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CITY OF RAYTOWN 
Request for Board Action 

 
Date: April 23, 2013             Bill No.  6316-13 
To: Mayor and Board of Aldermen   Section No:  XIII 
From: John Benson, Director of Development and Public Affairs  
 
Department Head Approval:          
 
Finance Director Approval:  ________________________ (only if funding requested) 
 
City Administrator Approval:        

 
 
 
Action Requested:  Conduct a public hearing to consider a Conditional Use Permit application seeking 
to have a single-tenant home on property located at 6309 Raytown Road. 
 
Recommendation:  The Planning & Zoning Commission by a vote of five (5) in favor and one (1) 
against recommends approval of the conditional use permit application subject to the conditions 
stipulated in the attached Ordinance. 
 
Analysis:  Arthur J. & Leta L. Kronke are seeking approval of a conditional use permit application to 
allow an existing building located on property at 6309 Raytown Road to be used as a “single-tenant 
residential home”.  The property to which the application applies contains two buildings and is zoned 
Neighborhood Commercial (NC).  The other building on the property has been used as an office. 
 
Alternatives: Alternatives to the recommendation of the Planning & Zoning Commission would be to 
either deny the conditional use permit application or refer the application back to the Planning & Zoning 
Commission for revisions and/or further review. 
 
Budgetary Impact:  This application does not require the city to provide any funding. The proposed 
business is not anticipated to provide an increase in sales tax revenues to city. 
 

 Not Applicable 
 
Additional Reports Attached:    

• Staff Report for April 4, 2013 Planning & Zoning Commission meeting. 
• Minutes of the April 4, 2013 Planning Zoning Commission meeting 
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STAFF REPORT 

To:  THE CITY OF RAYTOWN PLANNING AND ZONING COMMISSION 

From: THE COMMUNITY DEVELOPMENT DEPARTMENT 

Date: April 4, 2013 

Subject: Agenda Item No. 4.B: Conditional Use Permit application seeking to 
have a single-tenant home on property located at 6309 Raytown Road. 

 
Background Information: 
Arthur J. & Leta L. Kronke are seeking approval of a conditional use permit application to allow an 
existing building located on property at 6309 Raytown Road to be used as a “single-tenant residential 
home”.  The property to which the application applies contains two buildings and is zoned 
Neighborhood Commercial (NC).  The other building on the property is used for commercial purposes 
by a company that is owned by the applicant. 

 

 

Building to 
which CUP 
Application 

Applies 
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Factors To Be Considered: 

In considering any application for a conditional use permit, the Planning Commission shall give 
consideration to the health, safety, morals, comfort and general welfare of the inhabitants of the city, 
including but not limited to, the following factors. 

1. The stability and integrity of the various zoning districts. 
The property to which the conditional use permit application applies is zoned Highway 
Commercial (HC). The zoning and uses on surrounding properties are more specifically 
described below: 

East: The property to the east fronts on 63rd Street and extends south to 63rd Terrace and 
contains a shoe repair business, upholstery business and apartments located on the 
second floor of the building all which front on the south side of 63rd Street.  
Immediately to the east of the subject building to which the application applies is a 
parking area for these businesses and apartments. The property to the east side of the 
subject property is zoned Neighborhood Commercial (NC). 

West: Raytown Road abuts the west of the subject property with a commercial use and 
residential apartments located on the west side of Raytown Road all of which are 
zoned Neighborhood Commercial (NC). 

South: The property located directly to the south contains an existing building in which an 
office and coffee roaster are located. The property further south contains the Hang 
Out Bar.  The properties to the south is zoned Neighborhood Commercial (NC). 

North: A window tinting business is located directly to the north which is zoned Neighborhood 
Commercial (NC).  

2. Conservation of property values. 
 The proposed use, if approved, will occupy a currently vacant space. According to the applicant, 

the building was originally constructed and used as a house.  In the past it was converted to an 
office.  However, according to the applicant it has had limited use as an office and converting it 
back to a residence would provide better use of the building while also allowing the applicant to 
live next to his business, which is located in the other building on the property. 

3. Protection against fire and casualties. 
Prior to occupying the building the applicant will have to obtain a Use Permit from the City. As 
part of issuance of the Use Permit, the building and property will be inspected by the City’s 
Building Inspector and Fire Marshall to ensure compliance with the life safety codes contained 
in the city’s adopted Building and Fire Codes, which will help protect against fire and casualties. 

4. Observation of general police regulations. 
As previously described, prior to occupying the building the applicant will have to obtain a Use 
Permit from the City. As part of issuance of the Use Permit, the building and property will be 
inspected by the City’s Building Inspector and Fire Marshall to ensure compliance with the life 
safety codes contained in the city’s adopted Building and Fire Codes, which will help protect 
against fire and casualties. 

5. Prevention of traffic congestion. 
In reviewing the application it is the opinion of staff that Raytown Road and 63rd Street can 
both adequately accommodate the traffic the proposed residential use would generate. 
Additionally, the applicant requested a waiver to the city’s requirement for submittal of a traffic 
study with the conditional use permit application.  The request was reviewed by the Director of 
Public Works who agreed that a traffic study was not needed due to the low intensity nature of 
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the proposed residential use in relation to the surrounding street system which is designed and 
capable of carrying heavier traffic volumes.   

6. Promotion of traffic safety and the orderly parking of motor vehicles. 
The property has an existing parking area on the east side of the property, adjacent to the 
subject building.  The amount of on-site parking available would be adequate to accommodate 
the parking necessary to serve the proposed residential use as the applicant states in his 
application that it is for a single tenant thereby only creating the need for one addition vehicle.   

In addition the applicant states in his application that, if approved, he will be the person 
residing in the building.  As such, he would normally drive to the property for work. However, if 
he were to live on the property his vehicle would be on the property.  Therefore there would be 
no increase in the amount of off street parking needed on the property if the conditional use 
permit application is approved and the applicant is the only person to live there. 

7. Promotion of the safety of individuals and property. 
As previously described, prior to occupying the building the applicant will have to obtain a Use 
Permit from the City. As part of issuance of the Use Permit, the building and property will be 
inspected by the City’s Building Inspector and Fire Marshall to ensure compliance with the life 
safety codes contained in the city’s adopted Building and Fire Codes, which will help protect 
against fire and casualties. 

In addition to obtaining a Use Permit and needing to comply with the applicable life safety 
codes, the proposed use is of a residential character that would typically fall within the 
standards of the city’s adopted residential construction code.  One of the residential code 
requirements specifies that smoke detectors be hard wired in various locations in a residential 
building, such as bedrooms, kitchens, etc.  Therefore, if the application for the proposed 
conditional use is approved staff recommends that a condition of approval require that the 
building have hard wired smoke detectors in accordance with the requirements of the city’s 
adopted residential construction code. 

8. Provision for adequate light and air. 
The proposed residential is proposed to be located within an existing building on the property. 
Therefore, there will be no impact on the provision for adequate light and air. 

9. Prevention of overcrowding and excessive intensity of land uses. 
The proposed use will locate within an existing building and, as previously described, will 
generate a minimal amount of traffic. Therefore the proposed residential use is of a relatively 
low intensity nature and will not cause overcrowding or be an excessively intense land use in 
relation to the surrounding land uses.   

10. Provision for public utilities and schools. 
It is not anticipated that the proposed conditional use will have any impact on schools. In 
addition, all utilities are available to serve the property.  

11. Invasion by inappropriate uses. 
The surrounding commercial land uses are of a more intense nature than the proposed 
residential use.  The impact of those surrounding land uses should be considered to ensure that 
the proposed residential use would not be adversely impacted and that the proposed residential 
use will not adversely impact these commercial uses.  The immediately surrounding commercial 
uses are currently comprised of office and service uses, which include a window tinting 
business, shoe repair, upholstery business, and offices.  Each of these businesses operate 
during the day time and not in the evening while the proposed residential use would typically 
occur in the evening when these commercial businesses are closed.  Therefore it would appear 
that these uses could be compatible with each other. The type of commercial uses, however, 
could change over time and become more intense.  Because the area in which the conditional 
use is proposed is identified as a commercial area, the commercial uses should have priority.  
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As such if the conditional use permit application is approved it is staff’s recommendation that it 
be approved for a defined period of time, such as ten (10) years. 

12. Value, type and character of existing or authorized improvements and land uses. 
According to the applicant the subject building to which the application applies was originally 
constructed and used as a residential home. Approval of the conditional use permit would allow 
it to be used for its original purpose. 

13. Encouragement of improvements and land uses in keeping with overall planning. 
The proposed residential use, if approved, will occupy a currently vacant building. According to 
the applicant, the building was originally constructed and used as a house.  In the past it was 
converted to an office.  However, according to the applicant it has had limited use as an office 
and converting it back to a residence would provide better use of the building while also 
allowing the applicant to live next to his business, which is located in the other building on the 
property. 

14. Provision for orderly and proper renewal, development and growth. 
As described above, the proposed residential use, if approved, will occupy a currently vacant 
building. According to the applicant, the building was originally constructed and used as a 
house.  In the past it was converted to an office.  However, according to the applicant it has 
had limited use as an office and converting it back to a residence would provide better use of 
the building.  The Comprehensive Plan encourages mixed use in the Raytown central business 
district (CBD) which the proposed residential use would help to achieve. However, the CBD is 
identified primarily as a commercial area. Therefore as redevelopment occurs in this area of the 
CBD over time commercial uses should have priority. Therefore to ensure that the proposed 
residential use does not hinder future redevelopment the conditional use permit application, if 
approved, should be for a defined period of time, such as ten (10) years so that it can be 
reassessed in the future to determine if the residential use at the proposed location is still 
appropriate. 

Staff Recommendation: 
It is the recommendation of staff that the conditional use permit application to allow an existing 
building located on property at 6309 Raytown Road to be used as a “single-tenant residential home” be 
approved subject to the following conditions: 

1. Compliance with all applicable ordinances and codes of the City of Raytown and the State of 
Missouri. 

2. The building have hard wired smoke detectors in accordance with the requirements of the city’s 
adopted residential construction code. 

3. The conditional use permit shall be valid for a period of ten (10) years from the date of 
approval by the City of Raytown Board of Aldermen. 
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MINUTES 

CITY OF RAYTOWN 

PLANNING AND ZONING COMMISSION MEETING 
April 4, 2013 

7:00 pm 
Raytown City Hall 

Board of Aldermen Chambers 
10000 East 59th Street 

Raytown, Missouri 64133 

1. Welcome by Chairperson 

2. Call meeting to order and Roll Call. 

Wilson Absent  Jimenez Present  Stock Present  

Bettis Absent  Robinson Present Fields Present 

Lightfoot Present Hartwell Present Dwight Absent  

3. Approval of minutes – March 21, 2013 meeting 
A. Revisions-None 
B. Motion-Lightfoot 
C. Second-Fields 
D. Additional Board Discussion-None 
E. Vote-All in Favor 

4. Old Business – None 

5. New Business 

A. Application: Conditional Use Permit application seeking to have a single-
tenant home on property located at 6210-6312 Raytown Road. 

 Case No.: PZ-2013-003 
 Applicant: Arthur J. & Leta L. Kronke 

1. Open Public Hearing 

Ms. Stock opened the public hearing 

2. Explain Procedure for a Public Hearing and swear-in speakers 

Sworn in by Mr. Willerth 

3. Ms. Stock entered the following exhibits into the record: 
a. Application for Conditional Use Permit 
b. Letter from applicant requesting a waiver to traffic impact study submittal 

requirement. 
c. Email from Director of Public Works, Andy Noll, granting a waiver to the city’s 

traffic study requirement. 
d. Site Plan identified as Boundary & Topographic Survey of subject property and 

surrounding properties, dated August 4, 2009 
e. Public hearing notices published in The Daily Record newspaper 
f. Public hearing notice sent to property owners within 185-feet of subject property 
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g. City of Raytown Zoning Ordinance, as amended 
h. City of Raytown Comprehensive Plan 
i. Staff Report for April 4, 2013 Planning & Zoning Commission meeting 

4. Ms. Stock asked if any Commission members had had any exparte’ communication. None 
was noted. 

5. Ms. Stock asked staff if they would introduce the application. Mr. Benson stated that 
Arthur J. & Leta L. Kronke are seeking approval of a conditional use permit application to 
renew a previously approved conditional use permit application that was approved in June 
2006 that allows apartments to be located on property located at 6310 & 6312 Raytown 
Road, which is approximately one-half block south of 63rd Street on the west side of 
Raytown Road.  The subject property is zoned Neighborhood Commercial (NC). The 
property contains an existing building within which several legal non-conforming 
apartments are located. 

6. Presentation of Application By Applicant. Arthur Kroenke-207 NW Birch, Lees Summit, MO. 
64064 came forward and stated that he and his wife were representing another party with 
whom they had sold the property to and had closed on the sale last Thursday.  The 
building is 90% occupied; tenants have a 1-year lease. Mr. Kroenke states that parking 
was a concern for the building to be used as commercial.   

New owner is Tanner Curry bought the property under an LLC. Mr. Kroenke stated the 
owner is in agreement with all of staff recommendations, this would be the 2nd CUP for 
this property for residential use.  Mr. Kroenke stated that there was a fire one and a half 
years ago and the building is in full compliance with all codes.  

Mr. Jimenez asks how the future of commercial use will be granted in 5, 10 or infinite 
number of years.  

Mr. Benson stated the  commission has option of limiting the conditional use permit to 
specific period of time which staff was recommending being 10 years.  Mr. Benson stated 
that the Commission could recommend a different period of time, however. 

