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AGENDA
CITY OF HARRISONVILLE
BOARD OF ZONING ADJUSTMENTS
REGULAR MEETING
CITY HALL
DECEMBER 13, 2022
6:00 PM

1. Call to Order

A. Roll Call
2. Approval of Minutes

A. Board of Zoning Adjustments - Regular Meeting - Oct 11, 2022 6:00 PM
3. Agenda Items

A. Side Yard Setback Variance - 1503 S. King Ave. - PUBLIC HEARING
B. Side Yard Setback Variance - 1503 S. King Ave. - CONSIDERATION

4. Discussion ltems

5. Adjourn

Posted on City Hall Bulletin Board this 1%t day of December, 2022.

Daniel Barnett, City Clerk
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DRAFT

MINUTES
CITY OF HARRISONVILLE
BOARD OF ZONING ADJUSTMENTS
REGULAR MEETING
CITY HALL
OCTOBER 11, 2022
6:00 PM

1. Call to Order

The meeting was called to order at 6:00 PM by April McLaughlin

Attendee Name Organization Title Status Arrived
Jennifer Love Harrisonville Present
Michelle Hart Harrisonville Present
Charles Hotchkiss Harrisonville Present
April McLaughlin Harrisonville Present
Gerald Saling Harrisonville Absent

Also in attendance were Jennifer Coday, applicant; Christina Stanton, Community Development
Director; and Jamie Martin, Recording Secretary.

2. Approval of Minutes

A Board of Zoning Adjustments - Regular Meeting - Aug 25, 2022 6:00 PM

With no additions or corrections, the minutes from the August 25, 2022, meeting were
unanimously accepted.

RESULT: ACCEPTED [UNANIMOUS]

MOVER: Charles Hotchkiss

SECONDER: Michelle Hart

AYES: Jennifer Love, Michelle Hart, Charles Hotchkiss, April
McLaughlin

ABSENT: Gerald Saling

3. Agenda Items

A. PUBLIC HEARING 604 N. King Ave. Variance to Front Yard Setback

Director Stanton presented an application for a variance to Section 405.140.A.2 to allow
for a 22" wide by 16' deep deck to be located in the front yard. The home was built in
1976 before the current zoning standards were in place, making the property legal non-
conforming. The front setback was 25 feet at the time. The deck/structure is
approximately 21' from the edge of the pavement on N. King Avenue. Jennifer Love
asked if the deck was an effort to save the tree? Director Stanton said that this an effort

Minutes Acceptance: Minutes of Oct 11, 2022 6:00 PM (Approval of Minutes)

Publish Packet Pg. 2
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Regular Meeting Tuesday, October 11, 2022 6:00 PM

to keep the property from eroding down the driveway. Staff recommended approval for
the reasons stated in the Staff Report.

B. CONSIDERATION 604 N. King Ave. - Variance to Front Yard Setback

Michelle Hart made a motion to approve the variance request. Jennifer Love seconded
the motion. The motion passed unanimously.

RESULT: APPROVED [UNANIMOUS]
MOVER: Michelle Hart
SECONDER: Jennifer Love
AYES: Jennifer Love, Michelle Hart, Charles Hotchkiss, April
McLaughlin
ABSENT: Gerald Saling
4, Discussion Items

There were no discussion items.

5. Adjourn

With nothing further to come before the Board, Michelle Hart made a motion to adjourn.
Jennifer Love seconded, The meeting was adjourned at 6:06 PM.

