
 

AGENDA 

CITY OF HARRISONVILLE 

PLANNING & ZONING COMMISSION 

REGULAR MEETING 

CITY HALL 

AUGUST 17, 2023 

6:00 PM 

Publish  

1. Call to Order 

A. Roll Call  

2. Approval of Minutes 

A. Planning & Zoning Commission - Regular Meeting - Jul 20, 2023 6:00 PM  

3. Agenda Items 

A. Appl. #PP-23-002--Preliminary Plat for Harrisonville Commons, Lots 1 - 3 

and Tract A  

4. Discussion Items 

5. Adjourn 

 

Posted on City Hall Bulletin Board this 11th day of August, 2023. 

__________Daniel Barnett___________ 

Daniel Barnett, City Clerk 



 

DRAFT 

MINUTES 

CITY OF HARRISONVILLE 

PLANNING & ZONING COMMISSION 

REGULAR MEETING 

CITY HALL 

JULY 20, 2023 

6:00 PM 

Publish  

1. Call to Order 

 The meeting was called to order at 6:00 PM by Kevin Wood 

Attendee Name Organization Title Status Arrived 

Kevin Wood Harrisonville  Present  

Chris Chiodini Harrisonville Chair Present  

Scott Milner Harrisonville  Present  

Cheryl Bush Harrisonville Board Member Present  

Wilbert Crawford Harrisonville  Present  

Mike Zaring Harrisonville Mayor Absent  

Brian Pulliam Harrisonville  Absent  

Paul Mensching Harrisonville  Absent  

Milton Siegenthaler Harrisonville  Present  

Also in attendance were Donovan Jones and Steve Warger, Applicants; Christina Stanton, 
Community Development Director; and Jamie Martin, Recording Secretary. 

2. Approval of Minutes 

A. Planning & Zoning Commission - Regular Meeting - Jun 15, 2023 6:00 PM  

With no additions or corrections, the minutes from the June 15, 2023, meeting were 
unanimously accepted. 

RESULT: ACCEPTED [UNANIMOUS] 

MOVER: Chris Chiodini, Chair 

SECONDER: Wilbert Crawford 

AYES: Wood, Chiodini, Milner, Bush, Crawford, Siegenthaler 

ABSENT: Mike Zaring, Brian Pulliam, Paul Mensching 

3. Agenda Items 

A. Appl. #PREDEV-23-001--Prelim. Devel. Plan for Multi-Family and a Senior 

Living Facility - Public Hearing  
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Regular Meeting  Thursday, July 20, 2023 6:00 PM  

2 | P a g e  

Director Stanton presented the Preliminary Development Plan application for multi-family 
and senior living complex at 1800 E. Mechanic Street from R.L. Buford. The proposed 
preliminary development plan for Lot 1 and Lot 2 consists of eight 3-story apartment 
buildings with a total of 288 units with 96 of them being 2 bedrooms, 96 being 1 
bedrooms, and 96 being studio apartments. The complex will have amenities including: a 
clubhouse, pool, two pickleball courts, beach volleyball, playground, and a dog park. Lot 
3 is proposed as a 40,000 square foot, 80 unit senior living facility. Director Stanton said 
that the current zoning is RP-4, Planned Medium Density Apartment District. She said 
that the proposed apartment complex and senior living facility are appropriate uses for 
the district, but since the current structure is going to be demolished and a different use 
being constructed, the preliminary plan is necessary. Director Stanton said that planned 
districts are to provide for and encourage latitude and flexibility. However, there are 
standards that have to be met. One of these standards are parking requirements. She 
said that the multi-family portion of the proposed development is 51 space short of the 
required parking. The applicant is proposing to remedy this by allowing shared parking 
between the apartments and the senior living facility. There is a slight discrepancy 
between the Preliminary Development Plan, 78, and the Traffic Impact Analysis' 80 
number of units for the senior living facility. Depending on which is correct, the number of 
spaces available for shared parking is between 50 and 52. She said that Staff has 
concerns that the apartment complex could be developed and the senior living facility 
might not be developed or might be stalled; or that Lot 3 may be sold to another entity 
and a condition has been added for this. Director Stanton also said that the 2040 
Comprehensive Plan shows this area as "Community Mixed Use". This place type is 
intended to include a "broad range of retail, service, office, and residential uses together 
in a town center format". A broader look at the existing nearby commercial uses, the use 
of the property as multi-family and senior living facility is compatible with the City's vision 
of this area being "Community Mixed Use". 