7. Ms. Stock requested public comment. None was provided.  

8. Ms. Stock closed the public hearing.  

9. Board Decision to Recommend Approval, Conditional Approval or Denial of the Application. 
a. Motion-Fields 
b. Second-Lightfoot 
c. Additional Board Discussion-None 
d. Vote-Yes -5;  No-1 

B. Application: Conditional Use Permit application seeking to have a single-
tenant home on property located at 6210-6312 Raytown Road. 

 Case No.: PZ-2013-003 
 Applicant: Arthur J. & Leta L. Kronke 

1. Open Public Hearing 

Ms. Stock opened the public hearing. 

2. Explain Procedure for a Public Hearing and swear-in speakers 

 Sworn in by Mr. Willerth 

3. Enter the Following Relevant City Exhibits into the Record: Ms. Stock entered the following 
exhibits into the record. 

a. Application for Conditional Use Permit 
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b. Letter from applicant requesting a waiver to traffic impact study submittal 
requirement. 

c. Email from Director of Public Works, Andy Noll, granting a waiver to the city’s 
traffic study requirement. 

d. Site Plan identified as Boundary & Topographic Survey of subject property and 
surrounding properties, dated August 4, 2009 

e. Public hearing notices published in The Daily Record newspaper 
f. Public hearing notice sent to property owners within 185-feet of subject property 
g. City of Raytown Zoning Ordinance, as amended 
h. City of Raytown Comprehensive Plan 
i. Staff Report for April 4, 2013 Planning & Zoning Commission meeting 

4. Ms. Stock asked if any Commission members had had any exparte’ communication. None 
was noted. 

5. Ms. Stock asked staff if they would introduce the application. Mr. Benson stated Arthur J. 
& Leta L. Kronke are seeking approval of a conditional use permit application to allow an 
existing building located on property at 6309 Raytown Road to be used as a “single-tenant 
residential home”.  The property to which the application applies contains two buildings 
and is zoned Neighborhood Commercial (NC).  The other building on the property is used 
for commercial purposes by a company that is owned by the applicant. 

6. Presentation of Application By Applicant 

Arthur Kroenke-207 NW Birch, Lees Summit, Mo. 64064 

Is requesting to keep the property commercial in the front but residential on back part of 
property where there is a small residence in which Mr. Kroenke and his wife wish to 
reside.  Mr. Kroenke is in agreement with conditions from staff. 

7. Request for Public Comment-None 

8. Additional Comment from Applicant-None 

9. Additional Staff Comments and Recommendation-Mr. Benson stated that staff was 
recommending approval subject to the following conditions. 

A. Compliance with all applicable ordinances and codes of the City of Raytown and the 
State of Missouri. 

B. The building have hard wired smoke detectors in accordance with the requirements 
of the city’s adopted residential construction code. 

C. The conditional use permit shall be valid for a period of ten (10) years from the date 
of approval by the City of Raytown Board of Aldermen. 

10. Board Discussion. Mr. Lightfoot asked staff if this same application had come before P&Z 6 
months ago and was withdrawn before coming before the Board of Alderman.  Mr. Benson 
stated that it had but was withdrawn by that applicant as he was in the process of selling 
the property to the Mr. & Mrs. Kroenke. 

11. Close Public Hearing 

With no further public comment or questions for staff Ms. Stock closed the public hearing.  

12. Board Decision to Recommend Approval, Conditional Approval or Denial of the Application. 
e. Motion-Hartwell 
f. Second-Fields 
g. Additional Board Discussion-None 

h. Vote-Yes-5; NO-1 
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6. Other Business-None 

7. Set Future Meeting Date – April 25, 2012 

8. Adjourn 
 
 



 
 
BILL NO.  6316-13     ORDINANCE NO. ___-13 SECTION NO. XIII 
 

 1 

AN ORDINANCE GRANTING A CONDITIONAL USE PERMIT SUBJECT TO CERTAIN 
CONDITIONS TO OPERATE A SINGLE-TENANT HOME ON PROPERTY LOCATED AT 
6309 RAYTOWN ROAD 
 
 WHEREAS, Arthur J. & Leta L. Kronke are seeking approval of a conditional use 
permit application to allow an existing building located on property at 6309 Raytown Road 
to be used as a single-tenant residential home; and 
 
 WHEREAS, pursuant to City Code Chapter 26, Section 20 of the Zoning Ordinance, 
application no. PZ-2013-004, was referred to the Planning Commission to hold a public 
hearing; and 
 
 WHEREAS, after due public notice in the manner prescribed by law, the Planning 
Commission held said public hearing on April 4, 2013 and by a vote of five (5) in favor and one 
(1) against rendered a report to the Board of Aldermen recommending that the Conditional Use 
Permit be approved subject to certain conditions; and 
 
 WHEREAS, after due public notice in the manner prescribed by law, the Board of 
Aldermen held a public hearing on May 7, 2013 and May 21, 2013 and based on all of the 
information presented find it is in the best interest of the citizens of the City of Raytown to grant 
said Conditional Use Permit subject to certain conditions;  
 

NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE 
CITY OF RAYTOWN, MISSOURI, AS FOLLOWS: 
 

SECTION 1 – GRANT OF CONDITIONAL USE PERMIT.  That a Conditional Use 
Permit is hereby granted to Arthur J. & Leta L. Kronke, allowing an existing building located 
on property at 6309 Raytown Road to be used as a single-tenant residential home in the 
Neighborhood Commercial (NC) district, legally described in attachment A, subject to the 
conditions set forth in section 2. 

 
 SECTION 2 – CONDITIONS OF APPROVAL AND OPERATION.  That the following 
conditions of approval shall apply and be followed during the operation of the business allowed 
by this Conditional Use Permit. 

1. Compliance with all applicable ordinances and codes of the City of Raytown and the 
State of Missouri. 

2. The building have hard wired smoke detectors in accordance with the requirements 
of the city’s adopted residential construction code. 

3. The conditional use permit shall be valid for a period of ten (10) years from the date 
of approval by the City of Raytown Board of Aldermen. 

 SECTION 3 – FAILURE TO COMPLY.  That failure to comply with any of the 
conditions or provisions contained in this ordinance shall constitute violations of both this 
ordinance and the City’s Comprehensive Zoning Code and shall be cause for revocation of the 
Conditional Use Permit granted herein in addition to other penalties contained in the City Code. 
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 2 

SECTION 4 – REPEAL OF ORDINANCES IN CONFLICT.  All ordinances or parts of 
ordinances in conflict with this ordinance are hereby repealed. 

 
SECTION 5 – SEVERABILITY CLAUSE.  The provisions of this ordinance are 

severable and if any provision hereof is declared invalid, unconstitutional or unenforceable, 
such determination shall not affect the validity of the remainder of this ordinance. 

 
 SECTION 6 – EFFECTIVE DATE.  This ordinance shall be in full force and effect 
from and after the date of its passage and approval. 
 
 BE IT REMEMBERED that the above was read two times by heading only, PASSED 
AND ADOPTED by a majority of the Board of Aldermen and APPROVED by the Mayor of the 
City of Raytown, Jackson County, Missouri, this   day of     , 2013. 

 
 
 
 
 
 ________________________________ 
 David W. Bower, Mayor 
 
ATTEST: 
 
 
 
____________________________ 
Teresa M. Henry, City Clerk 
 
 
 Approved as to Form: 
 
 
 
 ________________________________ 
 Joe Willerth, City Attorney 
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 3 

 
Exhibit “A” 

 
 
 
 
Lots 16 and 17, MUIRSMITH ADDITION, a subdivision in Raytown, Jackson County, 
Missouri. 
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CITY OF RAYTOWN 
Request for Board Action 

 
Date: April 30, 2013             Bill No.  6317-13 
To: Mayor and Board of Aldermen  Section No.: XIII 
From: John Benson, Director  
 Development & Public Affairs Department 
 
Department Head Approval:          
 
Finance Director Approval:  ________________________ (only if funding requested) 
 
City Administrator Approval:        

 
 
 
Action Requested:  Perform first reading and conduct a public hearing to consider a Conditional Use 
Permit application seeking to have a single-tenant dwelling on property located at 6310 & 6312 
Raytown Road. 
 
Recommendation:  The Planning & Zoning Commission by a vote of five (5) in favor and one (1) 
against recommends approval of the conditional use permit application subject to the conditions 
stipulated in the attached Ordinance. 
 
Analysis:  Arthur J. & Leta L. Kroenke on behalf of Raytown 6, LLC, are seeking approval of their 
conditional use permit application to renew a previously approved conditional use permit application 
that was approved in June 2006 that allows apartments to be located on property located at 6310 & 
6312 Raytown Road, which is approximately one-half block south of 63rd Street on the west side of 
Raytown Road.  The subject property is zoned Neighborhood Commercial (NC). The property contains 
an existing building within which several apartments are located.  
 
Alternatives: Alternatives to the recommendation of the Planning & Zoning Commission would be to 
either deny the conditional use permit application or refer the application back to the Planning & Zoning 
Commission for revisions and/or further review. 
 
Budgetary Impact: This application does not require the city to provide any funding. The proposed 
business is not anticipated to provide an increase in sales tax revenues to city. 
 

 Not Applicable 
 
Additional Reports Attached:    

• Staff Report for April 4, 2013 Planning & Zoning Commission meeting. 
• Minutes of the April 4, 2013 Planning Zoning Commission meeting 
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STAFF REPORT 
 
TO: The City of Raytown Planning and Zoning Commission 
FROM: The Community Development Department 
DATE: April 4, 2013 
SUBJECT: AGENDA ITEM NO. 4.A:  Public Hearing to consider a Conditional Use Permit 

Application proposing to renew an existing 
conditional use permit allowing Residential Dwellings 
(Apartments) on Property that is zoned 
Neighborhood Commercial (NC) at 6310-6312 
Raytown Road. 

Background Information 
Arthur J. & Leta L. Kroenke are seeking approval of their conditional use permit application to renew a 
previously approved conditional use permit application that was approved in June 2006 that allows 
apartments to be located on property located at 6310 & 6312 Raytown Road, which is approximately 
one-half block south of 63rd Street on the west side of Raytown Road.  The subject property is zoned 
Neighborhood Commercial (NC). The property contains an existing building within which several legal 
non-conforming apartments are located.  

Matters to be Considered 
In considering an application for a conditional use permit, the Zoning Ordinance specifies that the 
consideration shall be given to the health, safety, morals, comfort and general welfare of the 
inhabitants of the city, including but not limited to, the following factors. 

1. The stability and integrity of the various zoning districts: 

East: Raytown Road abuts the East side of the applicants’ property with commercial 
properties located on the East side of Raytown Road. The area to the east is 
zoned Neighborhood Commercial (NC). 

West: The area to the west of the applicants’ property consists of the rear areas of 
commercial buildings that front on 63rd Street, some of which have residential 
apartments located in the rear and /or top floors of these buildings. The area to 
the West is zoned Neighborhood Commercial (NC). 

South: The area to the south consists of commercial businesses and is zoned 
Neighborhood Commercial (NC). 

North: Immediately north of the applicants’ property is a commercial use with the 
pocket park located further north on the southwest corner of 63rd Street and 
Raytown Road. The area to the north is zoned Neighborhood Commercial (NC). 

2. Conservation of property values: Some of the commercial properties in this area are 
vacant. The applicants indicate in their application that the apartments in their building 
do not stay vacant for very long, which in turn could indicate a stronger market for 
residential uses. 
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3. Protection against fire and casualties: Rental units are required to meet different 
building and fire code requirements than are commercial uses. Through the City’s Use 
Permit process the apartments in this building have previously been inspected for 
compliance and, found to be in compliance with the City’s building, fire and property 
maintenance codes.  

4. Observation of general police regulations: The property has been used for residential 
purposes for over a decade.  Following approval of the previous conditional use permit 
application the applicant was required to make certain improvements to bring the 
property into compliance with the city’s adopted building and fire codes.  

5. Prevention of traffic congestion: The anticipated traffic impact from the apartments is 
very low based upon the Institute of Traffic Engineer’s Trip Generation Manual. 
Raytown Road is classified as an arterial road and is capable of accommodating the 
traffic that could be generated by the proposed apartments.  

6. Promotion of traffic safety and the orderly parking of motor vehicles: As indicated in the 
attached aerial photo of the property and surrounding area there is existing off-street 
parking located to the rear of the building. The off-street parking is accessed from an 
alley that provides access to 63rd Street to the north and 64th Street to the south for the 
applicants’ property as well for other properties in this block. There is 6-off-street 
parking spaces located to the rear of the building and four single-vehicle garages, which 
could provide a total of 10 off-street parking spaces. Staff is not aware of any parking 
issues that have occurred since approval of the previous conditional use permit 
application.  

7. Promotion of the safety of individuals and property: As previously stated the City’s Use 
Permit process helps ensure the safety of individuals and property by requiring 
compliance with the City’s adopted Building Code, Fire Code and Property Maintenance 
Code. Through the City’s Use Permit process the apartments in this building have 
previously been inspected for compliance and, found to be in compliance with the City’s 
building, fire and property maintenance codes. 

8. Provision for adequate light and air: Because no new buildings or building additions are 
proposed to be constructed, it does not appear that the proposed uses will alter the 
provision for adequate light and air.   

9. Prevention of overcrowding and excessive intensity of land uses: The applicants are not 
proposing to increase the number of residential units in the building. Therefore the 
conditional use permit will not result in overcrowding or an excessively intense land use. 

