
 

  

Planning Commission  
  

 January 13, 2026  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 – November 18, 2025 

CASE TO BE CONTINUED - STAFF RECOMMENDS THIS CASE BE CONTINUED TO THE FEBRUARY 
24, 2026 MEETING.  

 1. Case 26-400-01 – Short-Term Rental – 12115 E. 47th Terrace S. – A request to 
operate a Short-Term Rental at the property. 

PUBLIC HEARINGS  

 1. Case 26-100-01 – Rezoning – 724 and 726 N. Noland Road - A request to rezone 
property from C-2 (General Commercial) to R-6 (Single-Family Residential). 

 2. Case 26-125-01 – Rezoning/PUD – 315, 317 and 319 S. Osage Street - A request to 
rezone property from I-1 (Industrial) and C-2 (General Commercial) to R-30/PUD 
(High Density Residential/Planned Unit Development) and approving a preliminary 
development plan.  

OTHER BUSINESS  
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 1. Case 25-400-15 – Short-Term Rental – 14901 E. 40th Street S. – A request to operate 
a Short-Term Rental at the property. 

ROUNDTABLE - NEXT MEETING JANUARY 27, 2026  

ADJOURNMENT  
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MEETING DATE:  January 13, 2026 STAFF: Gabe Glaser, Planner 
 

PROJECT NAME:  Rezoning – 724-726 N. Noland Road 

CASE NUMBER/REQUEST: Case 26-100-01 – Rezoning – 724 and 726 N. Noland Road - A request to 
rezone property from C-2 (General Commercial) to R-12 (Two-Family 
Residential). 

 

APPLICANT:  Matthew Brown 

PROPERTY LOCATION: 724-726 N Noland Rd 

SURROUNDING ZONING/LAND USE:   

 North:  C-2 (General Commercial) /  Vacant 
 East:  C-2 (General Commercial / Residential, Personal Services, Medical Services, 

and Day Care 
 South:  C-2 (General Commercial) and R-30/PUD (High Density Residential/Planned 

Unit Development) / Apartments 
 West:  C-2 (General Commercial) and R-12 (Two-Family Residential) / Religious 

Assembly  
 
PUBLIC NOTICE: 
 Letters to property owners –  December 9, 2025 
 Public Notice published in the Independence Examiner – December 27, 2025 
 Signs posted on property – December 26, 2025 

FURTHER ACTION: 
Following action by the Planning Commission, this rezoning request is scheduled for first 
reading by the City Council on February 4, 2026 and the public hearing/second reading on 
February 16, 2026 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request.  

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION:  A request by Matthew Brown to rezone the property from C-2 (General 
Commercial) to R-12 (Two-Family Residential). 

Current Zoning: C-2 (General 
Commercial) 

Proposed Zoning: R-12 (Two-Family 
Residential) 

Current Use: Duplex                                                        Proposed Use: Duplex 
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Zoning History:  1965 – 1980: C-3 (Commercial) 

 1980 - 2009: C-2 (General Commercial) 

  2009 - Present: C-2 (General Commercial) 

Property History:  
The subject site is comprised of two tax parcels defined as a portion of Lot 21 and 23 of Flournoy’s 
Addition recorded in 1879. The area was annexed to Independence in 1851. Jackson County 
property records indicate the subject site was developed in 1954.  

Upon adoption of the Zoning Ordinance in 1965, the city assigned a C-3 (Commercial) zoning 
district designation to the subject site. Since the adoption of the Zoning Ordinance, the subject site 
has been assigned a commercial zoning district classification.  

Proposal:  

The applicant has submitted a separate application for a minor subdivision to replat the two 
properties part of this rezoning request. Prior to approval of a minor subdivision, the zoning 
district classification will need to match the land use.   

Physical Characteristics of Property:  
The two properties part of this request consist of +/-13,880 ft2 in area. The existing duplexes 
contain +/-1,230 ft2 of building area each and feature stone facades and gable roofs. 

