me the subject property has remained vacant as zoned. 
Lot 3 has remained a vacant parcel of land since the commercial and residential buildings were 
demolished in 2019.  

Lot 2 has remained vacant for several years now. Although applications for a business license 
have been submitted, no applicant has been issued a valid Independence business license.  

7. The extent of which approving the rezoning will detrimentally affect nearby proper�es. 
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Rezoning this property to C-2 will not have a detrimental effect on the nearby properties. This is 
because the commercial use will be consistent with the surrounding commercial properties and 
support the neighboring residences.  

8. The gain, if any, to the public health, safety, and welfare due to denial of the applica�on, as 
compared to the hardship imposed upon the landowner, if any, because of denial of the 
applica�on. 
Denial of this zoning will inhibit the ability of the applicant to lease/sell the property to 
prospective active businesses. Denying this rezoning will likely result in the continued vacancy 
of these properties. 

9.  
 

EXHIBITS: 

1. Narra�ve 
2. Applica�on 
3. No�fica�on Leter 
4. Mailing List 
5. No�fica�on Area Map 
6. Affidavit 
7. Aerial Image 
8. Comp Plan Map 
9. Zoning Map 
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Property Address Property Owner Owner Address
11308 E AARON LN NELSON BUTCH O 11308 AARON LN INDEPENDENCE, MO 64052
11300 E AARON LN FRYER BRANDON J 6601 HARVARD AVE KANSAS CITY, MO 64133
11307 E AARON LN BARNS TIMOTHY 1501 S BUCKNER TARSNEY RD BUCKNER, MO 64016
11323 E TRUMAN RD RYANS LLC 10800 E WINNER RD INDEPENDENCE, MO 64052
11200 E TRUMAN RD SINGH JAPNIK 2232 WABASH CIR SPARKS, NV 89434
1229 S CRISP AVE MENJIVAR CARLOS EDUARDO & ABREGO SORIANO IRIS SUYAPA 4826 CR 513 STEPHENVILLE, TX 76401
11320 E TRUMAN RD SWOPE HEALTH SERVICES 3801 BLUE PARKWAY KANSAS CITY, MO 64130
11201 E TRUMAN RD WEST PALM REAL ESTATE MANAGEMENT LLC 125 BRAZILIAN AVE PALM BEACH, FL 33480
11305 E AARON LN LOPEZ JOEL A VILLATORO 2315 NORTHERN AVE KANSAS CITY, MO 64127
11303 E TRUMAN RD FRYER BRANDON 16518 E MECHANIC INDEPENDENCE, MO 64050
11309 E AARON LN DIZDAREVIC ALMINA 11309 AARON LN INDEPENDENCE, MO 64052
11206 E TRUMAN RD AUTOZONE INC P O BOX 2198 DEPT 8088 MEMPHIS, TN 38101-2198
11321 E TRUMAN RD RYANS LLC 10800 E WINNER RD INDEPENDENCE, MO 64052
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 MEETING DATE: September 10, 2024 STAFF: Brian Harker, Senior Planner 

PROJECT NAME: Rezone from I-1 (Industrial) to C-3 (Service Commercial) 

CASE NUMBER/REQUEST: Case 24-100-18 – Rezoning – 12800 (aka 13000) E. Kentucky Road – A 
request by Jim Gamble to rezone the subject property from I-1 
(Industrial) to C-3 (Service Commercial).    

 APPLICANT:           Jim Gamble 
OWNER:                 Rick Wilson 

 

PROPERTY ADDRESS:  
APPLICANTS ADDRESS: 

12880 (aka 13000) E. Kentucky Road 
3500 S. Mize Ridge Court, MO 64054 

SURROUNDING ZONING/LAND USE:  
 North: City of Sugar Creek…remainder of the asphalt paving business property 
 South: R-6 (Single-Family Residen�al)…single-family residences 

 East: 
West: 

R-6 (Single-Family Residen�al)…single-family Residences 
City of Sugar Creek…VFW Post 3976 

PUBLIC NOTICE 
• Leters to property owners within 185 feet – August 20, 2024 
• Public No�ce published in the Independence Examiner – August 24, 2024 
• Sign posted on property – August 23, 2024 

FURTHER ACTION: 

 

Following ac�on by the Planning Commission, this rezoning request is scheduled for first reading 
by the City Council on October 7, 2024, and the public hearing/second reading on October 21, 
2024. 

RECOMMENDATION 

Staff does not recommend approval of this rezoning request.  

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION: A request by Jim Gamble to rezone the property from I-1 (industrial) to C-3 
(Service Commercial). 

Current Zoning: I-1 (Industrial) Proposed Zoning: C-3 (Service Commercial) 
 

 

Prior to 2019: The I-1 (Industrial) zoning was R-6 
(Single-Family Residen�al)  

Prior to 2009: The R-6 (Single-Family Residen�al) 
zoning was R-1b (Single-Family Residen�al) 
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Prior to 1980: The R-1b (Single-Family 
Residen�al) zoning was R-6 (Single-Family 
Residen�al) 

Current Use: entrance to an industrial use Proposed Use: commercial users  
Lot Acreage: 1.23-acres  

PROPOSAL: 
The applicant seeks to rezone the property at 12880 (aka 13000) E. Kentucky Road from I-1 
(Industrial) to C-3 (Service Commercial) so the lot can be configured for a commercial building. 
Service Commercial would allow the construc�on of a new building on the property that would 
contain a series of business rental units with basement spaces below.  The owner’s intent is to take 
an exis�ng vacant property and create a structure to house a series of new commercial businesses. 
The Service Commercial C-3 zoning district is intended to house heavier commercial ac�vi�es and 
limited warehousing and manufacturing opera�ons. 

PROPERTY HISTORY: 
The unplated tract of land was annexed into the city in 1919.  In 1965, it was zoned R-1 (Single-
Family Residen�al).  In 1980 the zoning was updated to be R-1b (Single-Family Residen�al).  With the 
crea�on of the UDO in 2009, the property was relabeled R-6 (Single-Family Residen�al).  In 2019, the 
applicant rezoned the property to I-1 (Industrial) to provide a truck entrance off-of Kentucky Road to 
access the industrial use on the northern por�on of the property. 

PHYSICAL CHARACTERISTICS OF THE PROPERTY: 
The Independence por�on of the property is a paved truck-entrance and a grassy lawn area.  The 
structures and stored equipment and vehicles for the opera�on are on the Sugar Creek por�on of the 
property.  The undeveloped lawn area is where a proposed structure would be constructed that 
would house “Service Commercial” uses. 

CHARACTERISTICS OF THE AREA: 
The area is largely single-family residen�al in nature, although the property to the west is the site of 
a VFW Post.  Further, the City’s Comprehensive Plan envisions residen�al uses for the area.   
 

 

ANALYSIS 
Consistency with Independence for All, Strategic Plan: 
Rezoning this property could be consistent with the Independence for All, Strategic Plan by growing 
business and industries. 

Comprehensive Plan Guiding Land Use Principles: 
The Comprehensive Plan envisions the future land use of this property and the surrounding area to 
be Residen�al Neighborhoods. 
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Zoning: 
The proposed zoning of C-3 (Service Commercial) allows for contractor services, day labor, religious 
assembly, warehousing, veterinary services, wholesaling, and manufacturing, but also permits uses not 
allowed in I-1 districts like, vehicle sales, retail sales, medical uses, restaurants and bars, schools and 
outdoor recreation activities (which can be significant traffic generators). 

Historic and Archeological Sites: 
There are no apparent historic or archeological sites located on this property. 

Public U�li�es: 
All u�li�es are present on the property. 

Access and Parking: 
Access to the proposed commercial structure would be off-of Kentucky Road as well as from the 
exis�ng driveway northeast of the proposed building.  The south entrance would access the north 
parking lot and the building’s upper floor.  The northeast entrance would access the lower parking lot 
and the new building’s basement. 

Landscaping: 
A landscaping plan per Code would be needed if built. 

Non-Residen�al Design Requirements: 
A new building on this lot would need to meet the non-residen�al design requirements per Code. 

CIP Investments: 
Currently there are no CIP investments along US 24 Highway; however, MoDOT has planned 
improvements envisioned. 

REVIEW CRITERIA 
Recommenda�ons and decisions on rezoning applica�ons must be based on considera�on of all the 
following criteria: 

1. Conformance of the requested zoning with the comprehensive plan. 
The Comprehensive Plan envisions this area to be Residential Neighborhoods. 

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans in 
which the property is located or abuts. 
This property is not located within any subarea plan area.   

3. The compa�bility of the proposed zoning with the zoning and use of the nearby property, 
including any overlay zoning. 
The proposed C-3 zoning is not compatible with the surrounding single-family residential uses 
along the Kentucky Road corridor. The Industrial zoning was allowed to provide truck access to 
the industrial zoned business to the north within Sugar Creek. In this case, downzoning could 
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allow uses that generate more traffic to this area almost entirely residential on the south side of 
E. Kentucky Road.   

4. The compa�bility of the proposed zoning and allowed uses with the character of the 
neighborhood. 
The proposed C-3 zoning and uses are not in character with the Independence properties south 
and east of this site which are established single-family homes. 

5. The suitability of the subject property for the uses to which it has been restricted under the 
exis�ng zoning regula�ons. 
If not for the industrial use entrance encroaching into Independence, the best zoning and use 
for this site would have been single-family residen�al. 

6. The length of �me the subject property has remained vacant as zoned. 
Other than the truck entrance, the property has been vacant for many years. 

7. The extent of which approving the rezoning will detrimentally affect nearby proper�es. 
Rezoning this property to C-3 could cause detrimental effects on the nearby properties. This is 
because a myriad of Service Commercial uses could be impactful on nearby residential 
neighborhoods. 

8. The gain, if any, to the public health, safety, and welfare due to denial of the applica�on, as 
compared to the hardship imposed upon the landowner, if any, because of denial of the 
applica�on. 
Denial of this zoning will inhibit the ability of the applicant to use the lawn along the frontage 
for small tenant spaces. 
 
 

9.  
EXHIBITS 

1. Narra�ve 
2. Applica�on 
3. No�fica�on Leter 
4. Mailing List 
5. No�ce Area Map 
6. Affidavit 
7. Rezoning map 
8. Proposed Building 
9. Comp Plan Map 
10. Zoning Map 
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Notification Area Address Owner Address
3907 N UNION ST RHF PROPERTIES LLC 6220 EVEREST CT RENO, NV 89523
12804 E KENTUCKY RD SUGAR CREEK MEMORIAL POST NO 3976 12810 E KENTUCKY RD SUGAR CREEK, MO 64050
13002 KENTUCKY RD WILSON BONNIE K 13002 E KENTUCKY RD INDEPENDENCE, MO 64050
12900 KENTUCKY RD WILSON HOLDINGS LLC 12900 E KENTUCKY RD SUGAR CREEK, MO 64050
13004 E KENTUCKY RD HODGES JAMES C & DORENE E 3825 S FULLER AVE INDEPENDENCE, MO 64052
3905 N UNION ST MCBEE PROPERTIES LC 1203 E US 24 HWY INDEPENDENCE, MO 64050
3900 N DELAWARE AVE HARLESS KELLI M & JEFFREY LEE 3900 N DELAWARE INDEPENDENCE, MO 64050
3907 N UNION ST RHF PROPERTIES LLC 6220 EVEREST CT RENO, NV 89523
12804 E KENTUCKY RD SUGAR CREEK MEMORIAL POST NO 3976 12810 E KENTUCKY RD SUGAR CREEK, MO 64050
12900 KENTUCKY RD WILSON HOLDINGS LLC 12900 E KENTUCKY RD SUGAR CREEK, MO 64050
13004 E KENTUCKY RD HODGES JAMES C & DORENE E 3825 S FULLER AVE INDEPENDENCE, MO 64052
3908 N UNION ST EUGENE JASON 3908 N UNION ST SUGAR CREEK, MO 64050
3905 N DELAWARE AVE GRIFFIN GERALD D & GERALDINE G TRUSTEE 3905 N DELAWARE AVE INDEPENDENCE, MO 64050
3902 N DELAWARE AVE CIRRUS HOUSING LLC PO BOX 3338 INDEPENDENCE, MO 64055
12810 E KENTUCKY RD SUGAR CREEK MEMORIAL POST 3976 12810 E KENTUCKY INDEPENDENCE, MO 64050
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Planning Commission  
Staff Report 

 

 Page 1 

 

 MEETING DATE:   September 10, 2024 STAFF: Brian L. Harker, Senior Planner 
 

PROJECT NAME:     Jackson Place 

CASE NUMBER/REQUEST:   Case 24-100-19 – Rezoning – Jackson Drive & R.D. Mize Road – A request by 
Jim Pollard to rezone the property from C-2 (General Commercial) and R-6 
(Single Family Residential) to C-2 (General Commercial) and R-12 (Two-Family 
Residential). 

 

APPLICANT:  James Pollard 

PROPERTY LOCATION:  Southwest Corner of Jackson Drive and RD Mize Road 
 

SURROUNDING ZONING/LAND USE:   

 North: C-2 (General Commercial)…undeveloped lots 
 East: R-6 (Single-Family Residential)…single-family houses 
  C-3 (Service Commercial)…undeveloped wooded tract 
 South: R-6 (Single-Family Residential)…undeveloped tract 
 West: R-30/PUD (High Density Residential/Planned Unit 

Development)…developing subdivions 

PUBLIC NOTICE: 
 Letters to property owners –  August 15, 2024 
 Public Notice published in the Independence Examiner – August 24, 2024 
 Signs posted on property – August 23, 2024 

FURTHER ACTION: 
Following action by the Planning Commission, this rezoning request is scheduled for first 
reading by the City Council on October 7, 2024 and the public hearing/second reading on 
October 21, 2024. 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request.  

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION:  A request by James Pollard to rezone this property from C-2 (General 
Commercial) and R-6 (Single Family Residential) to C-2 (General Commercial) and R-12 (Two-Family 
Residential). 

Current Zoning: C-2 (General Commercial) and 
R-6 (Single-Family Residential) 
 

Proposed Zoning: C-2 (General 
Commercial) and R-12 
(Two-Family 
Residential) 
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Current Use: Vacant tracts   

ZONING HISTORY: 
After 2009, the residential portion of the property was labeled R-6 (Single-Family Residential). The 
C-2 (General Commercial) portion of the property was created in January of 1981. After 1980, the 
entirety of the property was zoned R-1b (Single-Family Residential).  Prior to 1980 the entirety of 
the property was zoned R-1 (Single-Family Residential). 
 
PROPOSAL:  
The applicant requests to rezone approximately 18-acres on Jackson Drive from R-6 to R-12 to 
build 33-town homes and leave a small C-2 zoned lot abutting RD Mize Road.  Each residential unit 
will have a sprinkler system and there will be a homeowners association established which will 
maintain the yards and common areas.  The townhomes will be offered for sale and priced at 
approximately $450,000 and $225,000 per side.  

PHYSICAL CHARACTERISTICS OF PROPERTY: 
The proposed development has a fairly flat topography.  The existing narrow tracts located 
northwest and southeast of an “S” curve in Jackson Drive will contain two, dead-end streets 
ending in cul-de-sacs.  Duplexes with two and four car driveways will line those streets.  Berms and 
landscaping will provide some screening from the rights-of-way.   

CHARACTERISTICS OF THE AREA: 
To the east of the properties, across Jackson Drive, set single-family houses on R-6 zoned lots.  The 
multiple-family development to the west, Arabella, has yet to be completed.  To the north and 
northeast are undeveloped tracts and a wooded lot zoned C-2 and C-3.  Undeveloped woodland 
lies along the railroad tracks to the south and is zoned R-6. 
    
ANALYSIS 

Consistency with Independence for All, Strategic Plan:  
The application is within keeping with the Measures for Success for, “Improved housing 
conditions.”  This will provide a different housing type which is identified in the Citywide Housing 
Study.   

Comprehensive Plan Tools and Policies for the Current Designation: 
The City Comprehensive Plan recommends Business Park uses for this site. The Tools and Policies 
state the need to, “Encourage locating housing near existing and developing centers of economic 
activities development.”  Staff feels residential is appropriate at this location given the 
configuration of the lot (narrow) and the adjoining residential development nearby.  

Sub-Area Plans: 
The vicinity around the lot is located within the Little Blue Valley Plan area.  Commercial and 
Industrial uses were envisioned with this plan.  

Zoning: 
The small C-2 (General Commercial) tract will become smaller.  Allowed C-2 uses include; offices, 
retail shops, hair salons, light auto repair, restaurants and various other related uses.  The proposed 
R-12 (Two-Family Residential) zoning classification allows for one or two-family dwellings and 
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various other uses (schools, churches, government facilities, cemeteries, home-based daycare, 
agriculture and others with conditions).  Currently, the property is zoned R-6 (Single-Family 
Residential) which allows for the same uses as above except for two-family homes. 

 

Platting: 
In addition to configuring the rights-of-ways and utility easements, the future commercial lot 
abutting R.D. Mize Road will contract in size, confined north of the north stream buffer.  The legal 
description of this property’s rezoning districts will need to reflect this boundary adjustment.  
(Further, we need a revised drawing labeled Preliminary Plat showing all the items required for a 
Final Plat, except addresses and signature blocks, plus all structures, improvements, berms, 
landscaping, driveways). 

Historic and Archeological Sites: 
There are no apparent historic or archeological issues with this property. 

Public Utilities: 
All utility services are adjacent to rights-of-way or nearby.  There are water and electric mains in 
the new development to the west and in RD Mize Road and Jackson Drive rights-of-way. There are 
sanitary mains in the new development to the west, in the RD Mize right-of-way and along the 
creek south of the southern tract. 

Floodplain/Stream Buffer: 
Portions of the northern and southern tracts, along the two streams crossing them, are in federal 
designated floodplains.  

There is a second-order stream located within the north tract and a third order stream located 
within the south tract.  Second-order streams shall have a minimum average buffer width of 105-
feet on each side, with streamside zone of 35-feet, a middle zone of 45-feet, and an outer zone of 
25-feet.  Third-order streams shall have a minimum average buffer width of 125-feet on each side, 
with a stream side zone of 35-feet, a middle zone of 65-feet, and an outer zone of 25-feet. 

Elevations: 
There applicant’s application indicates two styles of duplex, one to be used with the northern tract 
and another with the southern tract.  

Driveways and Sidewalks: 
Each duplex unit will have one garage, but each duplex structure will either have a two or four-car 
wide driveway creating as many as five parking spaces per unit on the side of the two street 
segments not having sidewalks and three parking spaces for some units on the sides that will have 
sidewalks.  This will help to keep street parking at a minimum. The available off street parking will 
need to meet City Code. 

Streets and Access: 
The two tract areas will be accessed by two dead-end rights-of-way squaring with Jackson Drive at 
a right angle where an existing break in the median is midway along the “S” curve. 

Landscaping: 
A berm and associated landscaping per Code will be provided in the rear yards of the lots abutting 
the Jackson Drive rights-of-way.  Responsibility and descriptions of the earth work and plantings 
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be described in the CC&R’s required to be recorded with the first Final Plat.  Further, these 
improvements will be indicated on all of the plot plans. A recorded deed restrictions or other type 
of guarantee will be necessary to prevent the required berm screening from being removed. 

 
Covenants (CC&R’s): 
A copy of the CC&R’s will be recorded with the First Final Plat. 

 
CIP Investments: 
The City does not have any capital improvements projects planned near this area. 
 
REVIEW CRITERIA 

Recommendations and decisions on rezoning applications must be based on consideration of all 
the following criteria: 

1. Conformance of the requested zoning with the Comprehensive Plan. 
The Comprehensive Plan envisions Business Park uses for the area. The Tools and Policies state 
the need to, “Encourage locating housing near existing and developing centers of economic 
activities development.”  Further, staff feels residential is appropriate at this location given the 
configuration of the lot (narrow) and the adjoining residential development nearby. 

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans in 
which the property is located or abuts. 
Prior to the adoption of the 2018 Comprehensive Plan, the lots were located within the Little 
Blue Valley Plan Area, which envisioned commercial and industrial uses in this area. There has 
not been a sub-area plan since the adoption of 2018 Plan.  

3. The compatibility of the proposed zoning with the zoning and use of nearby property, 
including any overlay zoning. 
There are nearby R-6 zoned homes to the east and a developing R-30/PUD zoned development 
to the west. 

4. The compatibility of the proposed zoning and allowed uses with the character of the 
neighborhood. 
The proposed R-12 zoning is compatible with the area’s existing and planned housing densities. 

5. The suitability of the subject property for the uses to which it has been restricted under the 
existing zoning regulations. 
The R-12 zoning is compatible with existing housing in the area as well. 

6. The length of time the subject property has remained vacant as zoned.  
The property has remained vacant as zoned for many decades. 

7. The extent to which approving the rezoning will detrimentally affect nearby properties.  
The rezoning should have no detrimental effect on area properties.  The rezoning creates a 
transition zone between R-30/PUD zoning and R-6 zoning. 
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8. The gain, if any, to the public health, safety, and welfare due to denial of the application, as 
compared to the hardship imposed upon the landowner, if any, as a result of denial of the 
application.   
If rezoning is denied, it is likely the property will not be developed for single-family residential 
uses. 

