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Planning and Zoning Commission Meeting

February 13, 2024

7:00 p.m. – City Hall Council Chambers and Via Videoconference

AMENDED AGENDA

Anyone who wishes to view the meeting in real time may do so as it will be streamed live on the 
city’s YouTube page through YouTube Live or may use the Zoom link below to access the 
meeting.

1. Call to Order

2. Approve the December 12, 2023, Planning Commission Minutes

3. Staff Report

4. Public Hearing 

Rezoning two lots (16000 and 16100 N. 169) at the northeast corner of 169 Hwy and Cliff Dr. 
from B-2 and R-1B to R-3  

5. Rezone 16000 and 16100 N. 169 Hwy from B-2 and R-1b to R3

Applicant seeks to rezone 4.14 acres at Cliff Dr. and 169 to R-3.

6. Site Plan Review 14890 N. Industrial Dr. – Thornell Corporation

Site Plan Review for a 38,000 ft2 warehouse and office for Thornell Corporation

7. Site Plan Review 14820 N. Industrial Dr. Huntley Disposal/David Finke

Site Plan Review for a 6,400 ft2 building to house a transfer station operation.

8. Public Hearing

Amending the Site Plan ordinance to include CUP’s in any district into the site plan process.

9. Zoning Ordinance Amendment – Site Plan Review on CUP applications in all districts



Posted by Jack Hendrix, Dev. Dir.,           February 9, 2024  4:00 p.m.           Accommodations Upon Request
107 W. Main St., Smithville, MO  64089

Join Zoom Meeting
https://us02web.zoom.us/j/89408103497
Meeting ID: 894 0810 3497
Passcode: 815009

Proposed amendment to §400.395 to include CUP’s in any zoning district in the list of required 
site plan review applications.  

10. Adjourn



NOT YET APPROVED

SMITHVILLE PLANNING COMMISSION

REGULAR SESSION
December 12, 2023

7:00 P.M.
City Hall Council Chambers and Via Videoconference

1. CALL TO ORDER

Chairman John Chevalier called the meeting to order at 7:01 p.m.

A quorum of the Commission was present: Alderman Melissa Wilson, John 
Chevalier, Rob Scarborough, Dennis Kathcart (via Zoom), Deb Dotson, Billy
Muessig (via Zoom) and Mayor Damien Boley.

Staff present: Jack Hendrix and Brandi Schuerger.

2. MINUTES

The November 14, 2023, Regular Session Meeting Minutes were moved for
approval by SCARBOROUGH, Seconded by ALDERMAN WILSON.

Ayes 7, Noes 0. Motion carried.

3. STAFF REPORT

HENDRIX reported:

At the January or February meeting it is anticipated that we will have 2 or 3
site plan applications coming forward for new projects.

At 169 Hwy and West Meadow Street a car dealership wants to install a
temporary trailer to use as an office.
At Cliff Drive and 169 Hwy there will be a rezoning and site plan review
for an 8-plex.
The KCI RV Storage facility has sold and the new owners will be
submitting new applications in the spring for the next 2 buildings on the
south side and will be reworking the north side to build bigger buildings
with smaller units. This will require a new traffic study.



NOT YET APPROVED

McBee’s Coffee N Carwash has advertised a December 21st opening. They 
will be working very hard to complete the rest of the work to meet that 
deadline.  

Fairview Crossing North is making progress. They have the first 6 inches of 
pavement down. The anticipated opening will be in June 2024. There are 3 
businesses slated to go there.   

The old Price Chopper building is moving along. Glass is being installed. We 
have not heard who the tenants will be. 

The Eagle Heights subdivision up by Wildflower is going to potentially come 
back to us for some changes to their previous approvals. They will have to 
do a new traffic study and are working on some sewer stuff. With the 
market they are looking at creating more single family homes and fewer two 
family homes. But if the market changes that could change as well.

  
4. PUBLIC HEARING

REZONING LOTS 5, 6 AND THE NORTH 100.3 FEET OF LOT 7 IN 
WAIT ACRES 18212 N MAIN ST. FROM R-1A TO A-R 

Public hearing opened.

HENDRIX gave an overview on how this property became zoned R-1A. 
The applicant here tonight wants to have his property zoned A-R. The 
reason for this is so they can build their outbuilding/barn first and later in 
the future build a home. Residential zonings don’t allow this but 
Agricultural zonings do. 

