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SV Harrisonvillé

AGENDA
CITY OF HARRISONVILLE
BOARD OF ZONING ADJUSTMENTS
REGULAR MEETING

CITY HALL
JULY 10, 2018
6:00 PM
Call to Order
A. Roll Call

Approval of Minutes
A. Board of Zoning Adjustments - Regular Meeting - Jun 12, 2018 6:00 PM
Agenda Items

A. Public Hearing for VAR-1805: Variance Application for Stephen D. Litle for
a variance to Section 405.565 of the Zoning Regulations.
B. Consideration of VAR-1805: Variance Application for Stephen D. Litle.

C. Public Hearing for VAR-1806: Variance Application for Scott Beck for a
variance to Section 405.550 of the Zoning Regulations.

D. Consideration of VAR-1806: Variance Application of Scott Beck.
Discussion Items
Adjourn

Posted on City Hall Bulletin Board this 3rd day of July, 2018.

Randall K. Jones, City Clerk
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City Of est.
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MINUTES
CITY OF HARRISONVILLE
BOARD OF ZONING ADJUSTMENTS
REGULAR MEETING
CITY HALL
JUNE 12, 2018
6:00 PM
1. Call to Order
The meeting was called to order at 6:00 PM by Chris O'Connell
Attendee Name Organization Title Status Arrived
Viola Wieberg Harrisonville Present
Keith DeBrot Harrisonville Present
Shannon Sipple Harrisonville Present
Chris O'Connell Harrisonville Present
Norma Keltner Harrisonville Present
Jennifer Peters Harrisonville Absent

Also in attendance were Karen Elmore, Applicant; John Coffey, Applicant; Roger Kroh,

Community Development Planner; Happy Welch, City Administrator; Judy Bowman, Alderman;

and Jamie Martin, Recording Secretary.
2. Approval of Minutes

A Board of Zoning Adjustments - Regular Meeting - Feb 13, 2018 6:00 PM

With no additions or corrections, the February 13, 2018, minutes were approved as

written.
RESULT: ACCEPTED [UNANIMOUS]
MOVER: Keith DeBrot
SECONDER: Shannon Sipple
AYES: Wieberg, DeBrot, Sipple, O'Connell, Keltner

3. Agenda Items

A. Public Hearing for VAR-1803: Variance Application for a front yard setback

variance for Karen Elmore at 2405 Hillside Dr., for a variance to Section
405.140 of the Zoning Regulations.

Roger Kroh presented Agenda Packet Pages 5-12,he asked that his Staff Report and the

Zoning Regulations be placed into the record.

Karen Elmore presented her variance request as being medically necessary.

Publish

Minutes Acceptance: Minutes of Jun 12, 2018 6:00 PM (Approval of Minutes)
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Regular Meeting Tuesday, June 12, 2018 6:00 PM

RESULT: PRESENTED
B. Consideration of VAR-1803: Variance Application for Karen EImore

Keith Debrot made a motion to approve, a front yard setback variance allowing a metal
carport with the stipulation that Mrs. Elmore sign an affidavit, to be recorded, stating that
the carport will be removed when Mrs. EImore moves out of the residence. The reason
for the variance is that Mrs. Elmore has a medical necessity that she have a safe path to
her vehicle.

Chris O'Connell seconded the motion.

RESULT: APPROVED [4 TO 0]

MOVER: Keith DeBrot

SECONDER: Chris O'Connell

AYES: Viola Wieberg, Keith DeBrot, Shannon Sipple, Chris O'Connell
ABSTAIN: Norma Keltner

C. Public Hearing for VAR-1804: Variance Application for John Coffey, 310 N.
Clearwater Dr., to Section 405.565 of the Zoning Regulations to allow a
gravel driveway.

Roger Kroh presented Agenda Packet Pages 21-28. He asked his Staff Report and the
Zoning Regulations be made part of the record.

John Coffey stated that no other driveways on that road are paved and it would not
benefit him to pave the driveway or the approach, but he would do what the Board
decides.

RESULT: PRESENTED
D. Consideration of VAR-1804: Variance Application of John Coffey

Keith DeBrot made a motion to approve the variance to allow a gravel driveway with no
paved approach at 310 N. Clearwater Dr.

Shannon Sipple seconded the motion.

RESULT: APPROVED [UNANIMOUS]

MOVER: Keith DeBrot

SECONDER: Shannon Sipple

AYES: Wieberg, DeBrot, Sipple, O'Connell, Keltner
4. Discussion Items
5. Adjourn

Keith DeBrot made a motion to adjourn. Shannon Sipple seconded the motion. The meeting was
adjourned at 6:31 PM

2|Page
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Regular Meeting

Tuesday, June 12, 2018

6:00 PM

Respectfully Submitted,

Jamie Martin, Recording Secretary

3|Page
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STAFF REPORT
TO: Board of Zoning Adjustments
FROM: Jamie Martin, Assistant

DATE: July 3, 2018
SUBJECT: Litle Public Hearing

Type of Item: Discussion

Discussion Item (1D # 2939)
Litle Public Hearing
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TO:
FROM:
DATE:
SUBJECT:

belHarrisonvill

STAFF REPORT

Board of Zoning Adjustments
Jamie Martin, Assistant

July 3, 2018

LITLE

Type of Item: Approval

Action Item (1D # 2942)

LITLE

Attachments:
litle STAFF

(PDF)

est.
1836
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MEMORANDUM
TO Board of Zoning Adjustments
FROM Roger Kroh, Community Development Plannerg

DATE Tue., July 10, 2018 BZA Meeting

QUBJECT  Stephen D. Litle, — Variance from hard surface driveway requirement

GENERAL INFORMATION:

Applicant: Stephen D. Litle

Location: 2515 South East Outer Road
(formerly was 2601 S. East Outer Road).