 
 
 
EXHIBITS 
 

1. Narrative 
2. Application 
3. Notification letter 
4. Address List 
5. Notification Area Map 
6. Affidavit 
7. Proposed Plan 
8. Duplex Plan One 
9. Duplex Plan Two 
10. Property Examples 
11. Comprehensive Plan map 
12. Zoning map 
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  May 2022 

Application Type (check all that apply) 
 

Land Use Land Subdivision Site Development Use Permit Other 

□ Rezoning 
□ PUD Rezoning 

□ Preliminary Plat 
□ Final Plat 
□ Minor Subdivision 

□ Final Site Plan 
□ Preliminary Dev Plan 
□ Final Dev Plan (PUD) 

□ Special Use 
□ Homebased Business 
□ Short-Term Rental 

□ Admin. Adjustment 
□ Variance 
□ Street Name Change 
□ Special Sign Permit 

 

Project Information and Location 
 

Project Name 

 

Project Address/Location 

 

Sq. Ft. of Building Acreage Number of Lots/Tracts Steam Buffer (Yes or No) 

    

Existing Zoning Proposed Zoning Existing Land Use Proposed Land Use 
 

Basic Application Requirements (See the Planning & Zoning Application Guide for additional requirements)  
 

□  Completed & Signed Application Form 
□  Application Fee  
□  Cover Letter Describing Details of Project   

□  One 24” x 36” set of plans for Land Sub. & Site Dev.  
□  One PDF copy of a plat map or site plan      
□  Legal Description of the property in question 

 

Contact Information  

Applicant  Owner 

     
Name Company  Name Company 

   
Address  Address 

     
Phone Email  Phone Email 

Architect/Engineer/Surveyor/Other:   Architect/Engineer/Surveyor/Other:  

     
Name Company  Name Company 

   
Address  Address 

     
Phone Email  Phone Email 
 
The applicant hereby agrees that the information provided above is accurate. 
   

Applicant’s Signature Date  Owner’s Signature Date 
 

Planning and Zoning 
Community Development 
111 E. Maple Avenue 
Independence, MO 64050 

Application Form (816) 325-7421 
cdplanning@indepmo.org 
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PROJECT SUMMARY:

STREET TYPE: COLLECTOR / RESIDENTIAL
BUILDING TYPE: WOOD FRAME WITH SIDING
EXISTING ZONING: C-2 (GENERAL COMMERCIAL) & R-6
(SINGLE FAMILY RESIDENTIAL)
PROPOSED ZONING: C-2 (TO REMAIN) & R-12 (TWO FAMILY
RESIDENTIAL)
PROPOSED MINIMUM LOT AREA: 7000 SQUARE FEET
PROPOSED LOTS: 34
PROPOSED UNITS: 68
PROPOSED TRACTS: 5
TOTAL AREA: 802,294 S.F. / 18.418 ACRES
AREA IN TRACTS: 333,877 S.F. / 7.660 ACRES
AREA IN LOTS: 370,935 S.F. / 8.516 ACRES
AREA, IN RIGHT-OF-WAY: 97,482 S.F. / 2.238 ACRES

C1.01VICINITY MAP

Prepared: May 17, 2024

NOT TO SCALE

PROJECT
LOCATION

ENGINEER
Hg CONSULT, INC.

1411 NE TODD GEORGE RD.
LEE'S SUMMIT, MISSOURI 64086

(816)703-7098
CONTACT - KEVIN STERRETT

SOUTH JACKSON DRIVE

DRIVE "A"

D
R

IV
E 

"B
"

DRIVE "C
"

LEGAL DESCRIPTION (BOUNDARY):
All that part of the West Half of the Southwest Quarter of Section 16 Township 49 North, Range 31 West, in
the City of Independence, Jackson County, Missouri, more particularly described as follows:

Commencing at the Northwest corner of the Southwest Quarter of said Section 16; thence South 88
degrees 14 minutes 08 seconds West, along the North line of said Southwest Quarter, a distance of 498.57
feet; thence South 01 degrees 45 minutes 52 seconds West, a distance of 49.94 feet to the South
right-of-way line of East R. D. Mize Road, as now established and to the POINT OF BEGINNING; thence
South 82 Degrees 54 minutes 09 seconds West, along said South right-of-way line, a distance of 97.76
feet; thence South 88 degrees 09 minutes 33 seconds, continuing along said right-of-way line, a distance of
175.36 feet; thence South 36 degrees 54 minutes 45 seconds East, continuing along said South
right-of-way line, a distance of 44.04 feet to the West right-of-way line of South Jackson Drive, as now
established; thence South 02 degrees 39 minutes 48 seconds West, along the West right-of-way line of said
South Jackson Drive, a distance of 186.00 feet to a point of curvature; thence Southerly, continuing along
said West right-of-way line and along a curve to the right, having a radius of 650.00 feet and a central angle
of 009 degrees 12 minutes 25 seconds, an arc distance of 104.45 feet to a point of tangency; thence South
11 degrees 52 minutes 14 seconds West, continuing along said West right-of-way line, a distance of 98.82
feet to a point of curvature; thence Southerly, continuing along said West right-of-way line and along a
curve to the left, having a radius of 750.00 feet and a central angle of 009 degrees 19 minutes 40 seconds,
an arc distance of 122.10 feet to a point of tangency; thence South 02 degrees 32 minutes 35 seconds
West, continuing along said West right-of-way line, a distance of 795.53 feet to a point of curvature; thence
Southerly and Southwesterly, continuing along said West right-of-way line and along a curve to the right,
having a radius of 650.00 feet and a central angle of 053 degrees 43 minutes 36 seconds, an arc distance
of 609.51 feet to a point hereinafter referred to as Point "A"; thence North 02 degrees 31 minutes 47
seconds East, a distance of 1868.24 feet to the POINT OF BEGINNING. Containing 465,624 square feet or
10.689 acres, more or less.

Also, Commencing at the aforesaid Point A; thence South 02 degrees 31 minutes 47 seconds West, a
distance of 120.35 feet to the East right-of-way line of said South Jackson Drive and to the POINT OF
BEGINNING; thence Northeasterly and Northerly, along said East right-of-way line and along a curve to the
left, having a radius of 750.00 feet, and whose initial tangent bearing is North 61 degrees 41 minutes 34
seconds East, and a central angle of 056 degrees 53 minutes 41 seconds, an arc distance of 744.75 feet;
thence South 85 degrees 12 minutes 29 seconds East, a distance of 34.03 feet; thence South 02 degrees
31 minutes 47 seconds West, a distance of 1229.44 feet to the South line of the Southwest Quarter of said
Section 16; thence North 88 degrees 30 minutes 16 seconds West, along the South line of said Southwest
Quarter, a distance of 399.03 feet; thence North 02 degrees 31 minutes 47 seconds East, a distance of
623.70 feet to the POINT OF BEGINNING. Containing 336,670 square feet or 7.729 acres, more or less.

DEVELOPER
JIM POLLARD

3030 S. CRENSHAW ROAD
INDEPENDENCE, MISSOURI 64057

(816) 686-8800
CONTACT - JIM POLLARD

POINT OF BEGINNING
(BOUNDARY & PROPOSED C-2) POINT OF BEGINNING
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POINT OF COMMENCING
NW CORNER SW 1/4

All that part of the West Half of the Southwest Quarter of Section 16 Township 49 North, Range 31 West, in
the City of Independence, Jackson County, Missouri, more particularly described as follows:

Commencing at the Northwest corner of the Southwest Quarter of said Section 16; thence South 88
degrees 14 minutes 08 seconds West, along the North line of said Southwest Quarter, a distance of 498.57
feet; thence South 01 degrees 45 minutes 52 seconds West, a distance of 49.94 feet to the South
right-of-way line of East R. D. Mize Road, as now established and to the POINT OF BEGINNING; thence
South 82 Degrees 54 minutes 09 seconds West, along said South right-of-way line, a distance of 97.76
feet; thence South 88 degrees 09 minutes 33 seconds, continuing along said right-of-way line, a distance of
175.36 feet; thence South 36 degrees 54 minutes 45 seconds East, continuing along said South
right-of-way line, a distance of 44.04 feet to the West right-of-way line of South Jackson Drive, as now
established; thence South 02 degrees 39 minutes 48 seconds West, along the West right-of-way line of said
South Jackson Drive, a distance of 186.00 feet to a point of curvature; thence Southerly, continuing along
said West right-of-way line and along a curve to the right, having a radius of 650.00 feet and a central angle
of 009 degrees 12 minutes 25 seconds, an arc distance of 104.45 feet; thence South 75 degrees 27
minutes 24 seconds West, a distance of 50.11 feet; thence North 81 degrees 12 minutes 48 seconds West,
a distance of 152.68 feet; thence North 47 degrees 43 minutes 52 seconds West, a distance of 119.71 feet;
thence North 02 degrees 31 minutes 47 seconds East, a distance of 251.21 feet to the POINT OF
BEGINNING. Containing 94,196 square feet or 2.162 acres, more or less.

LEGAL DESCRIPTION (PROPOSED C-2):

POINT "A"

All that part of the West Half of the Southwest Quarter of Section 16 Township 49 North, Range 31 West, in
the City of Independence, Jackson County, Missouri, more particularly described as follows:

Commencing at the Northwest corner of the Southwest Quarter of said Section 16; thence South 88
degrees 14 minutes 08 seconds West, along the North line of said Southwest Quarter, a distance of 498.57
feet; thence South 01 degrees 45 minutes 52 seconds West, a distance of 49.94 feet to the South
right-of-way line of East R. D. Mize Road, as now established; thence South 82 Degrees 54 minutes 09
seconds West, along said South right-of-way line, a distance of 97.76 feet; thence South 88 degrees 09
minutes 33 seconds, continuing along said right-of-way line, a distance of 175.36 feet; thence South 36
degrees 54 minutes 45 seconds East, continuing along said South right-of-way line, a distance of 44.04 feet
to the West right-of-way line of South Jackson Drive, as now established; thence South 02 degrees 39
minutes 48 seconds West, along the West right-of-way line of said South Jackson Drive, a distance of
186.00 feet to a point of curvature; thence Southerly, continuing along said West right-of-way line and along
a curve to the right, having a radius of 650.00 feet and a central angle of 009 degrees 12 minutes 25
seconds, an arc distance of 104.45 feet to a point of tangency and the POINT OF BEGINNING; thence
South 11 degrees 52 minutes 14 seconds West, continuing along said West right-of-way line, a distance of
98.82 feet to a point of curvature; thence Southerly, continuing along said West right-of-way line and along
a curve to the left, having a radius of 750.00 feet and a central angle of 009 degrees 19 minutes 40
seconds, an arc distance of 122.10 feet to a point of tangency; thence South 02 degrees 32 minutes 35
seconds West, continuing along said West right-of-way line, a distance of 795.53 feet to a point of
curvature; thence Southerly and Southwesterly, continuing along said West right-of-way line and along a
curve to the right, having a radius of 650.00 feet and a central angle of 053 degrees 43 minutes 36
seconds, an arc distance of 609.51 feet to a point hereinafter referred to as Point "A"; thence North 02
degrees 31 minutes 47 seconds East, a distance of 1617.03 feet; thence South 47 degrees 43 minutes 52
seconds East, a distance of 119.71 feet; thence South 81 degrees 12 minutes 48 seconds East, a distance
of 152.68 feet; thence North 75 degrees 27 minutes 24 seconds East, a distance of 50.11 feet to the POINT
OF BEGINNING. Containing 371,428 square feet or 8.527 acres, more or less.

Also, Commencing at the aforesaid Point A; thence South 02 degrees 31 minutes 47 seconds West, a
distance of 120.35 feet to the East right-of-way line of said South Jackson Drive and to the POINT OF
BEGINNING; thence Northeasterly and Northerly, along said East right-of-way line and along a curve to the
left, having a radius of 750.00 feet, and whose initial tangent bearing is North 61 degrees 41 minutes 34
seconds East, and a central angle of 056 degrees 53 minutes 41 seconds, an arc distance of 744.75 feet;
thence South 85 degrees 12 minutes 29 seconds East, a distance of 34.03 feet; thence South 02 degrees
31 minutes 47 seconds West, a distance of 1229.44 feet to the South line of the Southwest Quarter of said
Section 16; thence North 88 degrees 30 minutes 16 seconds West, along the South line of said Southwest
Quarter, a distance of 399.03 feet; thence North 02 degrees 31 minutes 47 seconds East, a distance of
623.70 feet to the POINT OF BEGINNING. Containing 336,670 square feet or 7.729 acres, more or less.

POINT OF BEGINNING
(PROPOSED R-12)

LEGAL DESCRIPTION (PROPOSED (R-12):
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APPROXIMATE LOCATION
CREEK BANK

ZONE AE

ZONE X

ZONE X

ZONE AE

ZONE AE

ZONE AE

ZONE AE
ZONE X

OTHER AREAS, ZONE X - DEFINED AS AREAS
DETERMINED TO BE OUTSIDE OF  0.2% ANNUAL
CHANCE FLOODPLAIN

FLOODWAY AREAS IN ZONE AE - FLOODWAY
IS THE CHANNEL OF A STREAM PLUS ANY ADJACENT
FLOODPLAIN AREAS THAT MUST BE KEPT FREE OF
ENCROACHMENT SO THAT THE 1% ANNUAL CHANCE
FLOOD CAN BE CARRIED WITHOUT SUBSTANTIAL
INCREASES IN FLOOD HEIGHTS. BASE FLOOD
ELEVATIONS HAVE BEEN DETERMINED.
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1411 NE TODD GEORGE RD.
LEE'S SUMMIT, MISSOURI 64086

(816)703-7098
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R
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B
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B-

B

JACKSON DRIVE

DRIVE "A"

D
R
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E 

"B
"

M
AT

C
H

 L
IN

E

PROPOSED
DETENTION

BUILDING
TYPE

A

BUILDING
TYPE

B

BUILDING DIMENSIONS
SCALE: 1"=20

M
AT

C
H

 L
IN

E

LOT 1
94196 S.F.
2.16 AC, TRACT A

74734 S.F.
1.72 AC.

LOT 2
7886 S.F.

LOT 3
7656 S.F.

LOT 4
7655 S.F.

LOT 5
7655 S.F.

LOT 6
7655 S.F.

LOT 7
7655 S.F.

LOT 8
7654 S.F.

LOT 9
7654 S.F.

LOT 10
7654 S.F.

LOT 11
7654 S.F. LOT 12

9168 S.F.

LOT 17
9248 S.F.

LOT 18
7647 S.F.

LOT 19
7647 S.F.

LOT 20
7648 S.F.

LOT 21
7649 S.F.

LOT 22
7654 S.F.

LOT 23
8128 S.F.

LOT 24
8128 S.F.

LOT 25
8135 S.F.

NOTES:
1. Lot 1 to be zoned as C-2.

2. Tract A to be used for storm water detention.

3. 25' B.L. = 25' Building Setback Line.

50.00'
R/W

28.00'
B-B

PROPOSED WATER LINE

PROPOSED SANITARY  LINE

TO CONNECTION WITH SEWER
MAIN ON SELSA ROAD

WATERLINE TIE IN WITH
REDWOOD PROJECT

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

BERMS WITH MEDIUM
IMPACT SCREEN (TYP)

35'45'

105'

25' OUTER ZONE
45' MIDDLE ZONE

35' STREAM SIDE ZONE

APPROXIMATE LOCATION
CREEK BANK

25' OUTER ZONE

45' MIDDLE ZONE

35' STREAM SIDE ZONE

25' 35' 45'

105'

25'

5.  The berms, with medium impact buffer along Jackson Drive will  
      be installed with each individual lot with final grading at the         
      permit stage. Perpetual maintenance of the berm and screening
      on said lots to be noted in the HOA Covenants and Restrictions.

4.   All driveways to meet the 40% maximum front yard pavement  
      coverage allowance. Drives will be shown on plot plans at        
      permit stage.
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DRIVE "C"

PROPOSED
DETENTION

50.00'

R/W

28.00'

B-B

BUILDING
TYPE

A

BUILDING
TYPE

B

BUILDING DIMENSIONS
SCALE: 1"=20

M
AT

C
H

 L
IN

E

M
AT

C
H

 L
IN

E TRACT B
9979 S.F.
0.23 AC.

TRACT C
3982 S.F.
0.09 AC.

LOT 13
18341 S.F.

LOT 14
11365 S.F.

LOT 15
10032 S.F.

LOT 16
9149 S.F.

LOT 26
10728 S.F.

LOT 27
8346 S.F.

LOT 28
9898 S.F.

LOT 29
8523 S.F. LOT 30

9103 S.F.

LOT 31
10013 S.F.

LOT 32
10459 S.F.

LOT 33
9792 S.F.

LOT 34
13003 S.F.

TRACT D
45096 S.F.
1.04 AC.

TRACT E
180125 S.F.

4.14 AC.

DRIVE "A"

NOTES:
1. Tract E to be used for storm water detention.

2. Tracts B, C and D are to be used for Common Open Space.

3. 25' B.L. = 25' Building Setback Line.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B
.L.

25' B.L.

25' B.L.

BERMS WITH MEDIUM
IMPACT SCREEN (TYP)

65'
25'

125'

25' OUTER ZONE

35' MIDDLE ZONE

65' STREAM SIDE ZONE

25' OUTER ZONE

35' MIDDLE ZONE

65' STREAM SIDE ZONE

35'

APPROXIMATE LOCATION
CREEK BANK

125'

35' 65' 25'

BASE FLOOD ELEVATION 762.00

5.  The berms, with medium impact buffer along Jackson Drive will  
      be installed with each individual lot with final grading at the         
      permit stage. Perpetual maintenance of the berm and screening
      on said lots to be noted in the HOA Covenants and Restrictions.

4.   All driveways to meet the 40% maximum front yard pavement  
      coverage allowance. Drives will be shown on plot plans at        
      permit stage.
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NOTES:
1. According to the F.E.MA. Flood Insurance Rate Map Number 29095C0311G, Revised January 20, 2017, this

tract graphically lies in OTHER AREAS, ZONE X, defined as areas determined to be outside of 0.2% annual
chance floodplain and ZONE AE, defined as the floodway is the channel of a stream plus any adjacent
floodplain areas that must be kept free of encroachment so that the 1% annual chance flood can be carried
without substantial increases in flood heights. Base flood elevations have been determined.

2. There are no oil or gas wells located on the subject property as of November 06, 2023 as shown by the
Missouri Geological Survey GEOSTRAT (Geosciences Technical Resource Assessment Tool).
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NOTES:
1. Per AASHTO the Stopping Sight Distance for a 40 MPH road is 445 feet.
2. No obstructions shall be allowed in Sight Distance area. No landscaping

shall be installed to the North and South of South Entrance in Sight
Distance area. Existing trees to south may need to be removed from
Sight Distance area.
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LANDSCAPE DATA
WEST SIDE OF JACKSON DRIVE 1,128' OF FRONTAGE
REQUIRED
MEDIUM IMPACT SCREEN
STREET TREES 1/500' =  22
ORNAMENTAL TREES 1/750' = 33
EVERGREEN TREES 1/300' = 66
SHRUBS 1/200' = 110

PROVIDED
2' BERM CONTINUOUS (SITE TRIANGLES)
STREET TREES 19 (SITE TRIANGLES)
ORNAMENTALS 25 (SITE TRIANGLES)
EVERGREENS 62 (SITE TRIANGLES)
SHRUBS 231 (SITE TRIANGLES)

LANDSCAPE DATA
EAST SIDE OF JACKSON DRIVE 260' OF FRONTAGE
REQUIRED
MEDIUM IMPACT SCREEN
STREET TREES 1/500' =  1
ORNAMENTAL TREES 1/750' = 1
EVERGREEN TREES 1/300' = 1
SHRUBS 1/200' = 2

PROVIDED
2' BERM CONTINUOUS
STREET TREES 4
ORNAMENTALS 6
EVERGREENS 9
SHRUBS 57

Juniperus Chinensis 'Seagreen'57

Shrub List

Seagreen Juniper 18"-24"sp. Cont.

Cont. 3 1/2'o.c.18"-24"sp.Euonymus Alatus 'Compactus'Dwarf Winged Euonymus76
Morning Light Maiden Grass Cont. 3'o.c.3 gal.Miscanthos Sinensis 'Morning Light'155

Symbol Quantity Common Name  Botanical Name    Size Condition Spacing

 Tree List

Acer Rubrum 'October Glory' BB As ShownOctober Glory Maple6

BBQuercus Bicolor As Shown7 Swamp White Oak

5 Skyline Honeylocust As ShownBBGleditsia Triacanthos 'Skyline'

River Birch5 As ShownBetula Nigra 'Heritage' BB2" cal

2" cal

2" cal

2" cal

Symbol Quantity Common Name  Botanical Name    Size Condition Spacing

3'o.c.

