
 

  

Planning Commission  
  

 August 12, 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 – July 29, 2025 

PUBLIC HEARINGS  

 1. Case 25-100-17 – Rezoning – 710 & 720 W Maple Ave – A request to rezone the 
properties from R-30 (High Density Residential) and C-2 (General Commercial) to R-6 
(Single Family Residential).  

 2. Case 25-400-04 – Short-Term Rental – 2322 S. Sterling Ave – A request to operate a 
Short-Term Rental.  

ROUNDTABLE - NEXT MEETING AUGUST 26, 2025  

ADJOURNMENT  
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MEETING DATE:        August 12, 2025 STAFF:       Brian L. Harker, Planner  
 
PROJECT NAME:     West Maple Avenue Rezoning  

CASE NUMBER/REQUESTS:   Case 25-100-17 – Rezoning – 710 & 720 W Maple Ave – A request to 
rezone the properties from R-30 (High Density Residential) and C-2 (General 
Commercial) to R-6 (Single Family Residential).   

 

APPLICANT:  John P. Roberts 

OWNERS:  Landrock Signature Homes, LLC 
                    Reed and Daughter, LLC 

PROPERTY ADDRESSES: 710 and 720 W. Maple Avenue 
 

SURROUNDING ZONINGS/LAND USES:   

 North: R-30/PUD (High Density Residential/Planned Unit Development)…apartment 
buildings and parking lot 

 South: C-2 (General Commercial)…office building and vistor’s center 
 East: O-1 (Office Residential)…apartment building 
 West: C-2 (General Commercial) and R-6 (Single-Family Residential)…office building 

PUBLIC NOTICE: 
 Letters to property owners –  July 21, 2025 
 Public Notice published in the Independence Examiner – July 26, 2025 
 Signs posted on property – July 25, 2025 

FURTHER ACTION: 
Following action by the Planning Commission, this rezoning request is scheduled for first 
reading by the City Council on September 15, 2025 and the public hearing/second reading on 
October 6, 2025.  

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request.  

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION: A request by John P. Roberts to rezone the properties located at 710 and 
720 W. Maple Avenue from R-30/PUD (High Density Residential/PUD) and C-2 (General 
Commercial) to R-6 (Single-Family Residential). 
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Current 
Zonings: 

R-30/PUD (High Density 
Residential/Planned Unit Development) 
and C-2 (General Commercial) 

Proposed 
Zonings: 

R-6 (Single-Family Residential) 

Current Uses: multiple-family residence 
New Uses: single-family residences 

Zoning History:  
This area was annexed by the City of Independence in 1851.  The properties included in these 
applications to be rezoned were platted as the James F. Moor’s Addition on November 30, 1847.  
They were built on Lots 8 and 7 on Maple Avenue (previously referred to as Rock Street). 

At the time Independence adopted its Zoning District Map (Ordinance No. 1132) in 1965, 710 W. 
Maple Avenue was zoned R-4 (Apartments), and 720 W. Maple Avenue was zoned C-3 
(Commercial).  In 1980, the labels were changed to R-4 (High Density Residential) and C-2 (General 
Commercial).  The city adopted its Unified Development Ordinance (UDO) (Ordinance No. 17339) 
in 2009, and the R-4 (High Density Residential) zoning was converted to R-30/PUD (High Density 
Residential/Planned Unit Development). 

Proposal:  
John P. Roberts seeks to rezone the residential lots that are part of these applications to R-6 
(Single-Family Residential) to restore and update the interiors of 710 and 720 t W. Maple to be 
more functional while keeping the use single family. This downzoning will better conform with the 
existing land use and character of the neighborhood. 

Physical Characteristics of Properties:  
The eastern-most house, located at 710 W. Maple Avenue and built in 1903, is a yellow, two-and-
a-half story, Foursquare style home with a large front porch the width of the structure.  The 
property also has an accessory building abutting the alley.  The corner lot home abutting Maple 
Avenue and Union Street, built in 1888, is a two-and-a-half story, red brick, Queen Anne home.  It 
has an accessory garage (with a second floor) accessed from the alley.  Both houses set well back 
on their respective lots. 

Characteristics of the Area:  
To the north of 710 W. Maple Avenue, there is a three-story apartment building and to the north 
of 720 W. Maple Avenue there is another multiple-family residence facing Union Street (originally 
built as a single-family residence) and a parking lot.  There are offices and a visitor’s center for the 
Remnant Church of Jesus Christ of Latter-Day Saints in an old public-school building across Maple 
Avenue.  West, across from Union Street, is an old service station that is now an insurance office.  
East of the properties are more apartments.  Single-Family properties lie further to the northwest, 
northeast and east. 