10. Provision for public utilities and schools: Utilities serve the property as the building in 
which the apartments are located is existing. The apartments will not create an 
increased demand on these existing utilities beyond that which the utilities are able to 
provide. 

11. Invasion by inappropriate uses: The proposed use is on the outer edge of the principle 
area that has been targeted for commercial redevelopment in downtown Raytown. 
There are existing residential uses on the property as well as in the outer edges of the 
downtown area. Having residents in the area helps to support commercial uses in the 
area as the residents become customers and also provide improved security by living in 
the area. Therefore, the applicants’ property appears to be a good location for 
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residential uses as long as the residential uses do not preclude future commercial uses 
from being able to develop in accordance with the City’s Comprehensive Plan. 

12. Value, type and character of existing or authorized improvements and land uses: The 
apartments for which the applicants are seeking approval of the conditional use permit 
are existing. Also there are existing apartments located in the rear and upper floors of 
neighboring buildings to the north and west. Based upon the existence of these other 
apartments, the proposed apartments would be of the same type and character.  

13. Encouragement of improvements and land uses in keeping with overall planning: The 
Raytown CBD Plan, which is apart of the City’s Comprehensive Plan, recommends 
development of residential uses in the CBD area. The residential uses, however, should 
be located to the rear or above commercial uses and not on the street level, unless the 
residential uses are located in the outer fringe area of the downtown area.   

14. Provision for orderly and proper renewal, development and growth:  Given the current 
commercial market, work continues on redeveloping the downtown Raytown area it 
may be justified to allow residential uses in the front of the applicant’s building. 
However, at such time that the market changes as redevelopment efforts moves further 
forward, the residential uses in the front of the building at street level may no longer be 
justified and appropriate. Therefore, limiting the conditional use permit for the two 
apartments located in the front of the building to a period of time, such as ten (10) 
years, may be appropriate. At the conclusion of the specified period of time, the 
applicants could then apply to extend the conditional use permit or may simply choose 
to convert the two apartments to a commercial use.  

Staff Recommendation 
It is the recommendation of staff that the conditional use permit for apartments on the 
applicant’s property be approved subject to the following conditions: 

1. The conditional use permit for the two apartments located in the front of the building 
shall be valid for a period of ten (10) years from the date of approval by the Board of 
Aldermen. 

2. Compliance with all applicable local, state and federal regulations, codes, ordinances 
and laws. 
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MINUTES 

CITY OF RAYTOWN 

PLANNING AND ZONING COMMISSION MEETING 
April 4, 2013 

7:00 pm 
Raytown City Hall 

Board of Aldermen Chambers 
10000 East 59th Street 

Raytown, Missouri 64133 

1. Welcome by Chairperson 

2. Call meeting to order and Roll Call. 

Wilson Absent  Jimenez Present  Stock Present  

Bettis Absent  Robinson Present Fields Present 

Lightfoot Present Hartwell Present Dwight Absent  

3. Approval of minutes – March 21, 2013 meeting 
A. Revisions-None 
B. Motion-Lightfoot 
C. Second-Fields 
D. Additional Board Discussion-None 
E. Vote-All in Favor 

4. Old Business – None 

5. New Business 

A. Application: Conditional Use Permit application seeking to have a single-
tenant home on property located at 6210-6312 Raytown Road. 

 Case No.: PZ-2013-003 
 Applicant: Arthur J. & Leta L. Kronke 

1. Open Public Hearing 

Ms. Stock opened the public hearing 

2. Explain Procedure for a Public Hearing and swear-in speakers 

Sworn in by Mr. Willerth 

3. Ms. Stock entered the following exhibits into the record: 
a. Application for Conditional Use Permit 
b. Letter from applicant requesting a waiver to traffic impact study submittal 

requirement. 
c. Email from Director of Public Works, Andy Noll, granting a waiver to the city’s 

traffic study requirement. 
d. Site Plan identified as Boundary & Topographic Survey of subject property and 

surrounding properties, dated August 4, 2009 
e. Public hearing notices published in The Daily Record newspaper 
f. Public hearing notice sent to property owners within 185-feet of subject property 
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g. City of Raytown Zoning Ordinance, as amended 
h. City of Raytown Comprehensive Plan 
i. Staff Report for April 4, 2013 Planning & Zoning Commission meeting 

4. Ms. Stock asked if any Commission members had had any exparte’ communication. None 
was noted. 

5. Ms. Stock asked staff if they would introduce the application. Mr. Benson stated that 
Arthur J. & Leta L. Kronke are seeking approval of a conditional use permit application to 
renew a previously approved conditional use permit application that was approved in June 
2006 that allows apartments to be located on property located at 6310 & 6312 Raytown 
Road, which is approximately one-half block south of 63rd Street on the west side of 
Raytown Road.  The subject property is zoned Neighborhood Commercial (NC). The 
property contains an existing building within which several legal non-conforming 
apartments are located. 

6. Presentation of Application By Applicant. Arthur Kroenke-207 NW Birch, Lees Summit, MO. 
64064 came forward and stated that he and his wife were representing another party with 
whom they had sold the property to and had closed on the sale last Thursday.  The 
building is 90% occupied; tenants have a 1-year lease. Mr. Kroenke states that parking 
was a concern for the building to be used as commercial.   

New owner is Tanner Curry bought the property under an LLC. Mr. Kroenke stated the 
owner is in agreement with all of staff recommendations, this would be the 2nd CUP for 
this property for residential use.  Mr. Kroenke stated that there was a fire one and a half 
years ago and the building is in full compliance with all codes.  

Mr. Jimenez asks how the future of commercial use will be granted in 5, 10 or infinite 
number of years.  

Mr. Benson stated the  commission has option of limiting the conditional use permit to 
specific period of time which staff was recommending being 10 years.  Mr. Benson stated 
that the Commission could recommend a different period of time, however. 

7. Ms. Stock requested public comment. None was provided.  

8. Ms. Stock closed the public hearing.  

9. Board Decision to Recommend Approval, Conditional Approval or Denial of the Application. 
a. Motion-Fields 
b. Second-Lightfoot 
c. Additional Board Discussion-None 
d. Vote-Yes -5;  No-1 

B. Application: Conditional Use Permit application seeking to have a single-
tenant home on property located at 6210-6312 Raytown Road. 

 Case No.: PZ-2013-003 
 Applicant: Arthur J. & Leta L. Kronke 

1. Open Public Hearing 

Ms. Stock opened the public hearing. 

2. Explain Procedure for a Public Hearing and swear-in speakers 

 Sworn in by Mr. Willerth 
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3. Enter the Following Relevant City Exhibits into the Record: Ms. Stock entered the following 
exhibits into the record. 

a. Application for Conditional Use Permit 
b. Letter from applicant requesting a waiver to traffic impact study submittal 

requirement. 
c. Email from Director of Public Works, Andy Noll, granting a waiver to the city’s 

traffic study requirement. 
d. Site Plan identified as Boundary & Topographic Survey of subject property and 

surrounding properties, dated August 4, 2009 
e. Public hearing notices published in The Daily Record newspaper 
f. Public hearing notice sent to property owners within 185-feet of subject property 
g. City of Raytown Zoning Ordinance, as amended 
h. City of Raytown Comprehensive Plan 
i. Staff Report for April 4, 2013 Planning & Zoning Commission meeting 

4. Ms. Stock asked if any Commission members had had any exparte’ communication. None 
was noted. 

5. Ms. Stock asked staff if they would introduce the application. Mr. Benson stated Arthur J. 
& Leta L. Kronke are seeking approval of a conditional use permit application to allow an 
existing building located on property at 6309 Raytown Road to be used as a “single-tenant 
residential home”.  The property to which the application applies contains two buildings 
and is zoned Neighborhood Commercial (NC).  The other building on the property is used 
for commercial purposes by a company that is owned by the applicant. 

6. Presentation of Application By Applicant 

Arthur Kroenke-207 NW Birch, Lees Summit, Mo. 64064 

Is requesting to keep the property commercial in the front but residential on back part of 
property where there is a small residence in which Mr. Kroenke and his wife wish to 
reside.  Mr. Kroenke is in agreement with conditions from staff. 

7. Request for Public Comment-None 

8. Additional Comment from Applicant-None 

9. Additional Staff Comments and Recommendation-Mr. Benson stated that staff was 
recommending approval subject to the following conditions. 

A. Compliance with all applicable ordinances and codes of the City of Raytown and the 
State of Missouri. 

B. The conditional use permit shall be valid for a period of ten (10) years from the date 
of approval by the City of Raytown Board of Aldermen. 

10. Board Discussion. Mr. Lightfoot asked staff if this same application had come before P&Z 6 
months ago and was withdrawn before coming before the Board of Alderman.  Mr. Benson 
stated that it had but was withdrawn by that applicant as he was in the process of selling 
the property to the Mr. & Mrs. Kroenke. 

11. Close Public Hearing 

With no further public comment or questions for staff Ms. Stock closed the public hearing.  

12. Board Decision to Recommend Approval, Conditional Approval or Denial of the Application. 
a. Motion-Hartwell 
b. Second-Fields 
c. Additional Board Discussion-None 
d. Vote: Yes-5; NO-1 
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6. Other Business-None 

7. Set Future Meeting Date – April 25, 2012 

8. Adjourn 
 
 



 
 
BILL NO. 6317-13 ORDINANCE NO. ____-13  SECTION NO. XIII 
 

 1 

AN ORDINANCE GRANTING A CONDITIONAL USE PERMIT SUBJECT TO CERTAIN 
CONDITIONS TO ALLOW RESIDENTIAL DWELLINGS ON PROPERTY LOCATED AT 
6310-6312 RAYTOWN ROAD 
 
 WHEREAS, Arthur J. & Leta L. Kronke, on behalf of Raytown 6, LLC, are seeking 
approval of a conditional use permit application to allow an existing building located on 
property at 6310-6312 Raytown Road to be used as a single-tenant residential dwelling; and 
 
 WHEREAS, pursuant to City Code Chapter 26, Section 20 of the Zoning Ordinance, 
application no. PZ-2013-003, was referred to the Planning Commission to hold a public 
hearing; and 
 
 WHEREAS, after due public notice in the manner prescribed by law, the Planning 
Commission held said public hearing on April 4, 2013 and by a vote of five (5) in favor and one 
(1) against rendered a report to the Board of Aldermen recommending that the Conditional Use 
Permit be approved subject to certain conditions; and 
 
 WHEREAS, after due public notice in the manner prescribed by law, the Board of 
Aldermen held a public hearing on May 7, 2013 and May 21, 2013 and based on all of the 
information presented find it is in the best interest of the citizens of the City of Raytown to grant 
said Conditional Use Permit subject to certain conditions;  
 

NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE 
CITY OF RAYTOWN, MISSOURI, AS FOLLOWS: 
 

SECTION 1 – GRANT OF CONDITIONAL USE PERMIT.  That a Conditional Use 
Permit is hereby granted to Raytown 6, LLC allowing residential dwelling to be located on 
property located at 6310-6312 Raytown Road in the Neighborhood Commercial (NC) 
district, legally described in attachment A, subject to the conditions set forth in section 2. 

 
 SECTION 2 – CONDITIONS OF APPROVAL AND OPERATION.  That the following 
conditions of approval shall apply and be followed during the operation of the business allowed 
by this Conditional Use Permit. 

1. Compliance with all applicable ordinances and codes of the City of Raytown and the 
State of Missouri. 

2. The conditional use permit shall be valid for a period of ten (10) years from the date 
of approval by the City of Raytown Board of Aldermen. 

 SECTION 3 – FAILURE TO COMPLY.  That failure to comply with any of the 
conditions or provisions contained in this ordinance shall constitute violations of both this 
ordinance and the City’s Comprehensive Zoning Code and shall be cause for revocation of the 
Conditional Use Permit granted herein in addition to other penalties contained in the City Code. 

SECTION 4 – REPEAL OF ORDINANCES IN CONFLICT.  All ordinances or parts of 
ordinances in conflict with this ordinance are hereby repealed. 

 
SECTION 5 – SEVERABILITY CLAUSE.  The provisions of this ordinance are 

severable and if any provision hereof is declared invalid, unconstitutional or unenforceable, 
such determination shall not affect the validity of the remainder of this ordinance. 
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 SECTION 6 – EFFECTIVE DATE.  This ordinance shall be in full force and effect 
from and after the date of its passage and approval. 
 
 
 BE IT REMEMBERED that the above was read two times by heading only, PASSED 
AND ADOPTED by a majority of the Board of Aldermen and APPROVED by the Mayor of the 
City of Raytown, Jackson County, Missouri, this   day of     , 2013. 

 
 
 
 
 
 ________________________________ 
 David W. Bower, Mayor 
 
ATTEST: 
 
 
 
____________________________ 
Teresa M. Henry, City Clerk 
 
 
 Approved as to Form: 
 
 
 
 ________________________________ 
 Joe Willerth, City Attorney 
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Exhibit “A” 

 
 
 
Lot 8, HALL’S ADDITION TO RAYTOWN, a subdivision in Raytown, Jackson County, 
Missouri 
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CITY OF RAYTOWN 
Request for Board Action 

 
Date: May 3, 2013      Bill No.  6318-13 
To: Mayor and Board of Aldermen   Section No.:  XIII 
From: John Benson,  

Director of Development & Public Affairs  
 
Department Head Approval:          
 
Finance Director Approval:  ________________________ (only if funding requested) 

 
City Administrator Approval:        

 
 
 
Action Requested: Perform first reading and hold a public hearing on an application seeking to 
rezone property located at 6200 Blue Ridge Boulevard, 10016 E. 63rd Street & 10028 E. 63rd Street 
from Neighborhood Commercial and Town Square Overlay District (NC-TS) to Neighborhood 
Commercial District and Planned Zoning Overlay District (NC-P).  
 
