
 

  

Planning Commission  
  

 April 29, 2025  6:00 PM, 

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

CALL TO ORDER  

ROLL CALL  

CONSENT AGENDA 
The Consent Agenda consists of routine items of business to be acted upon by the Planning 
Commission with little or no public discussion. The staff or committee recommendation for 
each item is included in the Planning Commission packet. Any item may be removed by a 
commissioner or staff member to become part of the regular agenda. 

 1. Planning Commission Minutes – April 15, 2025 

CASES TO BE CONTINUED - Staff requests these cases be continued to the June 10, 2025 
meeting. 

   

 1. Case 25-100-12 – Rezoning – 12939 E. US 40 Highway & 4611 S. Norfleet Road – A 
request by Ed Reese to rezone the property on 40 Highway from C-2 (General 
Commercial) to C-3 (Service Commercial) and the property on Norfleet from C-1 
(Neighborhood Commercial) to C-3 (Service Commercial). 

   
 2. Case 24-400-06 – Short-Term Rental – 300 N. Cedar Ave – A request by William 

Zhong to operate a Short-Term Rental.  

PUBLIC HEARINGS  

 1. Case 25-125-01 – Rezoning/PUD – 11601 E. US 24 Highway – A request by Sparks 
Real Estate to rezone the property from R-6 (Single Family Residential) to R-30/PUD 
(High Density Residential/Planned Unit Development) and to approve a preliminary 
development plan.  
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 2. Case 25-200-04 – Special Use Permit – 18801 E. 39th Street #D09D – A request by 
Distinguished Body Art to operate a Tattoo Shop. 

ROUNDTABLE - NEXT MEETING MAY 13, 2025  

ADJOURNMENT  
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MEETING DATE:        April 29, 2025 STAFF: Brian L. Harker, Senior Planner  
 

PROJECT NAME:     Queen City Kitchenettes  

CASE NUMBER/REQUEST:  Case 25-125-01 – Rezoning/PUD – 11601 E. US 24 Highway – A request by 
Sparks Real Estate to rezone the property from R-6 (Single Family 
Residential) to R-30/PUD (High Density Residential/Planned Unit 
Development) and to approve a preliminary development plan.     

 

APPLICANT/OWNER: Sparks Real Estate, LLC  

PROPERTY ADDRESS: 11601 E. US Highway 24 

SURROUNDING ZONING/LAND USE:   
 North: City of Sugar Creek…liquor store/smoke shop and auto body shop 
 South: R-6 (Single-Family Residential)…single-family residences 
 East: C-2 (General Commercial)…restaurant 
 West: C-2 (General Commercial)…laudry mat  

PUBLIC NOTICE: 
 Letters to adjoining property owners – April 8, 2025  
 Public Notice published in the Independence Examiner – April 12, 2025  
 Signs posted on property – April 11, 2025  

FURTHER ACTION: 
Following action by the Planning Commission, this rezoning request is scheduled for first 
reading by the City Council on June 2, 2025 and the public hearing/second reading on June 
16, 2025.  
 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request and the preliminary development plan. 
1. A 6-foot opaque fence shall be provided along the west side of the property within 60 days from 

approval of this rezoning.  
2. A van-accessible handicapped parking space along with the required signage shall be provided.   

 
PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT REQUEST:  – A request by Sparks Real Estate to rezone the property from R-6 (Single Family 
Residential) to R-30/PUD (High Density Residential/Planned Unit Development) and to approve a 
Preliminary Development Plan. 

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

 Proposed 
Zoning: 

R-30/PUD (High 
Residential/Planned Unit 
Development) 
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Current and Continued Use: Tiny, single-family, long-term residences  
Zoning History 1965 – 1980: R-1 (Single-Family Residential) 
 1980 - 2009: R-1b (Single-Family Residential) 
 2009 - Present: R-6 (Single-Family Residential) 

Property History:  
Mr. Shane Sparks, owner of the development company, Sparks Real Estate, LLC, purchased the 
property 11601 E. U.S. Highway 24 approximately six months ago.  The location has been known for 
many years as Queen City Kitchenettes and consists of fifteen buildings, eighteen living units and 
twenty parking spaces.  The property is well-maintained.  