   ANALYSIS 

Consistency with Independence for All, Strategic Plan:  
This proposal conforms with Independence for All, Strategic Plan’s objective, “Stabilize and 
revitalize neighborhoods.”  Rezoning these properties will ensure they remain single-family 
residential in use.  
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Comprehensive Plan Tools and Policies for the Current Designation: 
Imagine Independence Comprehensive Plan 2040 envisions the area to be designated for 
Residential Urban Neighborhoods.  The Tools and Policies to promote community identity state 
the need to, “Support the preservation and protection of historic properties.” 

Construction of this neighborhood predominantly took place in the middle to late 1800’s.  
Rezoning these properties retains the character of the neighborhood by aligning the homes zoning 
with their current use.  This rezoning supports the preservation and protection of this 
neighborhood. 

Sub-Area Plans: 
These properties are in the Midtown Truman 353 area. 

Zoning: 
The proposed R-6 (Single-Family Residential) zoning classification allows for single-family dwellings 
and various other uses (schools, churches, government facilities, cemeteries, home-based daycare, 
etc.).  Currently, 710 W. Maple Avenue is zoned C-2 (General Commercial) and allows for offices, 
retail shops, hair salons, light auto repair, restaurants and various other related uses.  The house at 
720 W. Maple Avenue is zoned R-30/PUD (High Density Residential/Planned Unit Development), a 
zoning classification that allows for two-family and multiple-family dwellings and various other 
uses (schools, churches, government facilities, home-based daycare, etc.). 

Heritage Commission Review: 
The properties are located within the Truman Heritage District and the Harry S. Truman National 
Historic Landmark District.  Their proposed zoning will be heard before the City’s Heritage 
Commission on August 5, 2025. 

Driveways, Garages and Access: 
Driveway access to the two-story accessory garage for the house at 720 W. Maple Avenue will be 
from the rear alley.  A second-floor apartment will not be permitted.  A driveway on the east side 
of 710 W. Maple Avenue provides direct access from the street for that property. 

Public Utilities: 
All utilities are already in place. 

Floodplain/Stream Buffer: 
There are no federal flood plains or city designated stream buffers in the area of the rezoning. 

Public Improvements: 
No public improvements will be required. 

CIP Investments: 
There are no CIP Investments planned for this area at this time. 

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.
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The Comprehensive Plan envisions Residential Urban Neighborhood uses for the area. Staff 
concurs single-family residential zoning is appropriate given the existing neighborhood pattern. 

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans in 
which the property is located or abuts. 
The properties are in the Midtown Truman 353 area which call for the preservation of single 
family uses and revitalize the area.  

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 properties with single-family homes to the northwest, northeast 
and the block to the east. 

4. The compatibility of the proposed zoning and allowed uses with the character of the 
neighborhood. 
The proposed R-6 zoning is compatible with the area’s existing housing stock. 

5. The suitability of the subject property for the uses to which it has been restricted under the 
existing zoning regulations. 
The C-2 and R-30/PUD zoning are not as compatible with most of the existing housing stock 
and uses along W. Maple Avenue corridor as R-6 zoning would be. 

6. The length of time the subject property has remained vacant as zoned.  
Both properties had been unoccupied until recent months. 

7. The extent to which approving the rezoning will detrimentally affect nearby properties.  
The rezoning should have no detrimental effect on area properties. 

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, the property owners cannot restore the structures.  Future buyers may 
have trouble obtaining mortgages and making improvements. In addition, rezoning this area 
will reduce nonconformity, in accordance with City Code Article 8, Chapter 14. 

 

