
 

AGENDA 

CITY OF HARRISONVILLE 

BOARD OF ZONING ADJUSTMENTS 

REGULAR MEETING 

CITY HALL 

MAY 14, 2024 

6:00 PM 

Publish  

1. Call to Order 

A. Roll Call  

2. Approval of Minutes 

A. Board of Zoning Adjustments - Regular Meeting - Apr 9, 2024 6:00 PM  

3. Agenda Items 

A. Appl. #VAR-24-003--Variance on property located at 2200 Chateau Drive - 

PUBLIC HEARING  

B. Appl. #VAR-24-003--Variance on property located at 2200 Chateau Drive - 

CONSIDERATION  

C. Appl. #VAR-24-004--Variance on property located at 1800 W. Vine Street - 

PUBLIC HEARING  

D. Appl. #VAR-24-004--Variance on property located at 1800 W. Vine Street - 

CONSIDERATION  

4. Discussion Items 

5. Adjourn 

 

Posted on City Hall Bulletin Board this 25th day of April, 2023. 

Daniel Barnett 

Daniel Barnett, City Clerk 



 

DRAFT 

MINUTES 

CITY OF HARRISONVILLE 

BOARD OF ZONING ADJUSTMENTS 

REGULAR MEETING 

CITY HALL 

APRIL 9, 2024 

6:00 PM 

Publish  

1. Call to Order 

 The meeting was called to order at 6:05 PM by Gerald Saling 

Attendee Name Organization Title Status Arrived 

Michelle Hart Harrisonville  Present  

Charles Hotchkiss Harrisonville  Present  

April McLaughlin Harrisonville  Present  

Gerald Saling Harrisonville  Present  

Also in attendance were Shirley Anderson, Applicant; Alvin Poisal, Representative with Tri-State 
Carports; Shelton Nowell, Applicant; Christina Stanton, Community Development Director; and 
Jamie Martin, Recording Secretary. 

2. Approval of Minutes 

A. Board of Zoning Adjustments - Regular Meeting - Sep 12, 2023 6:00 PM  

With no additions or corrections, the minutes from the September 12, 2023, meeting were 
unanimously accepted. 

RESULT: ACCEPTED [UNANIMOUS] 

MOVER: April McLaughlin 

SECONDER: Michelle Hart 

AYES: Michelle Hart, Charles Hotchkiss, April McLaughlin, Gerald 
Saling 

3. Agenda Items 

A. Appl. #VAR-24-001--Variance of Section 405.550.A.3 at 1501 S. Butler Drive 

- PUBLIC HEARING  

Director Stanton presented the Staff Report for a variance application from Shirley 
Anderson. Ms. Anderson is seeking a variance to the requirement that a detached 
accessory structure be setback eight feet from the side property line in Section 
405.550.A.3. The requested variance is a variance of 3 feet from the required 8 feet, 
which leaves a setback of five feet from the north side property line to the proposed 
detached carport. Director Stanton told the Board that the property immediately to the 
north, 301 Bowman Avenue, was granted a variance of five feet from the required 8 foot 
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Regular Meeting  Tuesday, April 9, 2024 6:00 PM  

2 | P a g e  

side yard setback to allow for a 3 foot side yard setback for a detached garage. The site 
plan from this variance request also indicated that the existing detached accessory 
structure on Ms. Anderson's property is approximately three feet from the side yard and 
according to Cass County parcel records, the existing house and detached structure 
were built sometime in 1950. Director Stanton told the Board that the key issues are that 
the property is currently zoned Single-Family Residential (R-1) District and under current 
Zoning Regulations, Section 405.550.A.3.a., as amended by Ordinance #3669, says a 
detached accessory building shall be located not less than 8 feet from any side or rear lot 
line and no closer to the front of the building than 8 feet. She said that the uniqueness on 
this property relates to the existing structures and the fact that the existing detached 
accessory structure is approximately 3 feet from the north side property line and there is 
little room for a detached garage or carport without having to seek a variance as there is 
only about 20 feet from the north side of the house to the north side property line. 
Additionally, the lean-to portion of the neighbor to the north's detached structure is only 
about 3 feet from the property line. Director Stanton said that the property owners to the 
north, which is the property this variance would be encroaching towards, are supportive 
of the variance. She said that Staff recommends approval. 

