
 
  

Board of Adjustment  
  

 February 20, 2025  6:30 PM, 

 Council Chambers - 111 E. Maple Ave. 

  

CALL TO ORDER  

ROLL CALL  

PUBLIC HEARING(S) 

   
 1. Case 25-999-01 – 1001 W. US Highway 24 – Variances to the building and parking 

lot setbacks.  

APPROVAL OF MINUTES  

 1. January 16, 2025 

ADJOURNMENT  
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MEETING DATE: February 20, 2025 STAFF: Brian L. Harker, Senior Planner 
 

PROJECT NAME:   Karam Properties Rezoning 

CASE NUMBER:     25-999-01 – 1001 W. US 24 Highway – Variances to the building and parking 
lot setbacks for the property at 1001 W. US 24 Highway  

 

APPLICANT:  RB Architecture Engineer and Construction 

OWNER:  Karam Properties, LLC 

PROPERTY ADDRESS:  1001 W. US 24 Highway 

SURROUNDING ZONING/LAND USE:   
  North: C-2 (General Commercial)…restaurant and shopping center 
  South: R-6 (Single-Family Residential)…single-family home 
  East: C-2…(General Commercial) and R-6 (Single-Family 

Residential)…restaurant and single-family home 
  West: C-2 (General Commercial) and R-6 (Single-Family Residential)…retail 

store and vacant land 
 

PUBLIC NOTICE:  
 Notification letters sent out to property owners within 185 feet on February 4, 

2025.  
 Legal notification published in the Independence Examiner on February 1, 2025. 

 
VARIANCE REQUEST  

 
CITY CODE REQUIREMENTS/VARIANCE: 
SECTION 14-301-04 indicates that the Minimum Exterior Setback for C-2 districts abutting a 
residential district are as stated, “When an O- or C-zoned lot abuts an R-zoned lot with frontage 
on the same street, the setback on the O- or C-zoned lot must match the actual exterior setback 
that exists on the abutting R-zoned lot, or if no building exists on the abutting R-zoned lot, the 
O- or C-zoned lot must provide the minimum exterior setback that applies to the abutting R-
zoned lot.” 

SECTION 14-501-10-B  Setbacks and Parking Surfaces…2. Commercial and Industrial Districts. In 
O, C, BP/PUD and I districts, parking is prohibited in required setback areas and in required 
landscape areas. 

BACKGROUND: 
On June 20, 2019, the applicant requested a variance to the exterior setback requirements in 
order to construct a proposed convenience store/gas station on this existing gas station 
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property.  The presence of a sewer easement and sewer line on the southwestern portion of 
the property made placing the proposed structure in conformance with the UDO difficult.  The 
UDO requires an exterior yard setback for the C-2 zoned lot to equal the exterior setback for 
the home on the residential lot to the south.  In short, the adjoining house to the south sets 
approximately 15.7 feet from the River Boulevard right-of-way so the proposed convenience 
store would have had to set no closer as well.  The applicant proposed to place the building 5 
feet from N. River Boulevard thus, a variance of 11 feet was needed. 

The request was approved by the Board of Adjustment, but permitting never occurred.  The 
convenience store/gas station was never constructed.  Now the applicant wishes to restart the 
project so the expired variance will need to be revisited by the Board.  Therefore, a variance of 
11 feet from the 15.7-foot residential contextual setback is requested so the proposed building 
can set just 5 feet from the right-of-way of N. River Boulevard. 

Secondly, the existing paved parking area (that may continue to have the same coverage to the 
west and northwest when the property is redeveloped) will not setback the necessary 10 feet 
from the western property line and 15 feet from the US 24 right-of-way.  Thus, 10-foot and 7-
foot variances will be required.  Separate from the requested variances, the project will need to 
follow the building permit process and be subject to all current city codes and design standards.   
 
ANALYSIS  

 
Comprehensive Plan Guiding Land Use Principles: 
The City’s Comprehensive Plan designates Mixed Uses for this property.  The applicable Guiding 
Land Use Principle is, “Promote growth, innovation, investment and opportunity.” 
 
REVIEW CRITERIA 

Recommendations made by staff and decisions of the Board of Adjustment must be based on 
consideration of all the following criteria.  All six criteria MUST be met for variance to be 
granted. 
 