15 As Shown1 1/2"cal BB

Canaert Juniper 6' hgtJuniperus Virginiana 'Canaertii'61

BB1 1/2"cal
Acer Ginnala 'Flame'

As Shown16
Amur Maple

Prairiefire Crabapple Malus Sp. 'Priariefire'

BB As Shown

Cedar Mulch

Shrub Bed & Parking

No Scale

6" Min.
bottom of pit
Scarify soil in 

Manicured Edge

6"
 M

in
.

3" Shredded 
1/2 topsoil
1/2 existing soil,

4' Min.

FE
N

C
E

Setback Detail
Tree Planting Detail

No Scale

#12 gauge wire
Tree Guard

bottom of pit
Scarify soil in 

around saucer

Finished Grade

4" Berm

6"
 M

in
.

Rubber hose

Steel fence posts
3 per tree

1/2 topsoil

Top 1/3 of root ball
Fold back burlap from

1/2 Existing soil,

well-rotted manure
mulch over 2" deep
1" Shredded Cypress

flush w/finished grade
Plant w/top of ball

6" Min.

Treated crepe tree wrap

6ft. Diameter Mulched
Area In Lawn Areas

C
en

te
r o

f 
S

hr
ub

Weed Mat

25'
445'

SIGHT TRIANGLE

LANDSCAPE NOTES
CONTRACTOR REQUIRED TO LOCATE ALL UTILITIES BEFORE INSTALLATION
TO BEGIN.

Contractor shall verify all landscape material quantities and shall report any
discrepancies to the Landscape Architect prior to installation.

No plant material substitutions are allowed without Landscape Architect or Owners
approval.

Contractor shall guarantee all landscape work and plant material for a period of one
year from date of acceptance of the work by the Owner.  Any plant material which
dies during the one year guarantee period shall be replaced by the contractor during
normal planting seasons.

Contractor shall be responsible for maintenance of the plants until completion of the
job and acceptance by the Owner.

Successful landscape contractor shall be responsible for design that complies with
minimum irrigation requirements, and installation of an irrigation system.  Irrigation
system to be approved by the owner before starting any installation.

All plant material shall be specimen quality stock as determined in the "American
Standards For Nursery Stock" published by The American Association of Nurseryman,
free of plant diseases and pest, of typical growth of the species and having a
healthy, normal root system.

Sizes indicated on the plant list are the minimum, acceptable size.  In no case will
sizes less than specified be accepted.

All shrub beds within lawn areas to receive a manicured edge.

All shrub beds shall be mulched with 3" of shredded cedar mulch.

All sod areas to be fertilized & sodded with a Turf-Type-Tall Fescue seed blend.

All seed areas shall be hydro-seeded with a Turf-Type-Tall Fescue seed blend.

T
CETIHCRAEPACSDN

AL

ST
ATE OF M I SSOUR

IGARRETT
OCHS

NUMBER
LA-2008000587

C3.01

25'

150'
SIGHT TRIANGLE
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FOUNDATION PLAN
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16" X 36" DEEP FROST FOOTING
 (TYPICAL AT PERIMETER)

45°
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"
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-0
"

45°
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"
20

'-0
"

22'-4"
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2'-0"
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45°
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27'-7" 27'-7"1'-4"

1'-4"

6'
-0

"

6'
-0

"

GRADE BEAMGRADE BEAM

4" CONCRETE SLAB
WITH 6X6 10/10 WIRE MESH
OR EQUAL OVER 6-MIL POLY
OVER 6" CRUSHED STONE

NOTES:

1.  FOOTING SIZES ARE BASED ON SOIL WITH AN ALLOWABLE SOIL PRESSURE OF 200O LBS. PER SQ FT.

2.  ALL CONCRETE FOOTINGS SHALL HAVE A MINIMUM FROST DEPTH OF 36 INCHES.

3.  COMPRESSIVE STRENGTH OF CONCRETE AS FOLLOWS:
        FOOTINGS: 3000 PSI
        SLABS: 4000 PSI

4.  SEE DETAIL SHEET FOR TYPICAL SECTIONS.
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FACE OF CONCRETE FOUNDATION AT
EXTERIOR WALLS, AND TO CENTERLINE
OF STUDS AT INTERIOR WALLS.
SEE SECTION SHEET FOR DETAILS.

NOTE:

ALTERNATE METHOD (DOUBLE QUANTITY OF
ANCHOR BOLTS)

CONTINUOUS METHOD (REF. R602.10.3)

MINIMUM 1/2" GYP BD PER METHOD 5
AT INTERIOR WALL

A

B

ALL CONSTRUCTION TO MEET
REQUIREMENTS OF 2018

INTERNATIONAL RESIDENTIAL
BUILDING CODE

NOTES

C

SMOKE AND CO    DETECTORS PER 2018 ELECTRICAL CODE

GFCI'S AND EXHAUST FANS TO BE INSTALLED PER 2018 IRC

WINDOWS 60" ABOVE GRADE AND LESS THAN 24" OFF FLOOR
SHALL NOT PERMIT A 4" OBJECT TO PASS THROUGH.

2

ALL TOILET ROOMS AND KITCHEN TO HAVE EXHAUST FANS.
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ROOF PLAN
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2 X 4 STUDS @16" O.C.
GRADE #2 DF

ASPHALT SHINGLE ROOF

1/2" OSB ROOF SHEATHING

15# FELT UNDERLAY
PLUS ICE AND WATER SHIELD
PER CITY ORDINANCE

ANCHOR BOLTS @72" O.C.

12"

1/2" GYP BD INTERIOR WALL

CEILING HT = 9'-0"STUCCO OVER
1/2" INSUL BOARD R-3
OVER 15/32" OSB
STRUCTURAL SHEATHING

WOOD FASCIA
WITH VINYL OVERLAY

4" CONCRETE FLOOR
OVER 4" MIN. CRUSHED ROCK

PITCH
12

2 X 6 RAFTERS @16" O.C.

2 X 6 JOISTS @16" O.C.
GRADE #2 D.F.

1/2" GYP BD CEILING

3 - #4 REBAR CONT.

#4 REBAR @48" O.C.

4 - #4 REBAR CONT.

SCALE:   1/2"  =  1'-0"

TYP. WALL SECTION

2 X 4 STUDS @16" O.C.
GRADE #2 DF

5/8"  TYPE X GYP BD
1 HOUR FIREWALL ASSEMBLY
(EXTEND TO ROOF DECK)

4" CONCRETE FLOOR
OVER 4" MIN. CRUSHED ROCK

RAFTERS

CEILING JOISTS

1/2" GYP BD CEILING

2 - #4 REBAR CONT.

SCALE:   1/2"  =  1'-0"

FIREWALL SECTION

3'-0"
FOUND.
DEPTH

16"

8"

1/2" SOUND BOARD

R-11 FIRE RATED INSULATION

RIDGE

EXTEND 5/8" TYPE X GYP BD
48" MIN. IN RAFTER CAVITY
ON BOTH SIDES OF
FIRE WALL TO ROOF DECKEXTEND 5/8" TYPE X GYP BD

TO ROOF DECK

SCALE:  1/2" = 1'-0"

CONT. STRUCTURAL
PANEL SHEATHING OVER

DOUBLE 2 X 12
#2 DOUG FIR HEADER

2X4 JACK STUDS

2X4 PLATE

GALV. STEEL HEADER-TO-JACK STUD STRAP
BOTH SIDES OF OPENING
(INSTALL ON INTERIOR SIDE)

ANCHOR BOLTS
AS REQD

EXTENT OF HEADER
(STUDS @ 16" O.C.)

GARAGE DOOR PORTAL
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STUCCO

SCALE:   1/4"  =  1'-0"

RIGHT ELEVATION

FINISH FLOOR

GARAGE FLOOR
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1/4" = 1'0"

FRONT ELEVATION

1/8" = 1'0"

LEFT ELEVATION
1/8" = 1'0"

RIGHT ELEVATION
1/8" = 1'0"

REAR ELEVATION

ACTUAL ELEVATIONS MAY VARY FROM ARCHITECTURAL

DRAWINGS, DUE TO TERRAIN/BACKFILL PROCESS

FRONT ELEVATION IS ARCHITECTURAL DRAWING AND
MAY VARY DUE TO MATERIALS AVAILABILITY

NOTE:

12
7
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7

12
7

12
7

12
7

12
7

DEEP SOFFIT DEEP SOFFIT

12
6

12
6

12
6

12
6

DEEP SOFFITDEEP SOFFIT

BUILDER/CONTRACTOR IS RESPONSIBLE TO 

CHECK ALL DIMENSIONS FOR ACCURACY

BETWEEN FLOORS, FOUNDATION, AND ELEVATIONS. 

ALSO VERIFY ALL BEAM, HEADERS,PAD LOCATIONS, 

AND COLUMN SIZES. 

UNIT A

1180 SQ FT.
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1180 SQ FT.
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1/4" = 1'0"
FOUNDATION PLAN

#4 OR LARGER BARS

MIN. 2 TIE WIRES REQUIRED

#4 FOOTING BAR AT MIN.
20' IN LENGTH

REBAR MAY BE BROUGHT
UP DIRECTLY THROUGH
THE CONCRETE,
PROVIDED IT IS SLEEVED
AND COMES UP INSIDE
THE BUILDING

FROST FOOTING

1 1/2" BLUE BOARD

WATER PROOF

GRADE 8"

1 1/2" BLUE BOARD

24"

4" CONCRETE

4" ROCK

16"

8
"

(2) #4 REBAR

GRADE PAD
1/2" = 1'0"

(3) #4 REBAR CONTINOUS

#4 VERTICAL BENT INTO

FLOOR @ 48" O.C.

4" ROCK

4" CONCRETE

2X4 CCA

ANCHOR BOLT

6" O.C. MAX

36"

12"

16"

UNEXCAVATED
UNEXCAVATED

UNEXCAVATEDUNEXCAVATED

UNEXCAVATED UNEXCAVATED

1. Section 250.52 of the National Electrical Code requires that the concrete encased reinforcing steel be
included in the grounding electrode system... This means that you must have “an electrode encased by
at least 50 mm (2 in.) of concrete, located horizontally near the bottom or vertically, and within that
portion of a concrete foundation or footing that is in direct contact with the earth, consisting of at least
6.0 m (20 ft) of one or more bare or zinc galvanized or other electrically conductive coated steel
reinforcing bars or rods of not less than 13 mm (1/2 in.) in diameter, or consisting of at least 6.0 m (20 ft)
of bare copper conductor not smaller than 4 AWG.
2. Reinforcing bars shall be permitted to be bonded together by the usual steel tie wires or other effective
means. Where multiple concrete-encased electrodes are present at a building or structure, it shall be
permissible to bond only one into the grounding electrode system.” Proper lap splices are required

UFER GOUNDING SECTION

NOTE... 4" CONCRETE W/ 6X6
10/10 WIRE MESH OR EQUAL OVER
6 MILL POLY OVER 4" CRUSHED
STONE

NOTE... 4" CONCRETE W/ 6X6
10/10 WIRE MESH OR EQUAL OVER
6 MILL POLY OVER 4" CRUSHED
STONE

NOTE... 4" CONCRETE W/
#4 BARS 24" O.C.E.W.
OVER 6 MILL POLY OVER 4"
CRUSHED STONE

NOTE... 4" CONCRETE W/
#4 BARS 24" O.C.E.W.
OVER 6 MILL POLY OVER 4"
CRUSHED STONE

16" X 36" FROST FOOTING 16" X 36" FROST FOOTING

16" X 36" FROST FOOTING

16" X 36" FROST FOOTING 16" X 36" FROST FOOTING

16" X 36" FROST FOOTING
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36" X 36" X 8"
W/ #4 BARS 8" O.C.E.W.

36" X 36" X 8"
W/ #4 BARS 8" O.C.E.W.

BUILDER/CONTRACTOR IS RESPONSIBLE TO 
CHECK ALL DIMENSIONS FOR ACCURACY
BETWEEN FLOORS, FOUNDATION, AND ELEVATIONS. 
ALSO VERIFY ALL BEAM, HEADERS,PAD LOCATIONS, 
AND COLUMN SIZES. 
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S.D.
SMOKE DETECTOR=

SEE ELEVATION FOR
WALL HEIGHTS

NOTE... ELECTRICAL SERVICE
              TO BE 200 AMP.

NOTE... DOUBLE JOIST UNDER
              ALL PARALLEL WALLS
              ABOVE UNLESS NOTED

Note...Bridging. Joists exceeding a nominal 2 inches by
12 inches shall be supported laterally by solid blocking, 
diagonal bridging (wood or metal), or a continuous 
1-inch-by-3-inch strip nailed across the bottom of joists
perpendicular to joists at intervals not exceeding 8 feet.
(R502.7.1)
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1/4" = 1'0"
FIRST FLOOR PLAN

S.D. S.D.
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. S.D./C.O.

COMBO
S.D./C.O.
COMBO

S.D./C.O.
COMBO

S.D./C.O.
COMBO

GREAT ROOM

GARAGE

DINING

KITCHEN

MSTR BEDROOM

BEDROOM #2

BEDROOM #3

GREAT ROOM

GARAGE

DINING

KITCHEN

MSTR BEDROOM

BEDROOM #2

BEDROOM #3

Window sills. 
In dwelling units, where the opening of an operable window is
located more than 72 inches (1829 mm) above the finished 
grade or surface below, the lowest part of the clear opening 
of the window shall be a minimum of 24 inches (610 mm) above 
the fininshed floor of the room in which the window is located. 
Operable sections of windows shall not permit openings that allow 
passage of a 4-inch-diameter (102 mm) sphere where such openings
 are located within 24 inches (610 mm) of the finished floor. 

Exceptions: 
1. Windows whose openings will not allow a 4-inch-diameter (102 mm)
    sphere to pass through the opening when the opening is in its largest 
    opened position.
2. Openings that are provided with window fall prevention devices that 
    comply with ASTM F 2090.
3. Windows that are provided with window opening control devices that 
    comply with 2018 IRC

Window opening control devices. 

Window opening control devices shall comply with ASTM F 2090. 
The window opening control device, after operation to release the 
control device allowing the window to fully open, shall not reduce 
the minimum net clear opening area of the window unit to less than 
the area required by 2018 IRC

Bathrooms, water closet compartments and 
other similar rooms shall be provided with aggregate 
glazing area in windows of not less than 3 square feet, 
one-half of which must be openable.
Exception: 
The glazed areas shall not be required where artificial 
light and a local exhaust system are provided. 
The minimum local exhaust rates shall be determined in 
accordance with 2018 IRC
Exhaust air from the space shall be exhausted directly
 to the outdoors. 

6/0 SLIDER

3050 SH 3050 SH

2/4 2/4

2/8

3/03050 SH TWIN

5/0 BI-FOLD

1/4
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2/0

FRIG DW

5/0 BI-FOLD

5/0 BI-FOLD

2/0

2/8 SC

5/0 DBL

(2) 2X12'S D-FIR

(2) 2X12'S D-FIR

(2
) 
2
X
12

'S
 D

-F
IR

5/0 BI-FOLD

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

8'0" X 7'0" OVERHEAD DOOR

(2) 2X12'S D-FIR

6/0 SLIDER

3050 SH3050 SH

2/42/4

2/8

3/0 3050 SH TWIN

5/0 BI-FOLD

1/4

2/6

2/6

2/0

FRIGDW

5/0 BI-FOLD

5/0 BI-FOLD

2/0

2/8 SC

5/0 DBL

(2) 2X12'S D-FIR

(2) 2X12'S D-FIR

5/0 BI-FOLD

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

#2 2X6 D-FIR 16" O.C.
CEILING JOIST

8'0" X 7'0" OVERHEAD DOOR

(2) 2X12'S D-FIR

(2) 9.5" X 1.75" LVL (2) 9.5" X 1.75" LVL

11'0" CEILING

11'0" CEILING 11'0" CEILING

11'0" CEILING

UP
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CLIP LINE CLIP LINE

VAULTED CEILING VAULTED CEILING
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X
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 D

-F
IR

(2
) 
2
X
12

'S
 D

-F
IR

(2
) 
2
X
12

'S
 D

-F
IR

UNIT A

1180 SQ FT.
UNIT B

1180 SQ FT.

BUILDER/CONTRACTOR IS RESPONSIBLE TO 
CHECK ALL DIMENSIONS FOR ACCURACY
BETWEEN FLOORS, FOUNDATION, AND ELEVATIONS. 
ALSO VERIFY ALL BEAM, HEADERS,PAD LOCATIONS, 
AND COLUMN SIZES. 

EGRESS WND EGRESS WND
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EGRESS WNDEGRESS WND
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BEARING WALL LINESBEARING WALL LINES
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"
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8' 0"

8
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"
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"
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6' 2"

6' 0"
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2' 4" 9' 0" 2' 0" 7' 1" 7' 1"
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' 0

"
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' 0
"
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' 0

"
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"
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"
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"

13' 6"

27' 6"

15' 2" 12' 4"
5' 8" 7' 7" 1' 11" 2' 2" 8' 0" 2' 2"
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"
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"

10
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"
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"

5' 6"

8' 0"

8
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0"

4' 6"
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"

6
' 6

"

2' 4"

28
' 6

"
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' 2
"

11' 2"

4' 2"
6' 2"

6' 0"

19
' 1

0"

3'
 6

"
5'

 10
"

2'
 4

"

6' 8"
5' 6"

6' 2"

6' 0"

8' 10"2' 4"

27' 6"
13' 4"14' 2"

2' 4"9' 0"2' 0"7' 1"7' 1"

60
' 0

"
12

' 0
"

46
' 0

"
2'

 0
"

21
' 0

"
25

' 0
"

13' 6"

14' 0"

27' 6"

15' 2"12' 4"
5' 8"7' 7"1' 11"2' 2"8' 0"2' 2"

55' 0"

55' 0"

14' 0"S.D.
SMOKE DETECTOR=

SEE ELEVATION FOR
WALL HEIGHTS

NOTE... ELECTRICAL SERVICE
              TO BE 200 AMP.

NOTE... DOUBLE JOIST UNDER
              ALL PARALLEL WALLS
              ABOVE UNLESS NOTED

WINDOWS/DOORS UP TO 38" R.O.

WINDOWS/DOORS 38" UP TO 72" R.O.

WINDOWS/DOORS 72" UP TO 96" R.O.

8'0" GARAGE DOORS W/CEILING & ROOF LOAD

9'0" GARAGE DOORS W/CEILING & ROOF LOAD

8'0" GARAGE DOORS W/SECOND FLOOR

9'0" GARAGE DOORS W/SECOND FLOOR

16'0" GARAGE DOORS W/SECOND FLOOR

16'0" GARAGE DOOR W/NO SECOND FLOOR

(2) #2 D-FIR 2X10'S

(2) #2 D-FIR 2X10'S W/1/2" GLUE PLY

(2) 9 1/2" L.V.L.

(2) 9 1/2" L.V.L.

(2) 9 1/2" L.V.L.

(2) 11 7/8" L.V.L.

(2) 14" L.V.L.

(2) 11 7/8" L.V.L.

GENERAL HEADER SPECIFICATIONS:

REQUIRED AREAS NEEDING HEADERS: HEADER DESCRIPTIONS:

(2) 9 1/2" L.V.L.

USE HEADERS FOR OPENINGS ABOVE UNLESS SPECIFIED OTHERWISE.
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LE

 N
AM

E:

MININUM

SPECIFIED COMPRESSIVE STRENGTH1 ( f 'c )
Weathering Potential 2

Negligible Moderate Severe

TYPE OR LOCATION OF
CONCRETE CONSTRUCTION

Basement walls and
foundations not exposed to
the weather

Basement slabs and interior
slabson grade, except garage
floor slabs

Basement walls, foundation
walls, exterior walls, and other
vertical concrete work
exposed to the weather

Porches, carport slabs and
steps exposed to the weather,
and garge floor slabs

2,500

2,500

2,500

2,500

2,500

2,500

2,500

2,500

3,000

3,000

3,000

3,500

4

4.5

4

4.5

(KC AREA)

Table No. R-302.2
MINIMUM SPECIFIED COMPRESSIVE STRENGTH OF CONCRETE

VIRGIN SOIL

MIN. 4" OF 1/2"
CLEAN GRAVEL 4' MAZ OVERDIG

RANDOM FILL BURIED CONC.
FDTN. WALL

2X4 STUDS

EMBED REBARS IN KEY-WAY
OR DRILL MIN. 5" IN FDTN.

4" CONC. SLAB W/ #4 REBARS
@ 12" O.C. EACH WAY

EXTEND REBARS MIN. 24"
PAST OVERDIG

TYPICAL OVERDIG @ SLAB

3"

SMOKE ALARMS:

1. THE GARAGE FLOOR SHALL BE SLOPED TOWARD GARAGE DOORS
2. DOORS BETWEEN GARAGE AND DWELLING - MIN 1 3/8" SOILD

CORE OR HONEY COMBED STEEL DOOR OR 20 MIN. RATED
3. GARAGE TO HAVE 5/8" TYPE X GYPSUM THROUGHTOUT

4. THE H-FRAM SHALL CONSIST OF 2X6 FRAMING

GARAGE

FDTN. WALL

MIN. 4" - 1/2" 
CLEAN GRAVEL

4" CONC. SLAB W/ #4 REBARS
@ 12" O.C. EACH WAYDRILL 5" MIN.