Alvin Poisal with Tri-State Carports spoke to the Board. He told them that he was helping 
Ms. Anderson with this process. 

Mrs. Anderson told the Board that she has all of her neighbors support for the variance. 

 

The Public Hearing was closed at 6:12 PM. 

B. Appl. #VAR-24-001--Variance of Section 405.550.A.3 at 1501 S. Butler Drive- 

CONSIDERATION  

Michelle Hart made a motion to approve the variance. Charles Hocthkiss seconded the 
motion. The motion passed unanimously. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Michelle Hart 

SECONDER: Charles Hotchkiss 

AYES: Michelle Hart, Charles Hotchkiss, April McLaughlin, Gerald 
Saling 

C. Appl. #VAR-24-002--Variance of Section 405.550.A.3 at 706 S. Butler Drive - 

PUBLIC HEARING  

Director Stanton presented the Staff Report for a variance application from Shelton 
Nowell. She said that the applicant is seeking a variance to the requirement that a R-1B 
zoned property of less than 1.5 acres may only be allowed two detached accessory 
structures. This is Section 405.550.A.3. of the Zoning Regulations. The requested 
variance is to allow for a total of three detached accessory structures. The first is a 20' x 
20' carport that was permitted in 2007, the second is an unpermitted shed/workshop that 
appears to have been existing on the property since at least 2008, and the third is an 
unpermitted carport that appears to have been installed upon the property in between 
2018 and 2019. Director Stanton told the Board that a Code Compliance Case was 
opened for this property and it was found that the property was exceeding the maximum 
number of detached accessory structures, and some of the detached accessory 
structures were not meeting the minimum setback requirement for the rear property line. 
Two detached accessory structures have since been removed and there are no longer 
any structures not meeting the minimum setback requirement for the rear property line. 
Mr. Nowell would like to keep the remaining three structures. She also said that on 
August 17, 2009, the Board of Alderman approved Ordinance #3094 to vacate and 
abandon a portion of undeveloped Peyton Street generally located east of West Street 
and west of Butler Drive, this portion is shared by Mr. Nowell to the north and with the 
property owner to the south. On September 28, 2007, a building permit was approved for 
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a new 20x20 aluminum carport to replace a previously existing carport. Director Stanton 
spoke on key issues. The property is currently zoned Near Downtown Single-Family 
Neighborhood (R-1B) District. Under current Zoning Regulations, Section 405.550.A.3.a, 
any R-1, R-1B, R-1M, R-2, or R-2B zoned lot, two detached accessory buildings may be 
permitted, one of the two may be an accessory dwelling unit for any R-1 or R-1B, except 
that properties zoned R-1 of 1.5 acres or larger in size may have one additional detached 
accessory structure provided all setbacks are met and the lot coverage requirement is not 
exceeded. The 20x20 carport that was permitted in 2007 is the only detached structure 
for which there is an approved building permit on file for this property. She said a review 
of the timeline images available from Google Earth indicates that the further west carport, 
for which the applicant is seeking the variance, was installed somewhere between April of 
2018 and July of 2019. Director Stanton told the Board that the uniqueness in this 
instance has more to do with the property owners than the property itself as the property 
owners contend that their hardship stems from disabilities and that the carport provides 
protection from the elements. They contend that without this structure the effects of the 
elements would make their ability to get around more difficult. The granting of the 
variance would not alter the essential character of the area as all three of the detached 
accessory structures are currently existing and the carports have been existing since 
2007 and 2018-19. The hardship is not particular to the property. The hardship to the 
owner is a personal physical hardship, not a hardship created by unique conditions of the 
property in question. The granting of the requested variance would not result in a 
detriment to the public welfare in the area. The variance would allow the property owner 
to maintain the two existing carports and the existing shed/workshop. The requested 
variance will not impair an adequate supply of light or air to adjacent property or 
substantially increase the danger of fire or otherwise endanger the public safety nor will it 
substantially diminish or impair the property values within the neighborhood. Staff 
recommends denial of the requested variance. 