Characteristics of the Area:  
The subject site is located at the intersection of Noland Road and Nettleton Avenue. They are part 
of a mixed-use corridor along Noland Road, containing a variety of zoning district classifications 
and land uses, including various residential uses, medical services, personal services, and food 
establishments.    

 
ANALYSIS 

Consistency with Independence for All, Strategic Plan:  
The proposed rezoning is supported by the Independence for All Strategic Plan to stabilize and 
revitalize neighborhoods. Rezoning the property to match its current land use will ensure its 
continued maintenance.  

Comprehensive Plan Tools and Policies for the Current Designation: 
Imagine Independence 2040 designates a residential future land use classification for the subject 
site. This future land use classification matches the current land and proposed land use. 
Additionally, this rezoning proposal is supported by Imagine Independence 2040’s guiding 
principle to, “Improve and maintain housing stock in established neighborhoods.”  

Sub-Area Plans: 
The subject site is not located within any sub-area plans.  
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Zoning: 
The subject site does not conform with its zoning district designation and was developed before 
the city adopted the Zoning Ordinance. This proposed rezoning will correct the existing 
nonconformity. 

Public Utilities: 
Utilities already exist and are available to the subject site. 

Floodplain/Stream Buffer: 
The subject site is not affected by floodplains or stream buffers. 

CIP Investments: 
The city’s Noland Multimodal Corridor project is scheduled for the 2026-2027 and 2027-2028 fiscal 
years. It will create 1.7 miles of multimodal transportation corridor along Noland Road from 24 
Highway to Fair Street. This project includes adding dedicated North and Sound bound bike lanes, 
upgrading more than three miles of derelict sidewalks into ADA compliance, and adding updated 
push pedestrian signals buttons.  
 
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 residential uses for the area. Imagine Independence 2040 
provides a guiding principle to, “Improve and maintain housing stock in established 
neighborhoods.” Approval of this rezoning request will ensure the maintenance of housing 
stock. 

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

3. The compatibility of the proposed zoning with the zoning and use of nearby property, 
including any overlay zoning. 
A variety of zoning district classifications and land characterize the corridor. The proposed 
rezoning is compatible with the zoning and use of nearby properties.  

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 neighborhoods to west and 
east. 

5. The suitability of the subject property for the uses to which it has been restricted under the 
existing zoning regulations. 
The subject site historically has been occupied as two-family dwellings. This corrective rezoning 
will correct the contradiction between land use and zoning classification.  

6. The length of time the subject property has remained vacant as zoned.  
The subject site is currently occupied. 
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7. The extent to which approving the rezoning will detrimentally affect nearby properties.  
The rezoning should have no detrimental effect on area properties. This rezoning aims to 
correct the contradictory land use and zoning classification. 

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 nonconformity will remain. 

 
EXHIBITS 
 

1. Cover Letter 
2. Application 
3. Notification letter 
4. Address List 
5. Notification Area Map 
6. Affidavit 
7. Comprehensive Plan map 
8. Zoning map 
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Property Address Property Owner Owner Address City State ZIP Code
130 E COLLEGE AVE APT 151 SAMANTHA HEIGHTS LP 250 NE MULBERRY ST STE 201 LEES SUMMIT MO 64086
210 E COLLEGE ST RAYNOR NICCOLAS 91-807 KAUWILI ST EWA BEACH HI 96706
701 N NOLAND RD CHURCHS FRIED CHICKEN INC 980 HAMMOND DR NE STE 1100 ALTANTA GA 30328
711 N NOLAND RD VAN LEEUWEN FELIX F & WANDA K 6405 PROCTOR AVE KANSAS CITY MO 64133
724 N NOLAND RD APT B EMB REAL ESTATE VENTURES LLC 724 N NOLAND RD APT B INDEPENDENCE MO 64050
727 N MAIN ST UNITED CHURCH OF CHRIST 727 N MAIN  INDEPENDENCE MO 64050
805 N MAIN ST BATES JONAH & MORGAN 805 N MAIN ST INDEPENDENCE MO 64050
808 N NOLAND RD SLOAN KELLY 734 N NOLAND RD INDEPENDENCE MO 64050
815 N NOLAND RD 1 NOLAND SHOPS LLC 7500 NW 25TH ST UNIT 257 MIAMI FL 33122
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MEETING DATE:        January 13, 2026 STAFF: Brian L. Harker, Planner  
 