INTO FDTN.

GLAZING

GLAZING IN HAZARDOUS LOCATIONS AS IDENTIFIED IN IRC SECTION R308.4 SHALL
BE APPROVED SAFTY GLAZING MATERIALS: GLASS IN STORM DOORS, INDIVIDUAL 
FIXED OR OPENABLE PANELS ADJACENT TO A DOOR WHERE THE NEAREST VERTICAL
EDGE IS WITHIN A 24" ARCH OF THE DOOR IN CLOSED POSITION AND WHOSE BOTTEM
EDGE IS WITHIN  60" OF THE FLOOR: WALLS ENCLOSED STAIRWAYS AND LANDINGS
WHERE THE GLAZING IS WITHIN 60" OF THE TOP OR BOTTEM OF THE STAIR: ENCLOSURES
FOR SPAS, TUBS, SHOWERS, AND WHIRLPOOLS: GLAZING IN FIXED OR OPENABLE PANELS
EXCEEDING 9 SQ. FT. AND WHOSE BOTTEM EDGE IS LESS THAN 18" ABOVE THE FLOOR OR 
WALKING SURFACE WITH IN 36"

EMERGENCY EGRESS 

1.   PROVIDE ONE WINDOW FROM EACH BEDROOM THAT HAS A
MIN. OPENABLE AREA OF 5.7 SR. FT. WITH A MIN. OPENABLE 
HEIGHT OF 24" AND WIDTH OD 21"

GARAGE SLAB

PINNING DETAIL

1.  ALL LUMBER SIZES ARE FOR #2 D-FIR-LARCH

2.  ALL HEADERS TO BE MIN. (2) #2-2X10

3.  BLOCK CANTILEVERS, DOOR JAMBS, AND OVER BEAMS

4.  ALL HEADRS TO BEAR ON MIN. OF (2) 2X4 STUDS

5.  JOIST UNDER BEARING PARTITIONS SHALL BE DOUBLED
AND COMPLY WITH 2018 IRC

6.  WATER-RESISTIVE BARRIER SHALL BE PROVIDED
OVER ALL EXTERIOR WALL PER 2018 IRC

7.  WHERE CEILING JOIST ARE NOT INSTALLED CONNECTED
TO THE RAFTERS AT THE TOP PLATE AND/OR WHERE
CEILING JOIST ARE NOT INSTALLED IN THE LOWER 1/3 OF ATTIC SPACE
RAFTER TIES SHALL BE INSTALLED IN THE LOWER 1/3 OF ATTIC SPACE

8.  COLLAR TIES SHALL BE PROVIDED IN THE ATTIC SPACE IN 

9.  ROOF IS DESIGNED FOR 20 P.S.F. ROOF SNOW LOAD (MIN.)
10.  MIN 20 YR. ASPHALT SHINGLES
11. RAFTER TIES SHALL NOT BE REQUIED WHEN A STRUCTURAL

RIDGE HAS BEEN PROVIDED AND ADEQUATELY DESIGNED
(AS IN A FULLY VAULTED ROOM) SUCH SHALL BE NOTED AS

"STRUCTURAL" ON THE PLAN. PER 2018 IRC

THE UPPER 1/3 OF ATTIC

FRAMING NOTEINSULATION NOTES:

2018 RC. 
MIN. INSULATION SHALL BE PROVIDED
ADJACENT TO HABITABLE AREAS AS
FOLLOWS:

EXTERIOR FRAMED WALLS   (R19 OR R13+5)
FLOOR OVER HEATED SPACE    R19

FLOOR OVER OUTSIDE AIR     R19
ATTIC - BLOWN IN             R49
CATHEDRAL CEILING          R30

ELECTRICAL OUTLETS

1.   ALL OUTLETS TO BE BRANCH CIRCUIT-INTERRUPTER 
OR GROUND FAULT CIRCUIT-INTERRUPTER PROTECTED

EXCEPT.. REFRIGERATOR, SINGLE OUTLET FOR SUMP PUMP
AND SINGLE OUTLET IN GARAGE FOR A FREEZER

2.   ALL RECEP. TO BE TAMPER RESISTANT

BUILDING
HEIGHT

MINIMUM
FOOTING

HORIZONTAL
REBAR

LOCATION
OF REBAR

1 OR 2 STY.

3 STORY
ACC. STR.

8"T x 16"W
8"T x 24"W
8"T x 12"W

2-#4
2-#4

2-#4

3" FROM BTM.

3" FROM BTM.
3" FROM BTM.

REQUIRED FOOTING:

2018 IRC. 

PROVIDE SMOKE ALARMS IN EACH

SLEEPING ROOM, OUTSIDE OF EACH

SLEEPING ROOM AND ON EACH

FLOOR, INCLUDING BASEMENT.

ALARMS SHALL BE INTERCONNECTED

IN SUCH A MANNER THAT THE

ACTIVATION OF ONE ALARM WILL

ACTIVATE ALL OF THE ALARMS IN THE

DWELLING. 

XXXXXXXXXXXXXXXXX

BRACED WALLS:

METHOD WSP (2018 IRC):
MIN. 5/16" APA RATED WITH 8d
NAILS @ 6" AND 12"

METHOD GB (2018 IRC) :
MIN. 1/2" GYPSUM BOARD WITH NO.
6 1-1/4" TYE W OR S SCREWS @ 7"
O.C. EDGES AND WALL (4'-0" LONG,
BOTH FACES OF WALL

A
1

ALTERNATE BRACED WALL PANEL 

A
2

ALTERNATE BRACED WALL PANEL .

2.   PROVIDE SOLID BLOCKING ABOVE AND BELOW
 ALL BRACED WALL LINES WHERE FRAMING ABOVE

OR BELOW RUNS PERPENDICULAR TO THE BRACING.

THE BRACED WALL SOLE PLATE AND TOP PLATE

SHALL BE FASTENED TO BLOCKING (RO PARALLEL

 FRAMING MEMBER WHERE PROVIDED) WITH (3) 16d

NAILS @ 16" O.C.

3.   SIMPSON STHD-14 HOLD-DOWN STRAPS MAY BE

SUBSTITUTED WITH SIMPSON PHD2 HOLD-DOWNS 

AND A 5/8" ANCHOR ROD DRILLED AND EPOXIED A

MIN. 7" INTO THE FOUNDATION

A
3 ALTERNATE BRACED WALL PANEL .

A
4 ALTERNATE BRACED WALL PANEL .

MIN. REINFORCING OF FOUNDATION, ONE #4 BAR TOP
AND BOTTOM OF FOOTING. LAP 15" MIM.

FASTEN SHEATHING TO HEADER WITH 8D COMMON OR
GALVANIZED BOX NAILS IN 3" GRID PATTERN AS SHOWN

HEADER TO JACK-STUD STAP PER TABLE R602.10.6.4 ON
BOTH SIDES OF OPENING OPPOSITE SIDE OF SHEATHING

MIN. DOUBLE 2X4 FRAMING COVERED WITH MIN. 3/8"
THICK WOOD STRUCTURAL PANEL SHEATHING WITH 8D
COMMON OR GALVANIZED BOX NAILS AT 3" O.C. IN ALL
FRAMING (STUDS, BLOCKING, AND SILLS) TYP.

MIN. LENGTH OF PANEL PER TABLE R602.10.5

MIN. (2) 4200 LB STRAP TYPE HOLD DOWND EMBEDDED
INTO CONCRETE AND NAILED INTO FRAMING

EXTENT OF HEADER WITH DOUBLE PORTAL FRAMES (TO BRACED WALL PANELS)

EXTENT OF HEADER WITH SINGLE PORTAL FRAME

(ONE BRACED WALL PANEL)

2'-18' FINISHED WIDTH OF OPENING

FOR SINGLE OR DOUBLE PORTAL

TENSION STRAP PER
TABLE R602.10.5.4
ON OPPOSITE SIDES
OF SHEATING

IF NEEDED, PANEL
SPLICE EDGES SHALL
OCCURE OVER AND
BE NAILED TO
COMMON BLOCKING
WITHIN MIDDLE 24"
OF WALL MID-HEIGHT
ONE ROW OF 3" O.C.
NAILING IS REQUIRED
IN EACH PANEL EDGE

TYPICAL PORTAL
FRAMING CONNECTION

MIN. DOUBLE 2X4 POST
(KING AND JACK STUD)
NUMBER OF JACK
STUDS PER TABLES
R502.5(1)&(2)

MIN. 1000 LB.
HOLD-DOWN DEVICE
EMBEDED INTO
CONCRETE & NAILED
INTO FRAMING.

FASTEN TOP PLATE
TO HEADER WITH 2
ROWS OF 16D
SINKER NAILS AT 3"
O.C. TYP

MIN. 3/8" WOOD
STRUCTURAL PANEL
SHEATHING

MIN. FOOTING SIZE UNDER IS 12" X 12" A TURNED
DOWN SLAB SHALL BE PERMITTED AT DOOR OPENINGS

MIN. (1) 5/8" DIAMETER ANCHOR BOLT INSTALLED
PER R403.1.6- WITH 2" X 2" X 3/16" PLATE
WASHER

MIN. 3" X 11 1/4" NET HEADER
STEELE HEADER PROHIBITED

12
' M

A
X
 T

O
T
A
L 

W
A
LL

 H
E
IG

H
T

10
' 
M
A
X
 H

E
IG

H
T

PONY WALL
HEIGHT

A
1

ALTERNATE BRACED WALL PANEL 

(8)  #4 BARS
6'8" @ 8" O.C.E.W.

6" CONC. SLAB W/ #4 REBARS
 1 1/2" CLEARANCE FROM BOTTEM

12" SQ. COLUMN W/ (8)
#4 BARS ON 48" X 48" 16"
FOOTING W/ #3 TIES @ 12" O.C.

12"

SLAB AT PEDESTAL

12" SQ. COLUMN W/ (8)
#4 BARS ON 48" X 48" 16"
FOOTING W/ #3 TIES @ 12" O.C.

PURLING TO BE SUPPORTED TO BEARING WALL LINES

CONNECT RAFTERS TO CEILING JOIST W (4) 16d GALV. NAILS

CONNECT RAFTERS TO RIDGE, VALLEY, AND HIP RIDGE
WITH (4) 16d GALV. NAILS

ALL RAFTERS TO BE #2 2X6 D-FIR 16" O.C.
UNLESS OTHER WISE NOTED

PURLINGS TO BE 2X10'S #2 D-FIR

WITH SUPPORTS SPACED 8'0"  O.C. MAX

1/8" = 1'0"
ROOF ELEVATION

9' WALL W/ 8' BACKFILL VERT. #4 REBARS @ 12" O.C. 

8" X 4'0" CONCRETE WALL WITH (3) #4 REBARS
HORZ. AND WITH #4 REBARS @ 24" O.C. VERTICALLY

SET ON A 16" X 8" CONCRETE FOOTER WITH (2) #4
REBARS CONTINOUS.

CONCRETE FLOOR - 4" CONCRETE ON 4"
CRUSHED ROCK.

CONCRETE GARAGE FLOOR - 4"
CONCRETE ON 4" CRUSHED ROCK WITH
6X6 10/10 WIRE MESH.

42" X 42" X 12" CONCRETE PADS WITH (6)
#4 REBARS EACH WAY (UNLESS NOTED)

CONCRETE GRADE PADS - 16" X 8" WITH (2)
#4 REBARS CONTINOUS.
ALL FOOTINGS SHALL EXCEED A MINIMUM FROST
DEPTH OF 36 INCHES BELOW GRADE.

MAXIMUM DEPTH OF UNBALANCED FILL IS (7 FEET)
FOR 8-INCH WALL AND (8 FEET) FOR TEN-INCH
WALL.

WATERPROOF CONCRETE WALL FROM FOOTING TO
GRADE LINE.

DRAINAGE TILES, GRAVEL OR CRUSHED STONE
DRAINS, PERFORATED PIPE OR OTHER APPROVED
SYSTEMS OR MATERIALS SHALL BE INSTALLED AT
OR BELOW THE AREA TO BE PROTECTED AND SHALL
DISCHARGE BY GRAVITY OR MECHANICAL MEANS
INTO AN PPROVED DRAINAGE SYSTEM.
GRAVEL OR CRUSHED SONE DRAINS SHALL EXTEND
AT LEAST 1 FOOT BEYOND THE OUTSIDE EDGE OF THE
FOOTING AND 6 INCHES ABOVE THE TOP OF THE
FOOTING AND BE COVERED WITH AN APPROVED
FILTER MEMBRANE MATERIAL.   THE TOP OF OPEN
JOINTS OF DRAIN TILES SHALL BE PROTECTED WITH
STRIPS OF BUILDING PAPER, AND DRANAGE TILES OR
PERFORATED PIPE SHALL BE PLACED ON A MINIUM
OF 2 INCHES OF WASHED GRAVEL OR CRUSHED
ROCK AT LEAST ONE SIEVE SIZE LARGER THAN THE
TILE JOINT OPENING OR PERFORATION AND
COMVERED WITH NOT LESS THAN 6 INCHES OF THE
SAME MATERIAL.

16" X 36" CONCRETE FROST FOOTER W/ (3) #4
REBARS PARALLEL 12" O.C. CONTINOUS.

BELOW GRADE USE 4" OF CONCRETE ON 4"
CRUSHED ROCK WITH 6 MIL-POLY OVER CRUSHED
ROCK BELOW GRADE.

#4 REBAR VERT. BENT INTO FLOOR 7'0" @ 24" O.C.

9' WALL W/ 7' BACKFILL VERT. #4 REBARS @ 18" O.C. 

10' WALL W/ 9' BACKFILL VERT. #4 REBARS @ 8" O.C. 
10' WALL W/ 8' BACKFILL VERT. #4 REBARS @ 12" O.C. 

HORIZ #4 REBARS @ 24" O.C.

FND WALL REINFORCEMENT ( CLASS 60 SOIL, 
EXCEPT FOR RARE CIRCUMSTANCES)

COLUMN FOOTING FOR MIN. SOIL 

OPTIONAL WALK-OUT WALL

FOUNDATION NOTES:

LOAD OF 1500 PSF

SET ON A 20" X 12" CONCRETE FOOTER WITH (2) #4
REBARS CONTINOUS.

R-11 INSULATION 

CEILING JOIST

2X4 STUD

FIRST FLOOR & SECOND FLOOR

SOUND BOARD

TOP PLATE

PARTION WALL

TYPE X 5/8" GYP BOARD
1 HR FIREWALL ASSEMBLY

ATTIC SPACE
RAFTERS

5/8" TYPE X GYPSUM
EXTEND FROM
TOP PLATE TO
ROOF DECK

RIDGE

TYPE X 5/8" GYP BOARD
1 HR FIREWALL ASSEMBLY

GUTTER

2X6 SUB-FASCIA
SOFFIT BOARD

2X4 NAILER

1X4 TRIM BOARD

R-49 INSULATION (MIN)

CEILING JOIST

1/2" GYP. BOARD

DOUBLE TOP PLATE

RAFTER7/16" OSB SHEATHING

BAFFLE FOR POSITIVE VENTILATION2-PLY 15# FELT

METAL EDGE

1X8 FASCIA

SOFFIR VENTS 8' O.C. PER PLAN

ATTIC SPACE

1/2" GYP. BOARD

R-19 OR R13+5
INSULATION

EXTERIOR SHEATHING

2X4 STUD @ 16" O.C.7/16" OSB SHEATHING
W/ TYVEX HOUSE WRAP

UNDERNEATH

ROOFING MATERIAL
240 LB 

ASPHALT SHINGLES

WALL SECTION

1 1/2" BLUE BOARD

WATER PROOF

GRADE 8"

1 1/2" BLUE BOARD

24"

(3) #4 REBAR CONTINOUS

#4 VERTICAL BENT INTO

FLOOR @ 48" O.C.

4" ROCK

4" CONCRETE

2X4 CCA

ANCHOR BOLT

6" O.C. MAX

36"

12"

16"

4" ROCK

16"

8
"

(2) #4 REBAR

4

50
22

 S
EC

1

DU
P-

50
22

D W
FURN

WH

FD

DW
FURN

WH

FD

Guard opening limitations.
Required guards on open sides of stairways, 
raised floor areas, balconies, and porches shall 
have intermediate rails or ornamental closures
that do not allow passage of a sphere 4" or 
more in diameter.

Opening protection. 
Openings from a private garage directly 
into a room used for sleeping purposes 
shall not be permitted. 
Other openings between the garage and 
residence shall be equipped with solid wood
doors not less than 1 3/8 inches in thickness,
solid or honeycomb-core steel doors not less
than 1 3/8 inches thick, or 20-minute fire-rated 
doors, equipped with a self-closing device. 

CARBON MONOXIDE ALARMS 

Carbon monoxide alarms. 
For new construction, an approved carbon monoxide 
alarm shall be installed outside of each separate sleeping 
area in the immediate vicinity of the bedrooms in dwelling 
units within which fuel-fired appliances are installed and in 
dwelling units that have attached garages. 

Carbon monoxide detection systems. 
Carbon monoxide detection systems that include carbon 
monoxide detectors and audible notification appliances, i
nstalled and maintained in accordance with this section 
for carbon monoxide alarms and NFPA 720, shall be permitted. 
The carbon monoxide detectors shall be listed as complying with 
UL 2075. Where a household carbon monoxide detection system 
is installed, it shall become a permanent fixture of the occupancy, 
owned by the homeowner and shall be monitored by an approved 
supervising station. 

Method PFH: Portal frame with hold-downs

Method PFG: at garage door openings in 
Seismic Design Categories A, B and C

Method ABW: Alternate braced wall panels

Method CS-PF: Continuously sheathed portal frame

Method PFH: Portal frame with hold-downs

8" +/-

1 - 1/2"

CAST W/ SLAB

BOTTEM STEEL

48" X 48" 16" FOOTING

6" MIN

#4 BARS @ 8" O.C.E.W.

PEDESTAL AT FOOTING

ICE BEARIER
self-adhering polymer`
modified bitumen sheet

DEEP SOFFIT DEEP SOFFIT

(ALL REBARS TO BE GRADE 40)

(SUPENDED GARAGE FLOORS TO BE
DESIGNED BY LICENCED ENGINEER)

PURLIN AND VERTICAL SUPPORT

(FIRE RATED AS PER U333)

BOTH SIDE OF FIRE WALL
IN RAFTER CAVITY TIGHT 

EXTEND 5/8" TYPE X 
GYPUM 48" MIN. 

TO ROOF DECK

BOTTEM PLATE

DUP-5022

BEARING WALL LINESBEARING WALL LINES

NOTE... HIP RIDGE FOR THE MAIN ROOF AS:
2X8 #2 D-FIR FOR UNBRACED LENGTH UP TO 9'0"
2X10 #2 D-FIR FOR UNBRACED LENGTH UP TO 10'0"
2X12 #2 D-FIR FOR UNBRACED LENGTH UP TO 12'0"
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Planning Commission  
Staff Report 

 

 Page 1 

 

 MEETING DATE:   September 10, 2024 STAFF: Brian L. Harker, Senior Planner 
 

PROJECT NAME:     Jackson Place 

CASE NUMBER/REQUEST:   Case 24-310-05 – Jackson Drive and RD Mize Road – Jackson Place 
Preliminary Plat – A request by James Pollard for a Preliminary Plat 
called Jackson Place located at Jackson Drive and RD Mize Road  

 

APPLICANT:  James Pollard 

PROPERTY LOCATION:  Southwest Corner of Jackson Drive and RD Mize Road 
 

SURROUNDING ZONING/LAND USE:   

 North: C-2 (General Commercial)…undeveloped lots 
 East: R-6 (Single-Family Residential)…single-family houses 
  C-3 (Service Commercial)…undeveloped wooded tract 
 South: R-6 (Single-Family Residential)…undeveloped tract 
 West: R-30/PUD (High Density Residential/Planned Unit 

Development)…developing subdivions 

FURTHER ACTION: 
Following action by the Planning Commission, this preliminary plat request is scheduled for 
resolution consideration by the City Council on October 21, 2024. 

RECOMMENDATION 

Staff recommends APPROVAL of this Preliminary Plat with the following conditions. 

1. The preliminary plat approval is subject to approval of the rezoning Case 24-100-19 – Rezoning 
– Jackson Drive & R.D. Mize Road – A request by Jim Pollard to rezone the property from C-2 
(General Commercial) and R-6 (Single Family Residential) to C-2 (General Commercial) and R-
12 (Two-Family Residential). 

2. Provide a revised drawing labeled Preliminary Plat (instead of Preliminary Development Plan) 
showing all the items required for a Final Plat, except addresses and signature blocks, plus all 
structures, improvements, berms, landscaping and driveways and sidewalks. 