EXHIBITS 
1. Cover Letter 710 
2. Cover Letter 720 
3. Application 710 
4. Application 720 
5. Notification Letter 
6. Address List  
7. Notification Area Map 
8. Affidavit 
9. Exhibits 
10. Historical Documents 
11. Comprehensive Plan Map 
12. Zoning Map 
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Property Address Property Owner Owner Address City State ZIP Code
200 N DELAWARE AVE MOTHERS REFUGE 14400 E 42ND ST S STE 220 INDEPENDENCE MO 64055
210 N UNION ST SQUARE ONE HOMES LLC 364 WAGON KNOB RD ODESSA MO 64076
216 N UNION ST 252 BONAIRE LLC 5245 VISTA BLVD SPARKS NV 89436
218 N DELAWARE AVE CORNISH REBECCA JEAN 218 N DELAWARE ST INDEPENDENCE MO 64050
220 N DELAWARE AVE MOON CARLA 220 N DELAWARE ST INDEPENDENCE MO 64050
224 N DELAWARE AVE CONLEY AUSTIN & KIRSTEN 206 N LIBERTY ST INDEPENDENCE MO 64050
225 N UNION ST APT 1 MCCLEERY MALISSA 707 E ALBERT AVE INDEPENDENCE MO 64055
700 W MAPLE AVE REMNANT CHURCH OF JESUS CHRIST OF LATTER 700 W LEXINGTON INDEPENDENCE MO 64050
701 W MAPLE AVE MAPLE AVE APTS LLC 1386 HWY TT BATES CITY MO 64011
709 W TRUMAN RD APT 1A SANDS PATRIOT PLACE LLC 7912 NW SCENIC DR KANSAS CITY MO 64152
800 W MAPLE AVE TILTON TREVOR & AMANDA 364 WAGON KNOB RD ODESSA MO 64076
801 W MAPLE AVE RLDS/CHURCH OF JESUS CHRIST 1001 W WALNUT ST INDEPENDENCE MO 64050
803 W TRUMAN RD SISK ANITA 1220 W OUTER RD OAK GROVE MO 64075
807 W TRUMAN RD GENTRY JONI L 807 W TRUMAN RD INDEPENDENCE MO 64050
808 W MAPLE AVE MACDONALD KATHRINA R & NATHAN S 227 W 1560 N OREM UT 84057
809 W TRUMAN RD RENSING JESSE M 809 W TRUMAN RD INDEPENDENCE MO 64050
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MEETING DATE:   August 12, 2025 STAFF: Gabe Glaser, Planner 
 

PROJECT NAME: 2322 S Sterling Ave – Short-Term Rental 

CASE NUMBER/REQUEST:   Case 25-400-04 – Short-Term Rental – 2322 S Sterling Ave – A request to 
operate a Short-Term Rental.  

 

PROPERTY ADDRESS:  2322 S Sterling Ave 

APPLICANT: Alexander Valdes 

APPLICANT ADDRESS: 2601 Oakley Ave, Kansas City, Mo 64127 

RESPONIBLE AGENT: Alexander Valdes 

OWNER ADDRESS:  2601 Oakley Ave, Kansas City, Mo 64127 

SUBJECT PROPERTY ZONING/LAND USE: R-12 (Two-Family Residential)/Single-Family 
Residential 

SURROUNDING ZONINGS/LAND USES: 
 N: R-12 (Two-Family Residential) / Single-Family Residential 
S: R-12 (Two-Family Residential) / Single-Family Residential 
E: C-2 (General Commercial) / Retail Sales 
W: R-12 (Two-Family Residential) / Single-Family Residential 

PUBLIC NOTICE: 
 Letters to property owners within 185 feet were mailed July 21, 2025 
 Notification signs were posted on the property July 25, 2025 

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 to four (4) persons total. 
5. The maximum number of bedrooms shall be two (2).  
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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.  

7. The property must be inspected by the Fire Inspector and passed the Initial Short-Term Rental 
Fire and Life Safety Inspection. 

 
PROJECT DESCRIPTION 

PROJECT DESCRIPTION: 
The applicant seeks approval of a Short-Term Rental at 2322 S Sterling Ave 

Current Zoning: R-12 (Two-Family Residential) Current Use: Single-Family 

Former Zoning: Prior to 2009: R-2 (Two-Family Residential) 

 Prior to 1980: R-2 (Two-Family Residential)  

 Prior to 1965: Not Zoned 

Proposed Use: Short-Term Rental 

 
BACKGROUND HISTORY 

Proposal: 

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

Property History: 
The subject site is defined as Lot 112 of the Englewood Highlands subdivision recorded in 1911. At the 
time of recording, the subject site was outside of city limits and would be annexed in 1948. Upon 
adoption of the Zoning Ordinance in 1965, the subject site was assigned an R-2(Two-Family) zoning 
designation. Since that time, the property has maintained a two-family residential zoning 
classification.  

The subject site is not currently being listed on any booking platforms.  

Physical Characteristics of Property:  
The subject lot is approximately 8,660 ft2 in size. County records indicate the dwelling was 
constructed in 1926 and contains approximately 792 ft2 of living area. The dwelling is a bungalow 
style house with white lap siding. The house features a predominantly open floor plan and contains 
two bedrooms. 

Characteristics of the Area:  
The subject site is located in west Independence. Single-family residential homes neighbor the 
subject site to the north, west and south. Homes in the surrounding area are part of the Englewood 
Highlands subdivision and are similar in characteristics, age, and design. This property is located south 
of the Sterling and 23rd Street intersection containing a variety of commercial uses, including retail 
sales, restaurants, and a gas station. 
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Parking:  
The subject site has a single-car wide drive entrance off Sterling Avenue. The driveway runs along the 
side yard and warps around into the rear yard. There is enough off-street parking to accommodate at 
least two (2) vehicles, satisfying the City’s parking requirement. 