Recommendation: A motion by the Planning & Zoning Commission to approve the application 
subject to certain conditions failed by a vote of 4 in favor and 5 against.   
 
Analysis: JMC Realty on behalf of Wal-Mart Stores, Inc. is seeking approval of their application to 
rezone a 4.5 acre area of land located at 6200 Blue Ridge Boulevard, 10016 E. 63rd Street & 10028 E. 
63rd Street, from Neighborhood Commercial and Town Square Overlay District (NC-TS) to 
Neighborhood Commercial District and Planned District Overlay (NC-P).   
 
The area proposed to be rezoned is depicted on the aerial photo on the attached page. The rezoning is 
being sought as the applicant wishes to construct a Walmart Neighborhood Market grocery store on the 
property.  The TS Overlay District as well as the CBD Design Standards set forth standards for the site 
and building design for development on the property.  The applicant is proposing to establish a Planned 
Zoning Overlay District with a new set of design standards that would replace the standards specified 
by the TS Overlay District and the CBD Design Standards.  
 
If the proposed rezoning application and a new set of design standards are approved, the applicant will 
then submit at a later date a final site development plan for development of the property. The final site 
development plan would then come back before the Planning & Zoning Commission and the Board of 
Aldermen for review with respect to the new design standards and other applicable city codes.  
 
The attached staff report for the April 25, 2013 Planning & Zoning Commission provides a description of 
the design standards proposed by the applicant in comparison to the city’s CBD Design Stnadards. 
 
Alternatives:  The alternative to the recommendation of the Planning & Zoning Commission would be 
to approve the rezoning application; or refer the application back to the Planning & Zoning Commission 
for revisions and/or further review. 
 
Budgetary Impact:  This application does not require the city to provide any funding. The proposed 
business would provide an increase in sales tax revenue to city and other tax entities. 
 

 Not Applicable 
 Budgeted item with available funds 
 Non-Budgeted item with available funds through prioritization 
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 Non-Budgeted item with additional funds requested 
 

Amount Requested:  
Account Number(s):    
Fund:  
Department:  
City Program:  
Department Program:    
Object Code:  

  
During Fiscal Year ____-____ $XXXXX.XX was spent.  The amount budgeted for fiscal year ____-___ 
is $XXXX.XX. 
 
Additional Reports Attached: 

• Staff Report for April 25, 2013Planning & Zoning Commission meeting. 
• Minutes of the April 25, 2013 Planning & Zoning Commission meeting 
• Minutes of the May 2, 2013 Planning & Zoning Commission meeting 
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STAFF REPORT 
 

TO:  The City of Raytown Planning and Zoning Commission 

FROM: The Community Development Department 

DATE: April 25, 2013 

SUBJECT: Agenda Item No. 5.A: Application seeking to rezone properties 
located at 6200 Blue Ridge Boulevard, 10028 E. 
63rd Street, & 10016 E. 63rd Street from 
Neighborhood Commercial and Town Square 
Overlay District (NC-TS) to Neighborhood 
Commercial District and Planned Zoning 
Overlay District (NC-P). 

Background Information: 
Wal-Mart Stores, Inc. is seeking approval of their application that proposes to rezone a 4.5 acre area of 
land located at 6200 Blue Ridge Boulevard, 10028 E. 63rd Street, & 10016 E. 63rd Street from 
Neighborhood Commercial and Town Square Overlay District (NC-TS) to Neighborhood Commercial 
District and Planned District Overlay (NC-P).  The area proposed to be rezoned is depicted on the aerial 
photo below. The rezoning is being sought as the applicant wishes to construct a Walmart 
Neighborhood market grocery store on the property. 
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Section 16 of the Raytown Zoning Ordinance specifies that when an application seeking to rezone 
property to Planned Zoning Overlay District is submitted a development plan that contains at least the 
following elements needs to be submitted: 

A. The boundaries of the area to be rezoned and the development of property adjacent to the area 
and within two hundred (200) feet thereof. 

B. The materials, color, lighting, landscaping and drainage associated with the proposed 
development.  

C. Proposed specific uses, location, number and arrangement of buildings, structures, parking 
areas, existing and proposed streets, drives, open spaces, play areas and other reasonable 
information required by the Planning Commission.  The plan shall be accompanied by a plat 
giving full legal description of the boundaries of the property. 

D. Other information applicable to the property as may be required by other sections of this Zoning 
Ordinance. 

In regards to these requirements the applicant has submitted the following for approval as part of their 
rezoning application:  

A. Conceptual Site Plan 1G, dated April 5, 2013 

B. Walmart Neighborhood Market - Perspective Image, Sheets 1, 2, &3, dated February 1, 2013 

C. Proposed Site Design Elements, dated April 9, 2013 

D. Proposed Building Design Standards, dated April 11, 2013 

The submitted Conceptual Site Plan 1G is not the final site development plan for the property.  Rather, 
the applicant is seeking approval of the rezoning with the attached conceptual site plan and design 
standards at this time. Upon approval of the application to rezone the property a final site development 
plan for development of the property will then developed and submitted by the applicant for review 
and approval by the city.  Approval of the final site development plan will require it to come back 
before the Planning & Zoning Commission and Board of Aldermen unless the Board of Aldermen grants 
staff the authority to approve the final site development plan in accordance with the approved design 
standards as part of the rezoning application.  

The proposed design standards and conceptual site plan that have been submitted are further 
addressed as part of the following factors of consideration for the rezoning application.  

REZONING APPLICATION FACTORS TO BE CONSIDERED 
When considering a rezoning request the Zoning Ordinance states that the following criteria should be 
considered in order to determine whether the application should be approved or denied. 

1. CHARACTER OF THE NEIGHBORHOOD 

The area surrounding the property proposed to be rezoned consists of a mix of commercial, 
institutional and residential uses. 
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2. ZONING AND CURRENT USES OF NEARBY PROPERTY 

The following provides an overview of the zoning and existing land uses on properties surrounding 
the subject area: 

 ZONING EXISTING LAND USES 

South: NC Commercial uses consisting of office, service, bar 
and retail uses are located to the south of the 
subject property. 

North: NC and R-3 62nd Street abuts the north side of the property 
with the library (institutional) and an auto repair 
business located on north side of the street. To the 
north east and further north are multi-family and 
single residential uses.  

East: NC Blue Ridge Boulevard abuts the east side of the 
subject property with retail, restaurant and service 
uses located on the east side of Blue Ridge 
Boulevard. 

West: NC Raytown Road abuts the west side of the property 
along with an office and light industrial business.  
Commercial property containing office and service 
uses as well as a vacant property is located on the 
west side of Raytown Road. 

3. SUITABILITY OF ZONING FOR CURRENT USE 

The Neighborhood Commercial (NC) zoning district allows retail stores as a permitted use. As 
such, the proposed grocery store is an allowed use in the existing zoning district as well as the 
proposed zoning district.  

4. DETRIMENTAL EFFECTS TO NEARBY PROPERTIES IF REZONING IS APPROVED. 

There are various effects of the proposed rezoning. The following is a description of the effects 
that have been identified by staff: 

A. Compliance with Central Business District (CBD) Design Standard: Section 28 of the City’s 
Zoning Ordinance provides design standards for development and redevelopment of 
properties in the downtown area.  The design standards were developed and adopted as a 
means to implement the vision for the physical appearance established in the Central 
Business District (CBD) Plan, which was adopted in 2002 and incorporated into the city’s 
Comprehensive Plan.  The proposed Planned Zoning Overlay District and the accompanying 
site and building design standards, which are attached, propose to replace the design 
standards specified in Section 28 of the Zoning Ordinance (i.e. CBD Design Standards).   

The CBD Design Standards are applicable to commercial and residential development in the 
downtown area.  A copy of the CBD Design Standards applicable to commercial development 
is attached.  In comparing the proposed site and building design standards you will see that 
the nature and amount of design standards proposed are substantially less than those 
contained in the city’s CBD Design Standards. More specifically, the following are how the 
proposed design standards relate to the CBD Design Standards. 

(1) Commercial Site Design Standards (Section 28-4 of the Zoning Ordinance): 

a. Location of Parking Facilities:  The proposed design standards seek to eliminate these 
standards, which require parking areas to be located behind buildings unless 
otherwise approved by the Board of Aldermen. Because the subject property fronts 
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on four different streets compliance with this standard is very difficult regardless of 
the location of the building. Therefore a waiver to this requirement would be needed 
for this project even if the CBD Design Standards were to remain applicable.  

b. Consolidating Parking Facilities:  The proposed design standards seek to eliminate 
these standards, which encourage parking areas to be shared among multiple 
businesses in an area. In the CBD Design Standards this is an option for the 
developer rather than a requirement. Therefore not including this design feature in 
the proposed design standards does not pose any problems. 

c. Location of Driveways: The proposed design standards seek to eliminate these 
standards, which require driveways to not be located along Blue Ridge Boulevard. 
Instead the design standard call for driveways to be located on 62nd Street and / or 
Raytown Road. The applicant’s representatives have provided staff with a conceptual 
site plan that meets this requirement. However, it creates issues with the slope of 
other driveways and sidewalks on the property. Therefore the requirements of this 
standard are difficult to achieve with this development. 

d. Parking Lot Landscape:  The proposed design standards propose to eliminate these 
standards, which set forth the location of landscaping and the means by which the 
parking lot will need to be screened from streets. This standard also helps to make 
the CBD more walkable and pedestrian friendly. 

e. Pedestrian Connections:  The proposed design standards propose to eliminate these 
standards, which provide standards for providing sidewalks between the sidewalk 
along streets the front entrance(s) of the building as well as between parking areas 
and the building entrance(s).  Though they are proposing to eliminate these 
standards, Conceptual Site Plan 1G, however, does incorporate a number of these 
requirements.  

f. Blocks, Crosswalks & Intersections:  The proposed design standards propose to 
eliminate these standards, which stipulate design features for crosswalks and curb 
bump outs at intersections.  The curb bump outs make it easier for pedestrians to 
cross the street and also help to calm traffic on the street. This standard, however, 
can be addressed through streetscape master plan design.  The regulations relating 
to blocks are not applicable as the size and configuration of the block is not proposed 
to change.  

g. Through-Block Passages:  The proposed design standards propose to eliminate these 
standards, which requires through block walkways and design features for through 
block walkways where blocks are longer than 500 feet. The submitted conceptual site 
plan does provide for a walkway from 63rd Street through the parking lot area to the 
front entrance of the building.  However, the walkway depicted on the conceptual site 
plan does not include other design features that allow it to conform with the 
standards specified. 

h. Site Landscaping Areas:  The proposed design standards propose to eliminate these 
standards, which provide landscaping requirements for the development. The 
proposed design standards do state that a landscape plan will be submitted but does 
not provide standards for the landscaping.  

i. Street Trees:  The proposed design standards propose to eliminate these standards, 
which specify the location and number of trees to be planted along each street 
frontage.  Without this standard the city cannot ensure that street trees will be 
planted which help to improve the appearance of the CBD as well as make the CBD 
more walkable and pedestrian friendly. 
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j. Site Lighting: The proposed design standards propose to eliminate these standards, 
which provide standards for pedestrian scale lighting along the sidewalks abutting 
city streets.  The streetscape master plan will address this standard along the street 
frontages abutting the property. Therefore these standards will be met through the 
streetscape master plan improvements that the applicant indicated in their letter 
dated February 7, 2013 will be constructed as part of the development. 

k. Sidewalk Paving: The proposed design standards propose to eliminate these 
standards, which provide standards for sidewalk paving material and minimum 
sidewalk widths.  The sidewalk design along Blue Ridge Boulevard, Raytown Road 
and 62nd Street will be addressed by the Streetscape Master Plan. Therefore this 
standard is not needed. 

l. Bicycle Lanes: The proposed design standards propose to eliminate these standards, 
which require the construction of bicycle lanes along streets where possible. This 
standard is not needed as it is addressed through the Streetscape Master Plan. 

m. Site Furnishings: The proposed design standards include standards for site 
furnishings. However, the proposed standards do not specify other standards for the 
quality and location of the site furnishings as well as screening requirements for 
newspaper and other vending machines, which are addressed in the CBD Design 
Standards.  

n. Courtyards, Plazas, & Open Space: The proposed design standards propose to 
eliminate these standards, which relate to the location and design features.  A 
courtyard, plaza or open space is not proposed. Therefore this standard is not 
applicable unless otherwise proposed. 

o. Town Square Gateways:  This standard is not applicable to this development.  