1. The requested variance arise from conditions which are unique to the subject property, 
that are not ordinarily found in the same zoning district and that are not a result of the 
owner’s intentional action.  Yes, this is true for both.  There is a sewer easement and 
sewer line in the location where the building might normally be placed.  Further, the 
existing paved parking lot extends to the west property line and encroaches into the 
northern exterior setback already; 

2. The requested variance will not adversely affect the rights of adjacent property owners 
or residents.  Yes, this is true for both.  The buildings in the area do not have deep 
setbacks, so this should not be that noticeable.  The parking lot already abuts the west 
property line and encroaches into the northern exterior setback; 

3. Requiring strict compliance with the subject zoning regulation will constitute a practical 
difficulty for the subject property owner.  Yes, this is true for both.  The planned 
structure will have to be much smaller or configured differently given the location of the 
sewer easement and sewer line.  Removing that existing parking would eliminate needed 
parking spaces;   
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4. The requested variance will not adversely affect the public health, safety, morals, order, 
convenience, prosperity or general welfare.  Yes, this is true for both.  The change in 
setback is across the street from a restaurant parking lot and convenience store/gas 
station parking lot already exists; 

5. The alleged hardship has not been created by any person presently having an interest in 
the property.  Yes, this is true for both.  The applicant is not responsible for the location 
of the existing sewer easement and sewer line and the existing configuration of the 
western and northwestern edges of the parking lot; 

6. The variance, if granted, will not alter the essential character of the neighborhood.  Yes, 
this is true for both properties.  Again, the buildings in the area do not have deep 
setbacks, so this should not be that noticeable.  Further, the parking lot encroachments 
to the west and north already exist.  

The requests meet all six of the above stated hardships or facts for the variances as listed in the 
City Code for consideration. 

  

EXHIBITS 
 
1. Narrative  
2. Code Section 
3. Application  
4. Applicants Variance Criteria 
5. Notification letter 
6. Notification addresses 
7. Notification area map 
8. Mailing affidavit 
9. Elevations and Site Plan 
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Subject:  Variance Application 25-999-01 

1001 W 24 Hwy 
 

Location of the existing public sewer line in the Southwest area of the property prevents 

moving the proposed building West to allow for 15’ setback along River Blvd.  The set 

back will be 5’-0” minimum to the South side of the building and about 10’ on the North 

Side of the building.  This will allow for approximately 4,400 S.F. Building. The reduced 

setback area will be planted with shrubs and trees. 

Special efforts spent to produce an attractive and pleasant building.  The proposed 

development will  improve site circulation, provide new landscaping, provide new 

parking and provide new site lighting. We are looking forward to develop this area and 

upgrade the whole site to make it more safe and more pleasant. 
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Property Owner Notification Letter 
City of Independence, Missouri 
 
Date:  ______________________                                                          Case No.  ______________________ 
 
Dear Property Owner:  
 
This letter is to notify you that an application has been submitted for consideration of a 
variance.  The Board of Adjustment will consider the case on the property, date and time 
identified below.   
 

 
Proposed project description: ___________________________________________________________________ 
 
_________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________ 
 
_________________________________________________________________________________________________________ 
 
Applicant:  ___________________________________________________________________ 
 
Location of Property:  _____________________________________________________ 
  
Board of Adjustment Meeting Date:  ____________________, 20_____, at 6:30 p.m. 
  
Location of public hearings: City Council Chambers, City Hall 

111 E Maple Ave, Independence, Missouri, 64050 
 
All interested persons are invited to attend and will have an opportunity to be heard at the 
public hearing. 
 
   
Applicant (or Owner/Agent)  
 
