
 

AGENDA 

CITY OF HARRISONVILLE 

PLANNING & ZONING COMMISSION 

REGULAR MEETING 

CITY HALL 

SEPTEMBER 19, 2024 

6:00 PM 

Publish  

1. Call to Order 

A. Roll Call  

2. Approval of Minutes 

A. Planning & Zoning Commission - Regular Meeting - Aug 15, 2024 6:00 PM  

3. Agenda Items 

A. Appl. #RZ/PDP-24-001—A Rezoning of approx. 7-acres from RP-1 to RP-2 and Preliminary 

Development Plan - PUBLIC HEARING  

B. Appl. #RZ/PDP-24-001—A Rezoning of approx. 7-acres from RP-1 to RP-2 and Preliminary 

Development Plan - CONSIDERATION  

C. Appl. #PP-24-001—A Preliminary Plat for Cedar Crossing, Lots 1-219 and Tracts A, B, and 

C - PUBLIC HEARING  

D. Appl. #PP-24-001—A Preliminary Plat for Cedar Crossing, Lots 1-219 and Tracts A, B, and 

C - CONSIDERATION  

E. Appl. #SUP-24-003—A Special Use Permit for an existing tow lot located at 1505 Clearwater 

Drive - PUBLIC HEARING  

F. Appl. #SUP-24-003—A Special Use Permit for an existing tow lot located at 1505 Clearwater 

Drive - CONSIDERATION  

G. Appl. #SUP-24-004—A Special Use Permit for a tow lot located at 402 Cedar Street - 

PUBLIC HEARING  

H. Appl. #SUP-24-004—A Special Use Permit for a tow lot located at 402 Cedar Street - 

CONSIDERATION  

4. Discussion Items 

5. Adjourn 

Posted on City Hall Bulletin Board this 13th day of September, 2024.  

Daniel Barnett  

Daniel Barnett, City Clerk 



 

DRAFT 

MINUTES 

CITY OF HARRISONVILLE 

PLANNING & ZONING COMMISSION 

REGULAR MEETING 

CITY HALL 

AUGUST 15, 2024 

6:00 PM 

Publish  

1. Call to Order 

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

Attendee Name Organization Title Status Arrived 

Kevin Wood Harrisonville Chair Present  

Chris Chiodini Harrisonville Vice Chair Present  

Scott Milner Harrisonville  Absent  

Cheryl Bush Harrisonville  Present  

Brian Pulliam Harrisonville  Present  

Milton Siegenthaler Harrisonville  Present  

Joe Parkhurst Harrisonville  Present  

Mike Zaring Harrisonville Mayor Present  

Also in attendance were Dave Doerhoff, Aldermen Liaison; Jim Clarke, Economic Development 
Director; and Jamie Martin, Recording Secretary. 

2. Approval of Minutes 

A. Planning & Zoning Commission - Regular Meeting - Jul 18, 2024 6:00 PM  

With no additions or corrections, the minutes from the July 18, 2024, meeting were 
unanimously accepted. 

RESULT: ACCEPTED [UNANIMOUS] 

MOVER: Cheryl Bush 

SECONDER: Chris Chiodini, Vice Chair 

AYES: Wood, Chiodini, Bush, Pulliam, Siegenthaler, Parkhurst, Zaring 

ABSENT: Scott Milner 

3. Agenda Items 

A. Appl. #RZ/PDP-24-01—A Rezoning from RP-1 to RP-2 and Preliminary 

Development Plan - PUBLIC HEARING - TO BE CONTINUED TO 9-19-24  
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Regular Meeting  Thursday, August 15, 2024 6:00 PM  

2 | P a g e  

Jim Clarke told the Commission that the application was being continued due to the draft 
Development Agreement being worked on. 

The Public Hearing was closed at 6:03 PM. 

 

Chris Chiodini made a motion to continue the application to the September 19, 2024, 
meeting. Brian Pulliam seconded. The motion passed unanimously. 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Chris Chiodini, Vice Chair 

SECONDER: Brian Pulliam 

AYES: Wood, Chiodini, Bush, Pulliam, Siegenthaler, Parkhurst, Zaring 

ABSENT: Scott Milner 

B. Appl. #PP-24-01-A Preliminary Plat for Cedar Crossing, Lots 1-227 and 

Tracts A and B - PUBLIC HEARING - TO BE CONTINUED TO 9-19-24  

Jim Clarke told the Commission that the application was being continued due to the draft 
Development Agreement being worked on. 

The Public Hearing was closed at 6:04PM. 

 

Chris Chiodini made a motion to continue the application to the September 19, 2024, 
meeting. Milton Siegenthaler seconded. The motion passed unanimously. 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Chris Chiodini, Vice Chair 

SECONDER: Milton Siegenthaler 

AYES: Wood, Chiodini, Bush, Pulliam, Siegenthaler, Parkhurst, Zaring 

ABSENT: Scott Milner 

4. Discussion Items 

There were no discussion items. 

5. Adjourn 

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

Mayor Zaring seconded. The meeting was adjourned at 6:05 PM. 

 

Respectfully submitted, 

 

_____________________________ 

Jamie Martin, Recording Secretary 
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STAFF REPORT 

 

TO: Planning & Zoning Commission 

FROM: Christina Stanton, 

DATE: September 13, 2024 

SUBJECT: Appl. #RZ/PDP-24-01—A Rezoning of approx. 7-acres from RP-1 to RP-2 

and Preliminary Development Plan 

 

Type of Item: Public Hearing 

 

A. Action Item (ID # 4957) 

Appl. #RZ/PDP-24-001—A Rezoning of approx. 7-acres from RP-1 to RP-2 and Preliminary 

Development Plan - PUBLIC HEARING 

 

Attachments: 

Staff Rpt - Cedar Crossing PDP&RZ 9-19-2024 (PDF) 

Rezoning Application (PDF) 

Cedar Crossing 9-13-24 Revised2 (PDF) 

House Plans 240716 (PDF) 

Planned Zoning District Regulations (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 and Zoning Commission 
 
From:    Christina Stanton, AICP, Community Development Director 
 
Date:    September 19, 2024 
 
Re:    Appl. #RZ/PDP-24-001 – A REZONING from RP-1 to RP-2 for approximately 7-acres and 
PRELIM. DEVEL. PLAN for 24 duplex lots and 195 single-family residential lots located south of 
Parkwood South and north of 267th Street 
 
GENERAL INFORMATION 
 
Applicant: Matt Schlicht, Engineering Solutions 
 
Requested Actions:  Approval of Requested Rezoning and Preliminary Development Plan for 24 duplex 
lots and 195 single-family residential lots 
 
Date of Application: July 16, 2024 
 
PROPOSAL 
 
Matt Schlicht, with Engineering Solutions, is seeking approval of a rezoning of approximately 7-acres 
from RP-1 to RP-2 for 24 duplex lots and a preliminary development plan for the same as well as 195 
single-family residential lots on property located south of the Parkwood South subdivision and north of 
267th Street.  The proposed preliminary development plan establishes development standards such as 
setbacks, lot area, quantity and quality of open spaces. 
 
Please see the attached zoning and aerial maps. 
 
The surrounding properties are currently zoned as follows: 

North:  R-1 (Single-Family Residential) District and RP-1 (Planned Single-Family Residential) 
District—single-family residential and undeveloped parkland 
East:  RP-1 (Planned Single-Family Residential) District and Undeveloped Ag Land within the 

County—single-family residential and undeveloped property 
South:  R-1 (Single-Family Residential) District, Residential within the County, and RP-1 (Planned 

Single-Family Residential District—single-family residential 
West:  RP-1 (Planned Single-Family Residential) District, A (Agriculture) District, and Undeveloped 

Ag Land within the County—single-family residential and undeveloped properties 
 

PREVIOUS ACTIONS 
 

• February 23, 1998—The Borad of Aldermen approved an Annexation of certain territory owned 
by Thurman Johnson, which was determined to be adjacent and contiguous to the existing 
corporate limits, by Ordinance #2472. 

• April 16, 2001—The Board of Aldermen approved Rezonings (Appl. #RZ-01-05, and #RZ-01-07) 
from Agriculture (A) District to Single-Family Residential (R-1) District for approximately 14.2 
and 15.6-acres by Ordinances #2700 and 2701, respectively.  The Board of Aldermen approved the 
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corresponding Preliminary Plats (Appl. #PP-01-06 and #PP01-08) for Cottonwood Creek and 
Meadow Creek by Resolutions 01-09 and 01-10, respectively. 

• March 15, 2004—The Board of Aldermen approved a Rezoning (Appl. #RZ-04-04) from AG and 
R-1 to R-1P (currently RP-1) for Shadow Ridge Development, LLC on property generally located 
on 267th Street east of Orchard Road by Ordinance #2860.  The Board of Aldermen approved the 
corresponding Preliminary Plat (Appl. #PP-04-05) for the Glen Eagle subdivision by Resolution 
#04-04.  Additionally, the Board of Aldermen continued a Resolution for the City Administrator to 
execute a development agreement to the April 5, 2004, meeting. 