Proposal:  
The current R-6 (Single-Family Residential) zoning for what had long been a motel/travel lodge use, is 
requested to be changed to R-30/PUD (High Density Residential/Planned Unit Development) zoning, 
given the property’s recent use as a long-term, residential complex. 

Physical Characteristics of Property:  
The property is perched on a high spot along the south side US 24 Highway corridor.  Set above a 
small retaining wall and behind a black chain-link fence, the complex of small, well-maintained, 
motor-lodge kitchenettes sets close to US Highway 24.  

Characteristics of the Area:  
The existing motel/travel lodging use (with existing long-term residential uses) was built decades ago 
along a portion of the US Highway 24 corridor.  The adjacent and nearby uses along the highway are 
retail, restaurant and service businesses.  A single-family residential subdivision lies to the south.  
 
ANALYSIS 

Consistency with Independence for All, Strategic Plan:  
The objective of the Independence for All Strategic Plan is to ‘improve housing affordability.’ 
Although this application does not result in the construction of new housing units, it does seek to 
preserve the units currently on the tract. 

Comprehensive Plan Tools and Policies for the Current Designation: 
This site, along with all the properties in the vicinity, is designated for ‘Residential Neighborhoods’ by 
the City’s Comprehensive Plan.  The related, ‘Tool and Policy,’ would be to, “Encourage locating 
housing near existing and developing centers of economic activity”. 

Sub-Area Plans: 
The property is located in the ‘24 Highway Plan Area.’ 

Zoning: 
As noted previously, this site has had single-family zoning since at least 1965.  Permitted R-6 (Single-
Family Residential) uses include single-family homes, churches, schools, home-based child-care 
centers, government buildings, parks, cemeteries, home gardens, and field crops. The proposed R-
30/PUD (High Density Residential/Planned Unit Development), zoning classification would allow for 
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two-family and multiple-family dwellings and various other uses (schools, churches, government 
facilities, cemeteries, home-based daycare, agriculture and others with conditions) all on the same lot. 

Parking and Driving Surface: 
The existing legal nonconforming, driving and parking surfaces are not being expanded or changed, 
except for one proposed additional parking space.  Aside from the 13 standard parking spaces and the 
one van-accessible parking space, individuals can also park at portions of the drive in-front of the 
individual units.  

Elevations and Building Footprints: 
The existing elevations and building footprints are not being expanded or changed.  The site contains 
a mix of different looking single-family units and a couple of multiple-family structures.  No new 
construction is anticipated. 

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

Public Utilities: 
Water, sanitary sewer, and electrical services are connected to structures on this property. 

Floodplain/Stream Buffer:  
This property is not in a federally identified flood zone or city designated Stream Buffer zone. 

Landscaping/Screening: 
The applicant shall provide an opaque fence for a screen along the west side of the property.  An 
existing fence and retaining wall lie to the east and south.  Given no new construction on the 
property is planned, no additional landscaping will be required. 

CIP Investments: 
The city does not have any additional capital improvements projects planned near this area.  MoDOT 
has recently completed curb, gutter and sidewalk improvements for this section of the US Highway 
24 corridor. 
 

REVIEW CRITERIA 
Recommendations and decisions for proposed planned unit development rezoning and its 
accompanying preliminary development plan must be based on consideration of the criteria listed in 
Section 14-703-05-H: 

1. The consistency with the Comprehensive Plan. 
The City’s Comprehensive Plan envisions, “Residential Neighborhood,” uses in this area. 

2. The consistency with the PUD standards of Section 14-902, including the statement of 
purpose.  
This type of application is not expressly addressed in this section as it is not a new development, 
but it could ensure “that development can be conveniently, efficiently and economically served 
by existing and planned utility services”. 

3. The nature and extent of Common Open Space in the PUD.  
The little open space area indicated by this application is not, “common space” in the sense of it 
being on a separate tract.  
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4. The reliability of the proposals for maintenance and conservation of Common Open Space.  
There is no real, “common space,” provided with this application, the applicant owns the entire 
property.  

5. The adequacy or inadequacy of the amount and function of Common Open Space in terms of 
the densities and dwelling types proposed in the plan.  
There is no real, “common space,” space provided with this application. 