(2) Commercial Building Design Standards (Section 28-5 of the Zoning Ordinance): 

a. Prominent Entrance: The proposed design standards propose to eliminate these 
standards, which provide design features for the exterior of the building as well as a 
requirement for building an entrance to be provided a minimum of every 100 feet 
along that side of the building facing a street.  The requirement for entrance(s) every 
100 feet on a side of the building facing a street is related to avoiding long expanses 
that making the street less pedestrian friendly. This standard would relate to the east 
side of the building as proposed on the conceptual site development. The applicant’s 
representatives stated that the front entrance of the building needs to be facing the 
parking lot area for ease of access for customers driving to the site and for the east 
of carrying groceries from the store to customer vehicles. Staff discussed with the 
applicant’s representatives the possibility of providing outside seating area between 
the east side of the building and the sidewalk along Blue Ridge Boulevard for 
departments within the store such as a deli, coffee, bakery, etc. or a courtyard area 
that could be used as a public gathering space. According to the applicant’s 
representatives providing outdoor seating area for uses within the store would 
require a change to the standard interior layout of the store, which they said Walmart 
is not willing to change.  Staff has not received a response to the idea of providing a 
public gathering space between the eastside of the building and Blue Ridge 
Boulevard. It should be noted, however, that such a public gathering space raises 
issues regarding who would be responsible for maintenance and liability of the gather 
space.  

b. Set-To Lines / Maximum Setbacks: The proposed design standards propose to 
eliminate these standards, which specify that the building be located adjacent to the 
sidewalk along a street. Because the subject property fronts on four different streets 
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compliance with this standard is very difficult regardless of the location of the 
building. Therefore a waiver to this requirement would be needed for this project 
even if the CBD Design Standards were to remain applicable.  The set-to line along 
the east side of the building facing Blue Ridge Boulevard could be achieved also if 
outdoor seating or a public gathering spaces, as described in 2.a above, were to be 
constructed between the east side of the building and the sidewalk along Blue Ridge 
Boulevard. If these design modifications were made this standard would be met 
without the applicant only needing to make minor changes to the location of the 
building as currently proposed on the conceptual site plan.  

c. Ground Floor Transparency:  The proposed design standards propose to eliminate 
these standards, which specify that windows be provided along that side of the 
building facing a street.  Based upon the design and orientation of the building as 
proposed this standard would be applicable to east and west sides of the building and 
should also apply to the south side of the building which will have the majority of the 
pedestrian traffic relative to the other three sides of the building. The purpose of this 
requirement is to allow person outside of the building to see into the store which can 
help prevent crime.  Additionally, it also makes the adjoining sidewalks more 
pedestrian friendly.  

d. Weather Protection:  The proposed design standards include standards for weather 
protection. However, the standards proposed are not as detailed as those contained 
in the CBD Design Standards. 

e. Storefront & Building Façade Composition: The proposed design standards include 
standards for ground level building facades. While generally being the same, the 
proposed standards are less detailed.  

f. Ground Level Details: The proposed design standards include ground level design 
details. However, the proposed standards do not specify the minimum number of the 
architectural features required to be incorporated into the building façade.  

g. Upper Level Stepbacks: This standard is not applicable as the building proposed is 
only one story in height. 

h. Roof Expression: The proposed design standards propose to eliminate these 
standards.  However, the building proposed will comply with this standard. 

i. Backsides of Buildings: The proposed design standards propose to eliminate these 
standards, which require architectural features to be incorporated into the exterior 
façade of the backside of the building facing a street, which would be applicable to 
the east and west sides of the building as depicted on the submitted conceptual site 
plan. This section also provides standards for screening service and delivery areas, 
which are applicable to the north side (rear) of the building.  

j. Concealing Structured Parking: The proposed design standards propose to eliminate 
these standards.  These standards are not applicable to the proposed development as 
it will not have structured parking.  

k. Screening Blank Walls:  The proposed design standards propose to eliminate these 
standards.  The portions of the retaining wall proposed to be located on the north 
side (rear) of the building which is visible from Raytown Road and Blue Ridge 
Boulevard would be subject to these requirements. 

l. Materials:  The proposed design standards include exterior building materials, which 
this section addresses.  Except for allowing integral color split-face CMU and metal 
anodized storefront systems the proposed design standards are consistent with the 
materials listed in the CBD Design Standards. 
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m. Colors: The proposed design standards are generally consistent with the color 
standards specified in the CBD Design Standards.  

(3) Commercial Sign Design Standards (Section 28-6 of the Zoning Ordinance): 

a. Integration with Architecture: The proposed design standards propose to eliminate 
these standards.   

b. Sign Design: The proposed design standards propose to eliminate these standards.  
The locations for signage are provided in the proposed design standards. The sign 
standards proposed include installation of a 10 foot high monument sign along each 
street that building faces. As proposed this would allow a monument sign to be 
installed on Blue Ridge Boulevard, 62nd Street, Raytown Road and 63rd Street. In 
addition to not being consistent with the CBD Design Standards the height of the 
proposed monument signs exceeds the maximum monument sign height of five feet 
allowed by the city’s sign regulations. No information has been provided that justifies 
the need for these monument signs or the greater monument sign height. Therefore, 
staff would recommend that the proposed sign standards not be approved. 

c. Artistic Elements: The proposed design standards propose to eliminate these 
standards. This standard allows artistic three dimensional signs to be installed in 
addition to all other signage that is allowed. The applicant is not proposing any 
artistic signs that would be applicable to this standard. 

B. Change in Front Yard Setback: The application seeks to remove the existing Town Square 
Overlay District and replace it with the Planned Zoning Overlay District.  The Town Square 
Overlay (TS) District stipulates that buildings shall have a maximum front yard setback of 
five (5) feet, as opposed to the minimum thirty (30) foot front yard setback required by the 
underlying NC District.  The maximum setback requirement is based upon the vision for the 
downtown area established in the city’s Central Business District (CBD) Plan that was 
adopted in 2002 and incorporated into the city’s Comprehensive Plan. This vision includes 
making the CBD more walkable and pedestrian friendly. As a means to makes the CBD more 
walkable and pedestrian friendly, locating buildings in close proximity to the sidewalks along 
streets and public gathering areas is a part of making the downtown area more pedestrian 
friendly.  

If the application is approved the front yard setback would change the front yard setback to 
a minimum of thirty (30) feet as stipulated by the NC District regulations unless otherwise 
stipulated as part of the Planned Zoning Overlay District approval.  If the thirty (30) foot 
front yard setback is approved it would not be in keeping with the vision for making the CBD 
more walkable and pedestrian friendly. 

C. CBD Streetscape Master Plan: Blue Ridge Boulevard, 62nd Street, Raytown Road and a 
portion of 63rd Street abut the area proposed to be rezoned. The applicant states in a letter 
to John Benson & Tom Cole, dated February 7, 2013, that they will make the streetscape 
improvements as part of this development along each of these streets abutting their 
development. The streetscape master plan identifies improvements including new wider 
sidewalks; trees and other landscaping along the street; new street lights as well as new 
pedestrian street lights; benches, trash receptacles and other pedestrian amenities; and 
angled parking along Blue Ridge Boulevard and 63rd Street. The streetscape master plan 
does not provide specific details for improvements along 62nd Street and Raytown Road. 
However, the master plan does provide the concept for improvements along each of these 
streets. If the application is approved the construction details for these streetscape 
improvements will need to be submitted as part of the applicant’s final site development plan 
for the property. The streetscape improvements on each of these streets will result in an 
improved appearance along these streets which will benefit not on the proposed 
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development but also the surrounding properties and businesses.  Additionally, the parking 
on Blue Ridge Boulevard will help reduce the amount of parking that is needed on the 
property. This can provide some flexibility in achieving some of the site features described in 
CBD Design Standards above. 

D. Increased Traffic: The proposed grocery store will generate increased traffic in relation to 
the amount of traffic that is currently generated by use of the area proposed to be rezoned. 
The projected amount of traffic has not yet been forecasted, as a traffic impact study has 
not yet been submitted by the applicant.  The applicant has stated they will provide a traffic 
impact study when they submit the final site development plan for the property.  The traffic 
study will also determine if the existing street network can accommodate the increased 
traffic or if roadway improvements will be required. If roadway improvements are 
necessitated by the development, the applicant will be responsible for paying for and 
constructing those improvements in accordance with the city code.  Additionally, though the 
magnitude of the traffic increase has not yet been projected, the increased traffic will bring 
additional customers to the CBD, which can help draw additional customers to the CBD and 
other businesses in the area.  

5. LENGTH OF TIME OF VACANCY. 

A church was previously located on the property which was torn down in 2009. The property has 
been vacant since June 2009. 

6. CONSIDERATION OF PUBLIC INTEREST. 

Public Health: The city’s existing sanitary sewer system is capable of accommodating the 
increased sewage from the development of the property. City code requires 
that a storm water detention basin be constructed as part of development of 
the property.  Construction of a storm water detention basin, which city code 
requires to be constructed as part of the development, will alleviate adverse 
impacts on the city’s existing storm water system from the increased storm 
water runoff that will result from the development.  Raytown Water Company 
has indicated that adequate water supply is available to serve the development 
of the property. 

Public Safety: As indicated on Conceptual Site Plan 1G, there are five proposed driveways 
that would provide access to the property – two on Raytown Road and three 
on Blue Ridge Boulevard. The traffic impact study will determine if the location 
of these driveways have adequate site distance. 

7. IMPACTS ON PUBLIC SERVICES AND UTILITIES. 

Because the area surrounding the property is developed necessary utilities are available to serve 
the property.  It is not anticipated that improvements to the existing utilities and services will be 
needed.  If, however, improvements to existing utilities are necessitated by the development, 
city code requires the applicant to pay for those improvements necessitated by the development.  

8. CONFORMANCE WITH THE COMPREHENSIVE PLAN. 

The following are aspects of the city’s adopted Comprehensive Plan that relate to the rezoning 
application.  

A. Future Land Use Map: The Future Land Use Map in the Raytown Comprehensive Plan 
identifies the subject property as an area for commercial use. The retail use proposed as part 
of the application is consistent with the Comprehensive Plan’s Future Land Use Map.  

B. Commercial Development Efforts: The Comprehensive Plan further states that commercial 
development efforts in Raytown should focus on existing commercial intersections; 
downtown commercial revitalization; and attracting quality regional commercial activity to 
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the Highway 350 corridor. The rezoning application is consistent with the Comprehensive 
Plan’s commercial development efforts as subject property is located in the downtown area 
and would provide commercial revitalization.   

C. Commercial Locational Guidelines: The Comprehensive Plan also provides the following 
locational guidelines for commercial development in Raytown.  

(1) Commercial sites should be located adjacent to arterials or major thoroughfares that 
provide needed ingress and egress in order to avoid congestion. 

 The location of the proposed development is consistent with this guideline. 

(2) The location of major commercial uses should be coordinated with mass transit routes, 
high-density residential, employment and other intensive uses. 

 The proposed rezoning application is consistent with this locational guideline.  

(3) Commercial development should have required site design features that limit noise, 
lighting, and other activity so as to not adversely impact surrounding residential areas. 

 There is existing residential uses (i.e. Bowen Apartments) located to the northwest 
of the subject property.  The service area and a portion of the on-site parking are 
proposed to be located on the northwest corner of the property.  This will help 
diminish the amount of light that may be created by the development. However, the 
service area could generate noise that could have an adverse effect on the 
neighboring residential use. This adverse effect will be partially diminished by an 
approximate ten foot high retaining wall that is proposed along the north side of the 
property. The adverse effect can be further diminished by installation of a landscape 
buffer along the top of the retaining wall adjacent to 62nd Street.  The landscape 
buffer will also help to screen the service and delivery area along the rear of the 
building / north side of the property.  A landscape plan providing the specific nature 
of the landscape buffer would be provided as part of the final site development plan 
submittal.  

(4) Commercial development should occur in compact clusters versus extended strip 
developments. 

 The location of the subject property and the related proposed development are 
consistent with this locational guideline as it would provide development in the 
middle of the CBD and would be surrounded by other commercial as well as 
institutional uses.  

(5) Commercially generated traffic should not feed directly onto local residential streets. 

 Blue Ridge Boulevard and Raytown Road are proposed to provide access to the site. 
Blue Ridge Boulevard is classified as an arterial street while Raytown Road is 
classified as a collector street. Therefore the traffic that would be generated would 
not feed directly onto local residential streets.  

(6) Commercial use not located in planned centers or downtown, including large 
freestanding building, auto-related and non-retail uses should be guided to areas such 
as M-350 and other appropriate areas and streets where utilities can support such uses. 

The proposed rezoning application and development is consistent with this locational 
guideline as the subject property is within the downtown area. 

D. Creating Quality Places Design Guidelines: The Comprehensive Plan includes guidelines for 
the “built environment”, which consists of man-made buildings, structures and other features 
that are constructed. The Comprehensive Plan states that the built environment influences 
people’s perceptions of an area and of the entire community. Therefore the built 
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environment can help provide a positive or negative image of an area as well as the entire 
community. This in turn is a factor that impacts investment and reinvestment in an area.  

In order to strengthen the quality of the built environment in Raytown the Creating Quality 
Places design guidelines were developed and adopted as part of the city’s Comprehensive 
Plan and are the basis on which the city has developed design standards that have been 
adopted as part of the City’s Zoning Ordinance including the CBD Design Standards. As 
previously stated, the applicant seeks to replace the CBD Design Standards with a different 
set of design standards that would be applicable to the proposed Planned Zoning Overlay 
District. If the application is approved and the development of the property is not required to 
comply with the CBD Design Standards the design of the development the city cannot ensure 
that development of the property will be consistent with the city’s Comprehensive Plan.  

E. Downtown Development: The Comprehensive Plan states that “preferred commercial 
development in Raytown is broken into four categories: along M-350, in the Downtown, 
along the entryways and in smaller commercial clusters at critical locations in the City.” In 
relation to the downtown area the Comprehensive Plan states:  

“The Downtown area should be actively developed as a mixed-use district. In addition 
to medium and high density housing, locally oriented commercial uses or specialty 
retail should be located within the Downtown. While some traffic oriented commercial 
establishments could flourish in the Downtown area, it is intended that the Downtown 
develop as a center for destination activity. The district would be unique and permit 
residential quarters above street level retail establishments. To exert greater control 
over the type of development that may occur in the Downtown, there will be 
additional development controls through the use of new zoning requirements or 
development review processes.” 