For more information, contact the Community Development Department at 816-325-7421. 
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Property Address Property Owner Owner Address City State ZIP Code
1000 W US 24 HWY HWY 24 INVESTMENTS LLC 829 S SAN PEDRO ST LOS ANGELES CA 90014
1001 W US 24 HWY TRUMAN MART LLC 8301 E TRUMAN RD KANSAS CITY MO 64126
1011 W US 24 HWY WIGGINS ROBERT E & BETTY SUE 1011 W 24 HIGHWAY INDEPENDENCE MO 64050
1013 W US 24 HWY BAUER FABIAN & KAREN E 1101 W US 24 HWY INDEPENDENCE MO 64050
1015 N RIVER BLVD COMER LARRY D & CHERYL L TRUSTEE 1308 NE BRANDYWINE RD LEES SUMMIT MO 64064
901 N GRAND AVE DEVALL APRIL 901 N GRAND AVE INDEPENDENCE MO 64050
901 N RIVER BLVD SCHLUCKEBIER CYNTHIA 901 N RIVER BLVD INDEPENDENCE MO 64050
904 N RIVER BLVD HAMMER CHASE 904 N RIVER BLVD INDEPENDENCE MO 64050
905 N RIVER BLVD MORENO LIZETTE MACEDO 905 N RIVER AVE KANSAS CITY MO 64050
906 N RIVER BLVD STOUGH ROBERT J 906 N RIVER BLVD INDEPENDENCE MO 64050
907 N RIVER BLVD TRAN LE 7007 N WYANDOTTE ST GLADSTONE MO 64118
908 N RIVER BLVD PARKER SAMMY WILSON JR 932 N STRODE ST INDEPENDENCE MO 64050
911 W US 24 HWY WENDYS PROPERTIES LLC ONE DAVE THOMAS BLVD DUBLIN OH 43017
925 W US 24 HWY WENDYS PROPERTIES LLC ONE DAVE THOMAS BLVD DUBLIN OH 43017
NO ADDRESS ASSIGN   BAUER FABIAN & KAREN E 1101 W US 24 HWY INDEPENDENCE MO 64050
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DEED DESCRIPTION: TRACT 1: ALL THAT PART OF LOTS 1, 2 AND 3, AND THE EAST0.28 FEET OF LOT 4, AND THE NORTH ONE-HALF OF THE VACATED ALLEY LYING SOUTH OF AND ADJOINING SAID LOTS 1, 2 AND 3, AND THE EAST 0.28 FEET OF LOT 4, ALL IN BLOCK 1, IDLEWILD PARK, A SUBDIVISION IN INDEPENDENCE, JACKSON COUNTY, MISSOURI, ACCORDING TO THE RECORDED PLAT THEREOF, EXCEPT THAT PARTCONDEMNED FOR HIGHWAY RIGHT OF WAY UNDER CAUSE NO. 72358, MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING AT AN EXISTING AXLE ON THE WEST LINE OF LOT 6, BLOCK 1, OF SAID IDLEWILD PARK, SAID POINT BEING 8.30 FEET SOUTH OF THE NORTHWEST CORNER OF SAID LOT 6, AND ON THE SOUTH RIGHT OF WAY LINE OF U.S. HIGHWAY NO. 24, AS NOW ESTABLISHED; THENCE NORTH 89 DEGREES 53 MINUTES 44 SECONDS EAST. ALONG SAID SOUTH HIGHWAY RIGHT OF WAY LINE, A DISTANCE OF 162.83  FEET. TO  THE POINT OF BEGINNING, SAID POINT BEING 0.28 FEET WEST OF THE EAST LINE OF SAID LOT 4; THENCE CONTINUING NORTH 89 DEGREES 53 MINUTES 44 SECONDS EAST, ALONG SAID SOUTH HIGHWAY RIGHT OF WAY LINE, A DISTANCE OF 162.83 FEET, TO A POINT ON THE EAST LINE OF SAID LOT 1, SAID POINT BEING 8.07 FEET SOUTH OF THE NORTHEAST CORNER OF SAID LOT 1, AND AT THE , AND AT THE AND AT THE INTERSECTION OF SAID SOUTH HIGHWAYRIGHT OF WAY LINE WITH THE WEST RIGHT OF WAY LINE OF RIVER BOULEVARD,  AS NOW ESTABLISHED; THENCE SOUTH 2 DEGREES 50 MINUTES 29 SECONDS WEST. ALONG SAID WEST RIGHT OF WAY LINE OF RIVER BOULEVARD, AND ALONG THE EAST LINEOF SAID LOT 1, A DISTANCE OF 143.44 FEET. TO A POINT ON THE CENTER LINE OF SAID VACATED ALLEY; THENCE .44 FEET. TO A POINT ON THE CENTER LINE OF SAID VACATED ALLEY; THENCE 44 FEET. TO A POINT ON THE CENTER LINE OF SAID VACATED ALLEY; THENCE SOUTH 89 DEGREES 56 MINUTES 18 SECONDS WEST. ALONG THE CENTER