
 
 

AGENDA 
CITY OF HARRISONVILLE 

BOARD OF ZONING ADJUSTMENT 
REGULAR MEETING 

CITY HALL 
JULY 8, 2025 

6:00 PM   
1. Call to Order 

 A. Roll Call 

2. Approval of Minutes 

 A. Minutes from the December 10, 2024, Meeting 

 B. Minutes from the February 11, 2025, Meeting 

3. Agenda Items 

 A. Appl. #VAR-25-001--Variance of Section 405.550.B.1 to allow for a detached 
accessory structure to be setback approximately 12' from the south side yard on 
property located at 2905 Canyon Way - PUBLIC HEARING 

 B. Appl. #VAR-25-001--Variance of Section 405.550.B.1 to allow for a detached 
accessory structure to be setback approximately 12' from the south side yard on 
property located at 2905 Canyon Way - CONSIDERATION 

4. Discussion Items 

5. Adjourn 

  

 
Posted on City Hall Bulletin Board this 25th day of June, 2025. 

 
  

__________________________ 
 

Daniel Barnett, City Clerk 
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DRAFT 

MINUTES 

CITY OF HARRISONVILLE 

BOARD OF ZONING ADJUSTMENTS 

REGULAR MEETING 

CITY HALL 

DECEMBER 10, 2024 

6:00 PM 

Publish  

1. Call to Order 

 The meeting was called to order at 6:00 PM by Alternate Vanessa Hargrave 

Attendee Name Organization Title Status Arrived 

Vanessa Hargrave Harrisonville Alternate Present  

Bryan Wooten Harrisonville  Present  

Michelle Hart Harrisonville  Present  

Charles Hotchkiss Harrisonville  Present  

April McLaughlin Harrisonville  Excused  

Gerald Saling Harrisonville  Excused  

Also in attendance were James Battaglia, Surefire Signs; Blake Battaglia, Surefire Signs; 
Christina Stanton, Community Development Director; and Jamie Martin, Recording Secretary.  

2. Approval of Minutes 

A. Board of Zoning Adjustments - Regular Meeting - Nov 12, 2024 6:00 PM  

With no additions or corrections, the minutes from the November 12, 2024, meeting were 
unanimously approved. 

RESULT: ACCEPTED [UNANIMOUS] 