In regards to the mixed-use nature of the downtown this exists as the downtown area is 
comprised of a mix of uses that include retail stores, restaurants, a coffee shop, office uses, 
banks, institutional uses, which include the library, Raytown High School, and churches as 
well as residential uses that include Bowen Apartments, single-family homes and a nursing 
home.  While the grocery store proposed could be considered a traffic oriented commercial 
establishment it would also generate pedestrian traffic from the nearby residential as well as 
the neighboring commercial and institutional uses.  Staff discussed with the applicant’s 
representatives the concept of providing residential and / or office space above the proposed 
grocery store.  According to the applicant’s representatives this is not possible due to the size 
and nature of the building proposed. 

F. Central Business District (CBD) Plan:  As previously described, the CBD Plan is incorporated 
as a part of the city’s Comprehensive Plan. The CBD plan provides a vision and policies for 
the physical development of the downtown area.  In addition, it is this vision and policies 
that form the legal basis upon for the development and adoption of the CBD Design 
Standards in the city’s Zoning Ordinance. As more thoroughly described above in the 
discussion of the proposed developments compliance with the CBD Design Standards the 
layout of the development as depicted on Conceptual Site Plan 1G is not entirely consistent 
with the vision in the Comprehensive Plan and CBD Plan. However, certain modifications to 
the development plan for the site, which have previously been described, can allow the 
development to meet the vision provided in the CBD plan.  
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Staff Recommendation: 
The proposed commercial use is consistent with the future land use map and commercial locational 
guidelines specified in the city’s Comprehensive Plan. However, the conceptual design of the site that 
has been provided as part of the application is not consistent with other CBD Plan and Creating Quality 
Places design guidelines provided in the city’s Comprehensive Plan.  Therefore, it is the 
recommendation of staff that the request to rezone the subject property from Neighborhood 
Commercial and Town Square Overlay District (NC-TS) to Neighborhood Commercial and Planned 
Zoning Overlay District (NC-P) be approved subject to the following conditions: 

1. Submittal of final site development plan and design guidelines for development of the property 
which shall be reviewed by and require approval by the Board of Aldermen in accordance with 
the same procedural provisions as this rezoning application. 

2. Development of the site shall not be required to comply with the following sections of the CBD 
Design Standards unless otherwise apart of the Streetscape Master Plan. 

A. Commercial Site Design Standards (Section 28-4 of the Zoning Ordinance): 
• Location of Parking Facilities 
• Consolidating Parking Facilities 
• Location of Driveways 
• Site Lighting 
• Sidewalk Paving 
• Bicycle Lanes  
• Courtyards, Plazas, & Open Space 
• Town Square Gateways 

B. Commercial Building Design Standards (Section 28-5 of the Zoning Ordinance): 
• Upper Level Step Backs 
• Concealing Structured Parking 

C. Commercial Sign Design Standards (Section 28-6 of the Zoning Ordinance): 
• Artistic Elements 

3. The final site development plan and design standards for development of the site shall be 
submitted prior to development of the property and shall comply with the following CBD Design 
Standards:  

A. Commercial Site Design (Section 28-4 of the Zoning Ordinance): 
• Pedestrian Connections 
• Through-Block Passages 
• Site Landscaping Areas  
• Street Trees 
• Site Furnishings 

B. Commercial Building Design Standards (Section 28-5 of the Zoning Ordinance): 
• Prominent Entrance 
• Set-To Lines / Maximum Setbacks  
• Ground Floor Transparency 
• Weather Protection 
• Storefront & Building Façade Composition  
• Ground Level Details 
• Roof Expression 
• Backsides of Buildings 
• Screening Blank Walls 
• Materials 
• Colors 
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C. Commercial Sign Design Standards (Section 28-6 of the Zoning Ordinance): 
• Integration with Architecture  
• Sign Design 

4. The final site development plan shall incorporate the Streetscape Master Plan improvements 
along that portion of any street abutting the property.  
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AN ORDINANCE GRANTING A CHANGE IN ZONING FROM NEIGHBORHOOD 
COMMERCIAL AND TOWN SQUARE OVERLAY DISTRICT TO NEIGHBORHOOD 
COMMERCIAL AND PLANNED ZONING OVERLAY DISTRICT ON LAND LOCATED AT 
6200 BLUE RIDGE BOULEVARD, 10016 E. 63RD STREET & 10028 E. 63RD STREET IN 
ACCORDANCE WITH THE PROVISIONS OF THE COMPREHENSIVE ZONING 
REGULATIONS FOR THE CITY OF RAYTOWN, MISSOURI 
 
 WHEREAS, Application PZ-2013-004, submitted by the Walmart Stores, LLC 
(“Applicant”) requesting a change in zoning from Neighborhood Commercial and Town Square 
Overlay District (NC-TS) to Neighborhood Commercial and Planned Zoning Overlay District 
(NC-P) on land located at 6200 Blue Ridge Boulevard, 10016 E. 63rd Street and 10028 E. 63rd 
Street was referred to the Planning Commission to hold a public hearing; and 
 
 WHEREAS, after due public notice in the manner prescribed by law, the Planning & 
Zoning Commission held a public hearing on April 25, 2013, and May 2, 2013; and   
 
 WHEREAS, at the conclusion of the meeting on May 2,2013a motion by the Planning 
& Zoning Commission to approve the application subject to certain conditions failed by a 
vote of 4 in favor and 5 against; and 
 
 WHEREAS, after due public notice in the manner prescribed by law, the Board of 
Aldermen held a public hearing on May 7, 2013 and May 21, 2013; and  
 

WHEREAS, the Board of Aldermen, after considering the evidence presented during 
such public hearings have determined it is in the best interest of the citizens of the City of 
Raytown to rezone said property;  

 
NOW THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE 

CITY OF RAYTOWN, MISSOURI, AS FOLLOWS: 
 
 SECTION 1 – REZONING OF PROPERTY.  That the property located at 6200 Blue 
Ridge Boulevard, 10016 E. 63rd Street and 10028 E. 63rd Street and legally described in 
Exhibit “A” attached hereto and incorporated herein by reference is hereby rezoned from 
Neighborhood Commercial and Town Square Overlay District (NC-TS) to Neighborhood 
Commercial and Planned Zoning Overlay District (NC-P) subject to the following conditions. 
 

1. Submittal of final site development plan for development of the property which shall 
be reviewed by and require approval by the city in accordance with the same 
procedural provisions as this rezoning application. 

 
2. The final site development plan shall comply with the design standards submitted by 

the applicant as part of this application. 
 

3. The final site development plan shall incorporate the Streetscape Master Plan 
improvements along that portion of any street abutting the property.  
 

4. Development of the site shall not be required to comply with the following sections of 
the CBD Design Standards unless otherwise apart of the Streetscape Master Plan. 

 
A. Commercial Site Design Standards (Section 28-4 of the Zoning Ordinance): 

• Location of Parking Facilities 
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• Consolidating Parking Facilities 
• Location of Driveways 
• Site Lighting 
• Sidewalk Paving 
• Bicycle Lanes  
• Courtyards, Plazas, & Open Space 
• Town Square Gateways 

 
B. Commercial Building Design Standards (Section 28-5 of the Zoning Ordinance): 

• Upper Level Step Backs 
• Concealing Structured Parking 

 
C. Commercial Sign Design Standards (Section 28-6 of the Zoning Ordinance): 

• Artistic Elements 
 

5. The final site development plan and design standards for development of the site 
shall be submitted prior to development of the property and shall comply with the 
following CBD Design Standards:  

 
A. Commercial Site Design (Section 28-4 of the Zoning Ordinance): 

• Pedestrian Connections 
• Through-Block Passages 
• Site Landscaping Areas  
• Street Trees 
• Site Furnishings 

 
B. Commercial Building Design Standards (Section 28-5 of the Zoning Ordinance): 

• Prominent Entrance 
• Set-To Lines / Maximum Setbacks  
• Ground Floor Transparency 
• Weather Protection 
• Storefront & Building Façade Composition  
• Ground Level Details 
• Roof Expression 
• Backsides of Buildings 
• Screening Blank Walls 
• Materials 
• Colors 

 
C. Commercial Sign Design Standards (Section 28-6 of the Zoning Ordinance): 

• Integration with Architecture  
• Sign Design 

 
SECTION 2 – REPEAL OF ORDINANCES IN CONFLICT.  All ordinances or parts of 

ordinances in conflict with this ordinance are hereby repealed. 
 
SECTION 3 – SEVERABILITY CLAUSE.  The provisions of this ordinance are 

severable and if any provision hereof is declared invalid, unconstitutional or unenforceable, 
such determination shall not affect the validity of the remainder of this ordinance. 
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 SECTION 4 – EFFECTIVE DATE.  This ordinance shall be in full force and effect 
from and after the date of its passage and approval. 
 

BE IT REMEMBERED that the above was read two times by heading only, PASSED 
AND ADOPTED by a majority of the Board of Aldermen and APPROVED by the Mayor of the 
City of Raytown, Jackson County, Missouri, this ___ day of  May, 2013. 
 
 
 
 ________________________________ 
 David W. Bower, Mayor 
 
 
 
ATTEST:       
 
 
 
 ___________________________________  
  Teresa M. Henry, City Clerk 
 
 
 
 

Approved to as Form:   
    

 
 
 
       _____________________________ 
       Joe Willerth, City Attorney 
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MINUTES 

CITY OF RAYTOWN 

PLANNING AND ZONING COMMISSION MEETING 

April 25, 2013 
7:00 pm 

Raytown City Hall 
Board of Aldermen Chambers 

10000 East 59th Street 
Raytown, Missouri 64133 

1. Welcome by Chairperson 

2. Call meeting to order and Roll Call. 

Wilson Present Jimenez Absent   Stock Present 

Bettis Present Robinson Present Fields Present 

Lightfoot Present Hartwell Present Dwight Present 

3. Approval of minutes – None 

4. Old Business - None 

5. New Business 

A. Application: Application seeking to rezone properties located at 6200 Blue 
Ridge Boulevard, 10028 E. 63rd Street, & 10016 E. 63rd Street 
from Neighborhood Commercial and Town Square Overlay 
District (NC-TS) to Neighborhood Commercial District and 
Planned Zoning Overlay District (NC-P). 

 Case No.: PZ-2013-004 
 Applicant: Wal-Mart Stores, Inc. 

1. Open Public Hearing-Opened by Chairman Wilson 

2. Explain Procedure for a Public Hearing and swear-in speakers-Sworn in by Atty. Kapke 

3. Enter the Following Relevant City Exhibits into the Record:-Entered in by Chairman 
Wilson 

a. Application for Conditional Use Permit 
b. Conceptual Site Plan 1G, dated April 5, 2013 
c. Walmart Neighborhood Market - Perspective Image, Sheets 1, 2, &3, dated 

February 1, 2013 
d. Proposed Site Design Elements, dated April 9, 2013 
e. Proposed Building Design Standards, dated April 11, 2013 
f. Letter from Mark Bryant to John Benson & Tom Cole, dated February 7, 2013 
g. Raytown Central Business District Streetscape Master Plan 
h. Public hearing notices published in The Daily Record newspaper 
i. Public hearing notice sent to property owners within 185-feet of subject property 



 

 

j. City of Raytown Zoning Ordinance, as amended 
k. City of Raytown Comprehensive Plan 
l. Staff Report for April 25, 2013 Planning & Zoning Commission meeting 

4. Explanation of any exparte’ communication from Commission members regarding the 
application. 

Stock-received 2 emails from Downtown group and Sue Frank. Communication with 
Raytown Main Street Association, Paula Cannon, and Jim Barns. 

Lightfoot-A variety of communication with some of the same as Ms. Stock as well as 
another list. 

Hartwell-Received one email, packet from Sue Frank 

Bettis-Similar communication as Ms. Stock, and conversation with different people. 

Dwight- Same emails, spoke with Mr. Todd, and received Sue Frank mailing 

Fields-Received numerous emails. 

Robinson-Emails with same people as listed, spoke with Mike Moore, and numerous 
comments. 

Wilson-received emails, Sue Frank mailing, spoke with Tom Lankford, and Downtown 
Business group 

5. Introduction of Application by Staff-John Benson stated that Walmart Stores, LLC is 
seeking a rezoning of three properties to change zoning. The applicant wishes to 
construct a Walmart Neighborhood Market. 

6. Presentation of Application by Applicant-Mark Bryant, White Goss Atty representing 
Walmart with land use matters.  Also present are Jeff Clayton, Bill Boyden, and Rick 
Rohlfing.  We are here to present an application for a 40,000 sq ft single tenant retail 
store that will create 60-90 new jobs.  The sale price for the property is $650k which was 
$150k greater than appraisal value.  Request is to change TS overlay to P overlay.  We 
are not seeking any public subsidy and are prepared to pay all taxes in full.   The design 
guidelines are out of date and new ones are proposed to guide this development.  This 
store will generate revenue for the city. 

Rick Rohlfing-Site Engineer (BFA) came forward and said he has been working with city 
staff and that Wal-Mart has an interest in this property.  Received staff comments and 
they have great reason as to why they cannot do some of the requests.  They are here to 
present a site plan and proposed site plan 1-G conformity to detailed design plans that 
Walmart has.  Their facility is to operate with design grades.  