3. A copy of the CC&R’s shall be recorded with the First Final Plat and include the maintenance of 
the berms and required landscaping. 

4. A berm and associated landscaping per the UDO shall be provided in the rear yards of the lots 
abutting the Jackson Drive rights-of-way.  Responsibility and descriptions of the earth work 
and plantings shall be described in the CC&R’s required to be recorded with the first Final Plat.  
Further, these improvements will be indicated on all of the plot plans. A recorded deed 
restrictions or other type of guarantee will be necessary to prevent the required berm 
screening from being removed. 
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5. The development shall meet the parking requirements of City Code Section 14-501-05 while 
not obstructing sidewalks. Paved area of front and side yards shall meet City Code Section 14-
501-10-B. 

6. The development entrances shall meet minimum sight distance requirements prior to 
recording of the First Final Plat.  

7. Lots encroaching on the flood plain shall require development floodplain permits and 
compliance to City FEMA regulations. Adherence to stream buffer setbacks shall be required. 

8. This preliminary plat has not been reviewed for final engineering design compliance. All 
development engineering must be designed in accordance with City of Independence 
standards and specifications prior to approval of the final plat. 

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION:  A request by James Pollard for Preliminary Plat approval of Jackson Place 
located at Jackson Drive and RD Mize Road 

Current Zoning: C-2 (General Commercial) and 
R-6 (Single-Family Residential) 
 

Proposed Zoning: C-2 (General 
Commercial) and R-12 
(Two-Family 
Residential) 

Current Use: Vacant tracts   

PROPOSAL:  
This preliminary plat includes 1 commercial lot at the corner of RD Mize and Jackson and 33 duplex 
lots along with 5 common area tracts.  Each residential unit will have a sprinkler system and there 
will be a homeowners association established which will maintain the yards and common areas.  
The townhomes will be offered for sale and priced at approximately $450,000 and $225,000 per 
side.  

PHYSICAL CHARACTERISTICS OF PROPERTY: 
The proposed development has a fairly flat topography.  The existing narrow tracts located 
northwest and southeast of an “S” curve in Jackson Drive will contain two, dead-end streets 
ending in cul-de-sacs.  Duplexes with two and four car driveways will line those streets.  Berms and 
landscaping will provide some screening from the rights-of-way.   

CHARACTERISTICS OF THE AREA: 
To the east of the properties, across Jackson Drive, set single-family houses on R-6 zoned lots.  The 
multiple-family development to the west, Arabella, has yet to be completed.  To the north and 
northeast are undeveloped tracts and a wooded lot zoned C-2 and C-3.  Undeveloped woodland 
lies along the railroad tracks to the south and is zoned R-6. 
    
ANALYSIS 
 
Platting: 
In addition to configuring the rights-of-ways and utility easements, the future commercial lot 
abutting R.D. Mize Road will contract in size, confined north of the north stream buffer. 
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We need a revised drawing labeled Preliminary Plat showing all the items required for a Final Plat, 
except addresses and signature blocks, plus all structures, improvements, berms, landscaping and 
driveways. 

Historic and Archeological Sites: 
There are no apparent historic or archeological issues with this property. 

Public Utilities: 
All utility services are adjacent to rights-of-way or nearby.  There are water and electric mains in 
the new development to the west and in RD Mize Road and Jackson Drive rights-of-way.  There are 
sanitary mains in the new development to the west, in the RD Mize right-of-way and along the 
creek south of the southern tract. 

Floodplain/Stream Buffer: 
Portions of the northern and southern tracts, along the two streams crossing them, are in federal 
designated floodplains.  

There is a second-order stream located within the north tract and a third order stream located 
within the south tract.  Second-order streams shall have a minimum average buffer width of 105-
feet on each side, with streamside zone of 35-feet, a middle zone of 45-feet, and an outer zone of 
25-feet.  Third-order streams shall have a minimum average buffer width of 125-feet on each side, 
with a stream side zone of 35-feet, a middle zone of 65-feet, and an outer zone of 25-feet. 

Elevations: 
The applicant’s application indicates two styles of duplex, one to be used with the northern tract 
and another with the southern tract.  

Driveways and Sidewalks: 
Each duplex unit will have one garage, but each duplex structure will either have a two or four-car 
wide driveway creating as many as five parking spaces per unit on the side of the two street 
segments not having sidewalks and three parking spaces for some units on the sides that will have 
sidewalks.  This will help to keep street parking at a minimum. 

Streets and Access: 
The two tract areas will be accessed by two dead-end rights-of-way squaring with Jackson Drive at 
a right angle where an existing break in the median is midway along the “S” curve.  The location of 
the duplex on Lot 13 could lead to sight distance concerns.  The development entrances shall meet 
minimum sight distance requirements prior to recording of the First Final Plat.   

Landscaping: 
A berm and associated landscaping per the UDO will be provided in the rear yards of the lots 
abutting the Jackson Drive rights-of-way.  Responsibility and descriptions of the earth work and 
plantings shall be described in the CC&R’s required to be recorded with the first Final Plat.  
Further, these improvements will be indicated on all of the plot plans. 

Covenants (CC&R’s): 
A copy of the CC&R’s will be recorded with the First Final Plat. 

CIP Investments: 
The City does not have any capital improvements projects planned near this area. 
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REVIEW CRITERIA 

Recommendations and decisions on preliminary plat applications must be based on consideration 
of all the following criteria: 

1. Compliance with environmental and health laws and regulations concerning water and air 
pollution, solid waste disposal, water supply facilities, community or public sewage disposal, and, 
where applicable, individual systems for sewage disposal. 
The proposed development is in compliance with environmental and health laws and regulations 
concerning water and air pollution, solid waste disposal, water supply facilities, community or public 
sewage disposal, and, where applicable, individual systems for sewage disposal (although mirror 
adjustments to how stormwater is directed through the stream buffers may be needed). 

Prior to allowing work to commence, staff needs a No-Rise Letter that certifies that the engineer’s 
calculations deem there to be no adverse impact/rise to the base flood elevation (BFE). 

2. Availability of water that meets applicable fire flow requirements and is sufficient for the reasonably 
foreseeable needs of the subdivision;  
Water observes that previous water main layout review mark-ups and comments have been 
incorporated into this Site Plan and that Engineering Plans for the Water Main Extensions (Plan & 
Profile) will be required.  The proposed hydrant locations will be reviewed and approved by 
Independence Fire Department and Municipal Services.  Each building unit will need to have its own 
separate water service (tap onto main, curb valve & meter pit).  A re-routed the northern water main 
will avoid the landscape berm. 

3. Availability and accessibility of utilities;  
There are water and electric mains in the new development to the west and in RD Mize Road and 
Jackson Drive rights-of-way. 

4. Availability and accessibility of public services such as schools, police and fire protection, 
transportation, recreation facilities, and parks;  
Adjacent arterial streets, and a nearby parkway, will provide rapid connection to the above services and 
amenities. 

5. Consistency with the zoning district regulations; 
The proposed lots conform to those required for an R-12 (Two-Family Residential) zoned subdivision. 

6. Conformity with the Major Thoroughfare Plan;  
The use is sited along two arterial streets that carry both car and truck traffic. 

7. Effect of the proposed subdivision on existing public streets and the need for new streets or 
highways to serve the subdivision;  
The rezoning should have no detrimental effect on area properties.  The rezoning creates a transition 
zone between R-30/PUD zoning and R-6 zoning. 

8. Physical land characteristics, such as floodplain, slope, soil, and elevation differentials with abutting 
properties;  
The property is quite flat, and has some floodplain areas and streams with stream buffer zones, making 
drainage an issue while still manageable.   

9. Recommendations and comments of the Development Review Committee and other reviewing 
agencies;  
If rezoning is denied, it is likely the property will not be developed for single-family residential uses.  

10. Conformity with the master sewer and water utility plan; and  
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The proposed development is in compliance with those plans. 

11. Compliance with this development ordinance and all other applicable regulations. 
The proposed development (developed as conditioned) will meet the requirements of the Unified 
Development Ordinance (UDO).  
 

 
EXHIBITS 
 

1. Narrative 
2. Application 
3. Preliminary Plat 
4. Duplex One 
5. Duplex Two 
6. Comprehensive Plan map 
7. Zoning map 
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  May 2022 

Application Type (check all that apply) 
 

Land Use Land Subdivision Site Development Use Permit Other 

□ Rezoning 
□ PUD Rezoning 

□ Preliminary Plat 
□ Final Plat 
□ Minor Subdivision 

□ Final Site Plan 
□ Preliminary Dev Plan 
□ Final Dev Plan (PUD) 

□ Special Use 
□ Homebased Business 
□ Short-Term Rental 

□ Admin. Adjustment 
□ Variance 
□ Street Name Change 
□ Special Sign Permit 

 

Project Information and Location 
 

Project Name 

 

Project Address/Location 

 

Sq. Ft. of Building Acreage Number of Lots/Tracts Steam Buffer (Yes or No) 

    

Existing Zoning Proposed Zoning Existing Land Use Proposed Land Use 
 

Basic Application Requirements (See the Planning & Zoning Application Guide for additional requirements)  
 

□  Completed & Signed Application Form 
□  Application Fee  
□  Cover Letter Describing Details of Project   

□  One 24” x 36” set of plans for Land Sub. & Site Dev.  
□  One PDF copy of a plat map or site plan      
□  Legal Description of the property in question 

 

Contact Information  

Applicant  Owner 

     
Name Company  Name Company 

   
Address  Address 

     
Phone Email  Phone Email 

Architect/Engineer/Surveyor/Other:   Architect/Engineer/Surveyor/Other:  

     
Name Company  Name Company 

   
Address  Address 

     
Phone Email  Phone Email 
 
The applicant hereby agrees that the information provided above is accurate. 
   

Applicant’s Signature Date  Owner’s Signature Date 
 

Planning and Zoning 
Community Development 
111 E. Maple Avenue 
Independence, MO 64050 

Application Form (816) 325-7421 
cdplanning@indepmo.org 
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PROJECT SUMMARY:

STREET TYPE: COLLECTOR / RESIDENTIAL
BUILDING TYPE: WOOD FRAME WITH SIDING
EXISTING ZONING: C-2 (GENERAL COMMERCIAL) & R-6
(SINGLE FAMILY RESIDENTIAL)
PROPOSED ZONING: C-2 (TO REMAIN) & R-12 (TWO FAMILY
RESIDENTIAL)
PROPOSED MINIMUM LOT AREA: 7000 SQUARE FEET
PROPOSED LOTS: 34
PROPOSED UNITS: 68
PROPOSED TRACTS: 5
TOTAL AREA: 802,294 S.F. / 18.418 ACRES
AREA IN TRACTS: 333,877 S.F. / 7.660 ACRES
AREA IN LOTS: 370,935 S.F. / 8.516 ACRES
AREA, IN RIGHT-OF-WAY: 97,482 S.F. / 2.238 ACRES

C1.01VICINITY MAP

Prepared: May 17, 2024

NOT TO SCALE

PROJECT
LOCATION

ENGINEER
Hg CONSULT, INC.

1411 NE TODD GEORGE RD.
LEE'S SUMMIT, MISSOURI 64086

(816)703-7098
CONTACT - KEVIN STERRETT

SOUTH JACKSON DRIVE

DRIVE "A"

D
R

IV
E 

"B
"

DRIVE "C
"

LEGAL DESCRIPTION (BOUNDARY):
All that part of the West Half of the Southwest Quarter of Section 16 Township 49 North, Range 31 West, in
the City of Independence, Jackson County, Missouri, more particularly described as follows:

Commencing at the Northwest corner of the Southwest Quarter of said Section 16; thence South 88
degrees 14 minutes 08 seconds West, along the North line of said Southwest Quarter, a distance of 498.57
feet; thence South 01 degrees 45 minutes 52 seconds West, a distance of 49.94 feet to the South
right-of-way line of East R. D. Mize Road, as now established and to the POINT OF BEGINNING; thence
South 82 Degrees 54 minutes 09 seconds West, along said South right-of-way line, a distance of 97.76
feet; thence South 88 degrees 09 minutes 33 seconds, continuing along said right-of-way line, a distance of
175.36 feet; thence South 36 degrees 54 minutes 45 seconds East, continuing along said South
right-of-way line, a distance of 44.04 feet to the West right-of-way line of South Jackson Drive, as now
established; thence South 02 degrees 39 minutes 48 seconds West, along the West right-of-way line of said
South Jackson Drive, a distance of 186.00 feet to a point of curvature; thence Southerly, continuing along
said West right-of-way line and along a curve to the right, having a radius of 650.00 feet and a central angle
of 009 degrees 12 minutes 25 seconds, an arc distance of 104.45 feet to a point of tangency; thence South
11 degrees 52 minutes 14 seconds West, continuing along said West right-of-way line, a distance of 98.82
feet to a point of curvature; thence Southerly, continuing along said West right-of-way line and along a
curve to the left, having a radius of 750.00 feet and a central angle of 009 degrees 19 minutes 40 seconds,
an arc distance of 122.10 feet to a point of tangency; thence South 02 degrees 32 minutes 35 seconds
West, continuing along said West right-of-way line, a distance of 795.53 feet to a point of curvature; thence
Southerly and Southwesterly, continuing along said West right-of-way line and along a curve to the right,
having a radius of 650.00 feet and a central angle of 053 degrees 43 minutes 36 seconds, an arc distance
of 609.51 feet to a point hereinafter referred to as Point "A"; thence North 02 degrees 31 minutes 47
seconds East, a distance of 1868.24 feet to the POINT OF BEGINNING. Containing 465,624 square feet or
10.689 acres, more or less.

Also, Commencing at the aforesaid Point A; thence South 02 degrees 31 minutes 47 seconds West, a
distance of 120.35 feet to the East right-of-way line of said South Jackson Drive and to the POINT OF
BEGINNING; thence Northeasterly and Northerly, along said East right-of-way line and along a curve to the
left, having a radius of 750.00 feet, and whose initial tangent bearing is North 61 degrees 41 minutes 34
seconds East, and a central angle of 056 degrees 53 minutes 41 seconds, an arc distance of 744.75 feet;
thence South 85 degrees 12 minutes 29 seconds East, a distance of 34.03 feet; thence South 02 degrees
31 minutes 47 seconds West, a distance of 1229.44 feet to the South line of the Southwest Quarter of said
Section 16; thence North 88 degrees 30 minutes 16 seconds West, along the South line of said Southwest
Quarter, a distance of 399.03 feet; thence North 02 degrees 31 minutes 47 seconds East, a distance of
623.70 feet to the POINT OF BEGINNING. Containing 336,670 square feet or 7.729 acres, more or less.

DEVELOPER
JIM POLLARD

3030 S. CRENSHAW ROAD
INDEPENDENCE, MISSOURI 64057

(816) 686-8800
CONTACT - JIM POLLARD

POINT OF BEGINNING
(BOUNDARY & PROPOSED C-2) POINT OF BEGINNING

LOT 1
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POINT OF COMMENCING
NW CORNER SW 1/4

All that part of the West Half of the Southwest Quarter of Section 16 Township 49 North, Range 31 West, in
the City of Independence, Jackson County, Missouri, more particularly described as follows:

Commencing at the Northwest corner of the Southwest Quarter of said Section 16; thence South 88
degrees 14 minutes 08 seconds West, along the North line of said Southwest Quarter, a distance of 498.57
feet; thence South 01 degrees 45 minutes 52 seconds West, a distance of 49.94 feet to the South
right-of-way line of East R. D. Mize Road, as now established and to the POINT OF BEGINNING; thence
South 82 Degrees 54 minutes 09 seconds West, along said South right-of-way line, a distance of 97.76
feet; thence South 88 degrees 09 minutes 33 seconds, continuing along said right-of-way line, a distance of
175.36 feet; thence South 36 degrees 54 minutes 45 seconds East, continuing along said South
right-of-way line, a distance of 44.04 feet to the West right-of-way line of South Jackson Drive, as now
established; thence South 02 degrees 39 minutes 48 seconds West, along the West right-of-way line of said
South Jackson Drive, a distance of 186.00 feet to a point of curvature; thence Southerly, continuing along
said West right-of-way line and along a curve to the right, having a radius of 650.00 feet and a central angle
of 009 degrees 12 minutes 25 seconds, an arc distance of 104.45 feet; thence South 75 degrees 27
minutes 24 seconds West, a distance of 50.11 feet; thence North 81 degrees 12 minutes 48 seconds West,
a distance of 152.68 feet; thence North 47 degrees 43 minutes 52 seconds West, a distance of 119.71 feet;
thence North 02 degrees 31 minutes 47 seconds East, a distance of 251.21 feet to the POINT OF
BEGINNING. Containing 94,196 square feet or 2.162 acres, more or less.

LEGAL DESCRIPTION (PROPOSED C-2):

POINT "A"

All that part of the West Half of the Southwest Quarter of Section 16 Township 49 North, Range 31 West, in
the City of Independence, Jackson County, Missouri, more particularly described as follows:

Commencing at the Northwest corner of the Southwest Quarter of said Section 16; thence South 88
degrees 14 minutes 08 seconds West, along the North line of said Southwest Quarter, a distance of 498.57
feet; thence South 01 degrees 45 minutes 52 seconds West, a distance of 49.94 feet to the South
right-of-way line of East R. D. Mize Road, as now established; thence South 82 Degrees 54 minutes 09
seconds West, along said South right-of-way line, a distance of 97.76 feet; thence South 88 degrees 09
minutes 33 seconds, continuing along said right-of-way line, a distance of 175.36 feet; thence South 36
degrees 54 minutes 45 seconds East, continuing along said South right-of-way line, a distance of 44.04 feet
to the West right-of-way line of South Jackson Drive, as now established; thence South 02 degrees 39
minutes 48 seconds West, along the West right-of-way line of said South Jackson Drive, a distance of
186.00 feet to a point of curvature; thence Southerly, continuing along said West right-of-way line and along
a curve to the right, having a radius of 650.00 feet and a central angle of 009 degrees 12 minutes 25
seconds, an arc distance of 104.45 feet to a point of tangency and the POINT OF BEGINNING; thence
South 11 degrees 52 minutes 14 seconds West, continuing along said West right-of-way line, a distance of
98.82 feet to a point of curvature; thence Southerly, continuing along said West right-of-way line and along
a curve to the left, having a radius of 750.00 feet and a central angle of 009 degrees 19 minutes 40
seconds, an arc distance of 122.10 feet to a point of tangency; thence South 02 degrees 32 minutes 35
seconds West, continuing along said West right-of-way line, a distance of 795.53 feet to a point of
curvature; thence Southerly and Southwesterly, continuing along said West right-of-way line and along a
curve to the right, having a radius of 650.00 feet and a central angle of 053 degrees 43 minutes 36
seconds, an arc distance of 609.51 feet to a point hereinafter referred to as Point "A"; thence North 02
degrees 31 minutes 47 seconds East, a distance of 1617.03 feet; thence South 47 degrees 43 minutes 52
seconds East, a distance of 119.71 feet; thence South 81 degrees 12 minutes 48 seconds East, a distance
of 152.68 feet; thence North 75 degrees 27 minutes 24 seconds East, a distance of 50.11 feet to the POINT
OF BEGINNING. Containing 371,428 square feet or 8.527 acres, more or less.

Also, Commencing at the aforesaid Point A; thence South 02 degrees 31 minutes 47 seconds West, a
distance of 120.35 feet to the East right-of-way line of said South Jackson Drive and to the POINT OF
BEGINNING; thence Northeasterly and Northerly, along said East right-of-way line and along a curve to the
left, having a radius of 750.00 feet, and whose initial tangent bearing is North 61 degrees 41 minutes 34
seconds East, and a central angle of 056 degrees 53 minutes 41 seconds, an arc distance of 744.75 feet;
thence South 85 degrees 12 minutes 29 seconds East, a distance of 34.03 feet; thence South 02 degrees
31 minutes 47 seconds West, a distance of 1229.44 feet to the South line of the Southwest Quarter of said
Section 16; thence North 88 degrees 30 minutes 16 seconds West, along the South line of said Southwest
Quarter, a distance of 399.03 feet; thence North 02 degrees 31 minutes 47 seconds East, a distance of
623.70 feet to the POINT OF BEGINNING. Containing 336,670 square feet or 7.729 acres, more or less.

POINT OF BEGINNING
(PROPOSED R-12)

LEGAL DESCRIPTION (PROPOSED (R-12):
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APPROXIMATE LOCATION
CREEK BANK

ZONE AE

ZONE X

ZONE X

ZONE AE

ZONE AE

ZONE AE

ZONE AE
ZONE X

OTHER AREAS, ZONE X - DEFINED AS AREAS
DETERMINED TO BE OUTSIDE OF  0.2% ANNUAL
CHANCE FLOODPLAIN

FLOODWAY AREAS IN ZONE AE - FLOODWAY
IS THE CHANNEL OF A STREAM PLUS ANY ADJACENT
FLOODPLAIN AREAS THAT MUST BE KEPT FREE OF
ENCROACHMENT SO THAT THE 1% ANNUAL CHANCE
FLOOD CAN BE CARRIED WITHOUT SUBSTANTIAL
INCREASES IN FLOOD HEIGHTS. BASE FLOOD
ELEVATIONS HAVE BEEN DETERMINED.
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ENGINEER
Hg CONSULT, INC.