Zach Nicholas---9547 N Kentucky Ave Kansas City, MO 64157---
Explained that he would like to have a few animals on the property for his 
teenagers to learn how to care for and a barn to store mowers and such 
for the upkeep of the property. Later they will build their home there.    

Public hearing closed. 



NOT YET APPROVED

5. REZONE LOTS 5, 6 AND THE NORTH 100.3 FEET OF LOT 7 IN WAIT 
ACRES 18212 N MAIN ST. FROM R-1A TO A-R 

APPLICANT SEEKS TO REZONE 5.11 ACRES OF LAND ON NORTH 
MAIN ST TO A-R 

MAYOR BOLEY motioned to approve the Rezoning of lots 5, 6 and the north 
100.3 feet of lot 7 in Wait Acres 18212 N Main St from R-1A to A-R. 
Seconded by MUESSIG. 

DISCUSSION: None

THE VOTE: MAYOR BOLEY-AYE, KATHCART-AYE, DOTSON-AYE, 
SCARBOROUGH-AYE, ALDERMAN WILSON-AYE, CHEVALIER-AYE, 
MUESSIG-AYE. 

AYES-7, NOES-0. MOTION PASSED

6. PUBLIC HEARING

REZONING 19950 N. F HWY FROM A-1 AND R-1B TO A-R 

Public hearing opened.

HENDRIX gave an overview on the current zoning of this property. The 
applicant seeks to have this property zoned A-R. The reason for this is so 
the lot can be divided into three 3 acres lots for single family homes. 

Public hearing closed. 

7. REZONING 19950 N. F HWY FROM A-1 AND R-1B TO A-R 

APPLICANT SEEKS TO REZONE LAND ZONED A-1 AND A SMALL 
SLIVER OF R-1B TO A-R TO ALLOW A SUBDIVISION OF THREE 3 
ACRE LOTS TO BE CREATED



NOT YET APPROVED

MAYOR BOLEY motioned to approve the Rezoning of 19950 N. F Hwy from 
A-1 and R-1B to A-R. Seconded by DOTSON. 

DISCUSSION:

MAYOR BOLEY asked if this section of F Hwy is still maintained by MODOT. 
Will there be any road improvements required? That road is pretty bad.

HENDRIX stated that is correct, it is still maintained by MODOT. The only 
offsite improvement will be the requirement to add a fire hydrant to an 
existing line. MODOT has already approved entrance locations. 2 of the lots 
will have a shared entrance. 

THE VOTE: MUESSIG -AYE, CHEVALIER-AYE, ALDERMAN WILSON-AYE, 
MAYOR BOLEY-AYE, KATHCART-AYE, DOTSON-AYE, SCARBOROUGH-AYE. 

AYES-7, NOES-0. MOTION PASSED

8. PUBLIC HEARING

SINGLE PHASE FINAL PLAT---QUEEN’S CORNER---3 LOTS

Public hearing opened.

HENDRIX gave an overview on the proposal. The applicant seeks to divide 
the current 9 acres into three 3 acres lots for single family homes. Lots 2 
and 3 will be required to share an entrance. There will be a requirement 
to add a fire hydrant to an existing line so that all 3 lots have coverage. 
The applicant will be required to pay Parks fees for the 3 lots. 

Public hearing closed. 

9. SINGLE PHASE FINAL PLAT FOR QUEEN’S CORNER---3 LOTS

APPLICANT SEEKS APPROVAL FOR A SINGLE PHASE FINAL PLAT 
TO CREATE A 3 LOT SUBDIVISION WITH THREE 3 ACRE LOTS ON 
9 ACRES AT 19950 N. F HWY



NOT YET APPROVED

MAYOR BOLEY motioned to approve the Single Phase Final Plat for Queen’s 
Corner---3 lots. Seconded by ALDERMAN WILSON. 

DISCUSSION: None

THE VOTE: SCARBOROUGH -AYE, DOTSON-AYE, KATHCART-AYE, MAYOR 
BOLEY-AYE, MUESSIG-AYE, CHEVALIER-AYE, ALDERMAN WILSON-AYE. 