Respectfully submitted,

Jamie Martin, Recording Secretary

Minutes Acceptance: Minutes of Oct 11, 2022 6:00 PM (Approval of Minutes)

2|Page Packet Pg. 3
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STAFF REPORT
TO: Board of Zoning Adjustments
FROM: Christina Stanton,
DATE: December 1, 2022

SUBJECT: Side Yard Setback Variance - 1503 S. King Ave. - PUBLIC HEARING

Type of Item: Public Hearing

Action Item (1D # 4393)
Side Yard Setback Variance - 1503 S. King Ave. - PUBLIC HEARING

Attachments:
BZA 12 13 22 Anthony Variance 1503 S. King Ave Packet (PDF)

Packet Pg. 4
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WHERE TRADITION MEETS INNOVATION
E. Pearl Street, P.O. Box 367 e Tel: 816-380-8900 ¢ Fax: 816-380-8906 e Harrisonville, MO 64701

To: Board of Zoning Adjustment

From: Christina Stanton, AICP, Director of Community Development

Date: December 13, 2022

Re: Request for variance of Section 405.140.A.3 and the Side Yard Setback for Lot 37,

Parkwood to allow for a 28’ by 30’ detached garage to be located in the side yard

GENERAL INFORMATION

Applicant:  Darrell Anthony, 1503 S. King Aveune

Requested Actions: Approval of requested variance of Section 405. 140.A.3 to allow for a 28’ by
30’ detached garage to be located in the side yard

Date of Application: November 15, 2022

PROPOSAL

Applicant is seeking a variance to the required side yard setback of 20’ in the R-1, Single-Family
Residential, Zoning District (Section 405.140.A.3) and the more restrictive side yard setback of
25’ from the recorded plat, Parkwood, Lots 1 —47.

PREVIOUS ACTIONS

Required legal notices have been issued.

e February 1, 1965—The Final Plat of Village South, Lots 1 — 48 was recorded at the Cass
County Recorder of Deeds Office. All street rights-of-way in this plat are 60’ (includes
Blueberry Drive, Edgevale Drive, and Halsey Avenue).

e November 30, 1965—The Final Plat of Parkwood, Lots 1 — 47 was recorded at the Cass
County Recorder of Deeds Office. All street rights-of-way in this plat are 50’ except
Blueberry Drive.

e July 25, 1967—The original building permit (#661) for the house located at 1503 S. King
Avenue was issued by the City. This building permit indicates that the north side yard
setback was approved with a setback of 26’ (one foot more than what was required by the
recorded plat).

e February 17, 1970—The Final Plat of Parkwood East, Lots 48 -104 was recorded at the
Cass County Recorder of Deeds Office. All street rights-of-way in this plat, including
Blueberry Drive, are 50°.

e April 6, 1972—The Final Plat of Parkwood East, Lots 105 — 143 was recorded at the Cass
County Recorder of Deeds Office. All street rights-of-way in this plat are 50°.

e February 8, 1979—The Final Plat of Parkwood East, Lots 144 — 175 was recorded at the
Cass County Record of Deeds Office. All street rights-of-way in this plat are 50°.

1

- PUBLIC HEARING)

y Variance 1503 S. King Ave Packet (Side Yard Setback Variance - 1503 S. King Ave.

Attachment: BZA 12 13 22 Anthon
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e QOctober 30, 1984—The Final Plat of Parkwood East, Lots 176 — 197 was recorded at the

3.Aa

Cass County Recorder of Deeds Office. All street rights-of-way in this plat are 50°.

e June 6, 1985—The Final Plat of Parkwood East, Lots 198 — 224 was recorded at the Cass
County Recorder of Deeds Office. All street rights-of-way in this plat are 50°.

e December 17, 1985—The Final Plat of Parkwood East, Lots 225 — 245 was recorded at the
Cass County Recorder of Deeds Office. All street rights-of-way in this plat are 50°.

e August 30, 2000—The Final Plat of Qakwood, Lots 26 — 42 & Tract I was recorded at the
Cass County Recorder of Deeds Office. All street rights-of-way in this plat, except
Edgevale Drive, are 50°.

KEY ISSUES

The property is located on a corner lot with a platted side yard setback of 25’ and adjacent to
that portion of Blueberry Drive that is a 60’ right-of-way according to the recorded plat
(Parkwood, Lots 1 — 47). This means that any structure placed in the rear yard is required to be
setback 55° from the center of the street. Additionally, it means that the existing house does not
meet the required side yard setback since the applicant has measured 50°7” from the fence and
side of house to the centerline of Blueberry Drive, so not only do they need a variance to allow the
proposed 28’ by 30° detached garage structure to be located in the side yard but they also need a
variance of 4°5” for the existing house that has existed in its current location since constructed in
1967. The 43’ from the corner of the proposed 28’ by 30’ detached garage is measured to the
centerline. Itis 7° beyond the fence and side wall, but only 3°6” further out than the wing wall on
the front side of the house.