MOVER: Michelle Hart 

SECONDER: Charles Hotchkiss 

AYES: Vanessa Hargrave, Bryan Wooten, Michelle Hart, Charles 
Hotchkiss 

EXCUSED: April McLaughlin, Gerald Saling 

3. Agenda Items 

A. Appl. #VAR-24-011--Variances to Chapter 435:  Sign Regulations - PUBLIC 

HEARING  

Director Stanton presented the Staff Report for a variance application from James 
Battaglia, seeking two variances to Chapter 435, Sign Regulations. The first request is to 
the maximum sign area allowed for an elevated sign in the Service Business (C-2) 
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District located within the Highway Overlay District to allow for a total sign area of 680 
square feet, a variance of 536 square feet. 144 square feet is what is allowed. The 
second request is for the sign type allowed within the Service Business (C-2) District to 
allow for an elevated roof sign which is only allowed in the General Industrial (M-2) 
District. She said that in 1966, the property was zoned General Business (C-2) District in 
the County. July 12, 2007, Cass County adopted their current Sign Regulations. 
According to Section 400.790.B, Sign Structural Types, Roof Mounted Signs are not 
permitted within any zoning districts in the County. December 16, 2016 Cass County 
Building and Codes Department approved a sign permit for a 3' x 38' roof sign. June 17, 
2024, the subject property was annexed into the city limits of the City of Harrisonville  and 
established as Service Business (C-2) District by Ordinance #3694. Director Stanton said 
that the key issues for this property are that the property is currently zoned Service 
Business (C-2) District. Under the current Sign Regulations, Appendix A: Non-Residential 
Sign Table by Structural Types, an Elevated Sign located on a property that is zoned C-2 
and within the Highway Overlay District can have a sign area of up to 144 square feet. 
Both Appendices A and B: Table of Permitted and Specially Permitted Signs by Zoning 
Districts, the sign type "Roof Sign - Elevated/Projecting" is a prohibited sign type for the 
C-2 District. Director Stanton said that it should be noted that an objection to the 
requested variances was received and is provided within the packet. She said the 
applicant states that the property sits 20 feet below grade and has a visibility issue as the 
southbound off ramp blocks nearly all the visibility from 49 North and Southbound. There 
is a 500+ square foot 4 sided sign directly south across Highway 7 at Sapp Brothers. The 
topography of the site is not unique when compared to other commercial lots in the area; 
however, it should be noted that many of these properties were developed in the County 
with larger signage and then later annexed into the City. Additionally, it should be noted 
that the applicant did not provide any documentation indicating what it would look like if 
the strict letter of the regulations were to be carried out so it is unclear whether this is a 
true hardship versus a mere inconvenience. Though, it does seem an appropriate 
request given the existing sign sizes of the other businesses located within the area 
immediately adjacent to the highway. The requested variances apply to this property due 
to the topography of the property and the desire of the applicant to install and maintain a 
larger sign similar to the other existing businesses within the area, and the desire to 
replace the existing elevated roof sign. The alleged difficulty or hardship is being caused 
by the topography of the lot and the current property owner's desire to install and 
maintain a larger sign similar to the other existing businesses within the area immediately 
adjacent to the highway and replace the existing elevated roof sign. The granting of the 
requested variances would not result in a detriment to the public welfare in the area. The 
variances would allow the property owner to have a larger sign face on the proposed 
elevated sign and to replace the existing elevated roof mounted sign with a somewhat 
larger elevated roof mounted sign. However, it should be noted that an objection was 
received from the owner of Slumber Inn, in which he said that this is not a "highway type" 
of business and raises concerns that the proposed signage would block the view to his 
building and signage for drivers traveling south on MO-7 approaching the interchange. 
He also said that he has concern for how this would impact his business and property 
value due to the potentially decreased visibility. Director Stanton said the requested 
variances 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 the property values within the area. Although, it 
should be noted that Section 435.020.a.7 states: "To protect property values by 
minimizing adverse effects of Signs on adjacent property, which can occur from 
conditions such a light trespass, obstructing views and access, or visual clutter". She said 
that Staff recommends approval of the requested variances.  

Vanessa Hargrave asked if the recommended approval was for both requested 
variances. Director Stanton said yes. She added that this may warrant a discussion on 
looking in to changes for the Highway Overlay Districts.  

Jim Battaglia spoke to the Board. He said that he had not reviewed the packet before the 
meeting. He said that the he measured the roof sign and there are 42 slats that are 1 foot 
wide and the length of the roof sign is 41 feet and six inches long and will mount into 
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brackets. The letters are 34 inches tall. The roof sign will not light up. He said the site sits 
20 feet below grade and the existing elevated sign can not be seen from the north bound 
lane. He discussed how the Sapp Bros. sign is much larger than the proposed and that 
there is a second one on site that is also large. Mr. Battaglia said that the elevated sign is 
only 2 sides, not 3. He said he thinks the proposed signs are keeping in conformance 
with the other signs in the area. He said the Sapp Bros. sign is over 1000 square feet, the 
sign behind it is much larger and the Loves sign is 121 feet high and 737 square feet. He 
said that a 144 square foot sign would be too small to be seen. 

Charles Hotchkiss asked if the two signs at Sapp Bros are larger than what he is asking 
for and Mr. Battaglia said yes and that the elevated sign he is proposing is on a "V". 

The Public Hearing was closed at 6:24 PM. 

B. Appl. #VAR-24-011--Variances to Chapter 435:  Sign Regulations - 

CONSIDERATION  

Variance request has met all of the criteria. Variance was approved. 

4. Discussion Items 

There were no discussion items. 

5. Adjourn 

With nothing further to come before the Board, Michelle Hart made a motion to adjourn. Bryan 

Wooten seconded. The meeting was adjourned at 6:27 PM. 

 

 

Respectfully submitted, 

_____________________________ 

Jamie Martin, Recording Secretary 
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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:  July 8, 2025 
 
Re: Appl. #VAR-25-001—Variance of Section 405.550.B.1 to allow for a detached 

accessory structure to be setback approximately 12’ from the south side yard on 
property located at 2905 Canyon Way 

 

GENERAL INFORMATION 
 
Applicant: Leah Young, 2905 Canyon Way 
 
Requested Actions:  Approval of requested variance of Section 405.550.B.1 to allow for a 

detached accessory structure to be setback approximately 12’ from the south side 
yard on property located at 2905 Canyon Way 

 
Date of Application:  May 29, 2025 
 
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 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…In the case of corner lots, accessory buildings shall be set back not 
less than the distance required for residences from side streets” (Section 405.550.B.1).  The 
property is a corner lot, which means that the detached accessory structure is supposed to be set 
back 20 feet from the south side property line per the building line on the recorded plat.  The 
property typically starts 11 feet from the back of curb, the fence is located approximately 16 feet 
from the back of the curb (so 5 feet inside the property line), and the pad for the detached 
structure is located approximately 23 feet from the back of the curb (or 12 feet inside the 
property line).  The applicant is seeking a variance of approximately eight (8) feet from the 
required twenty (20) foot side yard setback. 
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PREVIOUS ACTIONS 
 
Required legal notices have been issued. 
 