Mr. Nowell told the Board that the workshed had been on the property of over 20 years. 
He also said that he didn't know that the carport company did not get a permit for the 
second carport. 

 

The Public Hearing was closed at 6:21 PM. 

D. Appl. #VAR-24-002--Variance of Section 405.550.A.3 at 706 S. Butler Drive - 

CONSIDERATION  

April McLaughlin made a motion to deny the variance request. Michelle Hart seconded 
the motion. The motion passed unanimously. 

RESULT: DEFEATED [UNANIMOUS] 

MOVER: April McLaughlin 

SECONDER: Michelle Hart 

AYES: Michelle Hart, Charles Hotchkiss, April McLaughlin, Gerald 
Saling 

4. Discussion Items 

Director Stanton told the Board that there will be two variance applications for the Board on May 

14th. 

5. Adjourn 

With nothing further to come before the Board, Charles Hotchkiss made a motion to adjourn. 

Michelle Hart seconded. The meeting was adjourned at 6:27 PM. 
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Respectfully submitted, 

 

_____________________________ 

Jamie Martin, Recording Secretary 
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STAFF REPORT 

 

TO: Board of Zoning Adjustments 

FROM: Christina Stanton, 

DATE: April 23, 2024 

SUBJECT: Appl. #VAR-24-003--Variance on property located at 2200 Chateau Drive - 

PUBLIC HEARING 

 

Type of Item: Public Hearing 

 

A. Action Item (ID # 4806) 

Appl. #VAR-24-003--Variance on property located at 2200 Chateau Drive - PUBLIC HEARING 

 

Attachments: 

Staff Report BZA 5_14_24 Milburn Variance 2200 Chateau Dr (PDF) 

Application (PDF) 

Supplement to Application (PDF) 

Sketched Site Plan (PDF) 

Site Pictures 1 (PDF) 

Site Pictures 2 (PDF) 

Site Pictures 3 (PDF) 

Site Pictures 4 (PDF) 

Site Pictures 5 (PDF) 

Cass County Property Record (PDF) 

Parkwood East Lots 48-104 (PDF) 

Zoning Map (PDF) 

Aerial Map (PDF) 
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300 E. Pearl Street, P.O. Box 367 • Tel: 816-380-8900 • Fax: 816-380-8906 • Harrisonville, MO  64701 

 

 
To:  Board of Zoning Adjustments 
 
From:  Christina Stanton, AICP, Director of Community Development 
 
Date:  May 14, 2024 
 
Re: Appl. #VAR-24-003—Variance of Section 405.550.B.1 to allow for a detached 

accessory building to be located in the front yard with a setback of approximately 
12’ on property located at 2200 Chateau Drive 

 

GENERAL INFORMATION 
 
Applicants: Jeron and Amy Milburn, 2200 Chateau Drive 
 
Requested Actions:  Approval of requested variance of Section 405.550.B.1 to allow for a 

detached accessory building to be located in the front yard with a setback of 
approximately 12’ on property located at 22000 Chateau Drive 

 
Date of Application:  March 18, 2024 
 
PURPOSE AND AUTHORITY 
 
In accordance with Section 405.610 of the City’s Code, the Board of Zoning Adjustment (BZA) 
“may decide that there are practical difficulties or particular hardship in the way of carrying out 
the strict letter of these regulations”.  The BZA “may grant variances from the provisions of this 
Chapter in harmony with its general purpose and intent” based upon the standards listed in 
Section 405.615, which are listed below in staff’s analysis.  The concurring vote of four (4) 
members of the Board is required for approval of a variance. 
 