6. The extent to which the proposed use will adversely affect the capacity of safety portions of 
the street network or present parking problems in the vicinity of the property. Whether 
adequate provision for public services exists or provides adequate control over vehicular 
traffic, and furthers the amenities of light and air, recreation, and visual enjoyment.  
The complex produces little to no adverse effect to traffic or the street network in the vicinity of 
the project.  No changes to the existing site layout is proposed.  This rezoning is a mechanism to 
resolve the nonconforming issue but isn’t planning for land development.   

7. The extent to which the proposed use will have a substantially adverse effect on adjacent 
property and the development or conservation of the neighborhood area.  
Since this property has existed for many years, if rezoned, it is not expected that adverse impacts 
would occur on the neighboring properties.  

8. Whether potential adverse impacts have been mitigated to the maximum practical extent.  
The intent of the nonconforming section of the UDO is to place reasonable limits on 
nonconformities that have the potential to adversely affect surrounding properties and to 
promote maintenance, reuse and rehabilitation of existing buildings.   

9. Whether the Preliminary Development Plan represents such a unique development proposal 
that it could not have accomplished through use of (non-PUD) conventional zoning 
regulations. 
The existing situation requires R-30/PUD zoning because R-6 zoning is for single-family 
residences and R-30/PUD zoning permits a multiple unit property.  This rezoning is a mechanism 
to resolve the nonconforming issue but isn’t planning for land development.   

10. The sufficiency of the terms and conditions proposed to protect the interest of the public and 
the residents of the PUD in the case of a plan that proposes development over a period of 
years.  
This property would continue to be under the same ownership. 
 

EXHIBITS 
 

1. Narrative 
2. Application 
3. Notification letter 
4. Notification area map 
5. Mailing list 
6. Mailing affidavit 
7. Architects Zoning Map and Site Plan 
8. Comprehensive Plan map 
9. Zoning map 
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Property Address Property Owner Owner Address City State ZIP Code
11601 E US 24 HWY SPARKS REAL ESTATES LLC 521 NE EMERALD DR LEES SUMMIT MO 64064
11525 W US 24 HWY QUARTER KING LLC 410 SW ROUTE ROUTE 7 BLUE SPRINGS MO 64014
600 S VASSAR AVE LANDERS CHARLENE A-TRUSTEE 600 S VASSAR AVE INDEPENDENCE MO 64054
11504 E 6TH TER S EMBREE WILLIAM J JR & NIKKI L 11504 E 6TH TERRACE SOUTH INDEPENDENCE MO 64054
11508 E 6TH TER S MORALES LAURIE 11508 E 6TH ST TER S INDEPENDENCE MO 64054
11608 E 6TH TER S DUNCAN CHRISTINA R 11608 E 6TH TER S INDEPENDENCE MO 64054
601 S VASSAR AVE JORGENSEN MARTIN E & PATRICIA 601 VASSAR ST INDEPENDENCE MO 64054
11610 E US 24 HWY UNITY EZ LLC 11045 W 146TH ST OVERLAND PARK KS 66221
11600 E 6TH TER S SMITH ASHLEY S 11600 E 6TH TER S INDEPENDENCE MO 64054
11501 W US 24 HWY FCFS MO INC 1600 W 7TH ST FORT WORTH TX 76102
11604 E 6TH TER S KOVAL OKSANA A 1539 FOUR OAKS CIRCLE SAN JOSE CA 95131
11500 E 6TH TER S EMBREE NIKKI 11500 E 6TH TER S INDEPENDENCE MO 64054
11701 W US 24 HWY ELBEYA PROPERTY LLC 5300 LAKEWOOD ST KANSAS CITY KS 66106
11400 E 9TH ST S CITY OF INDEPENDENCE 111 E MAPLE AVEINDEPENDENCE MO 64050
11620 W US 24 HWY SAITTA INVESTMENTS LLC 12521 E US 40 HWY STE A INDEPENDENCE MO 64055
11424 W US 24 HWY SUGAR CRK AERIE # 3717 FRAT ORD OF EAGLE 11424 E US 24 HWY SUGAR CREEK MO 64054
11622 W US 24 HWY JAMAL FARRUKH & MOONA 16960 METCALF AVE STILWELL KS 66085
11600 E US 24 HWY OPTIMIST CLUB INTER CY SC PO BOX 7828 INDEPENDENCE MO 64053
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MEETING DATE: April 29, 2025 STAFF: Gabe Glaser, Planner  
 

PROJECT NAME: Distinguished Body Art  

CASE NUMBER/REQUEST: Case 25-200-04 – Special Use Permit – 18801 E. 39th Street #D09D – A 
request by Distinguished Body Art to operate a Tattoo Shop.   