LINE OF SAID VACATED ALLEY, A DISTANCE OF 154.33 FEET; THENCE NORTH 0 DEGREES 33 MINUTES 13 SECONDS WEST, PARALLEL WITH AN 0.28 FEET WEST OF THE EAST LINE OF SAID LOT 4, A DISTANCE OF 143.14 FEET (MEAS.), 143.32 FEET (DEED). TO THE POINT OF BEGINNING. TRACT 2: ALL OF LOTS 15 AND 16, BLOCK 1, AND THE EAST HALF OF THE VACATED ALLEY  LYING WEST OF ADJOINING LOTS 15 AND 16, AND THE  SOUTH HALF OF THE VACATED ALLEY LYING NORTH OF AND ADJOINING LOT 16 AND SAID EAST HALF OF VACATED ALLEY, IDLEWILD PARK, A SUBDIVISION OF LAND IN INDEPENDENCE, JACKSON COUNTY, MISSOURI, ACCORDING TO THE RECORDED PLAT THERE OF, MORE PARTICULANY DESCRIBED AS FOLLOWS: COMMENCING AT AN EXISTING AXLE ON THE WEST LINE OF LOT 6, BLOCK 1, OF SAID IDLEWILD PARK, SAID POINT BEING 8.30 FEET SOUTH OF THE NORTHWEST CORNER OF SAID LOT 6. AND ON THE SOUTH RIGHT-OF-WAY LINE OF U.S. HIGHWAY NO. 24, AS NOW ESTABLISHED; THENCE NORTH 89 DEGREES 53 MINUTES 44 SECONDS EAST, ALONG SAID SOUTH HIGHWAY RIGHT-OF-WAY LINE, A DISTANCE OF 321.68 FEET, TO A POINT ON THE EAST LINE OF LOT 1, BLOCK 1, OF SAID IDLEWILD PARK, SAID POINT BEING 8.07 FEET SOUTH OF THE NORTHEAST CORNER OF SAID LOT 1, AND AT THE INTERSSECTION OF SAID SOUTH HIGHWAY RIGHT-OF-WAY LINE WITH THE WEST RIGHT-OF-WAY LINE OF RIVER BOULEVARD, AS NOW ESTABLISHED: THENCE SOUTH 2 DEGREES 50 MINUTES 29 SECONDS WEST, ALONG SAIDWEST RIGHT-OF-WAY LINE, A DISTANCE OF 143.44 FEET, TO THE POINTOF BEGINNING, SAID POINT BEING ON THE CENTERLINE OF SAID VACATED ALLEY; THENCE CONTINUING SOUTH 2 DEGREES 50 MINUTES 29 SECONDS WEST, ALONG SAID WEST RIGHT-OF-WAY LINE OF RIVER BOULEVARD. A DISTANCE_OF 7 .51 FEET TO THE NORTHEAST CORNER OF SAID LOT 16; THENCE CONTINUING SOUTH 2 DEGREES 50 MINUTES 29 SECONDS WEST, ALONG SAID WEST RIGHT-OF-WAY LINE AND ALONG THE EAST LINE OF SAID LOT 16. A DISTANCE OF 33.73 FEET (MEAS.) 33,84 FEET (PLAT), TO THE SOUTHEAST CORNER OF SAID LOT 16, THENCE CONTINUING SOUTH 2 DEGREES 50 MINUTES 29 SECONDS WEST, ALONG SAID WEST RIGHT-OF-WAY LINE, AND ALONG THE EAST LINEOF SAID LOT 15, A DISTANCE OR 39.97 FEET (MEAS.) .) 40.1 FEET (PLAT), TO THE SOUTHEAST CORNER OF SAID LOT 15; THENCE SOUTH 89 DEGREES 56 MINUTES 18 SECONDS WEST, ALONG THESOUTH LINE OF SAIDLOT15, A DISTANCE OF 145.14 FEET (MEAS.) 144.93 FEET {PLAT), TO THE SOUTHWEST CORNER OF SAID LOT15; THENCE CONTINUING SOUTH 89 DEGREES 56 MINUTES 18 SECONDS WEST, A DISTANCE OF 7.00 FEET, TO THE CENTERLINE OF SAID VACATED ALLEY; THENCE NORTH 1 DEGREE 11 MINUTES 08 SECONDS EAST. 7 FEET W.EST OF AND PARALLEL WITH THE WEST LINE OF SAID LOTS 15 AND 16, AND ALONG THE CENTERLINE OF SAID VACATED ALLEY. A DISTANCE OF 81.12 FEET, TO THE INTERSECTION OF SAID ALLEY WITH THE CENTERLINE OF SAID EAST-WEST VACATED ALLEY; THENCE NORTH 89 DEGREES 56 MINUTES 18 SECONDS EAST, 7.5 FEET NORTH OF AND PARALLELWITH THE NORTH LINE OF SAID LOT 16, AND ALONG THE .5 FEET NORTH OF AND PARALLELWITH THE NORTH LINE OF SAID LOT 16, AND ALONG THE 5 FEET NORTH OF AND PARALLELWITH THE NORTH LINE OF SAID LOT 16, AND ALONG THE CENTERLINE OF SAID VACATED ALLEY, A DISTANCE OF 155.12 FEET, TO THE POINT OF BEGINNING.
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SITE PLAN LEGEND