PROPOSAL 
 
The applicant is seeking a variance to requirement that a detached accessory building be located 
“not less than eight (8) feet from any side or rear lot line and not closer to the front of the 
building than eight (8) feet”.  It is intended for a detached accessory structure to be located eight 
(8) feet or more behind the front of the house. 
The existing 12’ x 10’ shed is located in the front yard approximately 12’ in front of the existing 
house, 11’ from the sidewalk.  The structure is approximately 33’ from the center of the street, 
the street right-of-way is 50’ so half is 25’ which means that the structure is located 8’ north of 
the front property line. 
 
PREVIOUS ACTIONS 
 
Required legal notices have been issued. 
 

3.A.a

Packet Pg. 7

A
tt

ac
h

m
en

t:
 S

ta
ff

 R
ep

o
rt

 B
Z

A
 5

_1
4_

24
 M

ilb
u

rn
 V

ar
ia

n
ce

 2
20

0 
C

h
at

ea
u

 D
r 

 (
A

p
p

l. 
#V

A
R

-2
4-

00
3-

-V
ar

ia
n

ce
 o

n
 p

ro
p

er
ty

 lo
ca

te
d

 a
t 

22
00

 C
h

at
ea

u



2 
 

• February 17, 1970—The Final Plat of Parkwood East, Lots 48 Thru 104 was recorded with 
the Cass County Recorder’s Office. 

• 1972—According to the Cass County Property Record (attached) the existing house was 
constructed during this year. 
 

KEY ISSUES 
 
The property is currently zoned Single-Family Residential (R-1) District. 
 
Under current Zoning Regulations, Section 405.550.B.1:  “For any "R-1," "R-1B," "R-1M," "R-
2," or "R-2B" zoned lot, two (2) detached accessory building(s) may be permitted, one (1) of the 
two (2) may be an accessory dwelling unit for any "R-1" or "R-1B." Except that properties zoned 
"R-1" of one and one-half (1.5) acre or larger in size may have one (1) additional detached 
accessory structure, provided all setbacks are met and the lot coverage requirement is not 
exceeded. For any "R-3" or "R-4" zoned lot, one (1) or more detached accessory buildings may 
be permitted. Accessory structures are permitted as long as said structure complies with the 
standards outlined within the Zoning Code of Ordinances for the City of Harrisonville ("Code"), 
as enacted from time to time. A detached accessory building shall be located not less than eight 
(8) feet from any side or rear lot line and no closer to the front of the building than eight (8) feet. 
Accessory buildings required to be supported by a concrete foundation shall not be located within 
a dedicated easement of any kind. The accessory building shall be complementary with 
construction type, style and color of the primary structure. In the case of corner lots, accessory 
buildings shall be set back not less than the distance required for residences from side streets. Lot 
coverage for the house and any accessory structure shall not exceed thirty-five percent (35%). All 
accessory structures are to be approved by the Director of Community Development. Any 
appeals shall be directed to the Board of Aldermen and that action shall be final.”   
 
According to the plat of record, both Chateau and Meadow Drives have a 50’ right-of-way and 
the lot in question (Lot 50) has a 30’ building line along both Chateau and Meadow Drives.   
 
The detached accessory structure is only set back approximately 8’ from the front property line. 
 
 
The Applicant is seeking a variance from Section 405.550.B.1 to allow an existing 12’ x 10’ 
detached accessory structure to remain approximately 12’ in front of the house and 
approximately 8’ from the front property line. 
 
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: 

 
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 property can yield a reasonable return.  The existing use of the property would 
continue if the variance is not granted.  The applicant believes that allowing the variance 
will increase the overall value of their property.   
 