Staff recommends approval of the proposed Preliminary Development Plan for the 288 
apartment units and the 40,000 square foot Senior living facility with the following 
conditions:  A) A Preliminary Plat and Final Plat shall be submitted, reviewed, and 
approved prior to the issuance of any development related permits, including building or 
infrastructure. B) Easements shall be provided as required by Municipal Code. C) The 
subdivision name shall "not duplicate or closely approximate the name of any existing 
subdivision" in accordance with Sections 410.270.A.1 and 410.290.F.1, which the 
Applicant has changed the name to Harrisonville Commons. D) Parking shall be installed 
on Lot 3 prior to the development of Lot 3 if the Board of Aldermen deems it necessary to 
meet the demands of the apartment buildings. E) Eastbound and westbound left turn 
lanes on 140' in length with a 100' taper shall be constructed at the intersection of Oriole 
Street and MO-7 as recommended in the Traffic Impact Analysis. F) The engineers 
design and the owners shall construct the site's storm drainage in a manner that will not 
adversely impact the adjacent and downstream residents. The developer is working with 
engineers on this currently. G) No more than twelve percent of the total number of 
housing units shall be "affordable units". Affordable units are defined as units rented to 
those with a state, or federal, government housing subsidy or voucher, which was 
approved by ordinance at the Board of Aldermen meeting on July 17, based on housing 
studies. 

Steve Warger, R.L. Buford, spoke to the Commission. He said that he wanted to address 
the conditions in the Staff Report. He said that he understands that the parking stalls are 
a little short because they were including more amenities. He asked for an exception to 
the parking condition, stating that they put an agreement in place if Lot 3 were to be sold.  
He also said the plans for the turn lanes on MO-7 have been submitted to MODOT , not 
finalized, but in process. He also addressed the condition for stormwater. He said he has 
spoke with the City Engineer about a drainage study with before conditions, and that they 
have been working together on this. 

Chris Chiodini voiced his concerns about the traffic on Elm Street coming from the 
schools. Mr. Chiodini asked if the traffic study included traffic patterns to and from the 
high school and the impact on buses? Mr. Warger said that the traffic study was handled 
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Regular Meeting  Thursday, July 20, 2023 6:00 PM  

3 | P a g e  

when school was in session . 

Mr. Chiodini said that being shy on parking spaces could be a potential problem because 
families more often than not have multiple vehicles. Mr. Chiodini also mentioned that 
there have been major storms that have caused serious flooding south of the 
development site and that this is a major concern. Mr. Warger said that they are looking 
into ways to help relieve some of these issues. 

Donovan Jones, Developer, told the Commission that he is planning on holding this 
property long term. He said that the worry with drainage is a concern of his also and he is 
a horticulturist, that is why he has included a lot of green space. 

Kevin Wood asked to know more about the senior living facility. Mr. Jones said that it 
would be 55 years and older.  

Mr. Wood asked it would be a care facility. Mr. Jones said no it would just be senior 
living. 

Chris Chiodini asked if the structures would be maintenance free. Mr. Jones said that he 
intends to use aluminum stairs and balconies so they will be maintenance free, he will be 
using concrete board that will be stained on the buildings to also be maintenance free, 
and that he will be using 30 year roofs. 

Mr. Chiodini asked Mr. Jones if he had a dollar amount per square foot estimate for the 
rent on these apartments. Mr. Jones said he is having a hard time finding comps in the 
area as most of the apartments in Harrisonville were built in the 70's. He did say that he 
is hoping they would range from $835.00 to $1,200.00 for a 3 bedroom.  

Mr. Jones told the Commission that he has been working with the City's Economic 
Development Director on different tax credits and those are in process. 

Mr. Jones added that the road from the school is a concern of his also, as it is a concern 
for his potential residents safety. He said he will most likely use speed bumps to help with 
people speeding through the complex. 

Chris Chiodini asked Mr. Jones about other projects he has done. He listed several and 
said that he worked on them as a sub-contractor. 

Director Stanton told the Commission that the speed limit on Elm Street is in the process 
of changing from 35 MPH to 25 MPH. 

 

The Public Hearing was closed at 6:30 PM. 