Key
Value Keynote Text

1 EXISTING CONCRETE PAVEMENT PATCH &
REPAIR AS NEEDED.  VERIFY ALL SIDEWALKS,
DRIVEWAYS, AND CONCRETE SLAB. CRACKS IN
CONCRETE OR ASPHALT SURFACES CAUSING A
VERTICAL OFF-SET IN EXCESS OF ONE (1) INCH
IN SIDEWALKS AND TWO (2) INCHES IN
DRIVEWAYS AND PATIOS SHALL BE REPAIRED
OR REPLACED.

2 EXISTING FIRE HYDRANT

3 LOCATION OF GAS METER

4 EXISTING WATER LINE CURB VALVE

5 HYDRANT VALVE

6 EXISTING 1" WATER METER TO REMAIN

GRADING NOTES:

1. ALL WORK SHALL BE IN ACCORDANCE WITH ALL PROVISIONS OF 
REGULATION AND ORDINANCES OF THE CITY OF GRANDVIEW 
MISSOURI.

2. MAXIMUM SLOPES FOR SOIL SHALL BE 3:1 FOR CUT AND FILL 
UNLESS OTHERWISE DIRECTED. 

3. FILLS ARE TO BE COMPACTED TO NOT LESS THAN 90% OF 
MAXIMUM DENSITY AS DETERMINED BY ASTM SOIL COMPACTION 
TEST D1557-70. FILL LAYERS NOT TO EXCEED 6” EACH. 

4. NO FILLS SHALL BE PLACED UNTIL VEGETATION HAS BEEN 
REMOVED. 

5. NO ROCK OR LUMPS WITH GREATER THAN 6” DIAMETER SHALL 
BE PLACED IN THE FILL.

6. IMPORTED MATERIALS SHALL INSPECTED FOR APPROPRIATE 
USE PRIOR TO PLACEMENT. 

7. EXCESS SOIL SHALL BE DISPOSED OF OFF-SITE AS SOON AS 
POSSIBLE. 

8. DUST SHALL BE CONTROLLED BY WATERING. 

9. PROTECTIVE MEASURES AND TEMPORARY DRAINAGE 
PROVISIONS SHALL BE USED TO PROTECT ADJOINING 
PROPERTIES DURING GRADING AND SITE WORK. 

10. AN EROSION CONTROL MEASURES SHALL BE MAINTAINED 
DURING THE WORK AS REQUIRED. 

11. A PERMIT FROM THE CITY MUST BE OBTAINED BY THE 
CONTRACTOR BEFORE STARTING ANY WORK. 

12. THE CONTRACTOR SHALL CALL IN A LOCATE REQUEST FOR 
UNDERGROUND SERVICES.  NO WORK SHALL START BEFORE 
LOCATING SERVICES HAS COMPLETED THEIR SURVEY OF ALL 
UNDERGROUND UTILITY IN THE AREA. 

13. TOP LAYER SHALL CONSIST OF 6" TOP SOIL MINIMUM.

14. ALL DISTURBED EXPOSED SOIL AREAS SHALL BE FERTILIZED & 
SEEDED WITH A TURF-TYPE-TALL FESCUE SEED BLEND.

15. SEE LANDSCAPE PLANS FOR ADDITIONAL LANDSCAPE 
INFORMATION.
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Board of Adjustment  Minutes 

 
  

 January 16, 2025  6:30 PM 

 Council Chambers - 111 E. Maple Ave. 
 

 
  
CALL TO ORDER  
 
A meeting of the Board of Adjustment was held at 6:49 PM on 1/16/2025, in the 111 E Maple 
Avenue, Independence, MO 64050.  The meeting was called to order. 
ROLL CALL  
 
Upon roll call, the following members were present - Roy Browne, John Davies, Sarah 
Wimberley, Dr. Dennis Hart.  Absent - Cody Atkinson. 
CASE TO BE CONTINUED - THE APPLICANT REQUESTS THIS CASE BE CONTINUED TO THE 
MARCH 20, 2025 MEETING.  
  
 1. Case 24-999-12 – 790 & 800 N. Bly Road – Variance allowing a flag lot, and relief from 

minimum lot frontage and maximum lot depth to width ratios. 
 
Motion 
Sarah Wimberley made a motion to continue the case to the March 20, 2025, meeting.  Dr. 
Dennis Hart seconded the motion.  The motion was approved Yes 4, No 0, Abstained 0. 
APPROVAL OF MINUTES  
  
 1. December 19, 2024 
 
Motion 
John Davies made a motion to approve the December 19, 2024, minutes.  Sarah Wimberley 
seconded the motion.  The motion was approved Yes 4, No 0, Abstained 0.  
ADJOURNMENT  
 
The meeting was adjourned at 6:49 p.m. 
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