PROJECT NAME:     Adam Sheffield Rezoning  

CASE NUMBER/REQUEST:  Case 26-125-01 – Rezoning/PUD – 315, 317 and 319 S. Osage Street - A request 
to rezone property from I-1 (Industrial) and C-2 (General Commercial) to R-
30/PUD (High Density Residential/Planned Unit Development) and approving a 
preliminary development plan.  

 

APPLICANT/OWNER: Adam Sheffield  

PROPERTY ADDRESS: 315, 317 and 319 S. Osage Street 

lllSURROUNDING ZONING/LAND USE:   
 North: C-2 (General Commercial)…single-family home 
 South: I-1 (Industrial)…single-family home 
 East: I-1 (Industrial)…nonconforming parking and storage lot 
 West: R-12 (Two-Family Residential)…duplex and single-family home 

PUBLIC NOTICE: 
 Letters to adjoining property owners – December 27, 2025  
 Public Notice published in the Independence Examiner – December 27, 2025  
 Signs posted on property – December 26, 2025  

FURTHER ACTION: 
Following action by the Planning Commission, this rezoning request is scheduled for first 
reading by the City Council on February 16, 2026 and the public hearing/second reading 
on March 2, 2026.  
 

RECOMMENDATION 

Staff recommends APPROVAL of this Rezoning/Preliminary Development Plan request. 

1. This preliminary development plan shall include the uses listed in the R-30/PUD zoning district 
and the already existing uses on this property specifically, office, sign shop, workshop, vocational 
instruction, auto garage and associated parking lot. 

2. The minor subdivision shall be recorded prior to the issuance of any building permit. 
3. The cross-hatched area for wheel-chair-access to the van-accessible parking space must be 9 feet 

wide.  The parking lot must be restriped and resigned with proper labeling and signage for fines. 
 

PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT REQUEST:  – A request by Adam Sheffield to rezone the property from C-2 (General 
Commercial) and I-1 (Industrial) to R-30/PUD (High Density Residential/Planned Unit Development) 
and to approve a Preliminary Development Plan. 
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Current Zonings: C-2 (General 
Commercial) and 
I-1 (Industrial) 

 Proposed 
Zoning: 

R-30/PUD (High 
Residential/Planned Unit 
Development) 
 

 

Current and Continued Use: duplex, triplex, parking lot, church, sign shop, apartments and 
workshop/auto garage 

Zoning History 1965 – 1980: M-1 (Light Industrial)…315 & 317 S. Osage Street 
    M-2 (Heavy Industrial)…319 S. Osage Street 
 1980 - 2001:  M-1 (industrial)…315, 317 & 319 S. Osage Street 
 2001 – 2009: M-1 (Industrial)…315, part 317 & 319 S. Osage Street 
    C-2 (General Commercial)…part 317 S. Osage Street 
 2009 - Present: I-1 (Industrial)…315, part 317 & 319 S. Osage Street 
    C-2 (General Commercial)…part 317 S. Osage Street 
 
Property History:  
Adam Sheffield purchased the properties located at 315, 317 and 319 S Osage approximately twenty 
years ago.  Prior to this, 317 S Osage in particular, was used by an electrical supplier and a laundry 
mat.  Further, the residences were already in use. 

Mr. Sheffield purchased the site to advance his concept of “property therapy” (mentoring people 
how to take care of things spiritually, do crafts and learn vocations and life skills).  This ministry 
partnered with the Spirit Life Church.  The ministry, in addition to teaching life skills, would host social 
events and encourage church fellowship.  It also involved teaching music and preparing pre-recorded 
radio programs.  In short, its mission was to advance public awareness and engage in advocacy for 
“property therapy.” 