Staff performed a careful review of the setback from centerline of Blueberry Drive as platted
compared to if the setback were not more restrictive than City Code and if the right-of-way were
50° (which is more typical). If not for the 25’ side yard setback on the recorded plat the setback
from the center of the street would be 50’ from the centerline according to the required side yard
setback of 20’ in the R-1, Single-Family Residential, Zoning District (Section 405.140A.3). As is
evident from staff’s research of platted rights-of-way in the area, most streets have a 50’ right-of-
way. If this portion of Blueberry Drive were a 50’ right-of-way rather than the platted 60’ right-
of-way and the plat did not contain a more restrictive side yard setback requirement, then the
side yard setback would be 45’ from the centerline. This is summarized in the table below.

- PUBLIC HEARING)

y Variance 1503 S. King Ave Packet (Side Yard Setback Variance - 1503 S. King Ave.

Scenario Setback from Amount of
Centerline Variance
Necessitated
30° ROW + 25’ Side Yard Setback (Based on Plat) 58 12°
30° ROW + 20’ Side Yard Setback (Section 405.140.A.3) 50° 7
25 ROW + 20’ Side Yard Setback (Typical) 45° 2’

The Applicant is seeking a variance to the more restrictive required side yard setback of 25’ as
shown on the recorded plat (Parkwood, Lots 1 — 47), and the typical side yard setback required
by Section 405.140.A.3 to allow for a side yard setback of 43’ from the centerline of Blueberry
Drive for the proposed detached garage structure and 50°7” for the existing house.

Regarding Municipal Code: 405.615 Standards

A. The Board of Zoning Adjustments may vary the provisions of this Chapter as authorized in this
Section, but only when it shall have made findings based upon evidence presented to it in the
following specific cases:

2
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1. The property in question cannot yield a reasonable return if permitted to be used only under
the conditions allowed by the regulations governing the district in which it is located,;

The existing house was approved by building permit #661 in 1967 and indicated that the
north side setback was 26’; however, according to the measurement provided by the
applicant (50’7”) it appears that the north side of the house was built 19’5” from the
right-of-way. This means that the existing house does not meet the required setback of
either the more restrictive recorded plat or the side yard setback required by Section
405.140.A.3. This house has existed in this location since it was constructed in 1967, so
staff is supportive of approving a variance of 4’ 7” to the existing house to allow it to
continue.

2. The plight of the owner is due to unique circumstances;

This standard typically refers to the shape of the lot, topographical conditions, or other
unique physical surroundings of the property such as existing utilities. What is unique
in this situation is that the right-of-way for Blueberry Drive in this area is 60’ and not 50’
and the recorded plat has a more restrictive side setback than the City Code (25’ rather
than 20’).

3. The variance, if granted, will not alter the essential character of the locality.

The variance, if granted, will not alter the essential character of the locality. The
encroachment is towards the street. Additionally, it should be noted that several of the
surrounding property owners have signed a statement that they are supportive of the
proposed placement of the structure.

. For the purpose of supplementing the above standards, the Board of Adjustment shall also, in
making the determination of whether there are practical difficulties or particular hardship, take
into consideration the extent to which the following facts, favorable to the applicant, have been
established by the evidence:

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

The particular physical surroundings, shape or topographical conditions of the specific
property are not what creates the uniqueness in this situation. What is unique is the
fact that this portion of Blueberry Drive is a 60’ right-of-way rather than 50’ and that the
recorded plat contains a 25’ side yard setback rather than the 20’ side yard setback
established in Section 405.140.A.3 of the City’s Code of Ordinances.