B. Appl. #PREDEV-23-001- Prelim. Devel. Plan for Multi-Family and a Senior 

Living Facility - Consideration  

Chris Chiodini made a motion to recommend approval of the Preliminary Development 
Plan to the Board of Aldermen with all 7 conditions presented in the Staff Report. Cheryl 
Bush seconded the motion.  

A roll call vote was taken. The motion passed unanimously. 

RESULT: RECOMMENDED FOR BOARD APPROVAL [UNANIMOUS] 

MOVER: Chris Chiodini, Chair 

SECONDER: Cheryl Bush, Board Member 

AYES: Wood, Chiodini, Milner, Bush, Crawford, Siegenthaler 

ABSENT: Mike Zaring, Brian Pulliam, Paul Mensching 

4. Discussion Items 
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Regular Meeting  Thursday, July 20, 2023 6:00 PM  

4 | P a g e  

Director Stanton told the Commission that this Preliminary Plat will go before the Board of 

Aldermen in August. She also said that she is currently working on some more code changes that 

will come to Commission before going to the Board in the near future. There was some 

discussion about the application at the previous meeting not being approved by the Board of 

Zoning Adjustments, and this will hopefully be one of the changes in codes pertaining to larger 

lots and design standards. Director Stanton said that the City's parking standards have not 

changed since 1978, and that this is another change that will be coming. 

5. Adjourn 

With nothing further to come before the Commission, Chris Chiodini made a motion to adjourn. 

Wilbert Crawford seconded. The meeting adjourned at 6:41 PM. 

 

Respectfully submitted, 

 

_____________________________ 

Jamie Martin, Recording Secretary 
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STAFF REPORT 

 

TO: Planning & Zoning Commission 

FROM: Christina Stanton, 

DATE: August 10, 2023 

SUBJECT: Appl. #PP-23-002--Preliminary Plat for Harrisonville Commons, Lots 1 - 3 

and Tract A 

 

Type of Item: Preliminary Plat 

 

A. Action Item (ID # 4601) 

Appl. #PP-23-002--Preliminary Plat for Harrisonville Commons, Lots 1 - 3 and Tract A 

 

Attachments: 

Harrisonville Commons PP 8-17-23 P&Z (PDF) 

Application (PDF) 

CA-23008_PRELIM_PLAT-PRELIM PLAT (PDF) 

Traffic Impact Analysis 7-11-2023 (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:  Planning & Zoning Commission 
 
From:  Christina Stanton, AICP, Community Development Director 
 
Date:  August 17, 2023  
 
Re:  Appl. #PP-23-002--Preliminary Plat for Harrisonville Commons, Lots 1 – 3 and Tract A 

located at 1800 E. Mechanic Street 
 
GENERAL INFORMATION 
 
Applicant: Donavan Jones 
 
Requested Actions:  Approval of Preliminary Plat 
 
Date of Application:  July 11, 2023 
 
PROPOSAL 
 
Donavan Jones is seeking approval of the attached preliminary plat of Harrisonville Commons, Lots 1 – 3 
and Tract A.   

 
The surrounding properties are currently zoned as follows: 

North (across Elm St.):  G (Government), R-1 (Single-Family Residential) District, and C-O (Non-
Retail Business) District—High School, single-family residential, and offices 

East:  C-1 (Local Business) District—Offices   
South (across MO-7/Mechanic Street):  C-2 (Service Business) District—Dollar General, gas 

station, Southland Shopping Center 
West:  R-1 (Single-Family Residential) and R-2 (Two-Family Residential) Districts—Single-Family 

Residential 
 

PREVIOUS ACTIONS 
 

• August 7, 2023—The Board of Aldermen heard the Preliminary Development Plan for this 
property and the ordinance for approval was read for the first time, with the second reading 
scheduled for the August 21, 2023, board meeting. 

• July 20, 2023—The Planning & Zoning Commission heard the Preliminary Development Plan for 
this property and voted to recommend approval to the Board of Aldermen with the seven (7) 
conditions that were listed in staff’s report. 

• September 22, 2014—The Board of Aldermen approved an Ordinance (#3283) to allow for a 
Special Use Permit for the establishment of a nursing home and assisted living establishment 
located at 1800 E. Mechanic Street.  This was for the project known as the Harrisonville Senior 
Living Village, which never came to fruition.  