Proposal:  
Adam Sheffield requests a change in zoning to permit replatting to eliminate setback requirements 
that prevent him from building a roof for a patio serving the existing structure at 317 and part of 315 
S. Osage Street.  The lot containing this proposed roof (at 315 S. Osage Street) is zoned I-1 
(Industrial).  The building it connects to is L-shaped and sets on both lots.  The property at 317 S. 
Osage Street is zoned I-1 (Industrial) and C-2 (General Commercial). 

Replatting 315, 317, and 319 S. Osage into a single property would result in two separate zoning 
classifications on one lot. Rezoning the property to R-30/PUD (High-Density Residential/Planned Unit 
Development) would accomplish two objectives: 

1. Establish a single zoning designation for the entire lot. 
2. Ensure that the residential uses (and limited nonresidential uses) on the property are 

conforming. 
 
Physical Characteristics of Property:  
The properties are an eclectic mix of structures and surfaces.  The northern two lots both contain pre-
World War II residential structures.  A driveway passes on the north side of the northern house 
opening up to a broad parking surface in the rear and containing a garage.  The lot to the south, 
contains a house that at some point had a two-story commercial and residential addition added to 
the rear.  The southernmost of the three lots, 319 S. Osage Street, has a paved parking surface. 
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Characteristics of the Area:  
The area is a mix of residential, commercial and industrial uses.  Across the street lie three pre-World 
War II residential structures.  The Northern use is a duplex and the other three are single-family 
homes.   One residence lies to the north, but otherwise office uses lie beyond.  A single-family home 
lies immediately south of the parking lot.  To the east lies a nonconforming storage/parking lot, also 
owned by the applicant, and a commercial building. 
 
ANALYSIS 

Consistency with Independence for All, Strategic Plan:  
One 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 request to 
preserve the units currently on the tracts. 

Comprehensive Plan Tools and Policies for the Current Designation: 
This site, along with all the properties in the vicinity, is designated for ‘Mixed Use’ 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, ‘Downtown Redevelopment Area,’ plan area; but not in the ‘Reshaping 
the Square Plan,’ area. 

Zoning: 
As noted previously, this site has had industrial zoning since at least 1965 and commercial zoning 
since 2001.  Permitted C-2 (General Commercial) uses include retail, office, restaurants, banks, 
business and personal improvement services, hotels, construction services, daycare centers, nursing 
homes, government facilities, churches, employment agencies, funeral and interment services, schools, 
colleges and universities, veterinary and animal boarding services, sports and entertainment facilities, 
medical services, repair services and crop agriculture.  Permitted I-1 (Industrial) uses include utilities 
and services, construction services, offices, gasoline/fuel sales, heavy equipment sales/service, 
manufacturing, warehousing, warehousing, and recycling services.  The proposed R-30/PUD (High 
Density Residential/Planned Unit Development) zoning classification would allow for two-family and 
multiple-family dwellings and various other uses (schools, churches, government facilities, cemeteries, 
home-based daycare, agriculture and others with conditions). 

Parking and Driving Surface: 
The existing legal nonconforming, driving and parking surfaces are not being expanded or changed.  
There is a driveway that passes on the north side of the northern house opening up to a broad parking 
surface at the rear of the property that also contains a garage. 

The parking lot on the south lot contains 16 parking spaces.  The cross-hatched area for the wheel-
chair-access to the van-accessible parking space should be 9 feet wide.  The parking lot will need to be 
restriped and resigned with proper labeling and signage for fines. 

Proposed Patio Cover: 
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The existing elevations and building footprints are not being expanded or changed.  The applicant is 
proposing to cover a patio abutting the property line between 317 and 319 S. Osage Street.  It will be 
sited in the crux of the L-shaped commercial building that sits on both lots located at 317 and 319 S. 
Osage Street. 