Requested Action: Variance Application VAR-1805 for a variance to Section
405.565 of the Zoning Regulations — Parking and Loading
regulations — D(1) Improvement of Parking Areas, which
states in part: “All parking areas and drives shall be ready
for use upon occupying a building and shall be surfaced.”
The applicant proposes to construct a new house on 10
acres. He requests a variance from the paving requirements
for driveways due to the relatively large size of the tract
and because the proposed gravel driveway will be
approximately 600 feet long.

Existing Zoning: Predominately R-1 with C-2 next to Outer Road

Surrounding Zoning:

North: Predominately R-1 with C-2 next to Outer Road
East: R-1

West: 1-49
South: Predominately R-1 with C-2 next to Outer Road

Vicinity Maps
LI 4 r.-'gl‘u"'j F
s
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Attachment: litle STAFF (LITLE)
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Stephen D. Litle Var. 1805
July 10, 2018
Page 2 of 6
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Stephen D. Litle Var. 1805
July 10, 2018
Page 3 of 6

Evaluation of Request per City’s Requirements for a Variance
Chapter 405.610 to 405.625 states that the Board of Zoning Adjustment may grant
variances only in 5 specific situations (set forth below) and which are i harmony with

the general purpose and intent of the zoning ordinance. Herein are the 5 situations
followed by the applicant’s comments and the planning staff response.

Standard No. 1. Can the subject property yield a reasonable return if used under the
regulations governing the zoning district in which it is located?

Applicant Response: No.

Staff Response: Yes, we believe the property would yield a reasonable return
with a hard-surface driveway even though the cost of paving a 600 ft. driveon a
10 ac. tract is excessive.

Standard No. 2. Is the plight of the owner due to unique circumstances? Unigue

circumstances may include, but are not is not limited to, the shape, topographical
conditions, or physical surrounding of the property.

Applicant Response: Yes, the house is located on the property to facilitate the
construction with a walkout basement.

Staff Response: We concur that the large size of the tract is unique for a
requirement that driveways be paved. At some point in the future the 10 ac. tract

will be further subdivided and it will be appropriate at that time for all driveways
to be paved.

Standard No. 3. Will the variance, if granted, not alter the essential character of the
locality.

Applicant response: No.

Staff response: We agree with the applicant. A gravel driveway will not
alther the character of the area.

Standard No. 4. Will the variance adversely affect the public health, safety. morals,
order, convenience, prosperity or general welfare?

3.B.a

Attachment: litle STAFF (LITLE)
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Stephen D. Litle Var. 1805
July 10, 2018
Page 4 of 6

Applicant response: No.

Staff response: We agree with the applicant.

Standard No. 5. Does the request arise from a condition which was created by an
action(s) of the property owner or the applicant?

Applicant response: None

Staff response: Yes, the condition does arise from the house being placed
approximately 600 ft. away from the road. But, it seems unreasonable for the
driveway paving requirement to make it cost prohibitive to place a home on a
10 ac. tract in close proximity to 1-49.

Chapter 405.610-625 also sets out five (5) additional conditions which supplement the
above standards, and which are to help the BZA determine whether the evidence shows
that there are practical difficulties or hardship that would substantiate the approval of a
variance. They are as follows:

A. The physical surroundings, shape or topographical conditions of the specific property
involved would bring a hardship upon the owner, as distinguished from a mere
inconvenience, if the strict letter of the regulation were to be carried out;

Staff response: Yes, paving a 600 ft. driveway serving one house on a 10 ac.
tract would bring a hardship to the owner.

B. The conditions upon which the petition for variance is based would not be applicable
generally to other property within the same zoning classification;

Staffresponse: Typically, lots in R-1 zoning districts are /4 to ¥2 acre in size
and for these lots it is appropriate for the city to have a requirement that all
driveways be paved. However, in this situation, the fract on which the house is
1o be built is 10 ac., a non-typical lot size in the R-1 zoning district.

C. The alleged difficulty or hardship has not been created by any person having an
interest in the property at any time after the effective date of this Chapter;

3.B.a

Attachment: litle STAFF (LITLE)

Packet Pg. 10




Stephen D. Litle Var. 1805
July 10, 2018
Page 5 of 6

Staff response: Yes, the situation has been created by the property owner
placing the house more than 600 ft. from the interstate. But, it seems
unreasonable that a homeowner should have to building a house near the 1-49
because of the hard surface requirement for driveways.

D. The granting of the variance will not be detrimental to the public welfare in the

neighborhood in which the property is located;

Staff response: The granting of a variance will not be detrimental to the public
welfare in the neighborhood in which the property is located.