2.  The plight of the owner is due to unique circumstances; 
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This standard typically refers to the shape of the lot, topographical conditions, or other 
unique physical surroundings of the property such as existing utilities.  Considering the 
mature trees and low electric lines there are obvious constraints to the property owners’ 
ability to place a fully assembled shed.  However, while difficult, it is not impractical to 
roll the chain link fence back and place the 12’ x 10’ shed in an appropriate location. 
 
3.  The variance, if granted, will not alter the essential character of the locality. 
The variance, if granted, alters the essential character of the locality in that sheds are 
not allowed in the front yard and no other property has a shed located within their front 
yard.  It appears that the concrete pad was installed some time ago to provide for an 
additional parking spot out of the street right-of-way. 

 
B. 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 mature trees and power lines do create practical difficulties.  However, while 
difficult, it is not impractical to roll the chain link fence back and place the 12’ x 10’ shed 
in an appropriate location.  The property owners would be responsible for leveling and 
installing a concrete pad (if needed) as would anyone else who is installing a shed. 
 
2.  The conditions upon which the petition for variance is based would not be applicable 
generally to other property within the same zoning classification; 
The main reason the applicant is requesting this variance is to allow them to utilize an 
existing concrete pad that is adjacent to the driveway for purposes of a foundation for a 
12’ x 10’ shed.  It is the desire of the property owners to utilize the existing concrete pad 
and not move the shed, as well as their failure to fully do their due diligence by verifying 
the required setbacks with staff, that has created the need to request a variance.  If the 
property owners had contacted staff prior to purchasing the shed staff would have made 
them aware of the required setbacks for detached accessory buildings and the need for 
the requested variance would have been avoided. 
 
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; 
The effective date of this chapter was in 1991.  The alleged difficulty or hardship is being 
caused by the current property owners’ desire to utilize an existing concrete pad that is 
adjacent to their driveway as a foundation for a 12’ x 10’ shed. 
 
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 the requested variance will not result in a detriment to the public welfare 
in the area.  The variance would allow the property owner to have a 12’ x 10’ shed in the 
front yard set back approximately 8’ from the front property line and approximately 12’ 
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in front of the existing house, resulting in an encroachment of approximately 20’ toward 
the Chateau Drive right-of-way.   
 
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. 
The proposed variance will not impair an adequate supply of light or air to adjacent 
property or substantially increase the danger of fire or otherwise endanger the public 
safety nor is it likely to substantially diminish or impair property values within the 
neighborhood if kept in good condition and well maintained. 

 
STAFF COMMENTS AND SUGGESTIONS 
 
Staff is concerned about the precedent that approving this variance would set.  If the property 
owner did indeed read the Section of Code pertaining to detached accessory buildings prior to 
deciding to purchase the 12’ x 10’ shed they clearly did not read all of it or they would have seen 
the portion stating that “A detached accessory building shall be located not less than eight (8) feet 
from any side or rear lot line and no closer to the front of the building than eight (8) feet.”  If 
there was any confusion on this mater the property owner should have contacted staff to make 
sure they fully understood the required setbacks. 
 
In support of the requested variance are the facts that: 

• The proposed encroachment is towards the right-of-way and not towards an immediately 
abutting property owner; 

• 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 and is not likely to diminish or 
impair surrounding property values if kept in good condition and well maintained. 

 
STAFF RECOMMENDATION 
 
Staff recommends denial of the requested variance. 
                                                                                                                                                                                      
ATTACHMENTS 
 
Application 
Supplement to Application 
Sketched Site Plan 
Site Pictures (5) 
Cass County Property Record 
Parkwood East, Lots 48 Thru 104 
Zoning Map 
Aerial Map 
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STAFF REPORT 

 

TO: Board of Zoning Adjustments 

FROM: Christina Stanton, 

DATE: April 24, 2024 

SUBJECT: Appl. #VAR-24-003--Variance on property located at 2200 Chateau Drive - 

CONSIDERATION 

 