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: 
With no new construction, except for the proposed roof for the patio, no new landscaping or 
buffering will be required. 

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

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, “Mixed Uses,” 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. 

3. The nature and extent of Common Open Space in the PUD.  
What little open space area indicated by this application is not, “common space,” but just front 
lawn area. 

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, provides adequate control over vehicular traffic, and 
furthers the amenities of light and air, recreation, and visual enjoyment.  
The existing structures create 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.   
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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 to 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 rezoning because I-1 and C-2 zonings are for industrial and 
commercial uses only and R-30/PUD zoning permits multiple unit residential uses as well as a 
limited number of non-residential uses.  This rezoning is a mechanism to resolve the 
nonconforming issue.   

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 map 
5. Mailing list 
6. Mailing affidavit 
7. Zoning/PUD Site Plan 
8. Drawing 1 
9. Drawing 2 
10. Comprehensive Plan map 
11. Zoning map 
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Property Address Property Owner Owner Address City State ZIP Code
233 W WALNUT ST PHILLIPS MCELIIGOTT EWAN & HALL 233 W WALNUT ST INDEPENDENCE MO 64050
300 S LIBERTY ST EJC OFFICE BLDG LC 300 S LIBERTY ST INDEPENDENCE MO 64050
303 W WALNUT ST JACKSON COUNTY MISSOURI 415 E 12 TH ST KANSAS CITY MO 64106
304 S LIBERTY ST APT 1 SB EQUITY MANAGEMENT LLC 304 S LIBERTY ST APT 1 INDEPENDENCE MO 64050
308 S LIBERTY ST ABEL ADRIENNE 2641 ELM ST DENVER CO 80207
311 S OSAGE ST A1 ZION REALTY LLC PO BOX 317 INDEPENDENCE MO 64051
311 W KANSAS AVE THREE TRAILS LAW BUILDING 233 W WALNUT ST INDEPENDENCE MO 64050
312 S LIBERTY ST VILLATORO ANDREA 1300 WINDSOR ST INDEPENDENCE MO 64055
315 S OSAGE ST SHEFFIELD ADAM 519 S OSAGE ST INDEPENDENCE MO 64050
316 S OSAGE ST GHS INVESTMENT GROUP M3 SERIES LLC 288 E LIVE OAK AVE STE A #123 ARCADIA CA 91006
318 S LIBERTY ST SKYCO LLC PO BOX 317 INDEPENDENCE MO 64051
318 S OSAGE ST DAVIDSON JASON BRIAN 318 S OSAGE ST INDEPENDENCE MO 64050
319 S OSAGE ST SHEFFIELD ADAM 519 S OSAGE ST S OSAGE INDEPENDENCE MO 64050
324 S OSAGE ST YOUNG JAMES C & PATRICIA A 15700 E 2ND ST S INDEPENDENCE MO 64050
325 S OSAGE ST SHEFFIELD ADAM 519 S OSAGE ST S OSAGE INDEPENDENCE MO 64050
404 S OSAGE ST TAPIA HILARY 404 S OSAGE ST INDEPENDENCE MO 64050
405 S OSAGE ST BURNWORTH ANTHONY D & MICHELE L - TRS 1873 SW 1225TH RD GARDEN CITY MO 64747
420 S OSAGE ST TURKEY CREEK PROPERTIES LLC 300 N BRENT ST SUGAR CREEK MO 64054
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Training and skill development not in a school or academic program (this shall include, 

regardless of the ages served, and where not classified as a Group A occupancy) 
but not be limited to, tutoring centers, martial arts studios, gymnastics and similar uses 

304.1 Business Group B
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1,030  SF ADDITION.  (WE ARE TREATING THE COVERED PATIO

NEW TOTAL BOTH FLOORS, 7,028 SF--15% INCREASE

EXISTING TOTAL 5,998

FROM TABLE 506.2, TYPE V-B, NON SPRINKLERED, MAX 9,000 SF.
FROM TABLE 508.4, NO SEPARATION REQUIRED BETWEEN B & S-1.
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PROJECT SCOPEPROJECT SCOPE

PLAN NOTES
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& CONDITIONS AND REPORT ANY DISCREPANCIES TO 
ARCHITECT BEFORE PROCEDING.