AYES-7, NOES-0. MOTION PASSED

10. ADJOURN

MAYOR BOLEY made a motion to adjourn. SCARBOROUGH seconded the 
motion.

VOICE VOTE:  UNANIMOUS

CHAIRMAN CHEVALIER declared the session adjourned at 7:21 p.m.



STAFF REPORT
February 9, 2024

Rezoning of Parcel Id # 05-504-00-02-010.00 and 05-504-00-02-009.00

Application for a Zoning District Classification Amendment  

Code Sections:
400.560.C     Zoning District Classification Amendments

Property Information:
Address: 16000 and 16100 N. US 169 Hwy
Owner: Port Side Tie, LLC
Current Zoning: B-2 and R-1B
Proposed Zoning: R-3

Public Notice Dates:
1st Publication in Newspaper: January 25, 2024
Letters to Property Owners w/in 185’: January 22, 2024

GENERAL DESCRIPTION:

The applicant seeks to rezone two adjoining lots from R-1B (north) and B-2 
(south) to R-3 located on the west side of 169 and north of Cliff Dr.  The lots have
remained undeveloped for many years.  Applicant seeks this rezoning to allow future 
construction of two separate townhome buildings.  

EXISTING ZONING:

The existing zoning is B-2 and R-1B and has been in existence at least since the 
1978 zoning map.  

CHARACTER OF THE NEIGHBORHOOD 400.560.C.1

The surrounding area is 169 Highway frontage with commercial uses throughout 
and Second Creek to the west.  West of the creek is land not within the city limits that is 
used as agricultural land.  



CONSISTENCY WITH COMPREHENSIVE PLAN AND ORDINANCES 400.560.C.2

The existing Comprehensive Plan was approved on November 10, 2020, and calls 
for the north lot to be part of the Downtown overlay area, and the south lot is just left 
as agricultural.  

To the extent that the future land use plan map indicates several of the parcels along 
169 that are currently zoned B-3 as agricultural as well, including the south lot to match 
the north lot complies.

ADEQUACY OF PUBLIC UTILITIES OR OTHER PUBLIC SERVICES 400.560.C.3

Streets and Sidewalks:

No street extensions will be needed, but Cliff Dr. will need to be upgraded when 
the south lot develops, including sidewalks at the owners expense and in accordance 
with existing APWA standards.

Water, Sewer and Storm water

The city does not have water or sewer to the lots, so the owner must extend both water 
and sewer to service the lots at its’ own expense and in accordance with existing APWA 
standards.  

All other utilities

Future Development will be conditioned upon installation of all other needed 
utilities at the cost of the development.



SUITABILITY OF THE USES TO WHICH THE PROPERTY HAS BEEN RESTRICTED UNDER 
ITS EXISTING ZONING 400.560.C.4

The current use is vacant land.  The location, size and layout of the lots limit 
their use as anything other than limited multifamily, which is the highest and best use.  

TIME THE PROPERTY HAS REMAINED VACANT AS ZONED 400.560.C.5

The property was zoned to its’ existing district classification at least 1978 and 
has not been developed since.  

COMPATIBILITY OF PROPOSED DISTRICT WITH NEARBY LAND 400.560.C.6

The proposed district is compatible with the business uses nearby.  

EXTENT WHICH THE AMENDMENT MAY DETRIMENTALLY AFFECT NEARBY PROPERTY 
400.560C.7

No detrimental effects are known.

WHTHER THE PROPOSAL HAS A DISPROPORTIONATE GREAT LOSS TO ADJOINING 
PROPERTY OWNERS RELATIVE TO THE PUBLIC GAIN 400.560.C.8

With no detrimental effects known, no great loss is expected.

STAFF RECOMMENDATION:

Staff recommends APPROVAL of the proposed district based upon the change 
meets the Comprehensive Plan recommendations.
  