Bill Boyden-BRR Architecture came forward and discussed the internal and drive-up 
pharmacy and grocery store.  Single entry building with entry/exit on left front facade, 
with a vestibule and overhead canopy. 

 

 

 

 

 



 

 

7. Request for Public Comment; The following persons came forward and gave comment 
regarding the proposed application.  

Edna Scahill-7400 Maple apt 407, Raytown, MO. 64133- I have lived here 45 years, 
Appreciate the zoning and Board of Alderman’s time.  Especially Mayor Bower for taking 
time to explain the application and Sue Frank for speaking with me.  I cannot support 
Walmart at the heart of Raytown. I love Walmart, am a personal shopper, I have no 
grudges at Walmart, I think they are wonderful corporation.  We have a Walmart on 350 
and at Blue Ridge mall; question is why do we need another Walmart?  I live at Elliott 
place and others that live there said “please tell them we do not want another Walmart” 
and in my opinion this is not progress. In the commitment and fore-thought of Main 
street for downtown.  But this will not contribute.  There needs to be a better image.  

Ed Clark 6115 Blue Ridge Blvd- Stated he did not receive notice of the public hearing.    
The property would be more blighted by a 10 ft wall and there are 165 car spaces, the 
roads cannot handle traffic and there is not enough room.  Nothing but walls on the 
drawings, it will need PD for activities at the business.  If they don’t like the sloped 
ground maybe they need to go find flat ground. I am against Walmart going in this 
location. 

 

Steve Guenther 10725 E 71st Ct.-entered in exhibits “m” and “n” for the commission. 
Planning and development strategies have been constructed through last 10-15 years.  
Community wants to produce a vision, scale of community to relate by design principles.  
Project has no building frontage.  Scale factor is a problem.  People will not walk the 
streets for shopping; we will lose walkability, no shopping thru visible openings.  Single 
use one level entry does not create a sense of identity and we don’t want parking lots in 
front of building.  We will be losing taxes from properties being torn down because they 
want visibility all the way to 63rd St.  No one will be able to add to site.  The property is 
worth more than 1 million on what was spent; their argument of paying $150k over 
asking is ridiculous.  What is it worth to our community?  “P” label is not required; they 
need to be made to be more flexible.  Design standards are “TS” and that is what we 
want.  Doesn’t it matter what streetscape is?  People won’t be walking them.  Need to 
create a vision for our families and children.  Main street wants them to follow rules and 
guidelines.  You were established to hear the perspective of the community and relate 
that to the board of Alderman. Asked audience to raise hands of who is opposed to 
putting this property in “P” district. 

 

Sue Frank-8512 Harvard Terr., with a business at 10014 E 63rd St. Exhibit “O” entered.  
You do not have to consider the full plan at this time.  10 years ago the purchase of the 
old 1st Baptist church was $500k by the city with an estimated 1.2 million appraisal.  The 
church hoped for a wonderful town square with businesses and restaurants.  They would 
never have sold to Walmart.  Let them move to one of the 2 empty grocery stores.  I 
support the comprehensive plan.  I believe they will cost jobs and cause more empty 
stores and property values will suffer.  Streetscape will attract friendly environment, 
instead of being able to walk downtown they will have to drive.  Don’t let us be an 
experiment. 

 
Tom Gibbens-part of 4 trails. 6210 Raytown rd (owner). His wife and he were part of the 
development of design standards in 2002-03 with anticipation of what downtown could 
be. Asking not to approve the zoning change, is a violation of what the design standards 



 

 

were set out to be.  Misuse of valuable land.  This is the one chance to redo downtown 
and we need to get it right.  I am not opposed to a grocery store downtown. 

 
Robert Ricklefs-6008 Laurel Ave.-Raytown has a small town feel, I was shocked when 
board of alderman approved the Walmart zoning. It is a bad decision and is short 
sighted.  I remember when building was left at Blue Ridge Cut Off and they will do it 
again.  This will be a long-term mistake.  I am opposed to Walmart.  It will have a 
negative impact with cost of the city.  Short term and long term issues with police.  
Would like to keep the sense of community and not be swallowed by Kansas City.  

 
Pete Loughlin-6532 Blue Ridge Cut Off-Is a mixed use of scenarios, putting the appraised 
back in. Staff report proposal is for property is not against Walmart but potential for that 
space.   There is an elimination of standards; I am surprised that staff recommended 
approval.  We are going to have a parking lot in the middle of Raytown with a box store 
in the middle.  
 
William Hedrick-9904 E 69th St.-has 5 kids, only 1 still lives here. My daughter moved 
here and then back to Raymore stating there is a lack of merchants here.  I don’t see a 
need for a Walmart. Would rather see something community oriented and advance the 
community, something for the youth to get them off the streets.  Biggest concern is small 
businesses.  
 
Diane Krizek-10801 E 83rd St- concerned with this, we need to do it right the first time.  
Fully “CDS” support.  Concerned if Walmart goes in development, what will happen to 
surrounding area. Mission, KS has a town square and it is working well.  With the bad 
press how will we attract investors?  We need a solid central business district. Walmart is 
associated with high crime.  Stands to reason property insurance premiums will increase. 
 
Shelly Schuman-6209 Claremont- I don’t agree with bypasses the comments from 
citizens.  This is costing the City political capital.  Think about the long term implications.  
I don’t want it to look like KCMO.  
 
Elisa Breitenbach-1110 W Walnut, Independence. Mo.-owner of Dough boys in Woodson 
Village.  I am working a petition against putting them in the heart of the city.  Community 
perspective will not affect anyone on the board, planning and community development.  
Community should influence the vote.  Why make an exception for this controversial 
company.  I will never set foot in another Walmart.  They hurt the little businesses.  Pray 
they don’t allow this business, it sends the wrong message.  Don’t let them break rules 
and regulations just because they have a lot of green stuff.  It sends a bad message if 
you have a lot of money the City will bend over for you. 
 
Steven Cushing-5409 Hedges-We don’t need a Walmart to replace small business. We 
had a plan in 2002 and good job lining up to it.  we have grocery stores sitting empty 
lots, Walmart go there.  Turn green space into a community center. We should put it on 
the ballot and let the community decide. We need something besides a big business.  
Bringing Walmart in cuts everything else off.  All companies and business in city will fail.  
Need to keep Raytown a small community 
 



 

 

Rebecca Dickerson 6904 Crisp-I remember Raytown round up days and community 
togetherness.  There is nothing to keep you here.  I don’t feel safe at Walmart.  I want to 
see Downtown develop so you can go to Raytown and be welcomed by small businesses, 
more storefronts and community center.  Walmart will hurt the community and makes me 
think “do I want to live here” 
 
Chris Merrill- 10815 E 58th St. - I am a THUG, Thoughtful Helpful Union Guy.  I am here 
for Americans.  85% of employees at Walmart are on food stamps.  We can’t let the 
richest cooperation in the world come here and steal all our money.   We need a 
company like Apple Market and Price Chopper that give decent wages and benefits.  We 
need simple little town business.  
 
Roy Fadler-6217 Hunter- This will create bad traffic and trash.  What else would be 
expected after Walmart gets through?  We need to use good common sense.  
 
Jeanette Gentry- 11000 E 59th St.- There are approximately 97 people here and about 20 
have spoke, all not in favor.  Strategic planning is done for growth.  I spent the last 3 
years on strategic planning.  We have to establish a downtown and we want more.  What 
had been done to market this property?  We haven’t had the opportunity to market this 
property.  Will Mr. Guenther’s attachments and request information be added to public 
viewing?  If you have a 40k sq ft building, classes need to control, is it designed for 
reuse? Can it be used for smaller store? Is there a demo cost to tear it down? 
 
Beth Kurzawa-10104 E 56th Terr- is a small business owner in Raytown Plaza.  I love 
Walmart and I shop there.  We need a grocery store in this area for Bowen and 
surrounding areas that people can walk to.  We should not bend to what Walmart wants, 
they need to conform.  Businesses in Raytown Plaza are coming back because of the 
development across the street.  Site plan is labeled 1F not 1G.  We don’t look forward to 
being stuck in Mayberry mode.  Raytown needs to catch up.  Is anyone lined up to dump 
millions of dollars into downtown?  I don’t want to see this empty big lot.  No one is ever 
in the park downtown.  Green space is only utilized for the egg hunt and summer fest.  
 
Greg Walters-8958 E 60 St. - I live on a major roadway and would be affected by traffic 
increase.  I am opposed to a 40,000 sq. ft. building; it is not the right direction for our 
city.  What would happen if Walmart pulls out because the experiment was a failure?  
Save a Lot was closed by national office, why can’t they go there?  I am also concerned 
about 24 hrs operation; they gave concessions to Brookside, to be open during regular 
business hours.   We can make these recommendations to the board of Aldermen, to 
operate at regular business hours. Make part of the decision to say we do not want a 24 
hr operation.  Everyone aside from 1 person is opposed. 

8. Additional Comment from Applicant 

Rick Rohlfing-Civil Engineer- it is a 40k sq ft store, we have had great customer feedback, 
likeable atmosphere desirable shopping experience.  Pharmacy will be drive thru with one 
lane.  Realize this is not a full plan, appreciate all the comments and if approves will fully 
prepare a site plan at that time.  Then we will go into landscaping and lighting. 

9. Additional Staff Comments and Recommendation-Read by Mr. Benson 

 



 

 

10. Board Discussion- 

Mr. Bettis- Are the street trees going to remain? 

Applicant-Changes from 1F to 1G sidewalk parking doesn’t show taking the corner lot into 
ownership.  Intent is to keep the tree for sure one of them if not both trees. We will 
make every effort to save that tree. 

Bettis-How much leeway will staff have on the store front? 

Mr. Benson- That is for you and the Board of Aldermen to determine. 

Mr. Fields-Are you willing to give additional details on items? 

Applicant-the retaining wall is cut wall with grass on top.  You won’t be able to see cars 
driving down street.  Visibility behind the store will be screened. There will be a 7 ft wall 
and another 6 ft on top of that. Total of 13 ft wall. We would not propose a chain link 
fencing at this location.   Sides and rear, we are fully prepared to work with staff but 
don’t see that as impediment to gain approval. 

Mr. Wilson- Can the applicant point out where the proposed signs are on plan? 

Applicant- They are not on here.  Dependent upon landscaping, then sidewalks and 
streetscape come into play.  (shows commission possible location on presentation screen) 
there is a lot of criteria and planning that go into that part of the approval process. 

Lightfoot- The parking lot on south east corner, is it to achieve enough spaces for 
shoppers?  Seems to be a long way from the store? 

Applicant-many Walmart's are accompanied by a gas station; staff recommended no gas 
at this location.  This lot would be used for employee associate parking. 

Lightfoot-If there had been gas station where would the employees park? 

Applicant- By taking the entire southeast quadrant, we are still trying to acquire the 
building next to that lot. It is something we are still working on. 

Ms. Hartwell- How many businesses will be lost on the south east area? 

Jeff Clayton- I have spoken with everyone on 63rd St.  The FOP is on the south east 
corner, so I don’t think that you would be losing any Business there.  The 
catering/banquet that is currently operating, if project proceeds stated they will relocate.  
The Adjacent office supply office is currently vacant no business loss their either.  

 
9:44-Chairman Wilson called for a 10 min break 
  
Welcome back by Mr. Wilson-Continue board discussion 
 

Mr. Fields-Is it the company’s policy for signs to be 10 ft? 

Applicant- the height is negotiable 

Mr. Benson- to market the property the city requested proposals. There was a lot of interest.  Only 2 
applications were submitted, one was for a low income housing and the other for a wedding 
chapel/store.  Board of alderman made choice to work with the bridal shop and after several months 
the buyer didn’t have proper funds for project.  Walmart approached the city and entered into a 
purchasing agreement pending the approval of the zoning changes.  In regards to the 24 hr operation: 
with this being a planned district the city can make the hours limited.  



 

 

 
Lightfoot-as for the hours of operation; are they requesting to be open 24 hrs? 
 
Benson-we have had no request, we would need to ask the applicant 
Applicant- in a normal course of business they are a 24 hr store 
 
Wilson-If rezoned to “P” and this project doesn’t get approval what happens to the zoning? 
Benson-Planned district overlay stays in place. Any future business as a planned dist has to go before 
P&Z and BOA for approval 
 
Wilson- Can we put a qualification on this to revert back to a “TS”? 
Kapke- You cannot make the zoning of the property conditional for a rezoning. 
 
Wilson-I asked because w are being asked to make a lot of allowances. 
Applicant-Law is if the zoning changes to “P” no matter who the applicant is the party will have to 
come back before the commission. 
 
Fields-What is the difference between this Walmart and the other 2 in the area? 
Applicant-The other 2 are larger supercenters and this is a Walmart neighborhood market. The 
supercenters are generally 180-185 sq ft with grocery, soft goods, electronics, TLE and a pharmacy. 
 
Mr. Benson summarized the staff recommendation. 
 
Wilson-SR#1 final site development plan goes before the BOA but not here? 
Benson- No it would come here first 
 
Wilson-Depending on the outcome of tonight, is this what Walmart needs to consider this seriously?  
They are asking for significant allowances.  What is the next step? What does this evening get you? 
Applicant- This is to get the city staff and BOA to be flexible, to waive or modify the guidelines. So we 
can still return with a specific site plan. 
 