2.  THESE DRAWINGS ARE PRIMARILY FOR PERMIT & REQUIRE

USE BY LICENSED & EXPERIENCED CONTRACTORS.
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ALL APPLICABLE REGULATIONS GOVERNING THE PROJECT.
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4.  CONTRACTOR TO VERIFY ALL SITE CONDITIONS.

FEDERAL CODES REGARDING CONSTRUCTION OF THESE PLANS.
5.  CONTRACTOR SHALL ADHERE TO ALL LOCAL, STATE, COUNTY AND

PLAN NOTES
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Planning Commission  
Staff Report 

 

 Page 1 

 

MEETING DATE:  January 13, 2026 STAFF: Gabe Glaser, Planner 
 

PROJECT NAME: 14901 E 40th St S – Short-Term Rental 

CASE NUMBER/REQUEST:   Case 25-400-15 – Short-Term Rental – 14901 E. 40th St S – A request to 
operate a Short-Term Rental  

 

PROPERTY ADDRESS:  14901 E 40th St S 

APPLICANT: Hannah and Timothy Mullins 

APPLICANT ADDRESS: 16000 E 25th St S, Independence, Mo 64055 

PROPERTY OWNER/RESPONIBLE AGENT: Hannah Mullins 

OWNER ADDRESS:  16000 E 25th St S, Independence, Mo 64055 

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

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

PUBLIC NOTICE: 
 Letters to property owners within 185 feet were mailed December 18, 2025 
 Notification signs were posted on the property December 26, 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 six (6) persons total. 
5. The maximum number of bedrooms shall be three (3). 
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. 

 
PROJECT DESCRIPTION 

PROJECT DESCRIPTION: 
The applicant seeks approval of a Short-Term Rental at 14901 E 40th St S 

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

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

Property History: 
The subject site was annexed into the City of Independence in 1960 as an unplatted tract of land. 
Subsequently, the Stewart Heights East subdivision would be recorded with Jackson County in 1965, 
the subject site being lot 349 of said subdivision. Stewart Heights East subdivision was recorded the 
same year the city adopted the Zoning Ordinance and was assigned a zoning classification of R-1 
(Single-Family Residential). Since that time, the property has maintained a single-family residential 
zoning classification.  

County records indicate the applicant obtained ownership of the property in 2022. The property is 
currently not being used as a short-term rental.  

Physical Characteristics of Property:  
Lot 349 of the Stewart Heights East subdivision is ±8,575 ft2 in size. County records indicate the 
dwelling was constructed in 1965. Real estate records indicate the dwelling contains ±1,799 ft2 of 
living area. The front façade is composed of brick. The dwelling consists of a main story and 
garage/basement. All three bedrooms are located on the main level.  

Characteristics of the Area:  
The subject site is located one block Southeast of the Phelps Road and 39th Street intersection. The 
Stewarts Height East subdivision was recorded in two phases, from 1964 to 1965. The neighborhood 
consists of residences of similar age, character, and design.  

Parking:  
The subject site is supplied with a double-wide driveway, providing enough parking area for up to two 
(2) vehicles. Street parking is available in front of the residence for one (1) additional vehicle. The 
subject site has three (3) total available parking spaces, meeting the City’s parking requirements for 
short-term rentals. 

Unruly Guest/Security: 
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The applicant has provided a comprehensive noise management plan, including intentions to install a 
noise monitoring device. Prior to the approval of this short-term rental, posting of good 
neighborhood guidelines and installation of a noise monitoring device will need to be confirmed by 
city staff. 