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

This variance stems from the greater right-of-way and the more restrictive side yard
setback on the recorded plat as well as the existing house being closer to the side yard
than was originally approved in 1967.

3. 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

y Variance 1503 S. King Ave Packet (Side Yard Setback Variance - 1503 S. King Ave. - PUBLIC HEARING)
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The effective date of this chapter was in 1991. The house was permitted in 1967 and the
plat was recorded in 1965. The alleged difficulty or hardship was not created by any
person having an interest in the property.

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

The granting of a variance on this property as proposed will not result in a detriment to
the public welfare in the area. The encroachment is towards the street and several of
the surrounding neighbors have signed a statement in support of the proposed location
and structure.

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.

Staff does not believe the proposed variance will 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 COMMENTS AND SUGGESTIONS

In support of the requested variance are the facts that:

When the house was built in 1967, the required side yard setback from the recorded plat is
25’ and this portion of Blueberry Drive has a right-of-way of 60’ rather than the typical
50°;

If the right-of-way of Blueberry Drive were typical, 50, in this area and the side yard
setback not more restrictive than the City Code the applicant would only need a variance
of 2°;

The proposed detached garage is only 3°6” closer to the right-of-way than the existing
wing wall on the north front side of the house;

The encroachment is towards the street and the adjacent property owners are supportive
of the proposed structure and location; and
The granting of the variance will not result in a detriment to the public welfare or
negatively impact the adequate supply of light and air to adjacent property or increase
the danger of fire or otherwise endanger the public safety or diminish or impair
surrounding property values.

STAFF RECOMMENDATION

Staff recommends approval of the variances:

1.
2.

A variance of 4°7” for the existing house; and
A variance of 12’ for the proposed 28’ by 30° detached garage.

ATTACHMENTS

Zoning Map
Aerial Map
Application and Supporting Documents

y Variance 1503 S. King Ave Packet (Side Yard Setback Variance - 1503 S. King Ave. - PUBLIC HEARING)
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VARIANCE APPLICATION

DATE:

Applicant (Print): € N- (A Signature: I
Company Name: \

Street Address: | &5 D% g: K) NG A’\/ e City: Hﬂrri SoNw ” l(iState: MO Zip: (Dq"?OI
g \) i
Telephone: ?l LO' ‘7 {q ol ??Q Email: CfCLKf"él ‘Y’a‘_y\'l‘ l’\()ru:\) @ g I'Na&y ’ . C,On’\

Property Owner Authorization Required if Applicant Different from Property Owner

Property Owner Name (pn'nt):MH’éJ l Aﬁ"“ l’\)or\g Signature:
Street Address: “50 3 S : K I f\g A\/C City:-‘:‘iil@'\u; ' le/ State: MO Zip: (Qﬂ )0 (
Telephone: 9?! (0’7 'q' QS’X > Email: d&VFQJ ' . O\V\‘H’\Dw @ gYYICU ’ Cf)m

Firm Preparing Application: TPW(") !':(f,&f‘ —"\,j OLK_) NEY—-

Contact:

Street Address: City: State: Zip:

Telephone: Email:

* All correspondence should be sent to (check one): Applicant

Project Info t101
General Location or Address: IBO% 6 Kﬁlr\f\) AV@
%J" Ié LJDOd Addl‘l” on LD+ 37 }35gg,)63q Acres or Sq. Ft.

Process and S al Requirements

City of Harrisonville Zoning Ordinance Section 405.610

The Board of Zoning Adjustment may grant variances from the provisions of this Chapter in harmony with its general purpose
and intent and may vary them only in specific instances hereinafter set forth. The Board of Zoning Adjustment, based on standards
hereafter prescribed and after hearing, may decide that there are practical difficulties or hardship in the way of carrying out the
strict letter of these regulations. The concurring vote of four (4) members of the Board shall be necessary to reverse any order,
requirement or decision of the party appealed from or to issue an order or variance or to decide in favor of an appellant.

y Variance 1503 S. King Ave Packet (Side Yard Setback Variance - 1503 S. King Ave. - PUBLIC HEARING)

Step 1. Hold pre-application conference with City staff.