• March 14, 2006—The Final Plat of The Ranch was recorded with the Cass County 
Recorder’s Office by Instrument #353090. 

• July 27, 2023—The Minor Plat of Lot 6A, The Ranch – Phase 1 was recorded with the Cass 
County Recorder’s Office by Instrument #737401. 

• July 25, 2024—A Building Permit (#23422) for a new single-family home for 2905 Canyon 
Way was issued Certificate of Occupancy (CofO). 

• November 5, 2024—Staff received an anonymous complaint, which is when staff first 
became aware of the situation.  Staff has been in conversations with the property owner to 
work towards Code compliance. 

• November 25, 2024—A Building Permit (#24552) for a 6’ vinyl privacy fence was 
approved. 

• November 26, 2024—A Building Permit (#24555) for GFCI for a hot tub was approved. 
• May 19, 2025—A Building Permit (#25183) for a 16’ x 20’ garden shed was applied for. 

 
KEY ISSUES 
 
The property is currently zoned Planned Single-Family Residential (RP-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.” 
 
 
The Applicant is seeking a variance to allow for a detached accessory structure to be 
approximately 12 feet from the south side property line.  The building line shown on the recorded 
plat requires a setback of 20 feet from the south side property line. 
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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 property would still be used as a single-
family residence if the variance is not granted.  The owner desires to utilize an existing 
concrete pad for a 16’ x 20’ garden shed.   
 
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 shape of 
this property is not unique, nor are there topographical conditions.  The applicant 
contends that their property is unique due to its location at the entrance of their 
subdivision.   
 
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.  It is a 
residential subdivision and it is not uncommon for residential lots to include a detached 
accessory structure.   

 
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 particular physical surroundings, shape or topographical conditions of the specific 
property do not create a particular hardship upon the owner.  The hardship is self-
imposed and is due to the owner having a concrete pad for a future 16’ x 20’ shed 
structure poured and placed without having discussed the placement with staff.  
 
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 requested variance stems from a self-imposed hardship, not a hardship created by 
unique circumstances or conditions of the property.  Though, it is worth noting that the 
adjacent right-of-way is 60-90 feet (90’ at the intersection with Mechanic/MO-7 Hwy and 
60’ closer to the intersection of Jones Ranch Pkwy. and Canyon Way.  As is evident in 
the attached pictures, neither the fence nor the proposed detached accessory structure 
would create any impediments to line of sight within the sight distance triangle. 
 
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; 
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The effective date of this chapter was in 1991.  The concrete pad was poured sometime 
after the construction of the house and was brought to staff’s attention via an 
anonymous complaint.  The alleged difficulty or hardship stems from the property 
owner having the concrete pad poured without discussing placement with staff. 
 
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 install a 16’ x 20’ garden 
shed approximately 12’ from the south side property line adjacent to an already 
considerable right-of-way.  The larger right-of-way, and the fence, will make the 
proposed detached accessory structure visibly less intrusive. 
 
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.   

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

• The structure will be located behind the 6’ tall vinyl fence;  
• The detached accessory structure will be located approximately 12’ from the south side 

property line adjacent to an already considerable right-of-way; and 
• The granting of the variance will not result in a detriment to the public welfare or 

negatively impact the adequate supply of light and air to adjacent property or increase 
the danger of fire or otherwise endanger the public safety or diminish or impair 
surrounding property values.   

 
STAFF RECOMMENDATION 
 
Staff recommends denial of the requested variance. 
                                                                                                                                                                                      
ATTACHMENTS 
 
Application 
Site Plan 
Lot 6A, The Ranch – Phase I 
Images from Google Street View 
Pictures 
Zoning Map 
Aerial Map 
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Standing on sidewalk south of 2408 Jones Ranch Pkwy., looking east. 
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Standing on sidewalk south of 2902 Canyon Way, looking east. 
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pStanding on corner of sidewalk at Jones Ranch Pkwy. and Canyon Way, looking east. 
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