Type of Item: Approval 

 

B. Action Item (ID # 4808) 

Appl. #VAR-24-003--Variance on property located at 2200 Chateau Drive - CONSIDERATION 
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STAFF REPORT 

 

TO: Board of Zoning Adjustments 

FROM: Christina Stanton, 

DATE: April 24, 2024 

SUBJECT: Appl. #VAR-24-004--Variance on property located at 1800 W. Vine Street - 

PUBLIC HEARING 

 

Type of Item: Public Hearing 

 

C. Action Item (ID # 4812) 

Appl. #VAR-24-004--Variance on property located at 1800 W. Vine Street - PUBLIC 

HEARING 

 

Attachments: 

Staff Report BZA 5_14_24 CASCO Variance 1800 Vine St (PDF) 

Application (PDF) 

CASCO Letter (PDF) 

Site Plan Sheets C-100, C-101, and C-102 (PDF) 

Harrisonville Development Park, Lot 1A (PDF) 

Zoning Map (PDF) 

Aerial Map (PDF) 
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300 E. Pearl Street, P.O. Box 367 • Tel: 816-380-8900 • Fax: 816-380-8906 • Harrisonville, MO  64701 

 

 
To:  Board of Zoning Adjustments 
 
From:  Christina Stanton, AICP, Director of Community Development 
 
Date:  May 14, 2024 
 
Re: Appl. #VAR-24-004—Variance of Section 405.495.B to allow for a front yard 

setback of 19.7’ on property located at 1800 W. Vine Street 
 

GENERAL INFORMATION 
 
Applicant: Clayton Effertz, with JE Dunn Construction Co., 1001 Locust St., Kansas City 
 
Requested Actions:  Approval of requested variance of Section 405.495.B to allow for a front 

yard setback of 19.7’ on property located at 1800 W. Vine Street 
 
Date of Application:  March 22, 2024 
 
PURPOSE AND AUTHORITY 
 
In accordance with Section 405.610 of the City’s Code, the Board of Zoning Adjustment (BZA) 
“may decide that there are practical difficulties or particular hardship in the way of carrying out 
the strict letter of these regulations”.  The BZA “may grant variances from the provisions of this 
Chapter in harmony with its general purpose and intent” based upon the standards listed in 
Section 405.615, which are listed below in staff’s analysis.  The concurring vote of four (4) 
members of the Board is required for approval of a variance. 
 

PROPOSAL 
 
The applicant is seeking a variance to the requirement that the front yard setback in the Light 
Industrial (M-1) District be 35’ (Section 405.495.B).  The requested variance is a variance of 15.3’ 
from the required 35’, which yields a setback of 19.7’ from the front property line to the 
proposed expansion. 
 
PREVIOUS ACTIONS 
 
Required legal notices have been issued. 
 

• July 24, 1991—The Final Plat of Harrisonville Development Park, Lot 1 was recorded with 
the Cass County Recorder’s Office. 

• March 4, 1993—The Board of Zoning Adjustments approved a variance (#9309) of 15’ 
from the required 25’ rear yard setback to allow for a 10’ rear yard setback on Lot 1. 

• March 15, 1993—The Final Plat of Harrisonville Development Park Addition & Resurvey 
was recorded with the Cass County Recorder’s Office. 
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• June 1, 1993—The Board of Zoning Adjustments approved a variance (#9323) of 15’ from 
the required 25’ rear yard setback to allow for a 10’ rear yard setback on Lot 2. 

• April 5, 2024—The Cass County Recorder’s Office recorded the Minor Plat (Appl. 
#MINOR-24-001) of Harrisonville Development Park, Lots 1A, which combined former 
Lots 1 and 2. 
 

KEY ISSUES 
 
The property is currently zoned Light Industrial (M-1) District. 
 
Under current Zoning Regulations, Section 405.495.B:  “Front yard.  A front yard of not less 
than thirty-five (35) feet shall be provided.”   
 