• September 22, 2014—The Board of Aldermen approved an Ordinance (#3282-14) to rezone the 
property located north of the intersection of Oriole and Mechanic Streets from Single-Family 
Residential (R-1) District to Planned Apartment (then R-4P, now RP-4) District.  This was for the 
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project known as the Harrisonville Senior Living Village, which never came to fruition however 
the zoning remains as established.   

• May 13, 1991—The Board of Aldermen approved an Ordinance (#1825) which established new 
zoning districts and associated regulations.  The subject property’s zoning was changed from Low 
Density Single-Family Residential (R-1A) District (which no longer exists) to Single-Family 
Residential (R-1) District. 

• August 16, 1978—The Board of Aldermen approved an Ordinance (#1194) which established new 
zoning districts and associated regulations.  The subject property’s zoning was changed from the 
previously established Residential District No. 2 to Low Density Single-Family Residential (R-1A) 
District. 

• June 21, 1965—The Final Plat of Johnson Estates, Lots 1-18 was recorded with the Cass County 
Recorder of Deed’s Office. 

• March 10, 1965—The Board of Aldermen approved an Ordinance (#646) determining the zoning 
classification of all properties annexed into the City since April 7, 1959.  The subject property was 
established as Residential District No. 2. 
 

KEY ISSUES 
 

• Oriole Street will be extended through this property, as a public street, from E. Mechanic Street to 
E. Elm Street. 

 
ANALYSIS 
 
This preliminary plat consisted of 3 lots and a tract for detention.  Lots 1 and 2 are intended to serve the 
proposed Harrisonville Commons apartment complex that was shown in the Preliminary Development 
Plan.  Lot 3 is intended to serve as the site of a senior (55+) living facility.  Both side of the extended Oriole 
Street will have the required sidewalk.   
 
PROCEDURE 
 
In accordance with Section 410.260.F.1: “The Planning and Zoning Commission shall determine, based on 
the evidence before it, whether the preliminary plat meets the design standards and requirements of these 
Subdivision Regulations and conforms to the requirements of the zoning regulations and other applicable 
provisions of the policies and standards of the City of Harrisonville.”  Subparts a, b, and c state the action 
the Planning and Zoning Commission is to take if the preliminary plat complies with all requirements, if 
the preliminary plat is in general compliance but not complete compliance, and if the preliminary plat is 
not in compliance with all requirements (respectively).  After staff’s thorough review of the proposed 
preliminary plat staff’s professional opinion is that the preliminary plat is in compliance with the design 
standards and Subdivision Regulations and is recommending that the Planning and Zoning Commission 
recommend conditional acceptance of the preliminary plat as stated below. 
 
STAFF RECOMMENDATION 
 
Staff recommends approval of the requested preliminary plat with the following condition: 

1. Eastbound and westbound left turn lanes of 140’ in length with a 100’ taper shall be constructed at 
the intersection of Oriole Street and MO-7 as recommended in the Traffic Impact Analysis (TIA). 

                                                                                                                                                                                      
ATTACHMENTS 

 
1. Application and Preliminary Plat of Harrisonville Commons, Lots 1 – 3 and Tract A 
2. Traffic Impact Analysis (TIA) 
3. Zoning Map 
4. Aerial Map 
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Zoning Map

E Elm St

H
o
s
p
it
a
l
R
d

7

E Elm St

G
a
la
x
ie

A
v
e

G
a
la
x
ie

A
v
e

F
a
ir
la
n
e
S
t

O
rio

le
S
t

E
Me

ch
an
ic
St

Dollar General

C-0

C-1

C-2

A

RP-4

R-2

R-1

R-4

G

Maxar, Microsoft, Esri Community Maps Contributors, County of Cass,
MO, Missouri Dept. of Conservation, Missouri DNR, ©

OpenStreetMap, Microsoft, Esri, HERE, Garmin, SafeGraph,
GeoTechnologies, Inc, METI/NASA, USGS, EPA, NPS, US Census

Bureau, USDA

±0 360 720180 US Feet

3.A.e

Packet Pg. 81

A
tt

ac
h

m
en

t:
 Z

o
n

in
g

 M
ap

  (
A

p
p

l. 
#P

P
-2

3-
00

2-
-P

re
lim

in
ar

y 
P

la
t 

fo
r 

H
ar

ri
so

n
vi

lle
 C

o
m

m
o

n
s,

 L
o

ts
 1

 -
 3

 a
n

d
 T

ra
ct

 A
)



Aerial Map
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