E. The proposed variance will not impair an adequate supply of light and air to adjacent
property or substantially increase the danger of fire or otherwise endanger the public

safety or substantially diminish or impair property values within the neighborhood.

Staff response: The proposed variance will not impair an adequate supply of light
and air to adjacent property, not increase the danger of fire, not endanger the
public safety, and not substantially diminish or impair property values in the
neighborhood

Recommendation:

Approve a motion granting approval of application VAR-1805 submitted by Stephen D.
Litle for a variance to Section 405,565 D (1) by waiving the driveway paving
requirements for 2515 South East Outer Rd based upon the following findings:

1.

The large physical size of the subject tract (10 ac.) would bring a hardship upon
the owner if the owner were required to implement the driveway paving
requirement that is more appropriate in residential and commercial zoning
districts.

A gravel driveway will not alter the essential character of the area.

The granting of the variance to allow a gravel driveway will not be detrimental to
the public welfare in the neighborhood in which the property is located.

While the condition does arise from an action taken by the applicant, it is
unreasonable for the driveway paving requirement to make it cost prohibitive fo

3.B.a
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Stephen D. Litle Var, 1805
July 10, 2018
Page 6 of 6

place a home in the middle of a 10-ac. tract, particularly when the tract is near I-
49.

5. The proposed variance will not impair an adequate supply of light and air to
adjacent property or substantially increase the danger of fire or otherwise
endanger the public safety or substantially diminish or impair property values
within the neighborhood.

Exhibits
Application
Legal Notice
Letter to Neighbors
List of Neighbors

Attachment: litle STAFF (LITLE)
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RECEIVED Case No. VAR- / 8(@
JUN 11 2016 R 10i0]16
VARIANCE OR APPEAL S (Ds?;t.,% use on|y,)
CITY OF HARRISONVILLE City of Harrisonville

Please print or type

It is recommended that the applicant schedule a meeting with city staff prior to the submission of an ||
application. An application will not be considered complete until all required material has been |
submitted. An application will not be considered complete and The Board of Zoning Adjustment meeting |§
will not be scheduled until all required material has been submitted and the filing fee has been delivered |}
to the City per City Code. It is the applicant's responsibility to submit evidence that a variance is
justified. The applicant should be aware that obtaining a variance is difficult and ample evidence [|
justifying a variance must be provided. It is the applicants responsibility to obtain a copy of the agenda,
staff report and staff recommendation prior to the scheduled meeting. Aftach additional sheets if |
necessary.

Location or address of subject property: Q; 5 IS SM\\J\ Eﬁb{ é)u{w P&
alCisonisille Mo 47!

Zoning on subject property: ‘ o4 Current Land Use: /Zé&uc‘_

Request: Cite section and subsection of the Land Use Ordinance from which a variance or appeal of a
zoning decision is being requested and describe the reason for requesting a variance.

d additional page

PROPERTY OWNER'S NAME: 5@/\&/\ b L ‘uQ : PHONE: Mﬁii‘j-—&iﬁ’@ -
MAILING ADDRESS: KQ@{ é) [: DA‘@(RC\ /‘Ltiftﬁo\ﬁj!f ['f MQ Clw/

STREET CITY 7 STATE ZIP

APPLICANT/AGENT'S NAME: é%_&@)\rlé‘m B, L]"v\é_ PHONE: &, Ofﬁ,& ~(.396
MAILING ADDRESS: ol 55 Qe Q{S Har iéalfu/{//é Mo rifzof

STREET CITY STATE  ZIP

Deposit Filing Fee:$100.00

APPLICANT'S SIGNATURE: 2z

/ 2/ % DATE: é}//}/&f
Received By_\éx‘\)\ &k\;\)& P TNE?@—‘,—L | i @

1/1/2018

Attachment: litle STAFF (LITLE)

Packet Pg. 13




3.B.a

APPLICATION FOR VARIANCE OR APPEAL
Page 2
(Attach additional sheets if necessary.)

1. Can the subject property yield a reasonable return if used under the regulations governing the
zoning district in which it is located?
a Yes N’ No
Explain:
2. Is the plight of the owner due to unique circumstances? (Unique circumstances may include, but

is not limited fo, the shape, topographical condictions, or physical surroundings of the property.)

Explain;

3. Wil the variance, if granted, alter the character of the locality and/or neighborhood?
a Yes A No
Explain:
4, Will the variance adversely affect the public health, safety, morals, order, convenience,
prosperity, or general welfare? 0 Yes K No
Explain:
5. Does the request arise from a condition which was created by an action(s) of the property owner
or the applicant? Q Yes 0 No
Explain:

It is the applicant’'s responsibility to demonstrate that these conditions have been met at the time
of application. Applicants are encouraged to submit any materials which will support their case,
including site plans, photographs, studies, letters of support, etc.

1/1/2018

Attachment: litle STAFF (LITLE)
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B PLOT PLAN IN THE EAST BALF OF THE BOUTHWEST QUARTER OF FRACTIONAL SECTIQN 4, TOWRNSHIP 44 NORTE, RANGE 3] WEST OF THE 5TH PRINCIPAL

MERIDIAN IN BARRISONVILLE. CAB5 COUNTY, MISSOURI.