• April 5, 2004—The Board of Aldermen approved a Resolution (#04-09) for the City Administrator 
to execute a development agreement with Shadow Ridge Development, LLC for the improvements 
associated with the Glen Eagle development. 

• August 1, 2005—The Board of Aldermen approved Final Plats (Appl. #FP-05-18 and #FP-05-19) 
for Glen Eagle, Lots 1-31 and Glen Eagle, Lots 213-247 by Ordinance #2931 and #2932, 
respectively. 

• March 5, 2024—Staff held an initial pre-application meeting with the applicants to discuss the 
process and requirements for the development of the undeveloped portion of Glen Eagle.  Staff 
reviewed the application processes for Preliminary Plat and Preliminary Development Plan.  Staff 
informed the applicants about the anti-monotony ordinance.  Staff confirmed that typical building 
elevations would need to be provided as part of the Preliminary Development Plan.  Staff 
discussed whether a traffic study would be required, and it was determined that it would not be 
since the proposed development was less dense and the previously approved development did not 
have one.  It was also determined that the existing basin should provide adequate stormwater, but 
a Stormwater Management Plan (SWMP) was required.  There was discussion on utilizing the 
existing basin as an open/active space.  Staff was receptive to the idea and encouraged the 
developers to install a 10’ asphalt trail around the basin.  The applicants inquired about the 
possibility of building a villas (duplex) style development for a small portion of the development.  
Staff informed the applicants that portion of the development would need to be Rezoned, and the 
Rezoning could run concurrent with the Preliminary Plat and Preliminary Development Plan. 

• June 13, 2024—Staff held a second pre-application meeting with the applicants to discuss the 
proposed development plan and processes further.  Staff shared with the applicants that the dam 
had been built with the intention of the top of the dam being the subgrade of a future road, which 
the developer would have to build and once constructed the road would become the developers’ 
responsibility until final acceptance of all public improvements.  It was stated that a Floodplain 
Development Permit and Elevation Certificate would be required for any houses built within the 
floodway.  Staff stated that the water and storm water lines need to be located on one side of the 
roads and sanitary sewer lines on the other.   

• August 6, 2024—Staff met with the applicants’ to discuss initial comments and concerns regarding 
the development and platting applications. 
 

KEY ISSUES 
 

• This property is currently zoned RP-1 (Planned Single-Family Residential) District.  The applicant 
is proposing to rezone approximately 7-acres from RP-1 to RP-2 to allow for 24 duplex lots. 

• The City’s 2040 Comprehensive Plan shows the property and surrounding area as Suburban 
Neighborhood, which allows for a mix of housing types with an emphasis on having “high 
interconnectivity of new and established neighborhoods”. 

• The applicant is proposing to connect the north and south portions of the development with a 
street to be placed over the dam, as was planned by City staff.  
 

ANALYSIS 
 
Proposed Zoning and Standards of Development in Planned Zoning Districts.  The property is currently 
zoned RP-1 (Planned Single-Family Residential) District.  The applicant proposes to rezone approximately 
7-acres located in the northeast corner of the development from RP-1 to RP-2 to allow for 24 duplex lots.  
The remaining 195 lots are proposed to be developed with single-family residential dwellings.  Typicals for 
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the proposed housing are provided in the packet.  Sections 405.065, 070, and 075 establish the planned 
zoning districts, state the objectives of the planned zoning districts, and discuss the standards of 
development in planned zoning districts. 
 
Planned zoning districts are to “provide for and encourage latitude and flexibility in the location of 
buildings, structures, roads, drives, variations in yards and open spaces”.  These districts are intended to 
be “generally equal to that of the equivalent standard zoning districts, but permitting variations from the 
normal and established development techniques”.  As stated in Section 405.070.C:  “Deviations in yard 
requirements, setbacks and [the] relationship between buildings are acceptable…”.  Yard requirements 
would include the lot width, depth and area. 
 
The previously approved Preliminary Development Plan for Glen Eagle contained 373 single-family 
residential lots on approximately 146.5-acres, with approximately 27 of those acres intended to be 
dedicated as park land/common area.  The typical lots for north of the creek were planned to be 65-70’ x 
110-115’; the typical lots for south of the creek were planned to be 75-80’ x 115-125’.  The following table 
compares the dimensional standards for the standard R-1 and R-2 Districts and those of the previously 
approved Glen Eagle development to the proposed Cedar Crossing development. 
 

Dimensional Standards Comparison 
Zoning District Setbacks Minimum Lot 

Area 
Minimum Lot 

Width Front Side Rear 
R-1 30’ 20’ total; 8’ 

min. 
30’ 8,500 sqft. 75’ 

RP-1 (Glen 
Eagle 
Development) 

North of Creek:  
25’ 

South of Creek:  
30’ (except 
some 25’) 

7.5’ North of Creek:  
25’ 

South of Creek:  
30’ (except 
some 25’) 

Of those Final 
Platted:  7,218 
sqft. (lot 19) 
FP Lots 1-31 

Average:  8,096 
FP Lots 213-
247 Average:  

12,441.74 

+/-43’ at cul de-
sacs 

Typical North 
of Creek :  65-

70’ 
Typical South 
of Creek:  75-

80’ 
RP-1 
(Proposed) 

North of Creek:  
25’ 

South of Creek:  
30’ 

20’ on street 
side for corner 
lots; 7.5’ min. 

20’ 4,141.72 sqft. 
(lot 54) 

Average:  
10,021.47 sqft. 

40.74’ at cul de-
sac 

Typical North:  
65’ 

Typical South:  
75’ 

R-2 30’ 20’ total; 7’ 
min.; 20’ on 

street side for 
corner lots 

20’ 8,500 sqft. 
(single-family); 
6,000 sqft (two-

family 
dwellings) 

80’ 

RP-2 
(Proposed) 

25’ 20’ on street 
side for corner 
lots; 7.5’ min. 

20’ 9,487.52 sqft. 
(lot 90) 

Average:  
11,965.33 sqft. 

39.94’ at bulb 

 
 
It is evident from the table above that the setbacks proposed are very similar to those of the previously 
approved Glen Eagle development.  While the area of some of the lots are quite small the average lot sizes 
are also fairly compatible with those of the previously approved Glen Eagle development.  The table below 
compares the density of the previously approved Glen Eagle development to that of the proposed Cedar 
Crossing development both individually and in combination with the platted portions of the Glen Eagle 
development. 
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Density Comparison 
Development Total 

Units 
Total Land 

Area (Acres) 
Common 

Area (Acres) 
Units/Acre with 
Common Area 

Units/Acre without 
Common Area 

Glen Eagle 
Preliminary 
Plat 

373 146.5 27 2.55 3.12 

Cedar 
Crossing 
Preliminary 
Plat 

243 96.56 33.01 2.52 3.76 

Cedar 
Crossing with 
Portions of 
Glen Eagle 
that are Final 
Platted 

309 118.48 37.71 2.61 3.83 

 
Rezoning Criteria.  Section 405.630.D.1 list review criteria a-q as that may be considered, to the extent 
they are pertinent to the particular application, by both the Planning & Zoning Commission and the 
Board of Aldermen.  Among the review criteria listed a, b, c, e, m and q seem the most appropriate to 
consider.   

• The character of the neighborhood. 
o The overall character appears to be consistent with prior plans and the City’s 2040 

Comprehensive Plan.   
• The existing and any proposed zoning and uses of adjacent properties, and the extent to which the 

proposed use is compatible with the adjacent zoning and uses. 
o The location of the proposed rezoning, being in the northeast corner of the development, 

along with the larger lots for the duplex units and the low-impact screening between these 
lots and the single-family residential lots supports the overall compatibility of the 
proposed development and rezoning. 

• The extent to which the proposed use facilitates the adequate provision of transportation, water, 
sewerage, schools, parks and other public requirements. 

o The development is providing the necessary public improvements—streets, sidewalks, 
water and sewer lines, and open spaces—to provide for the proposed residences. 

o The school district is supportive of the additional housing and hopes that it will provide 
more affordable housing options and opportunities for staff and families. 

• The length of the time, if any, the property has remained vacant. 
o The Glen Eagle development was approved in 2004, but only two areas were final platted 

in 2005 and has developed slowly.  The property proposed to be developed has sat vacant, 
undeveloped for close to twenty years. 

• The extent to which public facilities and services are available and adequate to meet the demand 
for facilities and services generated by the proposed use. 

o The question of whether our public facilities and services are adequate to meet the 
demand generated by the proposed use was brought to Public Works and no concerns 
were raised.  At this point, staff does not see any issues with the existing system meeting 
the needs of the proposed development with the required public improvements that are 
part of the proposed development. 

