
 

  

Board of Adjustment  
  

 December 18, 2025  6:30 PM, 

 Council Chambers - 111 E. Maple Ave. 

CALL TO ORDER  

ROLL CALL  

PUBLIC HEARING(S) 

   
 1. Case 25-999-13 – 2730 S. Jackson Circle - Variance to commercial fence 

requirements.   

APPROVAL OF MINUTES  

 1. September 18, 2025 

ADJOURNMENT  
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MEETING DATE: December 18, 2025 STAFF: Brian L. Harker, Planner 
 

PROJECT NAME:   Commercial Fencing Standards 
CASE NUMBER:     25-999-013 – 2730 S. Jackson Circle – Variance to the Commercial Fencing 

Standards 
 

APPLICANT:  Shawnna Hull 

APPLICANT ADDRESS:  2940 S. Jackson Drive 

OWNER:  Brett Star (3230 Tamiami) 

OWNER ADDRESS:  3020 S. Jackson Drive 

PROPERTY ADDRESS:  2730 S. Jackson Circle 

SURROUNDING ZONING/LAND USE: 

North:  R-6 (Single-Family Residential)…undeveloped tract 
South:  I-1 (Industrial)…undeveloped lots 
East:  I-1 (Industrial)…undeveloped lots 
West: I-1 (Industrial)…detension basin 

PUBLIC NOTICE:  
 Notification letters sent out to property owners within 185 feet on December 2, 

2025.  
 Legal notification published in the Independence Examiner on November 29, 2025. 

 

VARIANCE REQUEST  
 

CITY CODE REQUIREMENTS: 

City Code 14-400-02-C. Office, Commercial and Industrial Zoning Districts. The regulations of 
this subsection apply to all fences in O, C, and I zoning districts. 

1. Location—A fence may be constructed on any side or rear property line but shall not 
be located in any required exterior setback or be closer to any public or private street 
than the principal building, whichever is greater… 

3. Lots adjacent to arterial, minor arterial and collector streets—Fences shall consist of 
either brick, stone, integrally colored decorative concrete masonry units (CMU), 
exterior stucco, pre-cast concrete panels, wrought iron, plastic (PVC) or wood. The 
Community Development Director may approve alternate materials and designs of 
similar quality to those listed herein. 

4. Lots adjacent to other streets—Fences shall consist of either vinyl clad chain link fabric 
or the materials identified in #3 above. The Community Development Director may 
approve alternate materials and designs of similar quality to those listed herein. 
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BACKGROUND: 

The AMR property, Lot 4A, is the first parcel of the Jackson Drive Industrial Park to be 
developed.  The plat was approved by the City Council in December 2024.   

The area was annexed into the city in 1963.  Upon adoption of the Zoning Ordinance in 1965, 
the subject site was designated with an R-1 (Single-Family Residential) zoning classification.  A 
city-wide rezoning was done in 1980 and this property was rezoned to M-1 (Industrial).  When 
the Unified Development Ordinance (UDO) was adopted in 2009, the district was relabeled I-1 
(Industrial). 

VARIANCES: 

The AMR facility, at 2730 S. Jackson Drive, was recently completed and issued its Certificate of 
Occupancy.  However, the permit for the facility did not authorize the erection of a fence, 
which requires a separate permit.  Thus, after constructing a fence and receiving a violation 
notice, the applicant applied for a fence permit.  However, the location of the fence and the 
materials used do not conform to Code, so the applicant has requested a variance. 

The one request would allow the security gates and fences to remain to enclose the ambulance 
parking lot in the property’s front exterior setback.  SECTION 14-400-02-C…1 states, “A fence 
may be constructed on any side or rear property line but shall not be located in any required 
exterior setback or be closer to any public or private street than the principal building, 
whichever is greater”. 

The other request is to keep the plain chain-link fence as it was erected.  This would require a 
variance from SECTION 14-400-C…4 of the UDO to allow for an exposed galvanized fence. 

Lastly, barbed wire is not permitted by the Code. 
 

ANALYSIS  
 

Comprehensive Plan Guiding Land Use Principles: 
The City’s Comprehensive Plan designates Business Park uses for this property. 
 

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. 