1411 NE TODD GEORGE RD.
LEE'S SUMMIT, MISSOURI 64086

(816)703-7098
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JACKSON DRIVE

DRIVE "A"
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"B
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M
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C
H

 L
IN

E

PROPOSED
DETENTION

BUILDING
TYPE

A

BUILDING
TYPE

B

BUILDING DIMENSIONS
SCALE: 1"=20

M
AT

C
H

 L
IN

E

LOT 1
94196 S.F.
2.16 AC, TRACT A

74734 S.F.
1.72 AC.

LOT 2
7886 S.F.

LOT 3
7656 S.F.

LOT 4
7655 S.F.

LOT 5
7655 S.F.

LOT 6
7655 S.F.

LOT 7
7655 S.F.

LOT 8
7654 S.F.

LOT 9
7654 S.F.

LOT 10
7654 S.F.

LOT 11
7654 S.F. LOT 12

9168 S.F.

LOT 17
9248 S.F.

LOT 18
7647 S.F.

LOT 19
7647 S.F.

LOT 20
7648 S.F.

LOT 21
7649 S.F.

LOT 22
7654 S.F.

LOT 23
8128 S.F.

LOT 24
8128 S.F.

LOT 25
8135 S.F.

NOTES:
1. Lot 1 to be zoned as C-2.

2. Tract A to be used for storm water detention.

3. 25' B.L. = 25' Building Setback Line.

50.00'
R/W

28.00'
B-B

PROPOSED WATER LINE

PROPOSED SANITARY  LINE

TO CONNECTION WITH SEWER
MAIN ON SELSA ROAD

WATERLINE TIE IN WITH
REDWOOD PROJECT

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

BERMS WITH MEDIUM
IMPACT SCREEN (TYP)

35'45'

105'

25' OUTER ZONE
45' MIDDLE ZONE

35' STREAM SIDE ZONE

APPROXIMATE LOCATION
CREEK BANK

25' OUTER ZONE

45' MIDDLE ZONE

35' STREAM SIDE ZONE

25' 35' 45'

105'

25'

5.  The berms, with medium impact buffer along Jackson Drive will  
      be installed with each individual lot with final grading at the         
      permit stage. Perpetual maintenance of the berm and screening
      on said lots to be noted in the HOA Covenants and Restrictions.

4.   All driveways to meet the 40% maximum front yard pavement  
      coverage allowance. Drives will be shown on plot plans at        
      permit stage.
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DRIVE "C"

PROPOSED
DETENTION

50.00'

R/W

28.00'

B-B

BUILDING
TYPE

A

BUILDING
TYPE

B

BUILDING DIMENSIONS
SCALE: 1"=20

M
AT

C
H

 L
IN

E

M
AT

C
H

 L
IN

E TRACT B
9979 S.F.
0.23 AC.

TRACT C
3982 S.F.
0.09 AC.

LOT 13
18341 S.F.

LOT 14
11365 S.F.

LOT 15
10032 S.F.

LOT 16
9149 S.F.

LOT 26
10728 S.F.

LOT 27
8346 S.F.

LOT 28
9898 S.F.

LOT 29
8523 S.F. LOT 30

9103 S.F.

LOT 31
10013 S.F.

LOT 32
10459 S.F.

LOT 33
9792 S.F.

LOT 34
13003 S.F.

TRACT D
45096 S.F.
1.04 AC.

TRACT E
180125 S.F.

4.14 AC.

DRIVE "A"

NOTES:
1. Tract E to be used for storm water detention.

2. Tracts B, C and D are to be used for Common Open Space.

3. 25' B.L. = 25' Building Setback Line.

25' B.L.

25' B.L.

25' B.L.

25' B.L.

25' B
.L.

25' B.L.

25' B.L.

BERMS WITH MEDIUM
IMPACT SCREEN (TYP)

65'
25'

125'

25' OUTER ZONE

35' MIDDLE ZONE

65' STREAM SIDE ZONE

25' OUTER ZONE

35' MIDDLE ZONE

65' STREAM SIDE ZONE

35'

APPROXIMATE LOCATION
CREEK BANK

125'

35' 65' 25'

BASE FLOOD ELEVATION 762.00

5.  The berms, with medium impact buffer along Jackson Drive will  
      be installed with each individual lot with final grading at the         
      permit stage. Perpetual maintenance of the berm and screening
      on said lots to be noted in the HOA Covenants and Restrictions.

4.   All driveways to meet the 40% maximum front yard pavement  
      coverage allowance. Drives will be shown on plot plans at        
      permit stage.
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APPROXIMATE LOCATION
CREEK CENTERLINE

ZONE X

ZONE AE

ZONE AE

NOTES:
1. According to the F.E.MA. Flood Insurance Rate Map Number 29095C0311G, Revised January 20, 2017, this

tract graphically lies in OTHER AREAS, ZONE X, defined as areas determined to be outside of 0.2% annual
chance floodplain and ZONE AE, defined as the floodway is the channel of a stream plus any adjacent
floodplain areas that must be kept free of encroachment so that the 1% annual chance flood can be carried
without substantial increases in flood heights. Base flood elevations have been determined.

2. There are no oil or gas wells located on the subject property as of November 06, 2023 as shown by the
Missouri Geological Survey GEOSTRAT (Geosciences Technical Resource Assessment Tool).
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NOTES:
1. Per AASHTO the Stopping Sight Distance for a 40 MPH road is 445 feet.
2. No obstructions shall be allowed in Sight Distance area. No landscaping

shall be installed to the North and South of South Entrance in Sight
Distance area. Existing trees to south may need to be removed from
Sight Distance area.
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LANDSCAPE DATA
WEST SIDE OF JACKSON DRIVE 1,128' OF FRONTAGE
REQUIRED
MEDIUM IMPACT SCREEN
STREET TREES 1/500' =  22
ORNAMENTAL TREES 1/750' = 33
EVERGREEN TREES 1/300' = 66
SHRUBS 1/200' = 110

PROVIDED
2' BERM CONTINUOUS (SITE TRIANGLES)
STREET TREES 19 (SITE TRIANGLES)
ORNAMENTALS 25 (SITE TRIANGLES)
EVERGREENS 62 (SITE TRIANGLES)
SHRUBS 231 (SITE TRIANGLES)

LANDSCAPE DATA
EAST SIDE OF JACKSON DRIVE 260' OF FRONTAGE
REQUIRED
MEDIUM IMPACT SCREEN
STREET TREES 1/500' =  1
ORNAMENTAL TREES 1/750' = 1
EVERGREEN TREES 1/300' = 1
SHRUBS 1/200' = 2

PROVIDED
2' BERM CONTINUOUS
STREET TREES 4
ORNAMENTALS 6
EVERGREENS 9
SHRUBS 57

Juniperus Chinensis 'Seagreen'57

Shrub List

Seagreen Juniper 18"-24"sp. Cont.

Cont. 3 1/2'o.c.18"-24"sp.Euonymus Alatus 'Compactus'Dwarf Winged Euonymus76
Morning Light Maiden Grass Cont. 3'o.c.3 gal.Miscanthos Sinensis 'Morning Light'155

Symbol Quantity Common Name  Botanical Name    Size Condition Spacing

 Tree List

Acer Rubrum 'October Glory' BB As ShownOctober Glory Maple6

BBQuercus Bicolor As Shown7 Swamp White Oak

5 Skyline Honeylocust As ShownBBGleditsia Triacanthos 'Skyline'

River Birch5 As ShownBetula Nigra 'Heritage' BB2" cal

2" cal

2" cal

2" cal

Symbol Quantity Common Name  Botanical Name    Size Condition Spacing

3'o.c.

15 As Shown1 1/2"cal BB

Canaert Juniper 6' hgtJuniperus Virginiana 'Canaertii'61

BB1 1/2"cal
Acer Ginnala 'Flame'

As Shown16
Amur Maple

Prairiefire Crabapple Malus Sp. 'Priariefire'

BB As Shown

Cedar Mulch

Shrub Bed & Parking

No Scale

6" Min.
bottom of pit
Scarify soil in 

Manicured Edge

6"
 M

in
.

3" Shredded 
1/2 topsoil
1/2 existing soil,

4' Min.

FE
N

C
E

Setback Detail
Tree Planting Detail

No Scale

#12 gauge wire
Tree Guard

bottom of pit
Scarify soil in 

around saucer

Finished Grade

4" Berm

6"
 M

in
.

Rubber hose

Steel fence posts
3 per tree

1/2 topsoil

Top 1/3 of root ball
Fold back burlap from

1/2 Existing soil,

well-rotted manure
mulch over 2" deep
1" Shredded Cypress

flush w/finished grade
Plant w/top of ball

6" Min.

Treated crepe tree wrap

6ft. Diameter Mulched
Area In Lawn Areas

C
en

te
r o

f 
S

hr
ub

Weed Mat

25'
445'

SIGHT TRIANGLE

LANDSCAPE NOTES
CONTRACTOR REQUIRED TO LOCATE ALL UTILITIES BEFORE INSTALLATION
TO BEGIN.

Contractor shall verify all landscape material quantities and shall report any
discrepancies to the Landscape Architect prior to installation.

No plant material substitutions are allowed without Landscape Architect or Owners
approval.

Contractor shall guarantee all landscape work and plant material for a period of one
year from date of acceptance of the work by the Owner.  Any plant material which
dies during the one year guarantee period shall be replaced by the contractor during
normal planting seasons.

Contractor shall be responsible for maintenance of the plants until completion of the
job and acceptance by the Owner.

Successful landscape contractor shall be responsible for design that complies with
minimum irrigation requirements, and installation of an irrigation system.  Irrigation
system to be approved by the owner before starting any installation.

All plant material shall be specimen quality stock as determined in the "American
Standards For Nursery Stock" published by The American Association of Nurseryman,
free of plant diseases and pest, of typical growth of the species and having a
healthy, normal root system.

Sizes indicated on the plant list are the minimum, acceptable size.  In no case will
sizes less than specified be accepted.

All shrub beds within lawn areas to receive a manicured edge.

All shrub beds shall be mulched with 3" of shredded cedar mulch.

All sod areas to be fertilized & sodded with a Turf-Type-Tall Fescue seed blend.

All seed areas shall be hydro-seeded with a Turf-Type-Tall Fescue seed blend.

T
CETIHCRAEPACSDN

AL

ST
ATE OF M I SSOUR

IGARRETT
OCHS

NUMBER
LA-2008000587

C3.01

25'

150'
SIGHT TRIANGLE
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GRADE BEAMGRADE BEAM

4" CONCRETE SLAB
WITH 6X6 10/10 WIRE MESH
OR EQUAL OVER 6-MIL POLY
OVER 6" CRUSHED STONE

NOTES:

1.  FOOTING SIZES ARE BASED ON SOIL WITH AN ALLOWABLE SOIL PRESSURE OF 200O LBS. PER SQ FT.

2.  ALL CONCRETE FOOTINGS SHALL HAVE A MINIMUM FROST DEPTH OF 36 INCHES.

3.  COMPRESSIVE STRENGTH OF CONCRETE AS FOLLOWS:
        FOOTINGS: 3000 PSI
        SLABS: 4000 PSI

4.  SEE DETAIL SHEET FOR TYPICAL SECTIONS.
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FLOOR PLAN
SCALE:   1/4"  =  1'-0" FIN. SQ. FT. = 1206 PER UNIT (2412 TOTAL)
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DIMENSIONS SHOWN ARE TO OUTSIDE
FACE OF CONCRETE FOUNDATION AT
EXTERIOR WALLS, AND TO CENTERLINE
OF STUDS AT INTERIOR WALLS.
SEE SECTION SHEET FOR DETAILS.

NOTE:

ALTERNATE METHOD (DOUBLE QUANTITY OF
ANCHOR BOLTS)

CONTINUOUS METHOD (REF. R602.10.3)

MINIMUM 1/2" GYP BD PER METHOD 5
AT INTERIOR WALL

A

B

ALL CONSTRUCTION TO MEET
REQUIREMENTS OF 2018

INTERNATIONAL RESIDENTIAL
BUILDING CODE

NOTES

C

SMOKE AND CO    DETECTORS PER 2018 ELECTRICAL CODE

GFCI'S AND EXHAUST FANS TO BE INSTALLED PER 2018 IRC

WINDOWS 60" ABOVE GRADE AND LESS THAN 24" OFF FLOOR
SHALL NOT PERMIT A 4" OBJECT TO PASS THROUGH.

2

ALL TOILET ROOMS AND KITCHEN TO HAVE EXHAUST FANS.
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WITH (2) 2X12 DOUG FIR HEADER
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7/12

7/12

7/127/12

7/12

6/
12

6/
12

4/12 4/12

ROOF PLAN

7/12

2 X 4 STUDS @16" O.C.
GRADE #2 DF

ASPHALT SHINGLE ROOF

1/2" OSB ROOF SHEATHING

15# FELT UNDERLAY
PLUS ICE AND WATER SHIELD
PER CITY ORDINANCE

ANCHOR BOLTS @72" O.C.

12"

1/2" GYP BD INTERIOR WALL

CEILING HT = 9'-0"STUCCO OVER
1/2" INSUL BOARD R-3
OVER 15/32" OSB
STRUCTURAL SHEATHING

WOOD FASCIA
WITH VINYL OVERLAY

4" CONCRETE FLOOR
OVER 4" MIN. CRUSHED ROCK

PITCH
12

2 X 6 RAFTERS @16" O.C.

2 X 6 JOISTS @16" O.C.
GRADE #2 D.F.

1/2" GYP BD CEILING

3 - #4 REBAR CONT.

#4 REBAR @48" O.C.

4 - #4 REBAR CONT.

SCALE:   1/2"  =  1'-0"

TYP. WALL SECTION

2 X 4 STUDS @16" O.C.
GRADE #2 DF

5/8"  TYPE X GYP BD
1 HOUR FIREWALL ASSEMBLY
(EXTEND TO ROOF DECK)

4" CONCRETE FLOOR
OVER 4" MIN. CRUSHED ROCK

RAFTERS

CEILING JOISTS

1/2" GYP BD CEILING

2 - #4 REBAR CONT.

SCALE:   1/2"  =  1'-0"

FIREWALL SECTION

3'-0"
FOUND.
DEPTH

16"

8"

1/2" SOUND BOARD

R-11 FIRE RATED INSULATION

RIDGE

EXTEND 5/8" TYPE X GYP BD
48" MIN. IN RAFTER CAVITY
ON BOTH SIDES OF
FIRE WALL TO ROOF DECKEXTEND 5/8" TYPE X GYP BD

TO ROOF DECK

SCALE:  1/2" = 1'-0"

CONT. STRUCTURAL
PANEL SHEATHING OVER

DOUBLE 2 X 12
#2 DOUG FIR HEADER

2X4 JACK STUDS

2X4 PLATE

GALV. STEEL HEADER-TO-JACK STUD STRAP
BOTH SIDES OF OPENING
(INSTALL ON INTERIOR SIDE)

ANCHOR BOLTS
AS REQD

EXTENT OF HEADER
(STUDS @ 16" O.C.)

GARAGE DOOR PORTAL
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9 FT FINISH CEILING

6
12

6

12 ASPHALT SHINGLES

STUCCO

SCALE:   1/4"  =  1'-0"

RIGHT ELEVATION

FINISH FLOOR

GARAGE FLOOR

STUCCO

ASPHALT SHINGLES

STUCCO

SCALE:   1/4"  =  1'-0"

LEFT ELEVATION

STUCCO

6

12

6
12

9 FT FINISH CEILING

FINISH FLOOR

71
2"
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1/4" = 1'0"

FRONT ELEVATION

1/8" = 1'0"

LEFT ELEVATION
1/8" = 1'0"

RIGHT ELEVATION
1/8" = 1'0"

REAR ELEVATION

ACTUAL ELEVATIONS MAY VARY FROM ARCHITECTURAL

DRAWINGS, DUE TO TERRAIN/BACKFILL PROCESS

FRONT ELEVATION IS ARCHITECTURAL DRAWING AND
MAY VARY DUE TO MATERIALS AVAILABILITY

NOTE:

12
7
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7

12
7

12
7

DEEP SOFFIT DEEP SOFFIT

12
6

12
6

12
6

12
6

DEEP SOFFITDEEP SOFFIT

BUILDER/CONTRACTOR IS RESPONSIBLE TO 

CHECK ALL DIMENSIONS FOR ACCURACY

BETWEEN FLOORS, FOUNDATION, AND ELEVATIONS. 

ALSO VERIFY ALL BEAM, HEADERS,PAD LOCATIONS, 

AND COLUMN SIZES. 

UNIT A

1180 SQ FT.
UNIT B

1180 SQ FT.
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1/4" = 1'0"
FOUNDATION PLAN

#4 OR LARGER BARS

MIN. 2 TIE WIRES REQUIRED

#4 FOOTING BAR AT MIN.
20' IN LENGTH

REBAR MAY BE BROUGHT
UP DIRECTLY THROUGH
THE CONCRETE,
PROVIDED IT IS SLEEVED
AND COMES UP INSIDE
THE BUILDING

FROST FOOTING

1 1/2" BLUE BOARD

WATER PROOF

GRADE 8"

1 1/2" BLUE BOARD

24"

4" CONCRETE

4" ROCK

16"

8
"

(2) #4 REBAR

GRADE PAD
1/2" = 1'0"

(3) #4 REBAR CONTINOUS

#4 VERTICAL BENT INTO

FLOOR @ 48" O.C.

4" ROCK

4" CONCRETE

2X4 CCA

ANCHOR BOLT

6" O.C. MAX

36"

12"

16"

UNEXCAVATED
UNEXCAVATED

UNEXCAVATEDUNEXCAVATED

UNEXCAVATED UNEXCAVATED

1. Section 250.52 of the National Electrical Code requires that the concrete encased reinforcing steel be
included in the grounding electrode system... This means that you must have “an electrode encased by
at least 50 mm (2 in.) of concrete, located horizontally near the bottom or vertically, and within that
portion of a concrete foundation or footing that is in direct contact with the earth, consisting of at least
6.0 m (20 ft) of one or more bare or zinc galvanized or other electrically conductive coated steel
reinforcing bars or rods of not less than 13 mm (1/2 in.) in diameter, or consisting of at least 6.0 m (20 ft)
of bare copper conductor not smaller than 4 AWG.
2. Reinforcing bars shall be permitted to be bonded together by the usual steel tie wires or other effective
means. Where multiple concrete-encased electrodes are present at a building or structure, it shall be
permissible to bond only one into the grounding electrode system.” Proper lap splices are required

UFER GOUNDING SECTION

NOTE... 4" CONCRETE W/ 6X6
10/10 WIRE MESH OR EQUAL OVER
6 MILL POLY OVER 4" CRUSHED
STONE

NOTE... 4" CONCRETE W/ 6X6
10/10 WIRE MESH OR EQUAL OVER
6 MILL POLY OVER 4" CRUSHED
STONE

NOTE... 4" CONCRETE W/
#4 BARS 24" O.C.E.W.
OVER 6 MILL POLY OVER 4"
CRUSHED STONE

NOTE... 4" CONCRETE W/
#4 BARS 24" O.C.E.W.
OVER 6 MILL POLY OVER 4"
CRUSHED STONE

16" X 36" FROST FOOTING 16" X 36" FROST FOOTING

16" X 36" FROST FOOTING

16" X 36" FROST FOOTING 16" X 36" FROST FOOTING

16" X 36" FROST FOOTING
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16" X 8" GRADE BEAM 16" X 8" GRADE BEAM
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36" X 36" X 8"
W/ #4 BARS 8" O.C.E.W.

36" X 36" X 8"
W/ #4 BARS 8" O.C.E.W.

BUILDER/CONTRACTOR IS RESPONSIBLE TO 
CHECK ALL DIMENSIONS FOR ACCURACY
BETWEEN FLOORS, FOUNDATION, AND ELEVATIONS. 
ALSO VERIFY ALL BEAM, HEADERS,PAD LOCATIONS, 
AND COLUMN SIZES. 
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S.D.
SMOKE DETECTOR=

SEE ELEVATION FOR
WALL HEIGHTS

NOTE... ELECTRICAL SERVICE
              TO BE 200 AMP.