• The consistency of the proposed use with the permitted uses and the uses subject to conditions in 
the district in which the proposed rezoning or special use is located. 

o The proposed uses are consistent with the permitted uses for the districts proposed and 
surrounding properties. 

 
Sidewalks/Trails.  While the developers are meeting the requirement to have sidewalks on both sides of all 
streets, there was discussion during the pre-application meetings and the applicants’ meeting about the 
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utilization of floodplain for open space and trailways.  During the initial pre-application meeting held on 
March 5, 2024, staff had encouraged the developers to install a 10’-wide asphalt trail around the basin.  
Though there were discussions on this matter and the need to install trails connecting to the sidewalks and 
connecting the various open space areas including the Hite Park properties no trails are shown in the 
proposed Preliminary Development Plan. 
 
Landscaping.  In accordance with Section 405565.F all development plans are required to provide a 
landscape plan.  A low-impact screen is required between the property that is zoned RP-1 and that which 
is proposed to be rezoned to RP-2.  Additionally, screening is required for the double-frontage lots.  The 
landscape plan is to indicate the general extent and character of the proposed landscaping to include 
general species and size information.   
The developers have proposed to provide street trees throughout the proposed development, which is 
great, but it needs to be confirmed that no tree will be planted within the sight triangle of a street or a 
drive intersection or within ten (10) feet of a fire hydrant as required by Section 405.565.F.3.a(8).  
Additionally, the landscape plans indicate that a low impact screen is to be provided between the RP-1 and 
the RP-2 zoned properties but the screen does not meet the requirements for a low impact screen in 
accordance with Section 405.565.F.3.c(2)(a) as no shrubs are indicated and the calculations have not been 
provided. 
 

Low-Impact Screening Requirements 
Required Landscaping/Screening 
Options A B C 
Shade Trees 1/500 sq.ft.  1/1,000 sq.ft. 1/750 sq.ft. 
Ornamental Trees 1/750 sq.ft. 1/500 sq.ft. 1/750 sq.ft. 
Evergreen Trees 1/500 sq.ft.  1/500 sq.ft. 1/750 sq.ft. 
Shrubs 1/500 sq.ft.  1/500 sq.ft. 1/200 sq.ft. 

    
Moving North to South    
115' * 30' = 3,450 sq.ft. A B C 
Shade Trees 7 4 5 
Ornamental Trees 5 7 5 
Evergreen Trees 7 7 5 
Shrubs 7 7 18 

    
157.43' * 30' = 4,722.9 sq.ft. A B C 
Shade Trees 10 5 7 
Ornamental Trees 7 10 7 
Evergreen Trees 10 10 7 
Shrubs 10 10 24 

    
114.89' * 30' = 3,446.7 sq.ft. A B C 
Shade Trees 7 4 5 
Ornamental Trees 5 7 5 
Evergreen Trees 7 7 5 
Shrubs 7 7 18 

 
 
Cash-In-Lieu Payment for Parkland.  Section 410.630 of the City’s Municipal Code provides criteria for 
dedication of park sites and cash-in-lie payments.  This section of code explains that the cash-in-lieu 
payment is calculated as the number of units (243) times 2 persons times 0.006 (of an acre per person), 
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which equates to 2.916 and is then multiplied by the per acre price calculated utilizing the current year’s 
CPI (which is calculated at $10,905.33).  The acres to be dedicated (2.916) times the per acre price 
($10,905.33) yields a value of $31,799.94.  City staff has had difficulty with the maintenance and upkeep of 
the parklands previously provided to the City for the parkland known as Hite Park.  At the direction of 
the City Administrator, the Parks & Recreation Director and Community Development Director met with 
the developers to discuss an exchange of the Hite Park land rather than requiring the payment of the cash-
in-lieu for parkland.  The Board of Aldermen have agreed to this exchange and it will be included in the 
development agreement. 
 
Traffic.  When the rezoning from A and R-1 to RP-1 for the Glen Eagle development was presented to the 
Planning & Zoning Commission by the previous Community Development Director (February 19, 2004) 
he stated that “Glen Eagle Drive is a collector street and, depending on how traffic is as the development 
builds, a traffic study may be required at 267th Street and Glen Eagle Drive”.  For this reason, and 
because the proposed development is less dense than the previously approved Glen Eagle development, 
staff has not required a traffic study for the proposed development. 
 
Comprehensive Plan.  The City’s 2040 Comprehensive Plan shows this area as “Suburban 
Neighborhood”.  According to page 36 of the City’s Comprehensive Plan, “Suburban Neighborhoods are 
residential areas established around an interconnected, curvilinear street network.  While single-family 
homes are the predominant housing type, these neighborhoods may also include accessory dwelling units 
(“mother-in-law” suites), cottage courts, townhomes, and small-scale apartments.”  The identified “Key 
Priorities” for this place type include: 

• “Establishment of quality suburban-style neighborhoods composed of modern housing types that 
serve a variety of lifestyle needs. 

• Broadening of the housing portfolio to promote first-time home buyers, quality rental, and options 
for aging residents. 

• High interconnectivity of new and established neighborhoods, including multimodal infrastructure 
(sidewalks, trails, bicycle facilities) where appropriate. 

• Quality design, favoring slow speed streetscapes, street trees, and pedestrian-oriented housing 
design. 

• Utilization of floodplain for open space and trailways.” 
 
STAFF RECOMMENDATION 
 
Staff recommends approval of the proposed Rezoning of approximately 7-acres from RP-1 to RP-2 and 
Preliminary Development Plan for the 24 duplex lots and 195 single-family residential lots with the 
following condition: 

1) Sidewalks shall have handicapped access at all intersections in accordance with Section 410.530.B 
and shall normally be separated from the edge of the street by a grassy strip twenty-four (24) 
inches wide.  Sidewalks shall comply with the ADA requirements in place at the time of 
construction, and all non—paved right-of-way shall be either sodded or seeded. 

2) Builders on lots that abut the west side of the Glen Eagle Drive from the previously platted “Glen 
Eagle, Lots 213 thru 247” shall install sidewalks adjacent to Glen Eagle Drive to assure 
connectivity. 

3) Trails shall be provided that connect to the sidewalks and connect the proposed and existing open 
space areas including the Hite Park properties. 

4) No tree shall be planted within the sight triangle of a street or drive intersection or within ten (10) 
feet of a fire hydrant. 

5) Sewer and water mains shall be installed with ten (10) feet of separation and shall be located such 
that they are on different sides of the streets. 

6) The developer and the City shall enter into a mutually agreed upon Development Agreement. 
7) Easements shall be provided as required by Section 410.400 of the City’s Municipal Code. 
8) A Final Plat shall be submitted, reviewed, and approved prior to the issuance of any development 

related (building or infrastructure) permits. 
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7 
 

ATTACHMENTS 
 
Application 
Preliminary Development Plan 
Landscape Plan 
Elevations 
Planned Zoning Districts Regulations 
Zoning Map 
Aerial Map 
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TRACT A

CITY PARCEL

PUBLIC AMENTY

PUBLIC AMENTY

16,246.06 S4 FT
0.37 ACRES

TRACT B
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0.21 ACRES

Tract C
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31.43 ACRES
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Cedar Crossing - Preliminary Plat