Respectfully Submitted,

___________________________
Zoning Administrator



STAFF REPORT
February 9, 2024

Site Plan Review of Parcel Id # 05-816-00-05-004.00

Application for a Site Plan Approval  

Code Sections:
400.390 – 400.440     Site Plan Approval

Property Information:

Address: 14890 N. Industiral Dr.
Owner: Thornell Corp.
Current Zoning: I-1

Application Date: December 18, 2023

GENERAL DESCRIPTION:

Applicant seeks to build a 38,000 ft2 office (6000 ft2) and warehouse building (32,000 
ft2) in the industrial park.  The project includes storm detention, parking lot lighting 
and, with several conditions for approval on building materials and landscaping, all other 
requirements of the code.  The following conditions should be attached to any approval:

Building Materials.
First, the façade materials of the office portion of the building (front and both sides)
must meet the requirements of 400.425A.1., which requires the use of different 
materials than the remainder of the warehouse portion of the building.  The 30% 
requirement is waived if the entire small section meets this standard.
The wainscot seems to be metal wall panels, which are not allowed at that height.  
Synthetic stone/stone look materials should be used at the wainscot level to 4’, but only 
on the office portion of the building, the warehouse portion can have the materials listed 
(exclude the wainscoting on warehouse).



Above the wainscoting, architectural metal wall panels can be used for more than 25% 
of the total façade IF, the material has the stucco look.  Standard metal wall panels are 
limited to 25%, which would require a significant resubmittal.  The two color variations 
(grey/blue on warehouse and khaki/brown and grey on office) submitted are compliant.

Landscaping.
The foundation landscaping provisions of 400.425.D.2.a.4. shall be met on the front 
office façade of 100’, as well as an additional 12’ on either corner of the office portion 
for a total of 124’ of 8’ wide areas.  The plantings must be (124/25 = 5) 50 shrubs, 
clustered around a total of 5 shade trees spaced throughout, or 10 ornamental trees 
spaced throughout.  A combination of shade and ornamental may be used with the 
understanding that 1 shade per 25’ or 2 ornamentals per 25’ must be met – so 2 shades 
and 6 ornamentals would meet this too.
The landscaping and buffering provisions of 400.435.D.2 shall include:  Building zone –
3 deciduous trees, 2 ornamental flowering trees and 6 shrubs on EACH side of the 
warehouse portion; Parking zone (south side of south parking area only) 1 deciduous or 
ornamental flowering tree and 2 shrubs; Street zone – located only in the area between 
the drives – 87’ area must have 2 ornamental flowering trees and then “low hedges, 
ornamental grass or low walls such that the parking lot shall be effectively screened 
from view without obstructing traffic movements.

Section 400.410 Standard of Review

1.  The extent to which the proposal conforms to these regulations.  
With above conditions, it conforms. 

2. The extent to which the development would be compatible with the 
surrounding area.

Compatible.
3. The extent to which the proposal conforms to the provisions of the City's 
subdivision regulations concerning the design and layout of the development, as 
well as water system, sewer system, stormwater protection and street 
improvements.

Complies.
4. The extent to which the proposal conforms to the policies and provisions of 
the City's Comprehensive Plan.

Conforms.
5. The extent to which the proposal conforms to the adopted engineering 
standards of the City.

Conforms.
6. The extent to which the locations of streets, paths, walkways and driveways 
are located so as to enhance safety and minimize any adverse traffic impact on 
the surrounding area.

Conforms.
7. The extent to which the buildings, structures, walkways, roads, driveways, 
open space and parking areas have been located to achieve the following 
objectives:



a. Preserve existing off-site views and create desirable on-site views;
b. Conserve natural resources and amenities available on the site;
c. Minimize any adverse flood impact;
d. Ensure that proposed structures are located on suitable soils;
e. Minimize any adverse environmental impact; and
f. Minimize any present or future cost to the municipality and private providers of 
utilities in order to adequately provide public utility services to the site.
All applicable provisions have been met.

STAFF RECOMMENDATION:

Staff recommends APPROVAL of the proposed Site Plan conditioned upon
meeting the requirements of (the Building Materials and Landscaping conditions 
in the staff report.   

Respectfully Submitted,

___________________________
Director of Development
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STAFF REPORT
February 9, 2024

Site Plan Review of a portion of Parcel Id # 05-816-00-05-005.00

Application for a Site Plan Approval  

Code Sections:
400.390 – 400.440     Site Plan Approval

Property Information:

Address: 14890 N. Industrial Dr.
Owner: Bill Mann/David Finke
Current Zoning: I-1

Application Date: December 18, 2023

GENERAL DESCRIPTION:

Applicant seeks approval for a 6,400 ft2 building on a future lot 19 in the industrial park. 
All aspects of the lot’s site development meet the standards required by the zoning 
code.  A communication confusion has delayed the building elevation sheets, including 
the materials and color scheme.  Those, once submitted, will be subject to a 
supplemental staff report.  ***********Given the added carrying costs to the applicant, 
staff has agreed to this out of the ordinary timing.