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 Service. Refuse is 
collected on a weekly basis.  

• Property listing - The property will be listed on AirBNB, along with other major booking 
platforms not specified at the time of application. 

• Business operations/security – The applicant/property owner will serve as the responsible 
agent and property manager. 

• 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 city code requirements.   

• 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 three-bedroom short-term rental unit 
 

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. Parking Floor Plan 
7. Fire Safety Plan 
8. Nearest Short Term Rental Map 
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ROPERTY OWNER NOTIFICATION LETTER 
For a Short-Term Rental Business 
 
Date: December 22, 2025                                                         Case Number: 25-400-15 
 
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: 14901 E 40th St S 

Total Maximum occupancy: Six (6) total guests 

Number of bedrooms used: Three (3) 

PROPERTY OWNER: 

Name: Hannah and Timothy Mullins 

Phone:  

E-Mail:  
 
Planning Commission Meeting Date: January 13, 2026 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
14804 E 40TH ST MILLER JANNETTE 14804 E 40TH INDEPENDENCE MO 64055
14805 E 40TH ST BLACK PAUL JAMES 14805 E 40TH ST S INDEPENDENCE MO 64055
14808 E 40TH ST MUELLER HELMUT 14808 E 40TH ST S INDEPENDENCE MO 64055
14812 E 40TH ST EATON AARON RAY & CASSIE 14812 E 40TH ST INDEPENDENCE MO 64055
14900 E 40TH ST PERNICIARO KIM D 14900 E 40TH ST S INDEPENDENCE MO 64055
14900 E 41ST ST FRY FRED W & HELEN 14900 E 41ST ST INDEPENDENCE MO 64055
14904 E 40TH ST EDWARDS CALLE N 14904 E 40TH ST S INDEPENDENCE MO 64055
14905 E 40TH ST FULLER ANITA LOUISE 14905 E 40TH ST S INDEPENDENCE MO 64055
14908 E 40TH ST DECKER TAMRYA 14908 E 40TH ST S INDEPENDENCE MO 64055
14909 E 40TH ST JEFFRESS NEDRA A & HOLT SHELIA R 14909 E 40TH ST S INDEPENDENCE MO 64055
3932 S CRANE ST RITCHIE LEE R JR 3932 S CRANE ST INDEPENDENCE MO 64055
3933 S CRANE ST WILKINSON BOBBIE LEE & ROBERT KIRK 3933 S CRANE ST INDEPENDENCE MO 64055
4001 S CRANE ST GOEBEL CHRISTINA L 4001 S CRANE ST INDEPENDENCE MO 64055
4002 S DRUMM AVE ELLIS HAROLD & PAMELA G 4002 S DRUMM AVE INDEPENDENCE MO 64055
4004 S CRANE ST DON & SHARON LANG TRUST DATED 03/03/2025 4004 S CRANE ST INDEPENDENCE MO 64055
4005 CRANE AVE TRAVERS THOMAS E ASP 3408 BLUE RIDGE BLVD INDEPENDENCE MO 64052
4006 S DRUMM AVE STURNER BREE & STEPHEN 4006 S DRUMM AVE INDEPENDENCE MO 64055
4008 S CRANE ST BSFR II OWNER I LLC PO BOX 4900 SCOTTSDALE AZ 85261
4009 S CRANE ST SIEG DUSTAN 4009 S CRANE ST INDEPENDENCE MO 64055
4010 S DRUMM AVE BAF 3 LLC 5001 PLAZA ON THE LAKE STE 200 AUSTIN TX 78746
4012 S CRANE ST HAWLEY ROBERT F & BARBARA M-TR 4012 S CRANE ST INDEPENDENCE MO 64055
4013 S CRANE ST SLATER ALICIA 4013 S CRANE ST INDEPENDENCE MO 64055
4017 S CRANE ST GARCIA YOSYBEL ALFONZO & STREDEL JULIO 4017 CRANE AVE INDEPENDENCE MO 64055
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