Cass County, Missouri
Section 3, Township 44 North, Range 31 West

Lots 1 - 19 and Tracts A, B & C ”
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PROPERTY DESCRIPTION   A tract of land being part of the Southeast Quarter and the Southwest Quarter of Section 3, Township 44 North, Range 31 West, in the City of Harrisonville, Cass County, Missouri, being more particularly described as follows: Beginning at the Northeast corner of the Northwest Quarter of said Southeast Quarter; Thence South 01°35'48” West, along the East line of the Northwest Quarter of said Southeast Quarter, 665.84 feet;  West, along the East line of the Northwest Quarter of said Southeast Quarter, 665.84 feet; Thence North 88°30'54" West, 773.61 feet; Thence South 86°53'58" West, 622.80 feet; Thence South 80°58'37" West, 311.03 feet; Thence South 52°11'41" West, 265.32 feet; Thence South 62°06'57" West, 389.72 feet; Thence South 67°48'15" West, 438.24 feet to the Southwest corner of the Northeast Quarter of said Southwest Quarter; Thence North 01°40'40" East, along the West line of the Northeast Quarter of said Southwest Quarter, 744.36 feet to the Southwest corner of GLEN EAGLE, Lots 1 thru 31, a subdivision in said Harrisonville, Cass County, Missouri; Thence along the Southerly and Easterly lines of said GLEN EAGLE, the following ten courses: Thence South 88°50'00" East, 163.66 feet; Thence North 01°10'00" East, 30.00 feet; Thence South 88°50'00" East, 299.42 feet to the Southeast corner of Lot 25, said GLEN EAGLE; Thence North 01°10'00" East, 160.00 feet; Thence North 88°50'00" West, 11.55 feet; Thence North 01°10'00" East, 110.00 feet to the Northeast corner of Lot 24, said GLEN EAGLE; Thence South 88°50'00" East, 270.00 feet to the Southeast corner of Lot 10, said GLEN EAGLE; Thence North 01°10'00" East, 110.00 feet; Thence South 88°50'00" East, 13.61 feet; Thence North 01°10'00" East, 163.59 feet to the Northeast corner of said GLEN EAGLE, said point also being on the North line of said Southwest Quarter; Thence South 88°21'39" East, along said North line, 590.31 feet to the Northwest corner of said Southeast Quarter; Thence South 87°57'20" East, along the North line of said Southeast Quarter, 1323.15 feet to the Point of Beginning. Contains 1,885,016 square feet or 43.27 acres more or less. AND A tract of land being part of the Southeast Quarter and the Southwest Quarter of Section 3, Township 44 North, Range 31 West, in the City of Harrisonville, Cass County, Missouri, being more particularly described as follows: Commencing at the Southwest corner of said Southwest Quarter; Thence North 01°44'23” East, along  East, along the West line of said Southwest Quarter, 829.94 feet to the Point of Beginning; Thence North 01°44'23" East, along said West line, 497.97 feet to the Northwest corner of the Southwest Quarter of said Southwest Quarter; Thence South 88°24'37" East, along the North line of the Southwest Quarter of said Southwest Quarter, 1320.46 feet to the Northeast corner of the Southwest Quarter of said Southwest Quarter; Thence North 67°48'15" East, 438.24 feet; Thence South 58°22'50" East, 418.85 feet; Thence South 22°30'03" East, 208.32 feet; Thence South 87°05'39" East, 764.65 feet; Thence South 02°23'42" West, 268.99 feet; Thence North 82°13'01" East, 309.38 feet to the Northwest corner of GLEN EAGLE, Lots 213 thru 247, a subdivision in said Harrisonville, Cass County, Missouri; Thence along the West line of said GLEN EAGLE, the following nine courses: Thence South 27°31'00" East, 210.69 feet; Thence on a curve to the right, tangent to the last described course, having a radius of 1143.38 feet, and an arc length of 186.50 feet; Thence on a curve to the right, tangent to the last described course, having a radius of 15.00 feet, and an arc length of 24.19 feet; Thence South 06°54'22" East, 50.18 feet; Thence North 82°45'22" East, 10.50 feet; Thence on a curve to the right, tangent to the last described course, having a radius of 15.00 feet, and an arc length of 21.84 feet; Thence on a curve to the right, tangent to the last described course, having a radius of 1143.07 feet, and an arc length of 117.11 feet; Thence South 08°03'38" East, 3.86 feet; Thence North 88°50'00" West, 127.81 feet; Thence North 88°27'47" West, 697.52 feet to the East line of said Southwest Quarter; Thence North 01°38'35" East, along said East line, 496.75 feet; Thence North 88°31'09" West, 573.20 feet; Thence North 00°26'06" West, 26.21 feet; Thence South 83°41'41" West, 754.56 feet to the East line of the Southwest Quarter of said Southwest Quarter; Thence North 01°40'28" East, along said East line, 95.38 feet; Thence North 88°27'03" West, 1321.01 feet to the Point of Beginning. Contains 1,757,134 square feet or 40.34 acres more or less.

AutoCAD SHX Text
Site Data Table Total Area     96.56 acres (4,206,004.61 sq. ft.) 96.56 acres (4,206,004.61 sq. ft.) Common Area    32.01 acres (1,394,355.60 sq. ft.) 32.01 acres (1,394,355.60 sq. ft.) 1,394,355.60 sq. ft.) ,394,355.60 sq. ft.)  sq. ft.) Total Lot     219 219 Total Units    243      243      Density     2.52 units per acre with Common Area 2.52 units per acre with Common Area Density     3.76 units per acre without Common Area 3.76 units per acre without Common Area Setbacks Front      Setback per Plan Setback per Plan Street Side    20' for corner lots 20' for corner lots Side-Yard     7.5' 7.5' Rear-Yard    20' 20' Utilities Domestic Water Service  Water District #4 Water District #4 Sanitary Sewer    Sewer shall be gravity flow to an existing City of Harrisonville    Sewer shall be gravity flow to an existing City of Harrisonville    sewer main. 
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SETBACKS & DIMENSIONS:  Norlh of the Creek  Front:  25 feet  25 feet  Side:  7.5 feet  7.5 feet  Rear:  25 feet  25 feet  Lot Width:  65 feet  65 feet  Lot Depth:  110 feet   110 feet   South of the Creek  Front:  30 feet  30 feet  Side:  7.5 feet  7.5 feet  Rear:  30 feet  30 feet  Lot Width:  75 feet  75 feet  Lot Depth:  115 feet 115 feet 
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'
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'

62.54'
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5.

68
'
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L=23.44'
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.5

5'
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.0

0'78
.9

5'

131.25'
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.0

0'

53
.5

9'
L=

13
.6

2' L=
30

.3
4' 108.37'

L=55.56'

17
8.

59
'

17
6.0

8'

L=38.04'
36.37'87.50'87.50'

191.34'

11
4.
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'

87.50'

11
4.
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'

87.50'

11
4.
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'

87.50'

87.50'

11
4.

99
'

87.50'

87.50'

11
4.

99
'

87.50'

87.50'

11
4.

99
'

87.50'

87.50'

11
4.

99
'

87.50'

11
5.

00
'

87.50'

87.50'

87.50'

11
5.

00
'

87.50'

87.50'

11
5.

00
'

82.50'

11
5.

00
'

82.50'65.00'

65.00'

11
5.

00
'

65.00'

65.00'

65.00'

65.00'

11
5.

00
'

15288.28 S4 FT
0.35 ACRES

18365.83 S4 FT
0.42 ACRES

6027.28 S4 FT
0.14 ACRES

7419.26 S4 FT
0.17 ACRES

7513.87 S4 FT
0.17 ACRES

7566.14 S4 FT
0.17 ACRES

7562.44 S4 FT
0.17 ACRES

8175.42 S4 FT
0.19 ACRES

7770.94 S4 FT
0.18 ACRES 7546.16 S4 FT

0.17 ACRES

9291.32 S4 FT
0.21 ACRES

12036.35 S4 FT
0.28 ACRES

11451.18 S4 FT
0.26 ACRES

8892.23 S4 FT
0.20 ACRES

13019.70 S4 FT
0.30 ACRES

12298.37 S4 FT
0.28 ACRES

12973.98 S4 FT
0.30 ACRES

14456.47 S4 FT
0.33 ACRES

13019.70 S4 FT
0.30 ACRES

11816.53 S4 FT
0.27 ACRES

11134.73 S4 FT
0.26 ACRES

14456.47 S4 FT
0.33 ACRES

11524.93 S4 FT
0.26 ACRES

7475.00 S4 FT
0.17 ACRES

7475.01 S4 FT
0.17 ACRES

7475.01 S4 FT
0.17 ACRES

9487.52 S4 FT
0.22 ACRES

10062.52 S4 FT
0.23 ACRES 10062.40 S4 FT

0.23 ACRES 10062.16 S4 FT
0.23 ACRES 10061.92 S4 FT

0.23 ACRES 10061.67 S4 FT
0.23 ACRES 10061.43 S4 FT

0.23 ACRES 10061.19 S4 FT
0.23 ACRES 10060.94 S4 FT

0.23 ACRES 10060.70 S4 FT
0.23 ACRES 16036.61 S4 FT

0.37 ACRES

13353.31 S4 FT
0.31 ACRES

11390.02 S4 FT
0.26 ACRES

11802.03 S4 FT
0.27 ACRES

14203.08 S4 FT
0.33 ACRES

13242.90 S4 FT
0.30 ACRES

10578.10 S4 FT
0.24 ACRES

11964.11 S4 FT
0.27 ACRES

13906.28 S4 FT
0.32 ACRES

10693.26 S4 FT
0.25 ACRES

15835.05 S4 FT
0.36 ACRES

16762.01 S4 FT
0.38 ACRES

14042.79 S4 FT
0.32 ACRES

13315.85 S4 FT
0.31 ACRES
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106 Residential Lots
(75' x 115' Typical)
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L=27.68'53.50'78.66'65.00'

L=23.56'
L=23.56'

70.00'86.00'69.96'
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'
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'
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'

49.88'

L=21.05'

L=29.74'

87.70'

L=104.50'

98.31'

491.49'

480.46'