Section 400.410 Standard of Review

1.  The extent to which the proposal conforms to these regulations.
2. The extent to which the development would be compatible with the 
surrounding area.
3. The extent to which the proposal conforms to the provisions of the City's 
subdivision regulations concerning the design and layout of the development, as 



well as water system, sewer system, stormwater protection and street 
improvements.
4. The extent to which the proposal conforms to the policies and provisions of 
the City's Comprehensive Plan.
5. The extent to which the proposal conforms to the adopted engineering 
standards of the City.
6. The extent to which the locations of streets, paths, walkways and driveways 
are located so as to enhance safety and minimize any adverse traffic impact on 
the surrounding area.
7. The extent to which the buildings, structures, walkways, roads, driveways, 
open space and parking areas have been located to achieve the following 
objectives:
a. Preserve existing off-site views and create desirable on-site views;
b. Conserve natural resources and amenities available on the site;
c. Minimize any adverse flood impact;
d. Ensure that proposed structures are located on suitable soils;
e. Minimize any adverse environmental impact; and
f. Minimize any present or future cost to the municipality and private providers of 
utilities in order to adequately provide public utility services to the site.

STAFF RECOMMENDATION:

Staff recommends APPROVAL of the proposed Site Plan conditioned upon
meeting the requirements of Staff’s supplemental Staff report dated February 13, 
2024.   

Respectfully Submitted,

___________________________
Director of Development
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Staff has identified a gap in our coverage of Conditional Use Permit requirements in 
several districts (most residential and all agricultural).  While 400.570 contains several 
standards that must be met as minimum requirements, they are not specific in any 
degree.  Staff proposes adding the CUP’s in residential and agricultural districts into the 
site plan review process to maintain a consistent application of rules from district to 
district, and include measurable standards for each.  

The current CUP requirements are listed below:

Minimum Requirements. A conditional use permit shall not be granted unless specific 
written findings of fact directly upon the particular evidence presented support the 
following conclusions:

1. The proposed conditional use complies with all applicable provisions of these 
regulations, including intensity of use regulations, yard regulations and use limitations.

2. The proposed conditional use at the specified location will contribute to and promote 
the welfare or convenience of the public.

3. The proposed conditional use will not cause substantial injury to the value of other 
property in the neighborhood in which it is to be located.

4. The location and size of the conditional use, the nature and intensity of the operation 
involved in or conducted in connection with it and the location of the site with respect 
to streets giving access to it are such that the conditional use will not dominate the 
immediate neighborhood so as to prevent development and use of neighboring property 
in accordance with the applicable zoning district regulations. In determining whether 
the conditional use will so dominate the immediate neighborhood, consideration shall be 
given to:

a. The location, nature and height of buildings, structures, walls and fences on the site; 
and

b. The nature and extent of landscaping and screening on the site.

5. Off-street parking and loading areas will be provided in accordance with the 
standards set forth in these regulations and such areas will be screened from adjoining 
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residential uses and located so as to protect such residential uses from any injurious 
effect.

6. Adequate utility, drainage and other such necessary facilities have been or will be 
provided.

7. Adequate access roads or entrance and exit drives will be provided and shall be so 
designed to prevent traffic hazards and to minimize traffic congestion in public streets 
and alleys.



Section 400.395 Applicability.

All applications for new building permits in the commercial and industrial zoning districts, as 
well as in the "R-3" Multi-Family Districts as well on any Conditional Use Permit as allowed in 
Section 400.570 of this code located in any district shall be subject to site plan review in 
accordance with these regulations. Site plan review shall also be required for the expansion of 
any existing use in these districts. "Expansion" shall include any increase in floor, parking or 
storage space. Site plan review may also be required for improvements to the facade of an 
existing building. This would include attaching or changing any appurtenances, such as, but not 
limited to siding, facade, dormers, parapets, columns, pillars, overhangs and soffits. Such work 
shall be subject to site plan review at the discretion of the Development Director.