Step 2. Submit complete application and the following at least thirty (30) days prior to the BZA Meeting:

1. $200 filing fee plus and actual cost of court reporter payable to the City of Harrisonville

2. Full legal description in Word format by email

3. One (1) 8 1/2 x 11 electronic copy of site plan showing property, existing and proposed structures and
additional important information.

Step 3. City staff publishes legal notice and sends letters to property owners within 185 feet.
Step 4. Board of Zoning Adjustments Meeting 2" Tuesday of month at 6 PM at City Hall.

Attachment: BZA 12 13 22 Anthon
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The BZA may approve a variance to the provisions of the Zoning and Subdivision Regulations, but only as allowed by the
regulations and only when it has made findings based upon evidence presented to it in specific cases. Section 405.615 (4)
Standards

For the purpose of supplementing the above standards and in determining whether there are practical difficulties or hardships,
the BZA shall also take into consideration the extent to which the following facts have been established by the evidence.
Section 405.615 (B)

1.

o 30x2 raqge which W, e qor h l.
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- Please. Answer Following Questions

Can the property in question yield a reasonable return if used only under the regulations governing the zoning district
in which it is located?

Applicant Response: _('AA,LCQG'}' ré g wJaethona 5}_‘@' € :thdJ’ +he bbulj:gr
hag 4o be BB fronm the middle DF’b'U&—b&"fq wé Lre req

N

Is the plight of the owner due to unique circumstances? (Unique circumstances include, but are not limited to, the
shape, topographical conditions, or physical surroundings of the property.)

Applicant Response: When the L\OLLSC Las bu,cu’ Lin 1407 1‘4\6 aara?«/
oo bl Lﬂp l —ﬂror\ +he middle o€ B’kcbéf!’q e are
r‘ec} wesh r\% Hit He new Sarage. beld3'Gom B'uebexr\}‘

Will the variance, if granted, alter the character of the locality and/or neighborhood? ‘
Applicant Response: LU A o0 not+ believe So. We L e Lo %}L{' out &P, p(‘O\JCJ

‘C P diine exr oL Sec | ©S
Sa'gned S%’DA"@%@"\%‘

If the strict letter of the regulation is carried out, will the physical surroundings, shape or topographical conditions of the
specific property create a hardship for the owner as distinguished from a mere inconvenience?

Applicant Response: We Q-U*rrﬁh“"l‘-{ T‘Cni' 2 S""DY‘/,\QC Sl’\ed Het S"(O"-C

Our UTVs GOIf:C.Or)- g o“«:r i SC . 4{-(444'3 We hsve a're,ad\/ hed
aolwcc,c\r'F Q‘}olen Gnd necd 4o hev< all IOCVSDHLJ "DdOngu r\SK

é\t)vrcd e+ ouwr house,

Do the reasons for his variance apply just to this property or generally to other properties in the same zoning

classification?

Applicant Response: Owsr I/LHS"‘(,W\JunA is thebk there 18 e 2 blecle

Grea on Bluebe,rrq r‘unmnq -From = HJhﬁ.AV‘C +o Halsgv

ot Wwith the Ohy +hi cpplieg
here in the enb re kvu)n')

Has the alleged difficulty or hardship been created by any person having an interest in the property at any time after May
13, 1991, the effective date of this Chapter?

ApplicantResponse:,\thﬁ, 'H/\Atl" LYC Ore OLGre C)‘C

Page 2 of 3 Rev. 4.25.22
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4. Will the granting of the variance be detrimental to the public welfare in the neighborhood in which the property is
located?
Applicant Response: LJe do nok b&“fyc So.The ,Qr‘@&og,:;d ‘:)(,L’d :ns 1< g‘oi r\ff 11-0
lbe o5n +he northeact gide of our pro,gg,:ﬂ; There Wil be More
i ghhi ng Fhin i s currently provided . Lhite vingl fence rebe installdd
(ov +he beternment of the neighborrhoed .