9365.68 S4 FT
0.22 ACRES

9666.14 S4 FT
0.22 ACRES

11696.98 S4 FT
0.27 ACRES

11495.45 S4 FT
0.26 ACRES

12037.20 S4 FT
0.28 ACRES

12381.29 S4 FT
0.28 ACRES

10499.68 S4 FT
0.24 ACRES

10497.82 S4 FT
0.24 ACRES

10497.06 S4 FT
0.24 ACRES

10496.30 S4 FT
0.24 ACRES

10495.54 S4 FT
0.24 ACRES

10494.78 S4 FT
0.24 ACRES

9472.97 S4 FT
0.22 ACRES

9009.46 S4 FT
0.21 ACRES

9017.58 S4 FT
0.21 ACRES

14000.96 S4 FT
0.32 ACRES

9726.71 S4 FT
0.22 ACRES

8625.00 S4 FT
0.20 ACRES

11552.26 S4 FT
0.27 ACRES

12761.47 S4 FT
0.29 ACRES

11665.18 S4 FT
0.27 ACRES

11085.04 S4 FT
0.25 ACRES

8849.77 S4 FT
0.20 ACRES9299.32 S4 FT

0.21 ACRES9748.86 S4 FT
0.22 ACRES

10263.46 S4 FT
0.24 ACRES

10947.96 S4 FT
0.25 ACRES

8528.60 S4 FT
0.20 ACRES

11391.57 S4 FT
0.26 ACRES

8508.78 S4 FT
0.20 ACRES

8196.60 S4 FT
0.19 ACRES

12525.53 S4 FT
0.29 ACRES

19629.47 S4 FT
0.45 ACRES

8902.53 S4 FT
0.20 ACRES

9200.01 S4 FT
0.21 ACRES

9200.00 S4 FT
0.21 ACRES

9774.13 S4 FT
0.22 ACRES

168
18521.18 S4 FT

0.43 ACRES

10156.75 S4 FT
0.23 ACRES

10138.73 S4 FT
0.23 ACRES

10428.52 S4 FT
0.24 ACRES

12882.06 S4 FT
0.30 ACRES11995.82 S4 FT

0.28 ACRES
11531.62 S4 FT

0.26 ACRES

11801.74 S4 FT
0.27 ACRES

19016.01 S4 FT
0.44 ACRES

15534.04 S4 FT
0.36 ACRES

16694.35 S4 FT
0.38 ACRES

11334.97 S4 FT
0.26 ACRES

11651.60 S4 FT
0.27 ACRES

11637.96 S4 FT
0.27 ACRES

11624.33 S4 FT
0.27 ACRES

10043.37 S4 FT
0.23 ACRES

10180.45 S4 FT
0.23 ACRES

10076.99 S4 FT
0.23 ACRES

10603.73 S4 FT
0.24 ACRES

10595.61 S4 FT
0.24 ACRES

10587.48 S4 FT
0.24 ACRES

10150.78 S4 FT
0.23 ACRES

13688.03 S4 FT
0.31 ACRES

11373.68 S4 FT
0.26 ACRES

8582.48 S4 FT
0.20 ACRES

9111.74 S4 FT
0.21 ACRES

9103.62 S4 FT
0.21 ACRES

9095.49 S4 FT
0.21 ACRES

9087.37 S4 FT
0.21 ACRES

9079.24 S4 FT
0.21 ACRES

9071.12 S4 FT
0.21 ACRES

13875.34 S4 FT
0.32 ACRES

11203.17 S4 FT
0.26 ACRES

10200.07 S4 FT
0.23 ACRES

9479.41 S4 FT
0.22 ACRES

7692.98 S4 FT
0.18 ACRES

9151.71 S4 FT
0.21 ACRES

9726.71 S4 FT
0.22 ACRES

9871.70 S4 FT
0.23 ACRES

9726.43 S4 FT
0.22 ACRES

9671.07 S4 FT
0.22 ACRES 9240.31 S4 FT

0.21 ACRES

11924.84 S4 FT
0.27 ACRES

8969.80 S4 FT
0.21 ACRES

8980.22 S4 FT
0.21 ACRES

8990.64 S4 FT
0.21 ACRES

9154.70 S4 FT
0.21 ACRES

9200.00 S4 FT
0.21 ACRES

9148.73 S4 FT
0.21 ACRES

10789.17 S4 FT
0.25 ACRES 9602.74 S4 FT
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STAFF REPORT 

 

TO: Planning & Zoning Commission 

FROM: Christina Stanton, 

DATE: September 13, 2024 

SUBJECT: Appl. #RZ/PDP-24-01—A Rezoning of approx. 7-acres from RP-1 to RP-2 

and Preliminary Development Plan 

 

Type of Item: Approval 

 

B. Action Item (ID # 4959) 

Appl. #RZ/PDP-24-01—A Rezoning of approx. 7-acres from RP-1 to RP-2 and Preliminary 

Development Plan - CONSIDERATON 

3.B
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STAFF REPORT 

 

TO: Planning & Zoning Commission 

FROM: Christina Stanton, 

DATE: September 13, 2024 

SUBJECT: Appl. #PP-24-01—A Preliminary Plat for Cedar Crossing, Lots 1-219 and 

Tracts A, B, and C 

 

Type of Item: Public Hearing 

 

C. Action Item (ID # 4958) 

Appl. #PP-24-01—A Preliminary Plat for Cedar Crossing, Lots 1-219 and Tracts A, B, and C -

PUBLIC HEARING 

 

Attachments: 

Cedar Crossing PP 9-19-24 P&Z (PDF) 

Preliminary Plat Application (PDF) 

Glen Eagle PP (PDF) 

CERT OF SURVEY-1-27-21-24x36 (Retention Basin) (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:  September 19, 2024  
 
Re: Appl. #PP-24-001—A Preliminary Plat for Cedar Crossing, Lots 1-219 and Tracts A, B, and 

C located south of Parkwood South and north of 267th Street 
 
GENERAL INFORMATION 
 
Applicant: Matt Schlicht, Engineering Solutions 
 
Requested Actions:  Approval of Preliminary Plat 
 
Date of Application:  July 16, 2024 
 
PROPOSAL 
 
Matt Schlicht, with Engineering Solutions, is seeking approval of the attached preliminary plat of Cedar 
Crossing, Lots 1 – 219 and Tracts A, B, and C.   

 
The surrounding properties are currently zoned as follows: 

North:  R-1 (Single-Family Residential) District and RP-1 (Planned Single-Family Residential) 
District—single-family residential and undeveloped parkland 
East:  RP-1 (Planned Single-Family Residential) District and Undeveloped Ag Land within the 

County—single-family residential and undeveloped property 
South:  R-1 (Single-Family Residential) District, Residential within the County, and RP-1 (Planned 

Single-Family Residential District—single-family residential 
West:  RP-1 (Planned Single-Family Residential) District, A (Agriculture) District, and 

Undeveloped Ag Land within the County—single-family residential and undeveloped 
properties 

 
PREVIOUS ACTIONS 
 

• February 23, 1998—The Borad of Aldermen approved an Annexation of certain territory owned 
by Thurman Johnson, which was determined to be adjacent and contiguous to the existing 
corporate limits, by Ordinance #2472. 

• April 16, 2001—The Board of Aldermen approved Rezonings (Appl. #RZ-01-05, and #RZ-01-07) 
from Agriculture (A) District to Single-Family Residential (R-1) District for approximately 14.2 
and 15.6-acres by Ordinances #2700 and 2701, respectively.  The Board of Aldermen approved the 
corresponding Preliminary Plats (Appl. #PP-01-06 and #PP01-08) for Cottonwood Creek and 
Meadow Creek by Resolutions 01-09 and 01-10, respectively. 

• March 15, 2004—The Board of Aldermen approved a Rezoning (Appl. #RZ-04-04) from AG and 
R-1 to R-1P (currently RP-1) for Shadow Ridge Development, LLC on property generally located 
on 267th Street east of Orchard Road by Ordinance #2860.  The Board of Aldermen approved the 
corresponding Preliminary Plat (Appl. #PP-04-05) for the Glen Eagle subdivision by Resolution 
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#04-04.  Additionally, the Board of Aldermen continued a Resolution for the City Administrator to 
execute a development agreement to the April 5, 2004, meeting. 

• April 5, 2004—The Board of Aldermen approved a Resolution (#04-09) for the City Administrator 
to execute a development agreement with Shadow Ridge Development, LLC for the improvements 
associated with the Glen Eagle development. 

• August 1, 2005—The Board of Aldermen approved Final Plats (Appl. #FP-05-18 and #FP-05-19) 
for Glen Eagle, Lots 1-31 and Glen Eagle, Lots 213-247 by Ordinance #2931 and #2932, 
respectively. 

• March 5, 2024—Staff held an initial pre-application meeting with the applicants to discuss the 
process and requirements for the development of the undeveloped portion of Glen Eagle.  Staff 
reviewed the application processes for Preliminary Plat and Preliminary Development Plan.  Staff 
informed the applicants about the anti-monotony ordinance.  Staff confirmed that typical building 
elevations would need to be provided as part of the Preliminary Development Plan.  Staff 
discussed whether a traffic study would be required, and it was determined that it would not be 
since the proposed development was less dense and the previously approved development did not 
have one.  It was also determined that the existing basin should provide adequate stormwater, but 
a Stormwater Management Plan (SWMP) was required.  There was discussion on utilizing the 
existing basin as an open/active space.  Staff was receptive to the idea and encouraged the 
developers to install a 10’ asphalt trail around the basin.  The applicants inquired about the 
possibility of building a villas (duplex) style development for a small portion of the development.  
Staff informed the applicants that portion of the development would need to be Rezoned, and the 
Rezoning could run concurrent with the Preliminary Plat and Preliminary Development Plan. 