RECEIVED

REQUESTED BY:

STEPHEN LITLE
2601 SGUTHEAST OUTER ROAD

1*=100"

JUN 11 208 EARRISCNVILLE, MO 64701  660-424-0300
EXISTING IRON BAR SET IRON BAR
SITY OF HARRIBOHVLLE ¢ © REFERENCE: L5-918 SURVEY OF NOVEMBER, 1964
EAST 1184.74 FRET
10 ACRES+

: PROPOSED GRAVEL DRIVE—)

D e i it e ™ R kb o

PROPOSED GARAGE—g

¢~ PRCPOSED DWELLING
A B >

\ WEST 492.18 FEET
Fe]
>
e 2 ACRES+
\w PREVIOUS DEED
Y
%
Y 418.55 PEET

1334 ZE-T6T BIHOW

WEST SA0C.33 FEET

PROPOSED LATERAL FIELD

LAAE LLTELT EFEM WST. 11,00 BLOOS

DESCRIPTION: THAT PART OF THE EAST HALF OF THE SOUTHWEST QUARTER OF FRACTIONAL
SECTHIN 4, TOWNERIP 44 NOATH, RANGE 31 WEST OF THE 5TH PRINCIPAL MERIDLAN IN
HARRISONVILLE, CASS COUNTY, MISSOURI, DESCRIBED AS FOLLOWS: COMMENCING AT THE
SOUTHEAST CORNER OF SAID EAST HALF; THENCE ON A PLAT BEARING OF NORTH 00 DEGREES
11 MINUTES 25 SECONDS EASTIALONG THE EAST LINE OF SAID EAST HALF A DISTANCE OF
900.77 FEET TO THE POINT OF BEGINNING OF THE LAND TO BE DESCRIBED; THENCE WEST
580.33 FEET; THENCE NORTH 191.32 FEET; THENCE WEST 492.18 FEET TO A POINT IN THE
EASTERLY RIGHT OF WAY LINE OF SOUTHEAST OUTER ROAD; THENCE NORTH 21 DEGREES 03
MINUTES 00 SECONDS WEST ALONG SAID EASTERLY RIGHT OF WAY LINE A DISTANCE OF 308.00
FELT; THENCE EAST 1184.74 FEET; THENCE SOUTH 00 DEGREES 11 MINUTES 25 SECONDS WEST
A DISTANCE OF 478.77 FEET TOTHE POINT OF BEGINNING, CONTAINING 10 ACRES, MORE OR
LESS ANB SUBJECT TO ALL EASEMENTS OF RECORD.

¥ CERTIFY THE INFORMATION SHOWN CN THIS PLAT

TO BE TRUE AND CORRECT TO THE BEST OF MY
ENOWLEDGE.

URVEYOR .
TES COUNTY COURT ED;Q‘SE
ONE HCRTH DELAWARE
BUTLER, MO B4730
660-679-4031

s
o
o

SOUTBEAST COR
EAST BALF
SOUTHREST
QUARTER
4-44-31 o

STF3 LL° 006 a5 [ToO0R
— _Qﬁ,-..__._' 9 .

QUT OF COUNTY SURVEY RECORD BOOK PAGE 1BGD

Attachment: litle STAFF (LITLE)
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EeXHarrisonville

300 E. Pearl Street, P.O. Box 367  Harrisonville, MO 64701eTel: 816-380-8200 » Fax: 816-380-8906

June 18, 2018

To: legals(@kestar.com

From: Roger Kroh, Community Development Planner
rkroh@harrisonville.com Direct (816) 380-8922

Jamie Martin, Administrative Secretary
jmartin@harrisonville.com  Direct: (816) 8958

Re:  Two (2) Legal Notices for June 22, 2018 Democrat -- REVISED

Please publish these two legal notices one time in the Friday June 22, 2018 edition of the Cass
County Democrat. Please send the invoice and proof of publication to Jamie Martin,
Administrative Secretary, City of Harrisonville, PO Box 367, Harrisonville, MO 64701. Thank
you and please call if any questions.

Notice of Public Hearing

Notice is hereby given of a public hearing before the Board of Zoning Adjustments of the City of
Harrisonville, MO to be held at 6:00 p.m. on Tuesday, July 10, 2018 at City Hall at 300 E. Pearl
Street in Harrisonville, MO 64701. Stephen Litle, applicant, requests a variance from Sec.
405.565 (D)(1) that requires all drives be hard surfaced. He wishes to construct a 600 ft. gravel
drive to a new residence being constructed on a 10 ac. tract at 2515 South East Outer Rd. All
interested parties are encouraged to attend.

Jamie Martin
Secretary to the Board of Zoning Adjustment

Notice of Public Hearing

Notice is hereby given of a public hearing before the Board of Zoning Adjustments of the City of
Harrisonville, MO to be held at 6:00 p.m. on Tuesday, July 10, 2018 at City Hall at 300 E. Pearl
Street in Harrisonville, MO 64701. Scott Beck, apphcant requests a variance from Sec. 405.550
(D) Detached Accessory Buildings and (1), Districts CDB-1:€DB- 2 and C-2 to allow a shipping
container to be placed at the back of the lot at 300 S. Lexington. All interested parties are
encouraged to attend.