 

APPLICANT:  Anthony & Brandy Karnes  

OWNER:  Taylor Foster, Operations Manager 

PROPERTY ADDRESS: 18801 E 39th St S Unit 1100 
 

SURROUNDING ZONING/LAND USE:   
 
North: C-2 (General Commercial)Financial Institution 
  Restaurant 
  General Retail 
East:  R-18/PUD (Moderate Denisty Residential/Planned Unit Development)Apartments 
South:  R-18/PUD (Moderate Denisty Residential/Planned Unit Development)Apartments 
  State Right-of-Way (ROW) I-70/291 Interchange 
West: C-2 (General Commercial)General Retail 
 
PUBLIC NOTICE: 
 Letters to property owners –  April 9, 2025 
 Public Notice published in the Independence Examiner – April 12, 2025 
 Signs posted on property – April 11, 2025 

FURTHER ACTION: 
Following action by the Planning Commission, this rezoning request is scheduled for first 
reading by the City Council on June 2, 2025 and the public hearing/second reading on June 16, 
2025.  

RECOMMENDATION 

Staff recommends APPROVAL of this Special Use Permit request, subject to the following 
conditions:  

1. Business shall obtain an Independence Health Permit and comply with all operational 
standards and health and santiary requirements as prescribed by Chapter 11, Article 16 of the 
City Code. 

2. Business shall obtain and maintain and Independence business license and comply with all of 
the requirements of Chapter 5 of the City Code. 
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PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION: Request for special use approval for a body art establishment operating 
out of the Independence Center.  

Current Zoning: C-2 (General Commercial) 
 

Proposed Zoning: C-2 (General Commercial)  

Current Use: Vacant Commercial Suite 
 
Proposed Use: Tattoo and Body Art Establishment  
 
Commercial Suite Sq Ft: 2500   
 
Zoning History:  
The subject site was annexed into the City of Independence in 1963. Upon the City’s adoption of 
the Zoning Ordinance, in 1965, the subject site was designated an R-1 (Single Family Residential) 
zoning district classification. In August of 1972, the City Council passed Ordinance No 3019, 
changing the zoning district classification for the subject site to C-2. The subject site has been 
designated C-2 since that time. The Final Plat of Independence Center was approved by City 
Council, in September of 1974.  
Proposal:  
Whereas tattoo establishments fall under the definition of a body art service in the City Code, 
special use permit approval is required for any body art service located less than 500 feet from any 
residential use.  

Distinguished Body Art currently operates a body art service in Oak Grove, Mo. The applicant 
proposes to expand their operations and open a location within the Independence Center. The 
proposed location will consist of one tattooing station and two piercing stations. In addition, the 
applicant will engage in retail sales of piercing jewelry.  

Physical Characteristics of Property:  
The applicant proposes utilizing suite 1100 for the operations of a tattoo and body art 
establishment. Suite 1100 is located on the lower level of the Independence Center and is ±2,500 
square feet in size mostly consisting of open floor space.  
Characteristics of the Area:  
A variety of uses encompass the subject site, abutting multi-family residential to the 
East/Southeast, and general commercial to the North/Northwest. The Independence Center itself 
offers a variety of general retail, and food establishments.  
    
ANALYSIS 

 

 

Consistency with Independence for All, Strategic Plan:  
Independence for All, Strategic Plan 2022-2026 directs the City to increase the economic 
prosperity of the community. Approval of this special use permit supports this goal by attracting 
quality employers.  
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Comprehensive Plan Tools and Policies for the Current Designation: 
Imagine Independence, Comprehensive Plan 2040 designates the subject site as a regional 
commercial classification. The comprehensive plan prescribes a guiding principle to adapt the 
retail sector to marketplace trends. The proposed body art service establishment will serve local 
and regional demand, attracting customers from outside of Independence.  

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

Public Utilities: 
All utilities are available on the subject site. 

Floodplain/Stream Buffer: 
There are no floodplain/stream buffer issues with the subject site. 