• June 13, 2024—Staff held a second pre-application meeting with the applicants to discuss the 
proposed development plan and processes further.  Staff shared with the applicants that the dam 
had been built with the intention of the top of the dam being the subgrade of a future road, which 
the developer would have to build and once constructed the road would become the developers’ 
responsibility until final acceptance of all public improvements.  It was stated that a Floodplain 
Development Permit and Elevation Certificate would be required for any houses built within the 
floodway.  Staff stated that the water and storm water lines need to be located on one side of the 
roads and sanitary sewer lines on the other.   

• August 6, 2024—Staff met with the applicants’ to discuss initial comments and concerns regarding 
the development and platting applications. 
 

KEY ISSUES 
 

• The applicant is proposing to connect the north and south portions of the development with a 
street to be placed over the dam, as was planned by City staff.  

 
ANALYSIS 
 
This preliminary plat consisted of 219 lots and three tracts.  Lots 90-113 are intended to be developed with 
duplexes.  Sidewalks are proposed for both sides off all streets.   
 
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. 
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STAFF RECOMMENDATION 
 
Staff recommends approval of the requested preliminary plat with the following condition: 

1. Sidewalks shall have handicapped access at all intersections in accordance with Section 410.530.B 
and shall normally be separated from the edge of the street by a grassy strip twenty-four (24) inches 
wide.  Sidewalks shall comply with the ADA requirements in place at the time of construction, and all 
non—paved right-of-way shall be either sodded or seeded. 

2. Builders on lots that abut the west side of the Glen Eagle Drive from the previously platted “Glen 
Eagle, Lots 213 thru 247” shall install sidewalks adjacent to Glen Eagle Drive to assure connectivity. 

3. Trails shall be provided that connect to the sidewalks and connect the proposed and existing open 
space areas including the Hite Park properties. 

4. Sewer and water mains shall be installed with ten (10) feet of separation and shall be located such 
that they are on different sides of the streets. 

5. Easements shall be provided as required by Section 410.400 of the City’s Municipal Code. 
6. A Final Plat shall be submitted, reviewed, and approved prior to the issuance of any development 

related (building or infrastructure) permits. 
                                                                                                                                                                                      
ATTACHMENTS 

 
1. Application and Preliminary Plat of Cedar Crossing, Lots 1 – 219 and Tract A, B, and C 
2. Preliminary Plat of Glen Eagle with final platted portions highlighted 
3. Certificate of Survey showing City’s Basin Property 
4. Zoning Map 
5. Aerial Map 
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CERTIFICATE OF SURVEY
SW 1/4 & SE 1/4, SEC. 3, T. 44 N., R. 31 W.
HARRISONVILLE, CASS COUNTY, MISSOURI

SURVEY
J & J

LLC
 6500 NW TOWER DR., SUITE 102       PLATTE WOODS, MO 64151

PHONE (816)741-1017      FAX (816)741-1018

’ ” 

’ ” 

”

’ ” 
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PARCEL 4 DESCRIPTION: A tract of land being part of the Southeast Quarter and the Southwest Quarter of Section 3, Township 44 North, Range 31 West, in the City of Harrisonville, Cass County, Missouri, being more particularly described as follows: Beginning at the Northeast corner of the Northwest Quarter of said Southeast Quarter; Thence South 01°35’48” West, along the East line of the Northwest Quarter of said Southeast Quarter, 557.74 feet; 48” West, along the East line of the Northwest Quarter of said Southeast Quarter, 557.74 feet; West, along the East line of the Northwest Quarter of said Southeast Quarter, 557.74 feet; Thence North 89°54'53" West, 365.82 feet; Thence North 43°16'47" West, 120.33 feet; Thence North 89°54'53" West, 31.89 feet; Thence South 51°44'47" West, 148.90 feet; Thence North 89°54'53" West, 51.38 feet; Thence North 51°38'32" West, 119.66 feet; Thence North 89°54'53" West, 141.29 feet; Thence North 66°37'18" West, 56.64 feet; Thence North 89°54'53" West, 114.44 feet; Thence South 13°04'49" West, 160.14 feet; Thence North 89°54'53" West, 411.51 feet; Thence North 06°45'18" East, 308.95 feet; Thence North 70°29'52" West, 69.54 feet; Thence South 57°59'44" West, 648.78 feet; Thence South 03°26'19" East, 215.34 feet; Thence South 18°01'57" East, 108.65 feet; Thence South 62°06'57" West, 258.95 feet; Thence South 67°48'15" West, 438.24 feet to the Southwest corner of the Northeast Quarter of said Southwest Quarter; Thence North 01°40'40" East, along the West line of the Northeast Quarter of said Southwest Quarter, 744.36 feet to the Southwest corner of GLEN EAGLE, Lots 1 thru 31, a subdivision in said Harrisonville, Cass County, Missouri; Thence along the Southerly and Easterly lines of said GLEN EAGLE, the following ten courses: Thence South 88°50'00" East, 163.66 feet; Thence North 01°10'00" East, 30.00 feet; Thence South 88°50'00" East, 299.42 feet to the Southeast corner of Lot 25, said GLEN EAGLE; Thence North 01°10'00" East, 160.00 feet; Thence North 88°50'00" West, 11.55 feet; Thence North 01°10'00" East, 110.00 feet to the Northeast corner of Lot 24, said GLEN EAGLE; Thence South 88°50'00" East, 270.00 feet to the Southeast corner of Lot 10, said GLEN EAGLE; Thence North 01°10'00" East, 110.00 feet; Thence South 88°50'00" East, 13.61 feet; Thence North 01°10'00" East, 163.59 feet to the Northeast corner of said GLEN EAGLE, said point also being on the North line of said Southwest Quarter; Thence South 88°21'39" East, along said North line, 590.31 feet to the Northwest corner of said Southeast Quarter; Thence South 87°57'20" East, along the North line of said Southeast Quarter, 1323.15 feet to the Point of Beginning. Contains 1,509,899 square feet or 34.66 acres more or less.
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BASIN PROPERTY DESCRIPTION: A tract of land being part of the Southeast Quarter and the Southwest Quarter of Section 3, Township 44 North, Range 31 West, in the City of Harrisonville, Cass County, Missouri, being more particularly described as follows: Commencing at the Northeast corner of the Northwest Quarter of said Southeast Quarter; Thence South 01°35’48” West, along the East line of the Northwest Quarter of said 48” West, along the East line of the Northwest Quarter of said West, along the East line of the Northwest Quarter of said Southeast Quarter, 557.74 feet to the Point of Beginning; Thence South 01°35'48" West, continuing along said East line, 378.63 feet; Thence South 58°55'04" West, 165.89 feet; Thence South 89°45'04" West, 821.69 feet; Thence South 63°03'14" West, 215.31 feet; Thence South 45°59'51" West, 399.38 feet; Thence North 57°38'36" West, 643.01 feet; Thence North 18°01'57" West, 218.35 feet; Thence North 03°26'19" West, 215.34 feet; Thence North 57°59'44" East, 648.78 feet; Thence South 70°29'52" West, 69.54 feet; Thence South 06°45'18" West, 308.95 feet; Thence South 89°54'53" East, 411.51 feet; Thence North 13°04'49" East, 160.14 feet; Thence South 89°54'53" East, 114.44 feet; Thence South 66°37'18" East, 56.64 feet; Thence South 89°54'53" East, 141.29 feet; Thence South 51°38'32" East, 119.66 feet; Thence South 89°54'53" East, 51.38 feet; Thence North 51°44'47" East, 148.90 feet; Thence South 89°54'53" East, 31.89 feet; Thence South 43°16'47" East, 120.33 feet; Thence South 89°54'53" East, 365.82 feet to the Point of Beginning. Contains 1,219,737 square feet or 28.00 acres more or less.
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PARCEL 3 DESCRIPTION: A tract of land being part of the Southeast Quarter and the Southwest Quarter of Section 3, Township 44 North, Range 31 West, in the City of Harrisonville, Cass County, Missouri, being more particularly described as follows: Commencing at the Southwest corner of said Southwest Quarter; Thence North 01°44'23” East,  East, along the West line of said Southwest Quarter, 829.94 feet to the Point of Beginning; Thence North 01°44'23" East, along said West line, 497.97 feet to the Northwest corner of the Southwest Quarter of said Southwest Quarter; Thence South 88°24'37" East, along the North line of the Southwest Quarter of said Southwest Quarter, 1320.46 feet to the Northeast corner of the Southwest Quarter of said Southwest Quarter; Thence North 67°48'15" East, 438.24 feet; Thence South 58°22'50" East, 418.85 feet; Thence South 22°30'03" East, 208.32 feet; Thence South 87°05'39" East, 764.65 feet; Thence South 02°23'42" West, 268.99 feet; Thence North 82°13'01" East, 309.38 feet to the Northwest corner of GLEN EAGLE, Lots 213 thru 247, a subdivision in said Harrisonville, Cass County, Missouri; Thence along the West line of said GLEN EAGLE, the following nine courses: Thence South 27°31'00" East, 210.69 feet; Thence on a curve to the right, tangent to the last described course, having a radius of 1143.38 feet, and an arc length of 186.50 feet; Thence on a curve to the right, tangent to the last described course, having a radius of 15.00 feet, and an arc length of 24.19 feet; Thence South 06°54'22" East, 50.18 feet; Thence North 82°45'22" East, 10.50 feet; Thence on a curve to the right, tangent to the last described course, having a radius of 15.00 feet, and an arc length of 21.84 feet; Thence on a curve to the right, tangent to the last described course, having a radius of 1143.07 feet, and an arc length of 117.11 feet; Thence South 08°03'38" East, 3.86 feet; Thence North 88°50'00" West, 127.81 feet; Thence North 88°27'47" West, 697.52 feet to the East line of said Southwest Quarter; Thence North 01°38'35" East, along said East line, 496.75 feet; Thence North 88°31'09" West, 573.20 feet; Thence North 00°26'06" West, 26.21 feet; Thence South 83°41'41" West, 754.56 feet to the East line of the Southwest Quarter of said Southwest Quarter; Thence North 01°40'28" East, along said East line, 95.38 feet; Thence North 88°27'03" West, 1321.01 feet to the Point of Beginning. Contains 1,757,134 square feet or 40.34 acres more or less.
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STAFF REPORT 