Jamie Martin
Secretary to the Board of Zoning Adjustment

3.B.a

Attachment: litle STAFF (LITLE)
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300 E. Pearl Street, P.O. Box 367 e Harrisonville, MO 64701eTel: 816-380-8900 e Fax: 816-380-8906

SR Harrisonvillé

June 22, 2018

To Whom It May Concern:

This letter is to notify you of a public hearing before the Harrisonville Board of Zoning
Adjustment (BZA) on Tuesday, July 10, 2018, 6:00 p.m. at city hall, 300 E. Pearl St.,
Harrisonville, MO 64701.

The BZA will be considering an application from Stephen Litle for a variance from Sec. 405.565
(D)(1) that requires all drives be hard surfaced. He wishes to construct a 600 ft. gravel drive to a
new residence being constructed on a 10-ac. tract at 2515 South East Outer Rd (formerly 2601 S.
East Outer Rd). All interested parties are encouraged to attend.

As a nearby landowner you are being notified of this public hearing and invited to attend.
However, your appearance is not required. If you have any questions, please give me a call.

Sinceraly,
Roggr Kroh

Community Development Planner

3.B.a

Attachment: litle STAFF (LITLE)
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belHarrisonvill

STAFF REPORT
TO: Board of Zoning Adjustments
FROM: Jamie Martin, Assistant

DATE: July 3, 2018
SUBJECT: Beck Public Hearing

Type of Item: Discussion

Discussion Item (1D # 2940)
Beck Public Hearing

est.
1836
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belHarrisonvill

STAFF REPORT
TO: Board of Zoning Adjustments
FROM: Jamie Martin, Assistant

DATE: July 3, 2018
SUBJECT: Beck Staff Report

Type of Item: Approval

Action Item (1D # 2941)
Beck Staff Report

Attachments:
BECK VARIANCE (PDF)

est.
1836

e
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SeVHarrisonvill8

est.
1836

MEMORANDUM

TO Board of Zoning Adjustments \24
FROM Roger Kroh, Community Development PlannerQ‘

DATE Tue., July 10, 2018 BZA Meeting

SUBJECT  Scott Beck — Variance 1806 to Allow Shipping Container

GENERAL INFORMATION:

Applicant:

Location:

Requested Action:

Existing Zoning;:

Surrounding Zoning:

Scott Beck, Owner
Beck Event Space, 210 S. Independence St.

300 South Lexington
Parking area north of Mechanic St. between
Independence and Lexington

Application VAR-1806 for a variance to the following
subsections in Section 405.550 of the Zoning Regulations
to allow a shipping container

e (D) Detached Accessory Buildings. and
e (J) Districts CDB-1, CDB-2, and C-2

The City has advised the applicant that he needs to apply
for a variance as shipping containers are not a permitted or
special use in the CBD-2 zoning district. The shipping
container is used for storage for the Beck Event Space.

Mr. Beck has proposed to relocate the shipping container

from its current location on the east side of the parking lot
to the north end of the lot midway between Independence
and Lexington. See plot plan with application.

CBD-2 Downtown Fringe Business District

North: CBD-1 Downtown Core Business District

East: CBD-2 Downtown Fringe Business District
West: CBD-2 Downtown Fringe Business District
South: CBD-2 Downtown Fringe Business District

3.D.a

Attachment: BECK VARIANCE (Beck Staff Report)
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Scott Beck Var. 1806
July 10, 2018
Page 2 of 7

Vicinity Map

Ste

‘.;,:‘
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Evaluation of Request per City’s Requirements for a Variance
Chapter 405.610 to 405.625 states that the Board of Zoning Adjustment may grant

variances only in 5 specific situations (set forth below) and which are in harmony with
the general purpose and intent of the zoning ordinance. Herein are the 5 situations

followed by the applicant’s comments and the planning staff response.

Standard No. 1. Can the subject property yield a reasonable return if used under the
regulations governing the zoning district in which it is located?

Applicant Response: “No. We need the storage and the shipping container allows

us to make better use of our property.”

3.D.a

Attachment: BECK VARIANCE (Beck Staff Report)
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Scott Beck Var. 1806
July 10, 2018
Page 3 of 7

Staff Response: Yes. While a considerable investment has been made in Beck’s

Event Center and no doubt considerable storage is required to provide for a wide

variety of events, we believe the properties involved can yield a reasonable return
without a shipping container.

Standard No. 2. Is the plight of the owner due to unique circumstances? Unigue
circumstances may include, but are not is not limited to, the shape, topographical
conditions, or physical surrounding of the property.

Applicant Response: “Yes. Our building does not have enough storage and there
isn’t enough storage nearby.”

Staff Response: While Beck’s Event Center may be unable to obtain storage
nearby, the unique circumstances are not due to the shape, topographical
conditions or physical surroundings of the property.

Standard No. 3. Will the variance, if granted, not alter the essential character of the
locality.

Applicant response: “Maybe. It will alter the look some but can be made to look
nice.”

Staff response: We agree with the applicant that the shipping container in its
present condition may alter the character of the locality. This will become a
bigger concern as the vacant buildings gain occupants. 1f the BZA does grant the
variance, we believe moving it to north end of the parking area midway between
Independence and Lexington is an improvement over its current location along
Lexington. We would certainly be open to other ideas Mr. Beck has for
improving the look of the container.