Unruly Guest/Security: 
The applicant has indicated a subscription to Minut noise monitoring service. The installation of a 
continuous noise monitoring device will need to be confirmed by City staff, prior to approval.  

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 – The applicant has indicated a subscription to Ted’s Trash. Refuse is collected 
on a weekly basis. 

• Property listing - The property will be listed on AirBNB. 
• Business operations/security – The applicant has listed a responsible agent in accordance 

with City Code. 
• 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 as required by city code.   
• City inspection – The property must be inspected by the Fire Inspector and pass the Initial 

Short-Term Rental Fire and Life Safety Inspection. 
• Parking Plan – The applicant has included a parking plan as part of their application. The 

parking plan satisfies City Code requirements for a two bedroom short-term rental unit 
 

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. Floor Plan and Fire Safety Plan 
7. Parking Plan 
8. Nearest Short-Term Rental Map 
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PROPERTY OWNER NOTIFICATION LETTER 
For a Short-Term Rental Business 
 
Date: July 21, 2025                                                         Case Number: 25-400-04 
 
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: 2322 S Sterling Ave 

Total Maximum occupancy: Four (4) guests 

Number of bedrooms used: Two (2) 

PROPERTY OWNER: 

Name: Alexander Valdes 

Phone: (816)808-4977 

E-Mail: juanita_alcala@live.com 
 
Planning Commission Meeting Date: August 12, 2025 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 City State ZIP Code
11109 E 23RD ST S CASEYS MARKETING COMPANY PO BOX 54288 LEXINGTON KY 40555
11115 E 23RD ST S GOLDEN ARCH LTD PTP 3921 BOLGER RD INDEPENDENCE MO 64055
2301 S STERLING AVE PASSANTINO HOLDINGS LLC 4216 S HOCKER DR INDEPENDENCE MO 64055
2315 S HARVARD AVE GAVARRETE GUIDO J 2315 HARVARD AVE INDEPENDENCE MO 64052
2317 S HARVARD AVE RUIZ JESUS J 2317 HARVARD AVE INDEPENDENCE MO 64052
2320 S STERLING AVE BAUTISTA K MICHELLE & ANTHONY 23211 S STALEY MOUND PLEASANT HILL MO 64080
2323 S HARVARD AVE OVERCASH LORETTA G 2323 S HARVARD AVE INDEPENDENCE MO 64052
2324 S STERLING AVE RODRIGUEZ YUDELKA & ABREU JOSE H 2324 S STERLING AVE INDEPENDENCE MO 64052
2327 S STERLING AVE CONVENIENCE STORES PROPERTIES CORP 78 ALDERBROOK DR BLDG D TOPSFIELD MA 01983-2314
2328 S STERLING AVE KC JANUARY LLC 1029 S CRYSLER AVE INDEPENDENCE MO 64052
2331 S STERLING AVE SALINAS OMAR ANTONIO PORTILLO 10809 E 24TH ST S INDEPENDENCE MO 64052
2334 S STERLING AVE HERNANDEZ JENNIFER A 3034 S SCOTT AVE INDEPENDENCE MO 64052
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Sterling Ave Sterling Ave

House

Paved
Driveway 2

cars

Paved
Parking 2 cars

Page 42 of 43



Page 43 of 43


	 CALL TO ORDER
	 ROLL CALL
	 CONSENT AGENDA
	1. Planning Commission Minutes – July 29, 2025
	Planning Commission Meeting Minutes 07-29-25


	 PUBLIC HEARINGS
	1. Case 25-100-17 – Rezoning – 710 & 720 W Maple Ave 
	Rezoning Staff Report 25-100-17
	710 W Maple_Cover Letter
	720 W Maple_Cover Letter
	710 W Maple_Application_Redacted
	720 W Maple_Application_Redacted
	Notification Letter
	Notification Addresses
	Notification Area Map
	Affidavit
	710 and 720 W Maple_Exhibit A_Plat
	Historical Documents
	Comprehensive Plan
	Zoning Map

	2. Case 25-400-04 – Short-Term Rental – 2322 S. Sterl
	STR Staff Report 25-400-09
	Online Application_Redacted
	Notification Letter
	Notification Addresses
	Notification Area Map
	Affidavit
	Floor Plan and Fire Safety
	Parking Plan
	Nearest Short Term Rental Map


	 ROUNDTABLE - Next meeting August 26, 2025
	 ADJOURNMENT