3 Will the proposed variance impair an adequate supply of light and air to adjacent property or substantially increase the

danger of fire or endanger the public safety or substantially diminish or impair property values within the neighborhood?

City Website www.harrisonville.co
http://www harrisonville.com/DocumentCenter/View/9508/Zoning-Fine

Zoning Map Draft?bidld

Zoning Regulations https://www.ecode360.com/279082I

Subdivision Regulations https://www.ecode360.com/279094!

Cass County GIS Map https://cassgis.integritygis.com/h5/index.html?viewer=ca
City Hall, 300 E. Pearl, Harrisonville, MO 64701 (816) 380-8900 Fax (816) 380-8910

Chris Arthur Building Official (816) 380-8912 carthur@harrisonville.com

Christina Stanton Community Development (816) 380-8922 cstanton@harrisonville.com

Ted Martin City Engineer (816) 380-8958 tmartin@harrisonville.com

Jamie Martin Administrative Secretary (816) 380-8958 Jjmartin@harrisonville.com
Public Works Department, 201 W. Chestnut, Harrisonville, MO 64701 Fax (816) 380-3997

Carl Brooks Director of Public Works (816) 380-8964 cbrooks@harrisonville.com

y Variance 1503 S. King Ave Packet (Side Yard Setback Variance - 1503 S. King Ave. - PUBLIC HEARING)
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y Variance 1503 S. King Ave Packet (Side Yard Setback Variance - 1503 S. King Ave. - PUBLIC HEARING)

1503 S King Ave

Building |
Directions Save Nearby Send to Share

phone
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After reviewing the drawing, we have reviewed and approved of the garage
to be built at Darrell and Cathy Anthony's residence of 1503 S King Ave.

. .
et VDl \-71-22

Sighature Date

Droors pal 1S S K Ny A

Printed Name and Address

&Aﬁz/’}, F/ﬁ%ﬁ%\a /[~ )-14—

Signature Date

CRLEY pLECIGn 1906 . IKang AVE.

Printed Name and Address

7?7_,4_.4{&? /\ Zl«;/' A // w4 Ev*fyz?
7 7 y

Signature Date

y Variance 1503 S. King Ave Packet (Side Yard Setback Variance - 1503 S. King Ave. - PUBLIC HEARING)

Pheppel_ K 732/ Sz 57

Printed Name and Address

AR 30N 1 2 PN, 4 970]
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After reviewing the drawing, we have reviewed and approved of the garage
to be built at Darrell and Cathy Anthony's residence of 1503 S King Ave.

7

LN S B
o /I (s G_‘f“_,e;'-"’ / ) / :
ZM}XT \/ “lay g 7 P, // // /) A A
Signature Date

ZJH | (\:‘} M 'j. ? ‘1‘0166{’/77[ ,:ZZ /éé)/ < /< /“/‘C.' /)'7\/{'_,-
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Qrrlsaliiui Me__
Printed Name and Address ﬂ rlscinvi

Tane 1h . DiahasiF H7/zz.

Signature Date

ol S 'Kin:}, Ave. foupsonville  Tovoe (N Dvabant

Printed Name aﬁd Address

VT, /YA J1/7/2622.
Siénature Date

LCB\l(‘G}J)/hJ_;_N;z /'% ‘/}{_')//CIEK

Printed Name and Address ”
1502, S Kine fve_ Hoxmsomyille mo bd7o |
-
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3.Aa

After reviewing the drawing, we have reviewed and approved of the garage
to be built at Darrell and Cathy Anthony’s residence of 1503 S King Ave.
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3.B

N D o . .
MbeVHarrisonvillé

STAFF REPORT
TO: Board of Zoning Adjustments
FROM: Christina Stanton,
DATE: December 1, 2022

SUBJECT: Side Yard Setback Variance - 1503 S. King Ave. - CONSIDERATION

Type of Item: Approval

Discussion Item (ID # 4394)
Side Yard Setback Variance - 1503 S. King Ave. - CONSIDERATION
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