 

TO: Planning & Zoning Commission 

FROM: Christina Stanton, 

DATE: September 13, 2024 

SUBJECT: Appl. #PP-24-001—A Preliminary Plat for Cedar Crossing, Lots 1-219 and 

Tracts A, B, and C 

 

Type of Item: Approval 

 

D. Action Item (ID # 4961) 

Appl. #PP-24-01—A Preliminary Plat for Cedar Crossing, Lots 1-219 and Tracts A, B, and C - 

CONSIDERATION 
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STAFF REPORT 

 

TO: Planning & Zoning Commission 

FROM: Christina Stanton, 

DATE: September 13, 2024 

SUBJECT: Appl. #SUP-24-003—A Special Use Permit for an existing tow lot located at 

1505 Clearwater Drive 

 

Type of Item: Public Hearing 

 

E. Action Item (ID # 4960) 

Appl. #SUP-24-003—A Special Use Permit for an existing tow lot located at 1505 Clearwater 

Drive - PUBLIC HEARING 

 

Attachments: 

Staff Rpt_J's Southland Tow Lot SUP_9-19-24 (PDF) 

Application (PDF) 

Supporting Documentation (PDF) 

Google Earth Images (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 and Zoning Commission 
 
From:    Christina Stanton, AICP, Community Development Director 
 
Date:    September 19, 2024  
 
Re:    Appl. #SUP-24-003—SPECIAL USE PERMIT for a tow lot located at 1505 Clearwater Drive 
 
GENERAL INFORMATION 
 
Applicant:  Jeremy Brown, J’s Southland Tow Service, LLC 
 
Requested Actions:  Approval of Special Use Permit 
 
Date of Application: August 1, 2024 
 
PROPOSAL 
 
Jeremy Brown, dba J’s Southland Tow, is seeking approval of the attached Special Use Permit for the 
continued use of a tow lot located at 1505 Clearwater Drive.    Upon searching application files and 
records staff was unable to find that there was ever a Special Use Permit for the use of a tow lot for this 
location.  A review of historical aerial images on Google Earth and building permit records indicates that 
the lot was first established as a tow lot in 2009. 
 
Please see the attached maps and aerial photos.  
 
The surrounding properties are currently zoned as follows: 
 North (across Clearwater Dr.):  Light Industrial (M-1) District—AGC Automotive 

West (across Clearwater Dr.):  Light Industrial (M-1) District—AGC Automotive 
South:  Light Industrial (M-1) District—Vacant Undeveloped Land 
East (across Railroad tracks):  Light Industrial (M-1) District— Vacant Undeveloped Land 
 

PREVIOUS ACTIONS 
 

• Upon reviewing the historical aerial images on Google Earth and building permits (as detailed 
below) indicate that the lot was fist established as a tow lot in 2009. 

• May 21, 2009—A fence permit (#09104) was issued for a 6’ chain link fence with 3 strands of barb-
wire and screening for Johnson’s Towing, LLC. 

• November 30, 2010—An electrical permit (#10354) was issued for the installation of a 200-amp 
meter and disconnect for lot lighting. 

• October 3, 2019—The property was sold from Johnson’s Towing, LLC to J’s Southland Tow 
Service, LLC. 

• May 12, 2020—A fence permit (#20109) was issued for the installation of an electric security fence 
for Southland Towing. 
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KEY ISSUES 

 
• Based upon historical aerial imagery from Google Earth and a review of building permit 

information it appears that a tow lot has existed in this location since 2009 but has never had a 
Special Use Permit. 

• Under Article XVII, “M-1” General Industrial District, Section 405.490.B states:  “All storage of 
materials, products or equipment within two hundred fifty (250) feet of an established residential 
neighborhood shall be either within a fully enclosed building or in an open storage yard screened 
with either an eight (8) foot fence or landscaping and berm.” 

• Under Article XIX, Special Use Permits, Section 405.525.C.7 of the City’s Code of Ordinances 
states:  “Boat, recreational vehicle, and/or any other vehicle storage, open or enclosed, of one (1) or 
more similar vehicles which are not the property of the landowner.  Open storage must be 
screened by a view-reducing wall, fence or landscaping material from adjacent public roads and 
residentially zoned or used property.” 

 
ANALYSIS 
 
Zoning/Use.  The property is currently zoned Light Industrial (M-1) District.  The use of an “Automobile 
salvage or wrecking yard or tow lot” is an allowed use in this District with an approved Special Use 
Permit (SUP).  This type of use is defined as “Any area of land where three (3) or more motor vehicles not 
in running condition or the parts thereof are stored in the open and are not being restored to operation or 
any land, building or structure used for the stripping, wrecking or storing of such automobiles or parts 
thereof and which may include sale of parts of vehicles.”  Section 405.525.C.7 states that any sort of 
vehicle storage of one (1) more vehicles which don’t belong to the property owner “must be screened by a 
view-reducing wall, fence or landscaping material from adjacent roads and residentially zoned or used 
property”. 
 
Based upon historical aerial imagery from Google Earth and a review of building permit information it 
appears that a tow lot has existed in this location since 2009; however, it has never had a Special Use 
Permit.     
 
Screening.  The existing screening material, which was replaced from an earlier lower quality screening 
material, meets the required screening for this use.  The existing fence is 8’ tall. 
 
Comprehensive Plan.  The City’s 2040 Comprehensive Plan shows this area as “Employment Light”, 
which are areas intended “to support employment formats that are not appropriately integrated into a 
downtown or mixed-use setting, such as office parks, institutional campuses, or light manufacturing hubs 
in the community”.  Tow lots are not a use the city wishes to see proliferate and there are important 
screening considerations for this use, which is why it is a use that requires an approved Special Use 
Permit.  This type of use does provide a needed service to the citizens of our community and the County 
at-large.  Given the prior existence of this type of use at this location staff deems it appropriate and 
consistent with the City’s Comprehensive Plan. 
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STAFF RECOMMENDATION 
 
Staff recommends approval of the requested Special Use Permit with the following conditions: 

1. The time limit associated with this Special Use Permit shall be 10 years, at which time a new 
Special Use Permit is required to continue operations. 