NOTE... DOUBLE JOIST UNDER
              ALL PARALLEL WALLS
              ABOVE UNLESS NOTED

Note...Bridging. Joists exceeding a nominal 2 inches by
12 inches shall be supported laterally by solid blocking, 
diagonal bridging (wood or metal), or a continuous 
1-inch-by-3-inch strip nailed across the bottom of joists
perpendicular to joists at intervals not exceeding 8 feet.
(R502.7.1)
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1/4" = 1'0"
FIRST FLOOR PLAN
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COMBO
S.D./C.O.
COMBO

S.D./C.O.
COMBO

S.D./C.O.
COMBO

GREAT ROOM

GARAGE

DINING

KITCHEN

MSTR BEDROOM

BEDROOM #2

BEDROOM #3

GREAT ROOM

GARAGE

DINING

KITCHEN

MSTR BEDROOM

BEDROOM #2

BEDROOM #3

Window sills. 
In dwelling units, where the opening of an operable window is
located more than 72 inches (1829 mm) above the finished 
grade or surface below, the lowest part of the clear opening 
of the window shall be a minimum of 24 inches (610 mm) above 
the fininshed floor of the room in which the window is located. 
Operable sections of windows shall not permit openings that allow 
passage of a 4-inch-diameter (102 mm) sphere where such openings
 are located within 24 inches (610 mm) of the finished floor. 

Exceptions: 
1. Windows whose openings will not allow a 4-inch-diameter (102 mm)
    sphere to pass through the opening when the opening is in its largest 
    opened position.
2. Openings that are provided with window fall prevention devices that 
    comply with ASTM F 2090.
3. Windows that are provided with window opening control devices that 
    comply with 2018 IRC

Window opening control devices. 

Window opening control devices shall comply with ASTM F 2090. 
The window opening control device, after operation to release the 
control device allowing the window to fully open, shall not reduce 
the minimum net clear opening area of the window unit to less than 
the area required by 2018 IRC

Bathrooms, water closet compartments and 
other similar rooms shall be provided with aggregate 
glazing area in windows of not less than 3 square feet, 
one-half of which must be openable.
Exception: 
The glazed areas shall not be required where artificial 
light and a local exhaust system are provided. 
The minimum local exhaust rates shall be determined in 
accordance with 2018 IRC
Exhaust air from the space shall be exhausted directly
 to the outdoors. 
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UNIT A

1180 SQ FT.
UNIT B

1180 SQ FT.

BUILDER/CONTRACTOR IS RESPONSIBLE TO 
CHECK ALL DIMENSIONS FOR ACCURACY
BETWEEN FLOORS, FOUNDATION, AND ELEVATIONS. 
ALSO VERIFY ALL BEAM, HEADERS,PAD LOCATIONS, 
AND COLUMN SIZES. 
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SMOKE DETECTOR=

SEE ELEVATION FOR
WALL HEIGHTS

NOTE... ELECTRICAL SERVICE
              TO BE 200 AMP.

NOTE... DOUBLE JOIST UNDER
              ALL PARALLEL WALLS
              ABOVE UNLESS NOTED

WINDOWS/DOORS UP TO 38" R.O.

WINDOWS/DOORS 38" UP TO 72" R.O.

WINDOWS/DOORS 72" UP TO 96" R.O.

8'0" GARAGE DOORS W/CEILING & ROOF LOAD

9'0" GARAGE DOORS W/CEILING & ROOF LOAD

8'0" GARAGE DOORS W/SECOND FLOOR

9'0" GARAGE DOORS W/SECOND FLOOR

16'0" GARAGE DOORS W/SECOND FLOOR

16'0" GARAGE DOOR W/NO SECOND FLOOR

(2) #2 D-FIR 2X10'S

(2) #2 D-FIR 2X10'S W/1/2" GLUE PLY

(2) 9 1/2" L.V.L.

(2) 9 1/2" L.V.L.

(2) 9 1/2" L.V.L.

(2) 11 7/8" L.V.L.

(2) 14" L.V.L.

(2) 11 7/8" L.V.L.

GENERAL HEADER SPECIFICATIONS:

REQUIRED AREAS NEEDING HEADERS: HEADER DESCRIPTIONS:

(2) 9 1/2" L.V.L.

USE HEADERS FOR OPENINGS ABOVE UNLESS SPECIFIED OTHERWISE.
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LE
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AM

E:

MININUM

SPECIFIED COMPRESSIVE STRENGTH1 ( f 'c )
Weathering Potential 2

Negligible Moderate Severe

TYPE OR LOCATION OF
CONCRETE CONSTRUCTION

Basement walls and
foundations not exposed to
the weather

Basement slabs and interior
slabson grade, except garage
floor slabs

Basement walls, foundation
walls, exterior walls, and other
vertical concrete work
exposed to the weather

Porches, carport slabs and
steps exposed to the weather,
and garge floor slabs

2,500

2,500

2,500

2,500

2,500

2,500

2,500

2,500

3,000

3,000

3,000

3,500

4

4.5

4

4.5

(KC AREA)

Table No. R-302.2
MINIMUM SPECIFIED COMPRESSIVE STRENGTH OF CONCRETE

VIRGIN SOIL

MIN. 4" OF 1/2"
CLEAN GRAVEL 4' MAZ OVERDIG

RANDOM FILL BURIED CONC.
FDTN. WALL

2X4 STUDS

EMBED REBARS IN KEY-WAY
OR DRILL MIN. 5" IN FDTN.

4" CONC. SLAB W/ #4 REBARS
@ 12" O.C. EACH WAY

EXTEND REBARS MIN. 24"
PAST OVERDIG

TYPICAL OVERDIG @ SLAB

3"

SMOKE ALARMS:

1. THE GARAGE FLOOR SHALL BE SLOPED TOWARD GARAGE DOORS
2. DOORS BETWEEN GARAGE AND DWELLING - MIN 1 3/8" SOILD

CORE OR HONEY COMBED STEEL DOOR OR 20 MIN. RATED
3. GARAGE TO HAVE 5/8" TYPE X GYPSUM THROUGHTOUT

4. THE H-FRAM SHALL CONSIST OF 2X6 FRAMING

GARAGE

FDTN. WALL

MIN. 4" - 1/2" 
CLEAN GRAVEL

4" CONC. SLAB W/ #4 REBARS
@ 12" O.C. EACH WAYDRILL 5" MIN.

INTO FDTN.

GLAZING

GLAZING IN HAZARDOUS LOCATIONS AS IDENTIFIED IN IRC SECTION R308.4 SHALL
BE APPROVED SAFTY GLAZING MATERIALS: GLASS IN STORM DOORS, INDIVIDUAL 
FIXED OR OPENABLE PANELS ADJACENT TO A DOOR WHERE THE NEAREST VERTICAL
EDGE IS WITHIN A 24" ARCH OF THE DOOR IN CLOSED POSITION AND WHOSE BOTTEM
EDGE IS WITHIN  60" OF THE FLOOR: WALLS ENCLOSED STAIRWAYS AND LANDINGS
WHERE THE GLAZING IS WITHIN 60" OF THE TOP OR BOTTEM OF THE STAIR: ENCLOSURES
FOR SPAS, TUBS, SHOWERS, AND WHIRLPOOLS: GLAZING IN FIXED OR OPENABLE PANELS
EXCEEDING 9 SQ. FT. AND WHOSE BOTTEM EDGE IS LESS THAN 18" ABOVE THE FLOOR OR 
WALKING SURFACE WITH IN 36"

EMERGENCY EGRESS 

1.   PROVIDE ONE WINDOW FROM EACH BEDROOM THAT HAS A
MIN. OPENABLE AREA OF 5.7 SR. FT. WITH A MIN. OPENABLE 
HEIGHT OF 24" AND WIDTH OD 21"

GARAGE SLAB

PINNING DETAIL

1.  ALL LUMBER SIZES ARE FOR #2 D-FIR-LARCH

2.  ALL HEADERS TO BE MIN. (2) #2-2X10

3.  BLOCK CANTILEVERS, DOOR JAMBS, AND OVER BEAMS

4.  ALL HEADRS TO BEAR ON MIN. OF (2) 2X4 STUDS

5.  JOIST UNDER BEARING PARTITIONS SHALL BE DOUBLED
AND COMPLY WITH 2018 IRC

6.  WATER-RESISTIVE BARRIER SHALL BE PROVIDED
OVER ALL EXTERIOR WALL PER 2018 IRC

7.  WHERE CEILING JOIST ARE NOT INSTALLED CONNECTED
TO THE RAFTERS AT THE TOP PLATE AND/OR WHERE
CEILING JOIST ARE NOT INSTALLED IN THE LOWER 1/3 OF ATTIC SPACE
RAFTER TIES SHALL BE INSTALLED IN THE LOWER 1/3 OF ATTIC SPACE

8.  COLLAR TIES SHALL BE PROVIDED IN THE ATTIC SPACE IN 

9.  ROOF IS DESIGNED FOR 20 P.S.F. ROOF SNOW LOAD (MIN.)
10.  MIN 20 YR. ASPHALT SHINGLES
11. RAFTER TIES SHALL NOT BE REQUIED WHEN A STRUCTURAL

RIDGE HAS BEEN PROVIDED AND ADEQUATELY DESIGNED
(AS IN A FULLY VAULTED ROOM) SUCH SHALL BE NOTED AS

"STRUCTURAL" ON THE PLAN. PER 2018 IRC

THE UPPER 1/3 OF ATTIC

FRAMING NOTEINSULATION NOTES:

2018 RC. 
MIN. INSULATION SHALL BE PROVIDED
ADJACENT TO HABITABLE AREAS AS
FOLLOWS:

EXTERIOR FRAMED WALLS   (R19 OR R13+5)
FLOOR OVER HEATED SPACE    R19

FLOOR OVER OUTSIDE AIR     R19
ATTIC - BLOWN IN             R49
CATHEDRAL CEILING          R30

ELECTRICAL OUTLETS

1.   ALL OUTLETS TO BE BRANCH CIRCUIT-INTERRUPTER 
OR GROUND FAULT CIRCUIT-INTERRUPTER PROTECTED

EXCEPT.. REFRIGERATOR, SINGLE OUTLET FOR SUMP PUMP
AND SINGLE OUTLET IN GARAGE FOR A FREEZER

2.   ALL RECEP. TO BE TAMPER RESISTANT

BUILDING
HEIGHT

MINIMUM
FOOTING

HORIZONTAL
REBAR

LOCATION
OF REBAR

1 OR 2 STY.

3 STORY
ACC. STR.

8"T x 16"W
8"T x 24"W
8"T x 12"W

2-#4
2-#4

2-#4

3" FROM BTM.

3" FROM BTM.
3" FROM BTM.

REQUIRED FOOTING:

2018 IRC. 

PROVIDE SMOKE ALARMS IN EACH

SLEEPING ROOM, OUTSIDE OF EACH

SLEEPING ROOM AND ON EACH

FLOOR, INCLUDING BASEMENT.

ALARMS SHALL BE INTERCONNECTED

IN SUCH A MANNER THAT THE

ACTIVATION OF ONE ALARM WILL

ACTIVATE ALL OF THE ALARMS IN THE

DWELLING. 

XXXXXXXXXXXXXXXXX

BRACED WALLS:

METHOD WSP (2018 IRC):
MIN. 5/16" APA RATED WITH 8d
NAILS @ 6" AND 12"

METHOD GB (2018 IRC) :
MIN. 1/2" GYPSUM BOARD WITH NO.
6 1-1/4" TYE W OR S SCREWS @ 7"
O.C. EDGES AND WALL (4'-0" LONG,
BOTH FACES OF WALL

A
1

ALTERNATE BRACED WALL PANEL 

A
2

ALTERNATE BRACED WALL PANEL .

2.   PROVIDE SOLID BLOCKING ABOVE AND BELOW
 ALL BRACED WALL LINES WHERE FRAMING ABOVE

OR BELOW RUNS PERPENDICULAR TO THE BRACING.

THE BRACED WALL SOLE PLATE AND TOP PLATE

SHALL BE FASTENED TO BLOCKING (RO PARALLEL

 FRAMING MEMBER WHERE PROVIDED) WITH (3) 16d

NAILS @ 16" O.C.

3.   SIMPSON STHD-14 HOLD-DOWN STRAPS MAY BE

SUBSTITUTED WITH SIMPSON PHD2 HOLD-DOWNS 

AND A 5/8" ANCHOR ROD DRILLED AND EPOXIED A

MIN. 7" INTO THE FOUNDATION

A
3 ALTERNATE BRACED WALL PANEL .

A
4 ALTERNATE BRACED WALL PANEL .

MIN. REINFORCING OF FOUNDATION, ONE #4 BAR TOP
AND BOTTOM OF FOOTING. LAP 15" MIM.

FASTEN SHEATHING TO HEADER WITH 8D COMMON OR
GALVANIZED BOX NAILS IN 3" GRID PATTERN AS SHOWN

HEADER TO JACK-STUD STAP PER TABLE R602.10.6.4 ON
BOTH SIDES OF OPENING OPPOSITE SIDE OF SHEATHING

MIN. DOUBLE 2X4 FRAMING COVERED WITH MIN. 3/8"
THICK WOOD STRUCTURAL PANEL SHEATHING WITH 8D
COMMON OR GALVANIZED BOX NAILS AT 3" O.C. IN ALL
FRAMING (STUDS, BLOCKING, AND SILLS) TYP.

MIN. LENGTH OF PANEL PER TABLE R602.10.5

MIN. (2) 4200 LB STRAP TYPE HOLD DOWND EMBEDDED
INTO CONCRETE AND NAILED INTO FRAMING

EXTENT OF HEADER WITH DOUBLE PORTAL FRAMES (TO BRACED WALL PANELS)

EXTENT OF HEADER WITH SINGLE PORTAL FRAME

(ONE BRACED WALL PANEL)

2'-18' FINISHED WIDTH OF OPENING

FOR SINGLE OR DOUBLE PORTAL

TENSION STRAP PER
TABLE R602.10.5.4
ON OPPOSITE SIDES
OF SHEATING

IF NEEDED, PANEL
SPLICE EDGES SHALL
OCCURE OVER AND
BE NAILED TO
COMMON BLOCKING
WITHIN MIDDLE 24"
OF WALL MID-HEIGHT
ONE ROW OF 3" O.C.
NAILING IS REQUIRED
IN EACH PANEL EDGE

TYPICAL PORTAL
FRAMING CONNECTION

MIN. DOUBLE 2X4 POST
(KING AND JACK STUD)
NUMBER OF JACK
STUDS PER TABLES
R502.5(1)&(2)

MIN. 1000 LB.
HOLD-DOWN DEVICE
EMBEDED INTO
CONCRETE & NAILED
INTO FRAMING.

FASTEN TOP PLATE
TO HEADER WITH 2
ROWS OF 16D
SINKER NAILS AT 3"
O.C. TYP

MIN. 3/8" WOOD
STRUCTURAL PANEL
SHEATHING

MIN. FOOTING SIZE UNDER IS 12" X 12" A TURNED
DOWN SLAB SHALL BE PERMITTED AT DOOR OPENINGS

MIN. (1) 5/8" DIAMETER ANCHOR BOLT INSTALLED
PER R403.1.6- WITH 2" X 2" X 3/16" PLATE
WASHER

MIN. 3" X 11 1/4" NET HEADER
STEELE HEADER PROHIBITED

12
' M

A
X
 T

O
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A
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W
A
LL

 H
E
IG

H
T

10
' 
M
A
X
 H

E
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H
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PONY WALL
HEIGHT

A
1

ALTERNATE BRACED WALL PANEL 

(8)  #4 BARS
6'8" @ 8" O.C.E.W.

6" CONC. SLAB W/ #4 REBARS
 1 1/2" CLEARANCE FROM BOTTEM

12" SQ. COLUMN W/ (8)
#4 BARS ON 48" X 48" 16"
FOOTING W/ #3 TIES @ 12" O.C.

12"

SLAB AT PEDESTAL

12" SQ. COLUMN W/ (8)
#4 BARS ON 48" X 48" 16"
FOOTING W/ #3 TIES @ 12" O.C.

PURLING TO BE SUPPORTED TO BEARING WALL LINES

CONNECT RAFTERS TO CEILING JOIST W (4) 16d GALV. NAILS

CONNECT RAFTERS TO RIDGE, VALLEY, AND HIP RIDGE
WITH (4) 16d GALV. NAILS

ALL RAFTERS TO BE #2 2X6 D-FIR 16" O.C.
UNLESS OTHER WISE NOTED

PURLINGS TO BE 2X10'S #2 D-FIR

WITH SUPPORTS SPACED 8'0"  O.C. MAX

1/8" = 1'0"
ROOF ELEVATION

9' WALL W/ 8' BACKFILL VERT. #4 REBARS @ 12" O.C. 

8" X 4'0" CONCRETE WALL WITH (3) #4 REBARS
HORZ. AND WITH #4 REBARS @ 24" O.C. VERTICALLY

SET ON A 16" X 8" CONCRETE FOOTER WITH (2) #4
REBARS CONTINOUS.

CONCRETE FLOOR - 4" CONCRETE ON 4"
CRUSHED ROCK.

CONCRETE GARAGE FLOOR - 4"
CONCRETE ON 4" CRUSHED ROCK WITH
6X6 10/10 WIRE MESH.

42" X 42" X 12" CONCRETE PADS WITH (6)
#4 REBARS EACH WAY (UNLESS NOTED)

CONCRETE GRADE PADS - 16" X 8" WITH (2)
#4 REBARS CONTINOUS.
ALL FOOTINGS SHALL EXCEED A MINIMUM FROST
DEPTH OF 36 INCHES BELOW GRADE.

MAXIMUM DEPTH OF UNBALANCED FILL IS (7 FEET)
FOR 8-INCH WALL AND (8 FEET) FOR TEN-INCH
WALL.

WATERPROOF CONCRETE WALL FROM FOOTING TO
GRADE LINE.

DRAINAGE TILES, GRAVEL OR CRUSHED STONE
DRAINS, PERFORATED PIPE OR OTHER APPROVED
SYSTEMS OR MATERIALS SHALL BE INSTALLED AT
OR BELOW THE AREA TO BE PROTECTED AND SHALL
DISCHARGE BY GRAVITY OR MECHANICAL MEANS
INTO AN PPROVED DRAINAGE SYSTEM.
GRAVEL OR CRUSHED SONE DRAINS SHALL EXTEND
AT LEAST 1 FOOT BEYOND THE OUTSIDE EDGE OF THE
FOOTING AND 6 INCHES ABOVE THE TOP OF THE
FOOTING AND BE COVERED WITH AN APPROVED
FILTER MEMBRANE MATERIAL.   THE TOP OF OPEN
JOINTS OF DRAIN TILES SHALL BE PROTECTED WITH
STRIPS OF BUILDING PAPER, AND DRANAGE TILES OR
PERFORATED PIPE SHALL BE PLACED ON A MINIUM
OF 2 INCHES OF WASHED GRAVEL OR CRUSHED
ROCK AT LEAST ONE SIEVE SIZE LARGER THAN THE
TILE JOINT OPENING OR PERFORATION AND
COMVERED WITH NOT LESS THAN 6 INCHES OF THE
SAME MATERIAL.

16" X 36" CONCRETE FROST FOOTER W/ (3) #4
REBARS PARALLEL 12" O.C. CONTINOUS.

BELOW GRADE USE 4" OF CONCRETE ON 4"
CRUSHED ROCK WITH 6 MIL-POLY OVER CRUSHED
ROCK BELOW GRADE.

#4 REBAR VERT. BENT INTO FLOOR 7'0" @ 24" O.C.

9' WALL W/ 7' BACKFILL VERT. #4 REBARS @ 18" O.C. 

10' WALL W/ 9' BACKFILL VERT. #4 REBARS @ 8" O.C. 
10' WALL W/ 8' BACKFILL VERT. #4 REBARS @ 12" O.C. 

HORIZ #4 REBARS @ 24" O.C.

FND WALL REINFORCEMENT ( CLASS 60 SOIL, 
EXCEPT FOR RARE CIRCUMSTANCES)

COLUMN FOOTING FOR MIN. SOIL 

OPTIONAL WALK-OUT WALL

FOUNDATION NOTES:

LOAD OF 1500 PSF

SET ON A 20" X 12" CONCRETE FOOTER WITH (2) #4
REBARS CONTINOUS.

R-11 INSULATION 

CEILING JOIST

2X4 STUD

FIRST FLOOR & SECOND FLOOR

SOUND BOARD

TOP PLATE

PARTION WALL

TYPE X 5/8" GYP BOARD
1 HR FIREWALL ASSEMBLY

ATTIC SPACE
RAFTERS

5/8" TYPE X GYPSUM
EXTEND FROM
TOP PLATE TO
ROOF DECK

RIDGE

TYPE X 5/8" GYP BOARD
1 HR FIREWALL ASSEMBLY

GUTTER

2X6 SUB-FASCIA
SOFFIT BOARD

2X4 NAILER

1X4 TRIM BOARD

R-49 INSULATION (MIN)

CEILING JOIST

1/2" GYP. BOARD

DOUBLE TOP PLATE

RAFTER7/16" OSB SHEATHING

BAFFLE FOR POSITIVE VENTILATION2-PLY 15# FELT

METAL EDGE

1X8 FASCIA

SOFFIR VENTS 8' O.C. PER PLAN

ATTIC SPACE

1/2" GYP. BOARD

R-19 OR R13+5
INSULATION

EXTERIOR SHEATHING

2X4 STUD @ 16" O.C.7/16" OSB SHEATHING
W/ TYVEX HOUSE WRAP

UNDERNEATH

ROOFING MATERIAL
240 LB 

ASPHALT SHINGLES

WALL SECTION

1 1/2" BLUE BOARD

WATER PROOF

GRADE 8"

1 1/2" BLUE BOARD

24"

(3) #4 REBAR CONTINOUS

#4 VERTICAL BENT INTO

FLOOR @ 48" O.C.