CASCO’s letter states that the variance is needed to be able to provide for a storm shelter that is 
to be located within the proposed building expansion.   
 
 
The Applicant is seeking a variance of 15.3’ from the required front yard setback of 35’ to allow 
for a front yard setback of 19.7’ for the proposed expansion. 
 
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: 

 
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 property can yield a reasonable return.  The existing use of the property would 
continue if the variance is not granted.  However, it will impact the planned expansion as 
the project would have to be redesigned and “contractor/subcontractor bid negotiations 
will need to be redone”.   
 
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.  The uniqueness 
in this situation is that the planned expansion is in-between the two existing buildings 
and that scenario creates very limited space.  There is room for expansion on the 
western side; however, CASCO wants to combine these two buildings and provide 
additional storm shelter space for their employees.   
 
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 existing 
buildings are of similar materials and colors.  The existing buildings meet the required 
front yard setback of 35’ and both have variances to the rear setback to allow for 10’, 
which this addition will continue.  The proposed encroachment is towards the street 
right-of-way and will still be a considerable distance from any existing structures on the 
south side of the street. 
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B. 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; 
There is adequate space for the planned addition to the west; however, CASCO’s desire 
is to connect the two existing buildings and provide additional, more centrally located, 
storm shelter space for their employees.  The uniqueness in this situation is that the 
planned expansion is in-between the two existing buildings and that scenario creates 
very limited space.   It is the desire of CASCO to make this connection in the proposed 
configuration that has created the need to request a variance. 
 
2.  The conditions upon which the petition for variance is based would not be applicable 
generally to other property within the same zoning classification; 
The main reason the applicant is requesting this variance is to connect the two existing 
buildings and provide additional, more centrally located, storm shelter for their 
employees.  It is the desire of CASCO to make this connection in the proposed 
configuration that has created the need to request a variance.  If CASCO had contacted 
staff at the beginning of their design process staff would have made them aware of the 
required building setbacks and the need for the requested variance could have 
potentially been avoided. 
 
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; 
The effective date of this chapter was in 1991.  The alleged difficulty or hardship is being 
caused by the current property owner’s desire to connect the existing two buildings in 
the proposed configuration. 
 
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 the requested variance will not result in a detriment to the public welfare 
in the area.  The variance would allow the property owner to have a front yard setback of 
19.7’.  The 15.3’ encroachment is towards the 80’ right-of-way, and the immediately 
adjacent existing building to the south (ACCI) is setback approximately 79’, so the 
closest existing structure to the south would be approximately 179’. 
 
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. 
The proposed variance will not impair an adequate supply of light or air to adjacent 
property or substantially increase the danger of fire or otherwise endanger the public 
safety nor will it substantially diminish or impair property values within the 
neighborhood.   
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4 
 

STAFF COMMENTS AND SUGGESTIONS 
 
In support of the requested variance are the facts that: 

• The proposed encroachment is towards an 80’ right-of-way and the immediately adjacent 
existing building to the south (ACCI) is setback approximately 79’, so the closest existing 
structure to the south would be approximately 179’; 

• The intent of setbacks are to provide for separation of uses and a degree of uniformity; 
• 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 requested variance. 
                                                                                                                                                                                      
ATTACHMENTS 
 
Application 
CASCO Letter 
Sheets C-101 and C-102 
Harrisonville Development Park, Lot 1A 
Zoning Map 
Aerial Map 
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STAFF REPORT 

 

TO: Board of Zoning Adjustments 

FROM: Christina Stanton, 

DATE: April 25, 2024 

SUBJECT: Appl. #VAR-24-004--Variance on property located at 1800 W. Vine Street - 

CONSIDERATION 

 

Type of Item: Approval 

 

D. Action Item (ID # 4813) 

Appl. #VAR-24-004--Variance on property located at 1800 W. Vine Street - CONSIDERATION 

3.D

Packet Pg. 49
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