2. Vehicles may remain on the lot for up to 90 days, unless under a police hold. 
 

ATTACHMENTS 
 
Application and Supporting Documentation 
Google Earth Images 
Zoning Map 
Aerial Map 
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February 1996 Google Earth Image: 

 

February 2003 Google Earth Image: 
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February 2003 Google Earth Image: 

 

September 2004 Google Earth Image: 
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August 2005 Google Earth Image: 

 

September 2006 Google Earth Image: 
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August 2007 Google Earth Image: 

 

March 2008 Google Earth Image: 
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August 2009 Google Earth Image: 

 

May 2010 Google Earth Image: 
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June 2011 Google Earth Image: 

 

July 2012 Google Earth Image: 
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September 2013 Google Earth Image: 

 

May 2014 Google Earth Image: 
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March 2015 Google Earth Image: 

 

March 2016 Google Earth Image: 
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June 2017 Google Earth Image: 

 

April 2018 Google Earth Image: 
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July 2019 Google Earth Image: 

 

February 2020 Google Earth Image: 
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April 2021 Google Earth Image: 
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STAFF REPORT 

 

TO: Planning & Zoning Commission 

FROM: Christina Stanton, 

DATE: September 13, 2024 

SUBJECT: Appl. #SUP-24-003—A Special Use Permit for an existing tow lot located at 

1505 Clearwater Drive 

 

Type of Item: Approval 

 

F. Action Item (ID # 4962) 

Appl. #SUP-24-003—A Special Use Permit for an existing tow lot located at 1505 Clearwater 

Drive - CONSIDERATION 
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STAFF REPORT 

 

TO: Planning & Zoning Commission 

FROM: Christina Stanton, 

DATE: September 13, 2024 

SUBJECT: Appl. #SUP-24-004—A Special Use Permit for a tow lot located at 402 Cedar 

Street 

 

Type of Item: Public Hearing 

 

G. Action Item (ID # 4963) 

Appl. #SUP-24-004—A Special Use Permit for a tow lot located at 402 Cedar Street - PUBLIC 

HEARING 

 

Attachments: 

Staff Rpt_All Pro Tow Lot SUP_9-19-24 (PDF) 

Application (PDF) 

Google Earth Image History for 402 Cedar Street Area (PDF) 

Ordinance 3605 (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 and Zoning Commission 
 
From:    Christina Stanton, AICP, Community Development Director 
 
Date:    September 19, 2024  
 
Re:    Appl. #SUP-24-004—SPECIAL USE PERMIT for a tow lot located at 402 Cedar Street 
 
GENERAL INFORMATION 
 
Applicant:  Dalton Kitahara, All Pro Tow 
 
Requested Actions:  Approval of Special Use Permit 
 
Date of Application: August 12, 2024 
 
PROPOSAL 
 
Dalton Kitahara, dba All Pro Tow, is seeking approval of the attached Special Use Permit for the use of a 
tow lot located at 402 Cedar Street.    A Special Use Permit for use of this property was previously 
approved for GT Tow by Ordinance No. 3605 on September 19, 2022.  Staff has been unable to pin-point 
exactly how long this lot has existed as a tow lot though it appears that it may have been utilized for this 
use on and off since 2003.  At one time the property was owned by MK&T (KATY) Railroad. 
 
Please see the attached maps and aerial photos.  
 
The surrounding properties are currently zoned as follows: 
 North:  Service Business (C-2) District—MFA Oil 

West (across Cedar St.):  General Industrial (M-2) District—illegal storage and residences 
South:  General Industrial (M-2) District—Union Pacific Railroad Company land 
East (across Independence St.):  General Industrial (M-2) District—Shelton & Sons, LLC (general 

contractors) 
 

PREVIOUS ACTIONS 
 

• It appears that the KATY was abandoned around 1956. 
• Upon reviewing the historical aerial images on Google Earth, it appears that a tow lot, or some 

other similar use, may have existed on this property since 2003. 
• September 19, 2022—The Board of Aldermen approved a Special Use Permit (#SUP-22-038) for a 

tow lot for GT Tow on land located west of Independence Street, east of Cedar Street, and south of 
MFA Oil (as now addressed 402 Cedar Street). 
 

KEY ISSUES 
 

• A tow lot has existed in this location for an unknown period of time; although, it appears that this 
type of use or a similar use may have been existing at this location since at least 2003.   
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• There is currently a chain link fence with screening material around most of the tow lot site, 
except for the entrance/exit gates and areas that have become damaged and are in need of 
repair/replacement. 

• The definition of a “solid fence” includes the entrance and exit gates, so these areas need to be 
screened as well. 

• The tow lot site does not include the materials being stored on the property west of Cedar Street.  
Our Codes Enforcement Officer has been working with the property owner on this area. 

 
ANALYSIS 
 
Zoning/Use.  The property is currently zoned General Industrial (M-2) District.  The use of an 
“Automobile salvage or wrecking yard or tow lot” is an allowed use in this District with an approved 
Special Use Permit (SUP).  This type of use is defined as “Any area of land where three (3) or more motor 
vehicles not in running condition or the parts thereof are stored in the open and are not being restored to 
operation or any land, building or structure used for the stripping, wrecking or storing of such 
automobiles or parts thereof and which may include sale of parts of vehicles.”  It appears that a tow lot, or 
some other similar use, may have existed on this property since 2003.   
 
Screening.  Under Article XVIII, “M-2” General Industrial District, Section 405.510.B states:  “All storage 
of materials, products or equipment shall be within a fully enclosed building or in a partially enclosed 
building or in an open yard having a solid screen fence not less than six (6) feet high giving total or partial 
screening from neighboring property and adjacent streets.  In the case of salvage or junk operations all 
storage and processing areas shall be screened by a solid screen fence not less than ten (10) feet and not 
exceeding fifteen (15) feet in height, the materials and setback of which shall be approved by the Planning 
and Zoning Commission.”  Section 405.525.C.7 states that any sort of vehicle storage of one (1) more 
vehicles which don’t belong to the property owner “must be screened by a view-reducing wall, fence or 
landscaping material from adjacent roads and residentially zoned or used property”. 
 
Staff had shared the conditions of the previously approved Special Use Permit for the prior tow lot (GT 
Tow) with the applicant prior to their application submittal.  The applicant has requested an extension of 
an additional 2-year period before having to install the sturdier, more opaque screening of vinyl fencing 
with stone pillars.  The previously approved Special Use Permit (Ordinance No. 3605) stated this was 
supposed to be completed within 18 months, thus the applicant is asking that that he be allowed 3 ½ years 
to meet this condition.  The existing screening material, if in good repair and covering both entrance/exit 
gates, may meet the minimum requirements for general screening.  It is worth noting that the other tow 
lot site did not originally have the sturdier, more opaque fencing.   
 
Comprehensive Plan.  The City’s 2040 Comprehensive Plan shows this area as “Community Mixed-Use”, 
which are places intended to “integrate a broad range of retail, service, office, and residential uses 
together in a town center format”.  Tow lots are not a use the city wishes to see proliferate and there are 
important screening considerations for this use, which is why it is a use that requires an approved Special 
Use Permit.  This type of use does provide a needed service to the citizens of our community and the 
County at-large.  Given the prior existence of this type of use at this location staff deems it appropriate 
and consistent with the City’s Comprehensive Plan. 
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STAFF RECOMMENDATION 
 
Staff recommends approval of the requested Special Use Permit with the following conditions: 

1. The applicant shall make necessary repairs/replacement of screening materials as needed and 
add as appropriate at the entrance/exit gates. 

2. The applicant shall upgrade their screening to vinyl fencing with stone pillars within three and 
one-half (3 ½) years. 

3. The time limit associated with this Special Use Permit shall be 10 years, at which time a new 
Special Use Permit is required to continue operations. 

4. Vehicles may remain on the lot for up to 90 days, unless under a police hold. 
5. The height of the screening shall be increased so that the lot contents cannot be seen from the 

street. 
 

ATTACHMENTS 
 
Application 
Google Earth Image History 
Ordinance No. 3605 
Zoning Map 
Aerial Map 
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February 1996 Google Earth Image: 

 

February 2003 Google Earth Image: 
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August 2005 Google Earth Image: 

 

September 2006 Google Earth Image: 
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March 2008 Google Earth Image: 

 

August 2009 Google Earth Image: 
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May 2010 Google Earth Image: 

 

June 2011 Google Earth Image: 

 

3.G.c

Packet Pg. 92

A
tt

ac
h

m
en

t:
 G

o
o

g
le

 E
ar

th
 Im

ag
e 

H
is

to
ry

 f
o

r 
40

2 
C

ed
ar

 S
tr

ee
t 

A
re

a 
 (

A
p

p
l. 

#S
U

P
-2

4-
00

4—
A

 S
p

ec
ia

l U
se

 P
er

m
it

 f
o

r 
a 

to
w

 lo
t 

lo
ca

te
d

 a
t 

40
2 

C
ed

ar



July 2012 Google Earth Image: 

 

September 2012 Google Earth Image: 
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September 2013 Google Earth Image: 

 

May 2014 Google Earth Image: 
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March 2015 Google Earth Image: 

 

March 2016 Google Earth Image: 
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June 2017 Google Earth Image: 

 

April 2018 Google Earth Image: 
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July 2019 Google Earth Image: 

 

February 2020 Google Earth Image: 
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April 2021 Google Earth Image: 

 

April 2023 Google Earth Image: 
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STAFF REPORT 

 

TO: Planning & Zoning Commission 

FROM: Christina Stanton, 

DATE: September 13, 2024 

SUBJECT: Appl. #SUP-24-004—A Special Use Permit for a tow lot located at 402 Cedar 

Street 

 

Type of Item: Approval 

 

H. Action Item (ID # 4964) 

Appl. #SUP-24-004—A Special Use Permit for a tow lot located at 402 Cedar Street - 

CONSIDERATION 

3.H
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