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

Recommendations and decisions on special use permit applications must be based on 
consideration of all the following criteria:  

1. Compatibility of the proposed use with the character of the neighborhood. 
There are a variety of uses within and surrounding the Independence Center. The proposed 
use is compatible with the character of the neighborhood.  

2. The extent to which the proposed use is compatible with the adjacent zoning and uses. 
The proposed use falls within the permitted uses of the subject site and the surrounding 
commercial districts. However, special use permit approval is required when the proposed use 
is located less than 500 feet from any residential use. The Independence Center abuts a multi-
family development to the East.  

3. The impact of the proposed use on public facilities. 
The proposed use will not adversely affect public facilities. 

4. The suitability of the property for the permitted uses to which it has been restricted under 
the applicable zoning district regulations. 
The subject site is suitable for the proposed use. The applicant has a separate commercial 
building permit application being processed concurrently to establish a new use occupancy 
category.  

5. The extent to which the proposed use may injure or detrimentally affect the use of 
enjoyment of property in the area. 
The proposed use will not detrimentally affect the use and/or enjoyment of property in the 
area. The applicant is required to comply with all applicable regulations prescribed by 
Chapter 11 of the City Code related to the Health Department. 
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6. The extent to which the proposed use will create excessive stormwater runoff, air 
pollution, noise pollution or other environmental harm.  
The proposed use will have no adverse environmental impacts 

7. The extent to which there is a need for the use in the community. 
There is currently no licensed body art service operating out of the Independence Center. The 
proposed use is unique to the area.  

8. The ability of the applicant to satisfy any requirements applicable to the specific use 
imposed pursuant to this article. 
The applicant has indicated the willingness and ability to conform with all applicable Health 
Code regulations.  

9. The extent to which public facility and services are available and adequate to meet the 
demand for facilities and services generated by the proposed use. 
Public facilities and services are available and adequate to meet the demand generated by 
the proposed use.  

10. Conformance of the proposed use to the comprehensive plan and other adopted plans and 
polices. 
The proposed use is supported by Independence for All, Comprehensive Plan 2040 and its 
directive for the city to attract and retain business that support the local and regional market.  

11. The extent to which the use will impact sustainability or revitalization of a given area.  
The proposed use will occupy a commercial tenant space of the Independence Center, 
reducing vacancy and bringing in commercial activity to the area.  

 

 
EXHIBITS 
 

1. Narrative 
2. Application 
3. Notification letter 
4. Address List 
5. Notification Area Map 
6. Affidavit 
7. Floor Plan 
8. Zoning Map 
9. Comprehensive Plan Map 
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Property Address Property Owner Owner Address City State ZIP Code
18701 E 39TH ST S SALFITY REAL ESTATE LLC PO BOX 411299 KANSAS CITY MO 64141
18710 E 39TH ST S CEH HOLDINGS LLC 7909 JEFFERSON CIR COLLEYVILLE TX 76034
18777 E 39TH ST S TF INDEPENDENCE MO LLC 5407 TRILLIUM BLVD STE B120 HOFFMAN ESTATES IL 60192
18800 E 39TH ST S DT INDEPENDENCE COMMONS LLC 3300 ENTERPRISE PKWY BEACHWOOD OH 44122
18805 E 39TH ST S DILLARD DEPARTMENT STORES INC 4501 N BEACH ST FORT WORTH TX 76137
18809 E 39TH ST S THE MAY DEPT STORES CO 145 PROGRESS PLACE CINCINNATI OH 45246
18900 E 39TH ST S DANIEL P MCLOUGHLIN REVOCABLE TRUST DATED 7-23-2007 2207 MOUNT VEEDER RD NAPA CA 94558
19000 E 39TH ST S SMOKEHOUSE BBQ INC 104 NE 72ND ST STE J GLADSTONE MO 64118-1830
19007 E 39TH ST S CL INDEPENDENCE POINT MO LLC 3300 ENTERPRISE PKWY BEACHWOOD OH 44122
19101 E 39TH ST S INDEPENDENCE MALL HOLDING LLC 5919 W 3RD ST STE 2B LOS ANGELES CA 90036
3950 E JACKSON DR SEVEN65 CORNERSTONE LLC 37 GRAHAM ST STE 200B SAN FRANCISCO CA 94129
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