Standard No. 4. Will the variance adversely affect the public health, safety. morals,
order, convenience, prosperity or general welfare?

Applicant response; No.

Staff response: We agree with the applicant.

3.D.a

Attachment: BECK VARIANCE (Beck Staff Report)
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Scott Beck Var. 1806
July 10, 2018
Page 4 of 7

Standard No. 5. Does the request arise from a condition which was created by an
action(s) of the property owner or the applicant?

Applicant response: “Yes. We do not have enough storage and we purchased
the container for $4000 not knowing a variance was required”

Staff response: The condition was created by an action of the applicant.
However, variances are granted for unique circumstances related to the shape,
topography, and size of a property.

Chapter 405.610-625 also sets out five (5) additional conditions which supplement the
above standards, and which are to help the BZA determine whether the evidence shows
that there are practical difficulties or hardships that would substantiate the approval of a
variance. They are as follows:

A. The physical surroundings, shape or topographical conditions of the specific property
involved would bring a hardship upon the owner, as distinguished from a mere
inconvenience, if the strict letter of the regulation were to be carried out;

Staff response: The inability to have storage in close proximity to the event
space would undoubtedly be a hardship to the owner. However, it is not the
physical surroundings that is creating the hardship.

B. The conditions upon which the petition for variance is based would not be applicable
generally to other property within the same zoning classification:

Staff response: There are no unique conditions of the property that would
justify a variance under the requirements of the zoning ordinance. As Mr, Beck
states, the request is based on not knowing that accessory storage containers are
not permitted or special uses in the CBD-2 zoning district.

C. The alleged difficulty or hardship has not been created by any person having an
interest in the property at any time after the effective date of this Chapter;

Staff response: Yes, the situation has been created by the property owner as Mr.
Beck indicates.

3.D.a
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D. The granting of the variance will not be detrimental to the public welfare in the
neighborhood in which the property is located;

Staff response: The granting of a variance will not be detrimental to the public
welfare in the neighborhood in which the property is located.

E. The proposed variance will not impair an adequate supply of light and air to adjacent
property or substantially increase the danger of fire or otherwise endanger the public
safety or substantially diminish or impair property values within the neighborhood.

Staff response: The proposed variance will not impair an adequate supply of light
and air to adjacent property, not increase the danger of fire if the storage is
properly managed, and not endanger the public safety in the neighborhood.
However, we do believe that the presence of the shipping container will diminish
property values. While the impact on property values is probably little at this
time, while a number of buildings are not yet occupied, we feel that the negative
impact will increase over time as businesses move downtown.

Although we have concerns about the impact the shipping container will have on
property values, especially long term, we acknowledge that the Beck Event Space
operation makes a very positive contribution to downtown and certainly is adding
to property values and bringing more people downtown.

Recommendation:

The request does not meet the tests in the zoning ordinance for obtaining a variance.
Therefore, the recommendation is denial based upon the provisions in the zoning
ordinance and the findings below. However, we acknowledge that there is a public
benefit to downtown by the presence of the Beck Event Space in terms of adding to the
property values of downtown and exposing more people to downtown. One option for
the BZA to consider, subject to Mr. Beck’s concurrence, is to approve the variance on a
short-term basis. We would suggest two (2) years. This will allow time for the Beck
Event Center to develop its business and allow time for Mr. Beck to look for alternatives
for off-premise storage.

Below are two motions for the BZA’s consideration. One denies the variance on the
basis that it does not meet the conditions for a variance specified in the zoning ordinance,
The second motion approves the variance for a two-year period.

3.D.a
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Motion to Deny Variance

Motion to deny Variance Application VAR-1806 submitted by Scott Beck at 300 S.
Lexington to allow a shipping container as an accessory use by granting a variance to
Section 405.550 of the Zoning Regulations, Subsection (D) Detached Accessory
Buildings. and () Districts CDB-1, CDB-2, and C-2 based upon the following findings:

I.

The property at 300 S. Lexington will yield a reasonable return if a shipping
container is not perinitted.

The plight of the owner is not due to unique circumstances such as the shape,
topographical conditions, or physical surrounding of the property.

Approving a variance to allow a shipping container will have a small negative
impact on the character of the downtown area at this time, and the negative

impact will become more significant as the downtown buildings becomes
occupied.

The request arises from a condition which was created by an action(s) of the
property owner and not for such things as topography, shape and the physical
surroundings of a property.

Approving the variance diminish property values. While the impact on property
values is probably little at this time while some buildings are not yet occupied, we

feel that the negative impact will increase over time as the buildings downtown
become occupied.

Motion to Approve a Variance for 2 Years

Motion to approve Variance Application VAR-1806 submitted by Scott Beck at 300 S.
Lexington to allow a shipping container as an accessory use until July 15, 2020 by
granting a variance to Section 405.550 of the Zoning Regulations, Subsection (D)

Detached Accessory Buildings. and (I) Districts CDB-1, CDB-2, and C-2 based upon the
following findings:

1.

The applicant will relocate the shipping container to the north portion of the lot
midway between Independence and Lexington as indicated in the application.

3.D.a
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2. The storage container will meet the requirements of the building / fire codes of the
city and the owner will allow periodic inspections of the shipping container by the
city to ensure that it does not present a fire danger.