A) First Request B) Second Request 

1. The requested variance arises 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. A) Yes, this is true.  Firstly, the AMR building is 
located along the northern property line of the development containing a floodplain and 
landscaping buffer that occupies a large part of the lot. Secondly, the property abuts 
Jackson Circle and not Jackson Drive.  Thirdly, a front yard location, for security purposes, 
enables activity in the parking lot to be easily seen.  Fourthly, the emergency vehicles can 
quickly exit the premises. B) No. There are alternatives to plain chain-link fencing 
provided in the code. 
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2. The requested variance will not adversely affect the rights of adjacent property 
owners or residents.  A) Yes, this is true.  Again, the fencing will not be visible from 
Jackson Drive and, if vinyl coated, not be overly obtrusive.  B) No. The plain chain-link 
materials, as erected, do not comply with the Code as written.   

3. Requiring strict compliance with the subject zoning regulation will constitute a 
practical difficulty for the subject property owner.  A) Yes, this is true. The use 
necessitates security fencing and the approved plans allowed parking in front of the 
building.  B) No. There are alternatives to plain chain-link fencing provided in the Code. 

4. The requested variance will not adversely affect the public health, safety, morals, 
order, convenience, prosperity, or general welfare.  A) Yes, this is true.  The front yard 
location provides swift access and the fence secures the vehicles.  B) No. The plain chain-
ink may not be harmonious with the developing environment.   

5. The alleged hardship has not been created by any person presently having an interest 
in the property.  A) Yes, this is true.  Staff approved the security parking to be located in 
front of the building.  B) No.  The plain chain-ink fence was erected on the property not in 
compliance with the code.  

6. The variance, if granted, will not alter the essential character of the neighborhood. 
A) Yes, this is true.  Security fencing is not an unexpected element in an industrial district.  
B) No.  A plain chain-link fence, as not permitted by the Code would take away the four-
sided architecture of the building that is required. 

 
EXHIBITS 
 

1. Narrative  
2. Application 
3. Variance Criteria 
4. Code Section  
5. Notification Letter 
6. Notification Addresses 
7. Notification Area Map 
8. Mailing Affidavit 
9. AMR Site Plan 
10. Gate Drawing 
11. Fence Drawing 
12. Fence Permit 
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Property Address Property Owner Owner Address City State ZIP Code
2500 S Jackson Dr PLIGMO LLC 4791 W 215TH ST BUCYRUS KS 66013
No Address Assigned by City 3230 TAMIAMI LLC 3020 S JACKSON DR BLDG B INDEPENDENCE MO 64057
2800 S Jackson Dr 3231 TAMIAMI LLC 3021 S JACKSON DR BLDG B INDEPENDENCE MO 64057
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Board of Adjustment  Minutes 

 
  

 September 18, 2025  6:30 PM 

 Council Chambers - 111 E. Maple Ave. 
 

 
 
CALL TO ORDER  
 
A meeting of the Board of Adjustment was held at 6:30 PM on 9/18/2025, 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, Anthony 
Sommer, Cody Atkinson, Cindy McClain.  Absent - . 
PUBLIC HEARING(S) 
  

   

 1. Case 25-999-11 – 1905 S Arlington Ave - Variance to setback requirements.   
 
Gabe Glaser gave the staff report.   
 
Motion 
Board member John Davies made a motion to approve the case.  Board member Anthony 
Sommer seconded the motion.  The motion was approved Yes 5, No 0, Abstained 0.  
 
  

   

 2. Case 25-999-12 – 14108 E 39th St S - Variance to lot standards.  
 
 Brian Harker gave the staff report.   
 
Motion 
Board member Cindy McClain made a motion to approve the case.  Board member Anthony 
Sommer seconded the motion.  The motion failed: Yes 1, No 4, Abstained 0.  
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APPROVAL OF MINUTES  
  
 1. July 17, 2025 
 
Motion 
Board member Anthony Sommer made a motion to approve the case.  Board member Cody 
Atkinson seconded the motion.  The motion was approved Yes 5, No 0, Abstained 0.  
ADJOURNMENT  
 
The meeting was adjourned at 7:08 p.m. 
 

Page 20 of 20


	 CALL TO ORDER
	 ROLL CALL
	 PUBLIC HEARING(S)
	1. Case 25-999-13 – 2730 S. Jackson Circle - Variance
	Staff Report 25-999-13
	Narrative_Redacted
	Application_Redacted
	Applicants Variance Criteria
	Fence Code
	Notification Letter
	Notification Addresses
	Notification Area Map
	Affidavit
	AMR Site Plan
	AMR Gate
	AMR Fence
	Fence Permit_Redacted


	 APPROVAL OF MINUTES
	1. September 18, 2025
	09.18.25 BOA Minutes


	 ADJOURNMENT