4" ROCK

4" CONCRETE

2X4 CCA

ANCHOR BOLT

6" O.C. MAX

36"

12"

16"

4" ROCK

16"

8
"

(2) #4 REBAR

4

50
22

 S
EC

1

DU
P-

50
22

D W
FURN

WH

FD

DW
FURN

WH

FD

Guard opening limitations.
Required guards on open sides of stairways, 
raised floor areas, balconies, and porches shall 
have intermediate rails or ornamental closures
that do not allow passage of a sphere 4" or 
more in diameter.

Opening protection. 
Openings from a private garage directly 
into a room used for sleeping purposes 
shall not be permitted. 
Other openings between the garage and 
residence shall be equipped with solid wood
doors not less than 1 3/8 inches in thickness,
solid or honeycomb-core steel doors not less
than 1 3/8 inches thick, or 20-minute fire-rated 
doors, equipped with a self-closing device. 

CARBON MONOXIDE ALARMS 

Carbon monoxide alarms. 
For new construction, an approved carbon monoxide 
alarm shall be installed outside of each separate sleeping 
area in the immediate vicinity of the bedrooms in dwelling 
units within which fuel-fired appliances are installed and in 
dwelling units that have attached garages. 

Carbon monoxide detection systems. 
Carbon monoxide detection systems that include carbon 
monoxide detectors and audible notification appliances, i
nstalled and maintained in accordance with this section 
for carbon monoxide alarms and NFPA 720, shall be permitted. 
The carbon monoxide detectors shall be listed as complying with 
UL 2075. Where a household carbon monoxide detection system 
is installed, it shall become a permanent fixture of the occupancy, 
owned by the homeowner and shall be monitored by an approved 
supervising station. 

Method PFH: Portal frame with hold-downs

Method PFG: at garage door openings in 
Seismic Design Categories A, B and C

Method ABW: Alternate braced wall panels

Method CS-PF: Continuously sheathed portal frame

Method PFH: Portal frame with hold-downs

8" +/-

1 - 1/2"

CAST W/ SLAB

BOTTEM STEEL

48" X 48" 16" FOOTING

6" MIN

#4 BARS @ 8" O.C.E.W.

PEDESTAL AT FOOTING

ICE BEARIER
self-adhering polymer`
modified bitumen sheet

DEEP SOFFIT DEEP SOFFIT

(ALL REBARS TO BE GRADE 40)

(SUPENDED GARAGE FLOORS TO BE
DESIGNED BY LICENCED ENGINEER)

PURLIN AND VERTICAL SUPPORT

(FIRE RATED AS PER U333)

BOTH SIDE OF FIRE WALL
IN RAFTER CAVITY TIGHT 

EXTEND 5/8" TYPE X 
GYPUM 48" MIN. 

TO ROOF DECK

BOTTEM PLATE

DUP-5022

BEARING WALL LINESBEARING WALL LINES

NOTE... HIP RIDGE FOR THE MAIN ROOF AS:
2X8 #2 D-FIR FOR UNBRACED LENGTH UP TO 9'0"
2X10 #2 D-FIR FOR UNBRACED LENGTH UP TO 10'0"
2X12 #2 D-FIR FOR UNBRACED LENGTH UP TO 12'0"
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Planning Commission  
Staff Report 

 

 Page 1 

 

MEETING DATE: September 10, 2024 STAFF: Gabriel Glaser, 
Planner 

PROJECT NAME:     THE FLIPPING REALEST REAL ESTATE LLC, Short-Term Rental 

CASE NUMBER/REQUEST:   Case 24-400-20 – Short-Term Rental – 3912 Circle Drive – A request by Adam 
Austin to operate a Short-Term Rental.  

 

PROPERTY ADDRESS:  3912 S Ralston Ave, Independence, MO 64052 

APPLICANT: Adam Austin, The Flipping Realest Real Estate LLC 

APPLICANT ADDRESS: 622 SW Lemans Ln, Lees Summit, MO 64082 

PROPERTY OWNER/RESPONIBLE AGENT: Adam Austin 

OWNER ADDRESS: 744 S 160 W American Fork, UT 84003 

SUBJECT PROPERTY ZONING/LAND USE: R-6 (Single-Family Residential) 

SURROUNDING ZONINGS/LAND USES: 
 N: R-6 (Single-Family Residential)/Single-Family Residence 
S: R-6 (Single-Family Res.)/ Single-Family Residence 
E: R-6 (Single-Family Residential)/ Single-Family Residence 
W: R-6 (Single-Family Residential)/ Single-Family Residence 

PUBLIC NOTICE: 
 Letters to property owners within 185 feet were mailed August 22, 2024 
 Notification signs were posted on the property August 23, 2024 

FURTHER ACTION: 
Unless a valid protest petition is submitted, or the applicant seeks to appeal the action of the 
Planning Commission, this application is not reviewed by the City Council. 

 

RECOMMENDATION 

Staff recommends APPROVAL of this Short-Term Rental with the following conditions: 
1. The short-term rental shall obtain a business license pursuant to Chapter 5 of the City Code  
2. The short-term rental operator shall remit transient guest tax to the City and comply with the 

operational standards outlined in Article 3, Chapter 5 of City Code 
3. The business must comply with all safety and other standards established by Section 14-424 of 

the City Code. 
4. The maximum occupancy of the premises shall be limited eight (8) persons total. 
5. The maximum number of bedrooms shall be four (4). 
6. A noise monitoring system conforming to City Code shall be installed and activated, the Good 

Neighbor Guidelines, evacuation plan and other notices must be properly posted, prior to 
approval of the business license.  
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7. The property must be inspected by the Fire Inspector and passed the Initial Short-Term Rental 
Fire and Life Safety Inspection. 

8. The existing driveway will need to be repaved prior to the issuance of the business license. 
9. An additional off-street parking space must be added to the existing driveway to meet City 

Code requirements outlined in 14-424-18 – Parking. Parking plan with a Right-of-Way permit 
will need to be approved by the Community Development and Municipal Services Department 
before work begins. 

10. The second kitchen will need to be removed prior to issuance of a business license.  
11. The maximum allowed number of bedrooms is four (4). One of the bedrooms on the main 

level, second level or basement will need to be removed. Any bedrooms and habitable spaces 
located in the basement shall meet all the City’s Building and Fire codes including but not 
limited to ventilation, ingress and egress or be removed.  
 

PROJECT DESCRIPTION 

PROJECT DESCRIPTION: 
The applicant seeks approval of a Short-Term Rental at 3912 S Circle Dr 

 

Current 
Zoning: 

R-6(Single-Family Residential) Current 
Use: 

  Single-Family 
Residence 

Former 
Zoning: 

Prior to 2009: R-1b (Single Family 
Residential) 
Prior to 1980: R-1(Single-Family 
Residential)  
Prior to 1965: Not Zoned 
 

Proposed 
Use: 

Short-Term Rental 

 
BACKGROUND HISTORY 

PROPOSAL: 
The applicant seeks approval by the Planning Commission to legally use this property as a Short-Term 
Rental. 

PROPERTY HISTORY: 
The subject was originally platted in 1942 as lot 128 of the Highridge Residential Subdivision. As part 
of the Highridge Resurvey of Lots 123 to 131, this property’s legal description was updated to Lot 141 
of the Highridge Residential Subdivision. At the time the property was originally platted, it was 
located outside of Independence City limits. The subdivision would not be annexed into the city until 
1956.  

In 1965, the land was zoned R-1 (Single-Family Residential).  In 1980 the zoning was updated to R-1b 
(Single-Family Residential) and in 2009, when the current version of the UDO was adopted, the zoning 
was updated to R-6 (Single-Family Residential). The zoning of the property has remained unchanged 
since this update in 2009. The property has been zoned for single-family residential use since the 
City’s adoption of its development ordinance. 

PHYSICAL CHARACTERISTICS OF PROPERTY: 

Page 141 of 158



 

 Page 3 

The single-family residence sits on a lot 10,912sq. ft. in size (~.25 of an acre). The lot has 67’ of street 
frontage. In 1967, a storm sewer easement was recorded encompassing the southern 15’ of the 
property.  

The structure is 1288 sq. ft. and was built in 1951. It features a covered front porch, a back deck and 
vinyl siding. The main floor has a living room, kitchen, dining room, bathroom and two bedrooms. The 
second story contains 2 bedrooms. The basement level includes a living room, a laundry room, a 
second kitchen area, one bedroom and one bathroom. One of the two kitchens will need to be 
removed prior to issuance of a business license. There is a one-car wide driveway beginning from the 
Northeast corner of the property that can accommodate two (2) vehicles.  

CHARACTERISTICS OF THE AREA: 
The area surrounding the subject property features other single-family residences of similar age, size, 
and design. The property is located to the Northeast of the Sterling and US 40 Hwy intersection.  

PARKING:  
The driveway is one car width wide. The driveway can accommodate two (2) vehicles. There is 
enough street frontage to allow for one additional vehicle. The applicant will need to add an 
additional parking space on the property to conform with City Code 14-424-18 – Parking. The 
driveway repairs will require a right-of -way permit with a pavement and repair plan installed per the 
approved permit prior to the issuance of a business license. Any non-conforming parking surface will 
need to be removed prior to the approval of a business license. 

UNRULY GUESTS/SECURITY: 
The property owner has indicated on their application that they are in Lees Summit, Mo and will be 
acting as the responsible agent in accordance with City Code 14-424-09 - Responsible Agent 
required.  
 
The applicant has indicated that they will be subscribing to a noise service for $10 a month. This 
service will provide them two separate sensors which will automatically alert the app user when the 
noise level reaches a set amount. The noise monitoring system shall comply with City Code. 

SHORT TERM RENTAL REQUIREMENTS: 

The applicant must address the following topics: 

• Noise monitoring –The applicant will need to provide evidence of the installation of an 
approved noise monitoring device. 

• Trash Removal - Teds trash service. They will provide us three 95-gallon carts (trash cans) 
which will be utilized by the Short-Term Renters and then will be taken to the curb and 
returned to the back of the house by our cleaning company  

• Property listing - The property will be listed on AirBNB, VRBO and Booking.com 
• Business operations/security – The applicant will oversee site security and general business 

operations, including screening customers, and coordinating bookings. 
• City’s Short Term Rental checklist – The form was completed by the applicant covering 

licensing, future inspections, insurance, on-site information posting, and so forth. 
• Fire safety – A fire evacuation plan had been submitted along with floor plans of the house. 

The fire escape plan must also be posted per Code requirement.   
• City inspection – The property must be inspected by the Fire Inspector and passed the Initial 

Short-Term Rental Fire and Life Safety Inspection. 
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• Parking Plan – The applicant must submit a parking plan with required permits to the City 
before installing any pavement. Any existing pavement that is non-conforming must be 
removed prior to approval of a business license.  

There are no other licensed Short-Term rentals in this area, therefore this application follows the 
density limitations of the City Code. 

 

EXHIBITS 
 

1. Online Application 
2. Notification Letter 
3. Addresses 
4. Notification Area Map 
5. Affidavit 
6. Front of House Image 
7. Floor Plan 
8. Fire Plan 
9. Parking Plan 
10. Nearest Short Term Rental Map 
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Rentalscape powered by | © Mapbox © OpenStreetMap

212 identified properties (469 Listings)

Filters

905 W White Oak St Independence

MO 64050

STR - Licensed

Possible Violations (2)

3416 S Crysler Ave Independence

MO 64055

STR - Licensed

Possible Violations (2)

1011 S Main St Independence MO

64050

STR - Unlicensed

23611 E Strode Rd Blue Springs

MO 64015

STR - Unlicensed

Possible Violations (3)

1201 W Walnut St Independence

MO 64050

STR - Licensed

Possible Violations (2)

8841 E 16Th St S Independence

MO 64052

STR - Licensed

Possible Violations (2)

1330 Windsor St Independence MO

64055

STR - Licensed

Possible Violations (2)

21401 E Eureka Rd Independence

MO 64057

STR - Unlicensed

Possible Violations (3)

8845 E 16Th St S Independence

MO 64052

STR - Unlicensed

1 Hawthorne Pl Independence MO

64052

STR - Licensed

Possible Violations (4)

 1 2 3 4 5  29 

3912 Circle Dr Independe

STR - Licensed

3912 Circle Dr Independe

STR - Licensed

3912 Circle Dr Independe

STR - Licensed

3912 Circle Dr Independe

STR - Licensed

3912 Circle Dr Independe

STR - Licensed

Sort by

Overview Complaints History Activity Feed TGT

3912 Circle Dr Independence MO 64052

Edit

Property Address

3912 CIRCLE DR INDEPENDENCE MO 64052

Parcel Number

32140031300000000

Permit Held By

Owner

Rental Structure

Single family

Permit Holder

First Name

Adam

Last Name

Austin

Company Name

The Flipping Realest Real Estate LLC

Phone Number

816-269-1647

Email

theflippingrealestrealestate@gmail.com

Mailing Address

622 SW Lemans Ln, Lees Summit, MO 64082

Property Owner(s)

Property Owner #1

First Name

Adam

Last Name

Austin

Company Name

The Flipping Realest Real Estate LLC

Phone Number

816-269-1647

Email

theflippingrealestrealestate@gmail.com

Mailing Address

622 SW Lemans Ln, Lees Summit, MO 64082

Property Manager

First Name

Adam

Last Name

Austin

Company Name

The Flipping Realest Real Estate LLC

Phone Number

816-269-1647

Email

theflippingrealestrealestate@gmail.com

Mailing Address

622 SW Lemans Ln, Lees Summit, MO 64082

Responsible Agent

First Name

Adam

Last Name

Austin

Company Name

The Flipping Realest Real Estate LLC

Phone Number

816-269-1647

Email

theflippingrealestrealestate@gmail.com

Mailing Address

622 SW Lemans Ln, Lees Summit, MO 64082

Verification Documents

Floor Plan

floor_plan_2024-07-17-035932.pdf

Evacuation Plan

fire_safety_2024-07-17-035938.pdf

Parking Plan

parking_spaces_2024-07-17-035932.pdf

Supplemental Questions

Possible Violations

We found no violations for this property

Add Note

Notes

STR License Submitted

Application number A00139

Application date 2024-07-16

Applicant name Adam Austin

Collapse details

Send license

Add

Submitted 

Rentalscape Property Overview - 7/22/2024 / 1:43:10 PM

License
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4

Collapse all

What is the total number of bedrooms?



3

Total number of parking spaces available on the property?



8

What is your proposed total occupancy?



Yes

Is street parking allowed?



We will be subscribing to a noise service for $10 a month. This service will provide us two separate sensors which will automatically

alert the app user when the noise level reaches a set amount.

Please provide your Noise Management Plan:



We will be using Teds trash service. They will provide us three 95 gallon carts (trash cans) which will be utilized by the Short Term

Renters and then will be taken to the curb and returned to the back of the house by our cleaning company

Please provide your Trash Disposal & Collection Plan:



Airbnb, VRBO and Booking.com

Please provide all platforms that you plan to advertise on.


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PROPERTY OWNER NOTIFICATION LETTER 
For a Short-Term Rental Business 
 
Date: August 22, 2024                                                          Case Number: 24-400-20 
 
Dear Property Owner:  

This is to notify you that an application has been submitted for the consideration of a short-term 
rental business at the following address.  A public hearing will be held for this application by the 
Independence Planning Commission at the date and time listed below. 

Address of proposed Short-Term Rental: 3912 S Circle Dr 

Total Maximum occupancy: Eight (8) total guests 

Number of bedrooms used: Four (4)  

PROPERTY OWNER: 

Name: Adam Austin 

Phone: (816)269-1647 

E-Mail: theflippingrealestrealestate@gmail.com 
 
Planning Commission Meeting Date: September 10, at 6:00 p.m. 
 
Location of public hearing: City Council Chambers, City Hall 
    111 E. Maple Ave, Independence, MO 64050 
 
All interested persons are invited to participate and will have an opportunity to be heard at the 
public hearing.  If you have questions regarding this short-term rental operation, you may wish 
to contact the property owner or manager, as listed above.  For information regarding the filing 
of a protest petition, please contact the Community Development Department at 816-325-7421.  
 

Gabriel Glaser 
Gabriel Glaser 
Planner 
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Property Address Property Owner Owner Address
11301 E 39TH ST S MAWHINEY SONDRA K 11301 E 39TH ST INDEPENDENCE, MO 64052
3900 S CIRCLE DR MORRIS PETER NORMAN 3900 CIRCLE DR INDEPENDENCE, MO 64052
3932 S CIRCLE DR LOPEZ JUAN CARLOS CABRERA 3932 CIRCLE DR INDEPENDENCE, MO 64052
11301 E 39TH TER S THURN LARRY R JR & LACI ANN 9010 S CORN RD OAK GROVE, MO 64075-7352
11305 E 39TH ST S HOOVER ROBERT 3365 BLUE RIDGE BLVD INDEPENDENCE, MO 64052
11300 E 39TH TER S RMAP RENTAL LLC 3200 W 69TH ST MISSION HILLS, KS 66208
3920 S CIRCLE DR GREELEY ROBERT K & GREELEY DANNYELLE C 3920 S CIRCLE DR INDEPENDENCE, MO 64052
11305 E 39TH TER S REINVENT KC HOME PROPERTIES LLC 713 N LINDENWOOD DR STE A OLATHE, KS 66062
3917 S CIRCLE DR SPELLBRINK ROYALE D & PAULINE 3917 CIRCLE DR INDEPENDENCE, MO 64050
11211 E 39TH ST S ACOSTA JORGE LAZARO LLERA | CANIZARES ACELIA ARMAS 11211 E 39TH ST S INDEPENDENCE, MO 64052
11220 E 40TH ST S MARKS MICHAEL P & FAWN-MARKS BRANDI LEE 11220 E 40TH ST S INDEPENDENCE, MO 64052
3904 S CIRCLE DR PENG LIH WOEI 3904 CIRCLE DR INDEPENDENCE, MO 64052
11205 E 39TH ST S MOSBY THOMAS & MARLA 11205 E 39TH ST S INDEPENDENCE, MO 64052
11224 E 39TH ST S HUTCHENS KAYLEE 11224 E 39TH ST S INDEPENDENCE, MO 64052
11304 E 39TH TER S RODENBERG MARK & JENNA 11304 E 39TH TER S INDEPENDENCE, MO 64052
11308 E 39TH TER S ROMO DE LEON MARIA MAGDALENA 11308 E 39TH TER S INDEPENDENCE, MO 64052
3928 S CIRCLE DR GUERRERO JESSICA LEON 3928 S CIRCLE DR INDEPENDENCE, MO 64052
3924 S CIRCLE DR SHELLEY RODNEY M & JOLENE A 3924 S CIRCLE DR INDEPENDENCE, MO 64052
11210 E 39TH ST S HOLMES CLARENCE L 11210 E 39TH ST INDEPENDENCE, MO 64052
3921 S CIRCLE DR MARTIN DENNIS RAY AND MARY A 3921 S CIRCLE DR INDEPENDENCE, MO 64052
3916 S CIRCLE DR ARVM 5 LLC 5001 PLAZA ON THE LAKE STE 200 AUSTIN, TX 78746
11208 E 40TH ST S SINN DELBERT L 11208 E 40TH ST INDEPENDENCE, MO 64052
3912 S CIRCLE DR THE FLIPPING REALEST REAL ESTATE LLC 622 SW LEMANS LN LEES SUMMIT, MO 64082
3908 S CIRCLE DR GOODWIN JAMES 18121 E FALL DR INDEPENDENCE, MO 64050
11226 E 39TH ST S BERBERICH CARL & SOLIS ONDINA CARDONA 11226 E 39TH ST INDEPENDENCE, MO 64052
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⌂ - Carbon Monoxide/Smoke Detector    Floor Plan – Main Level 

 

 ⌂ ⌂ 

⌂ 

 

 

              ⌂ 

    

 

 

 

 

 

 

Front Porch 

Dining 
Room 

Stairs 

Bedroom
 1 

Bedroom 2 

Bathroom 

Living 
Room 

Kitchen B
ack D

eck 

Page 151 of 158



⌂ - Carbon Monoxide/Smoke Detector    Floor Plan – 2nd Story 
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⌂ - Carbon Monoxide/Smoke Detector    Floor Plan – Basement 
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⌂ - Carbon Monoxide/Smoke Detector    Fire Evacuation Plan – Main Level 
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⌂ - Carbon Monoxide/Smoke Detector    Fire Evacuation Plan – 2nd Story 
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⌂ - Carbon Monoxide/Smoke Detector    Fire Evacuation Plan – Basement 
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Parking Plan – 3912 Circle Drive, Independence, MO 64052 
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