3. Within thirty (30) days of approval, the applicant will develop ideas for making
the shipping container more attractive and present them to city staff for
administrative apprbval.

4. Although approval of a variance to allow a shipping container until July 15, 2020
will have a small negative impact short-term on property values and the character
of the downtown, by granting the variance for two years the event space will have
time to increase its business, look for alternative storage, and in doing so it will
also benefit the public by enhancing property values of downtown, bringing
shoppers and potential business owners to downtown, and permit the event center
time to find alternative locations for storage so that the shipping container will be

removed before it has long-term negative impacts on the character and property
values of downtown.

Exhibits
Application
Legal Notice
Letter to Property Owners
Letter of Support from Dr. Jerry Morris, CMHC, Inc.
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APPLICATION CaseNo. VAR-_____
FOR ZA :
VARIANCE OR APPEAL P e e o)
City of Harrisonville

Please print or type

It is recommended that the applicant schedule a meeting with city staff prior to the submission of an
application.  An application will not be considered complete until all required material has been
submitted. An application will not be considered complete and The Board of Zoning Adjustment meeting
will not be scheduled until all required material has been submitted and the filing fee has been delivered
to the City per City Code. It is the applicant’s responsibility to submit evidence that a variance is
Justified.  The applicant should be aware that obtaining a variance is difficult and ample evidence
justifying a variance must be provided. It is the applicants responsibility to obtain a copy of the agenda,

staff report and staff recommendation prior to the scheduled meeting. Attach additional sheets if
necessary.

Location or address of subject property: W-s (_MJ@%

Zoning on subject property: CBD" { Current Land Use:; PM"-M"‘J

Request: Cite section and subsection of the Land Use Ordinance from which a variance or appeal of a
zoning decision is being requested and describe the reason for requesting a variance.

Bechu  dUS.STEC D Pecorsen Bilen

Add additional pages if necessary_

PROPERTY OWNER'S NAME:  “Scutr Bedd pHONE:  1b-Ld - 2D
MAILING ADDRESS: L0 S Tedependser RV Mo I
STREET CITY STATE ZiP
APPLICANT/AGENT'S NAME: PHONE:
MAILING ADDRESS:
STREET CiITY STATE ZIP

Deposit Filing Fee:$100.00 %ﬂemmﬁhm SPQGC' Lovn

APPLICANT'S SIGNATURE: PZ%W DATE, &~ [~/ ?

Received By: TIME:

1/1/2018
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APPLICATION FOR VARIANCE OR APPEAL
Page 2
{Attach additional sheets if necessary.)

1. Can the subject property yield a reasonable return if used under the regulations governing the
zoning district in which it is located? g

es No
Explain: wﬁ_ ’V\,QQ.OQ “H‘B_AM?_M&_“M&@Q%‘
:mgb“h‘l“ 2'&2!}1!9 » :ED IHE!I! @ﬂgg AL 4 g44

RAsrI Ny
V f /)

2. Is the plight of the owner due to unique circumstances? (Unique circumstances may include, but

is not limited to, the shape, ropograiféilc‘}l condictions, or physical surroundings of the property. )
Yes Q No

Explain: (2,_&_4 bd]lﬂdﬁ:j‘ CM LM—_MM{IAM%__
apzmp oy %L&M_M_Mﬁ

3. Will the variance, if granted, alter the character of the locality and/or neighborhooirl?

0 Yes Q No -
Explain: _I+ waadd @QA-L—' ﬁ Mg QD-G'{A- Atact

M

4, Will the variance adversely affect the public health, safety, morals, order, convenience,
prosperity, or general weifare? Q Yes % No
Explain;

5. Does the request arise from a condition which was created by an action(s) of the property owner
or the applicant? \@) Yes a No

Explain: L\)ﬂ A_Q Mf IAM MM&%A A:!:LMA,? Wj
i pundnasss) tao bt fo & (00D O pugh
M r

It is the applicant’s responsibility to demonstrate that these conditions have been met at the time
of application. Applicants are encouraged to submit any materials which will support their case,
including site plans, photographs, studies, fetters of support, etc.

1712018
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R Harrisonville

300 E. Pearl Street, P.O. Box 367 @ Harrisonville, MO 64701e¢Tel: 816-380-8900 e Fax: 816-380-8906

June 18, 2018

To: legals@kcstar.com

From: Roger Kroh, Community Development Planner
rkroh(@harrisonville.com Direct (816) 380-8922

Jamie Martin, Administrative Secretary
jmartin@harrisonville.com Direct: (816) 8958

Re:  Two (2) Legal Notices for June 22, 2018 Democrat -- REVISED

Please publish these two legal notices one time in the Friday June 22, 2018 edition of the Cass
County Democrat. Please send the invoice and proof of publication to Jamie Martin,
Administrative Secretary, City of Harrisonville, PO Box 367, Harrisonville, MO 64701. Thank
you and please call if any questions.

Notice of Public Hearing

Notice is hereby given of a public hearing before the Board of Zoning Adjustments of the City of
Harrisonville, MO to be held at 6:00 p.m. on Tuesday, July 10, 2018 at City Hall at 300 E. Pearl
Street in Harrisonville, MO 64701. Stephen Litle, applicant, requests a variance from Sec.
405.565 (D)(1) that requires all drives be hard surfaced. He wishes to construct a 600 ft. gravel
drive to a new residence being constructed on a 10 ac. tract at 2515 South East OQuter Rd. All
interested parties are encouraged to attend.

Jamie Martin
Secretary to the Board of Zoning Adjustment

Notice of Public Hearing

Notice is hereby given of a public hearing before the Board of Zoning Adjustments of the City of
Harrisonville, MO to be held at 6:00 p.m. on Tuesday, July 10, 2018 at City Hall at 300 E. Pearl
Street in Harrisonville, MO 64701. Scott Beck, applicant, requests a variance from Sec. 405.550
(D) Detached Accessory Buildings and (J) Districts CDB-1, CDB-2 and C-2 to allow a shipping
container to be placed at the back of the lot at 300 S. Lexington. All interested parties are
encouraged to attend.

Jamie Martin
Secretary to the Board of Zoning Adjustment

3.D.a
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Harrisonville

e " o
300 E. Peari Street, P.O. Box 387 o Hanisonvllle, MO 84701sTe!: 816-380-8800 o Fax: 816-380-8006

June 22, 2018

To Whom It May Concern:

This letter is to notify you of a public hearing before the Harrisonville Board of Zoning
Adjustment (BZA) on Tuesday, July 10, 2018, 6:00 p-m. at city hall, 300 E. Pear] St.,
Harrisonville, MO 64701.

The BZA will be considering an application from Scott Beck who is requesting a variance from
Sec. 405.550 (D) Detached Accessory Buildings and (J) Districts CDB-1, CDB-2 and C-2 to

allow a shipping container to be placed at the back of the lot at 300 §. Lexington. All interested
parties are encouraged to attend.

As a nearby landowner you are being notified of this public hearing and invited to attend.
However, your appearance is not required. If you have any questions, please give me a call.

Sincerely, /
Roggr Kroh

C unity Development Planner
Attach.

3.D.a
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CMHC, Inc.

A Comprebensive Communiry Mental Health Center
Affiliated with Bafes Connty Memorial Hospital and Family Care Clinics
CMHC, In¢. Corporate Offices at:
815 8. Ash
Nevada, MO 64772
Tele: 417-667-8332, Pax: 417-667-9216, email: emhejerry@sbeglobal.nct, Web Site: hitp:/forww.cmheonline.com

July 2, 2018

Roger Kroh
300 E. Pear] Street
Harrisonville, MO 64701

Colleague,

Dr. Jerry Morrls

Clinfeal Director .

CMHG, Ine. I got your Community letter relative to Beck. I fully support
Terri Mortis, CEO giving variances to colleague’s businesses that are developing
CMHC, Ine.

the Downtown area.
Cass Caunty Psycholpgios! Services
306 8. Indapendence

Hurrisonville, MO 6470)
B16-380-4010

Family Care Clinics of Bates County

Memorial Hospital D h/_\

617 W Nursery Street

Butler, MO 64730 \[

— in0-200-7528 Morris, PsyD, MBA, MS (th}rﬁ JNBRP, ABMP, ABBAP,
hvewrw. P, NBCC, CCM

EMHC, Ing. Web Sire ical Direotor, CMHC, Inc,

www.cipheonline.com ical Psychologist and Neuropsfehologist

Affiliates; Board Certified Couple and Family Psychologist

NAPPP Board Certified Medical Psycholéglst

T Y e e Baard Certified Rehavioral Healtlicare Practice

Board Member Board Certified Counselor

ABMP Board Certified School Psychologist

W&m Board Certified Case Manager

President & Board Member
Morris & Marrls, Ine.
A Healtheare Minsgen;ent

Consulting Firm
Dv. Merris, President

Prve o wwe
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Tetry Monmis, PsyD., MBA, MS(Fharm), ABMP, ABPFP, NCSP, NBCC, CCM, i3 & licensed clinigal psychalogist, lictnsed marital and family therapist, and ficensed
counsclor, He is Board Cetified in Famity Psychology, Medieal psychology, counseling, schoo| psychology, and in case managersent. He is an elocted member of the

National Acadeny of Practics in Paychology, cenified by the APA National College of Peychology in Addiotions, and is an AAMFT Approved Supervisor

in Family

Therapy. He has authared books and joumnal articleg and is facuity in Psychology and Economics af Crowder College, He has &mt-smdum degrecs in Managoment and

Psychopharmacology. He has served on the Boardiof Ditectors and Pres{dent of the MO Psychological Asouiation, turrent

adr of the Insurance and Managed Care

Commitger, served on the Counil of Representatives (functions! board of directors), Rural Committes, and the Finsnes Commivec of the American Psyehalogical
Association, DrMarris is the Clinieal Director of CMHC Ino,, and is licensed in Missourl, Lowisiane, and Kansas. He has owned and operated haspitals, community
mental health facilities, and served as federal CMSimonitor of heslthcare facilitics. He Consults in Facility Develapment, nccroditstion, senior leadership davelopment

and evaluation, and health Tacility planning,

See our Webpage a: pifpiiwww.cmhooniing com
i CMHC Inc. Adminisiers programs Licenxed and Cevilfled
¢ By the Missour] Deparmient of Mentel Health and CARF
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