Wilson-Why not bring a more complete plan tonight? 
Applicant- there is considerable cost involved that Walmart will spend if there is flexibility and for 
Walmart to spend money to set further development.  Staff has been negotiable on your behalf.  
 
Wilson-What considerations was given to Raytown on the vacant spaces available 
Applicant-Looked at Raytown’s market, the available buildings and supercenters.  When we first 
looked there was a grocery operating at 63/Raytown Rd. the former Save-A-Lot was closed by the 
time this came forward.  That space is only 22k sq ft and we are not aware of any other empty 
facilities that we should have looked at.  Walmart said “see if we can secure this site” 
 
Wilson-How did you retrofit into spaces for neighborhood markets that I have visited? 
Applicant-We shrunk them to fit, all 3 were rehabs. 
 
Wilson-What makes the 42,000 sq. ft. the number, is it the number they have for every store? 
Applicant- I have done 75 in the Midwest and I don’t know of any where a variance was done.  
  
Dwight-Can you give us the why Walmart looked at this and said why it would be successful here? 



 

 

Applicant-We looked at the metro area, felt the market was not being served, there was no dominate 
store. I can’t answer what is internal to them. They are a relatively successful company at picking 
store locations.  I see that as a positive thing.  The business grew in its 2 previous locations and had 
to move to a bigger store.  They feel all elements are present in downtown Raytown for a grocery 
store to be successful.  
 
Wilson-the southeast lot, the parking lot why is that a value at this point since there will be no gas 
station? 
Applicant-once was not going to be there, we felt that with a brand new building expensive building, 
we felt that some of the existing buildings in front deterred from the look of our building behind them.  
We hope to acquire other properties in front. 
 
Wilson-is it the intent to continue the parking lot in development 
Applicant-We have necessary parking 
 
Stock-Raytown quality places have set guidelines, we can be flexible, but will not go for parking in 
front. No 10 ft signage or 24 hr operation. 
 
Benson-With no parking in front, what about between building and Blue Ridge Blvd? 
 
Hartwell-How many employees will there be in an 8 hr period? 
Applicant- I can get that information for you tomorrow there are generally 60-80 employees that are 
hired. 
 
Hartwell-Mr. Benson, was the store on Blue Ridge ever mentioned? 
Benson- I don’t know that was their involvement with Tom Cole. 
 
Hartwell-Opposed to 24 hrs 
 
Applicant- Parking on the side has been brought up many times, it is not needed.  
 
Stock-Do you agree with the conditions then? 
 
Wilson-Why not add a 2nd floor? 
Applicant-Present project isn’t vertical situation, and there is structural safety.  If this is something you 
would like Walmart to entertain, I can take it back to them.  The footprint doesn’t support the thing to 
make a 2nd story facility practical. 
 
Wilson-I’m going to veer from the agenda and open the public comments back up 
 
Steve Guenther-We need to follow the direction recommended. Your decision is the decision to uphold 
the wills of the people.  Residences of Raytown do not want to change the overlay image.  We are 
willing to wait for something better to come along. 
 
Chris Merrill-Walmart opens hundreds of stores a year. Most are government assisted TIF projects or 
tax abatements.  They are offering us 25% above asking, this property might be worth more than that 
if we wait because of the economy over the past few years.  
 



 

 

Ed Clark-We are going to see a 13ft wall on Blue Ridge Blvd,  we don’t see any trees or shrubbery on 
site plan. I am against the 10 ft sign. 
 
Greg Walters-in regards to the 24 hr operation, please consider that this area is not made for heavy 
commercial use.  The neighborhoods around will be affected by the traffic flow thru there.  The old 
Walmart on 67th St. increased traffic flow on 67th St.  Would they find it acceptable to operate 9-9 or 
something like that? 
 
Jeanette Gentry-center 63 with a 40,000 sq ft building, give us a chance to market the property. If it is 
still vacant in 5 years maybe we can bring Walmart in then. 
 
Beth Kurzawa-It has been vacant for how long? No one has been at this property since 1997.  
Business is leaving making property values go down. Do something, don’t wait 5 years. 
 
Diane Krzek-Raytown is moving forward. We don’t want to have to go to Lees Summit or 
Independence, we want our own, otherwise we are a suburbia blurb. 
 
Elisa Breitenbach-The high school sells our donuts, if there is a bomb threat the school locks down till 
7:30pm, who wants to do that? We have to be prepared for all consequences. 
 
Mr. Wilson-does the applicant want to respond 
 
Applicant-No sir 
 
Mr. Wilson-Closes the public hearing 
 
Lightfoot-Would it be a deal breaker if it is not a 24 hr operation? 
Applicant-Deferring to council-none of us here can give you that answer. If you choose to approve 
with that condition we would have an answer back immediately.  We cannot give that answer at this 
point; we would like the opportunity to consult with the client.  
 
Stock-Would the attorney please tell me the role of the Planning and Zoning Commission. 
 
Kapke-Not only to hear the public, but to give public opportunity to be heard.  Governing the 
document on land use and apply those to current circumstances and give advice to the Board of 
Aldermen.  You have the community’s corporate memory to deal with land use issues and to advise 
the Board of Aldermen on land use issues and give a recommendation. 
 
Hartwell-Why are we giving the public a voice if we aren’t supposed to listen to them? My 
understanding is we should make a recommendation on the public views. 
 
Kapke-You are to give the views the weight they deserve on many different things and not necessarily 
for any one issue to have more weight than others.  Give all the elements the weight you think. 
 
Stock-Would you consider 2 conditions to operate less than 24 hours a day and to allow a maximum 
of 5 five foot monument signs? 
 
Benson-Sign ordinance allows sign on each side. The CBD doesn’t allow monument signs only wall 
signs. 



 

 

 
 

11. Close Public Hearing-Done by Chairman Wilson 

12. Board Decision to Recommend Approval, Conditional Approval or Denial of the 
Application. 

a. Motion- made by Bettis to deny application 
b. Second-Hartwell 
c. Additional Board Discussion-none 
d. Vote- Yes-Hartwell, Bettis, Dwight, Robinson. No-Lightfoot, Fields, stock, Wilson 

 
Kapke-motion does not pass as it takes a majority. 
 
Lightfoot- should we discuss continuing to get more information.   
 
Kapke- could move to continue to a date certain and in the motion have the questions on what you 
want answers to. 
 
Benson-Next regular meeting date is May 2, 2013, however that time frame needs to ensure that 
there is enough time to get answers and if you want packets it condenses that time frame that much 
more.  
 
Lightfoot-Motion to continue to a date certain of May 2, 2013, seeking the answers to reducing hours 
of operation from 24, if monument signs will fall in line with other city sign regulations, and if 
southeast lot will not be a parking lot? 
 
Stock-2nd to motion 
 
Vote-all in favor 

6. Other Business-None 

7. Planning Projects Report-not discussed at this meeting.  None provided due to the 
lateness of the hour. 

8. Adjourn-Chairman Wilson adjourned the meeting at 11:44pm. 
 



 

 

AGENDA 

CITY OF RAYTOWN 

PLANNING AND ZONING COMMISSION MEETING 
May 2, 2013 

7:00 pm 
Raytown City Hall 

Board of Aldermen Chambers 
10000 East 59th Street 

Raytown, Missouri 64133 

1. Welcome by Chairperson-Welcomed by Chairman Wilson 7:05 

2. Call meeting to order and Roll Call. 

Wilson-Present Lightfoot-Present Fields-Present Bettis-Present 

Hartwell-Present   Stock-Present   Dwight-Present   Jimenez-Present Robinson-Present 

3. Approval of minutes –  

A. April 4, 2013 meeting  
1. Motion-Stock made a motion to accept 4/4/13 minutes as presented 
2. Second-Bettis 
3. Additional Board Discussion-None 
4. Vote-All in Favor 

B. April 25, 2013 meeting 
1. Motion-Stock made a motion to accept 4/25/13 minutes as presented 
2. Second-Bettis 
3. Additional Board Discussion-None 
4. Vote-All in favor 

4. Old Business  

A. Application: Application seeking to rezone properties located at 6200 Blue 
Ridge Boulevard, 10028 E. 63rd Street, & 10016 E. 63rd Street 
from Neighborhood Commercial and Town Square Overlay 
District (NC-TS) to Neighborhood Commercial District and 
Planned Zoning Overlay District (NC-P). 

 Case No.: PZ-2013-004 
 Applicant: Wal-Mart Stores, Inc. 

1. Re-Open Hearing-Hearing was reopened by Chairman Wilson 

2. Explain Procedure for a public comment –Chairman Wilson explained that there would be 
a chance for public comment, however the public hearing would not be reopened due to 
there not being enough time for hearing notices to go out.  

3. Enter the Following Additional Relevant Exhibits into the Record: 
  Staff Report for May 2, 2013 Planning & Zoning Commission meeting 

Exhibit “p” entered-Email from Josh Taylor 



 

 

Exhibit “q” entered-Citizens from Raytown-email 
Exhibit “r” entered-Email from Mike Moore 
Exhibit “s” entered-Letter from Joel Guenther 

 

4. Explanation of any exparte’ communication from Commission members regarding the 
application. 

Ms. Dwight stated she received several letters, emails and phone calls in regards to this 
application 

Mr. Jimenez stated he received a letter in the mail from Mainstreet Association in regards 
to this application 

Ms. Hartwell stated she received many phone calls in regards to this application 

Mr. Bettis stated he received a couple of phone calls in regards to this application 

Mr. Lightfoot stated he had a lot of communication by phone and emails in regards to 
this application 

Mr. Fields stated he received emails and phone calls in regards to this application 

Mr. Robinson stated he received several emails, phone calls and a copy of the Raytown 
Report in regards to this application. 

Ms. Stock stated she received several phone calls and talked to people who were at the 
meeting in regards to this application. 

Mr. Wilson stated he received several emails, and phone calls, which he did not return.  

5. Introduction of additional information by Staff: 

Mr. Benson stated he did not have any additional information for the commission.  He 
stated he has been in contact with the applicant and they have further information on the 
three questions they were asked.  

City Attorney George Kapke swears in the applicant and any other person who wishes to 
speak in front of the commission.  

 

6. Presentation of additional information by Applicant: 

Mark Bryant-Attorney for White Goss 4510 Belleview, Kansas City, Missouri.  

Mr. Bryant spoke with Wal-Mart in regards to the hours of operation, the monument signs 
and the parking along 63rd Street.  Wal-Mart has agreed to operate less than 24 hours 
closing at midnight and re-opening at 6am.  They agreed with the condition for the 
monument signs not to exceed 5 feet in height.  Wal-Mart feels they need the visibility 
from 63rd St and their intent is to acquire as many of the businesses along 63rd St in front 
of where the store would sit.  They want to reserve the right to develop this property.  
Wal-Mart would like to be malleable and flexible but they have no firm idea on what they 
should do until the outcome of the current application.  Wal-Mart is prepared to be the 
anchor tenant for downtown and is not asking for any public subsidy.   

7. Board Discussion: 

Ms. Hartwell asks for clarification on the tax abatement that was put on downtown, and 
what keeps Wal-Mart from asking for it in the future? 



 

 

Mr. Benson states: that if Wal-Mart or any other business applies for that tax abatement 
then it is a separate process.  The tax analysis was done by Raytown development 
Corporation and it would take a vote then passed to the Board of Aldermen to hold a 
public hearing. There is nothing to prevent them from coming forward in the future but it 
will have to go before the Board to be approved. 

Applicant- Would like to be on record noting that Wal-Mart has not indicated to seeking 
any tax abatement, CID, tax subsidy, or any other relief.  Wal-Mart does not want it.  

Mr. Lightfoot is pleased that Wal-Mart agrees with the monument sign recommendations 
and the hours of operation but would like clarification on the intent of the southeast 
parking lot being developed as shown. 

Applicant-Wal-Mart does not own that property as of yet.  

Mr. Lightfoot-Would this lot be developed if acquired or turned into a parking lot? 

Applicant-We can go back to Wal-Mart and advise that you do not want a parking lot 

Mr. Lightfoot-We would like for all along 63rd St. between Raytown Road and Blue Ridge 
Blvd to be developed into pad sites for redevelopment and that they not be made into a 
parking lot.  

Applicant-We defiantly want to reserve the right to have pad sites there. We do not have 
potential tenants now and we do not yet own the land.  

Mr. Lightfoot-Pad sites sound great but a parking lot does not.  I think the board needs 
more discussion on this.  

Applicant-Pad sites are ok but we cannot build on all the sites, Wal-Mart needs visibility.  
I am sure we can find a solution 

Chairman Wilson-Why does the building face south and not face east to face the Plaza 

Applicant-Wal-Mart has looked at all options and has considered all desires.  Wal-Mart 
needs to be able to get trucks in and out of the parking lot and we have looked at every 
variation.   This plan before you is 1-G and we think it is the best option for both of the 
City and us. 

Chairman Wilson-Mr. Benson what has been the level of exchange from the applicant 
with city staff? 

Mr. Benson-City staff has met with the Wal-Mart team and discussed CBD standards and 
the vision of a CBD plan and have come up with multiple variations.  We have reviewed 
conceptual manner and on general level have been given multiple revisions and ended up 
with 1-G.  It does not meet all CBD standards; the approval of the process allows a 
waiver or this vote for regulations on “P” district for variations.   

Appliant-1-G means that we went A thru F before stopping on G.  Wal-Mart, the engineer, 
architect, the broker and others all met with city staff with effort to match the guidelines 
as close as we could. 

Mr. Jimenez-The building is fixed and will remain in that location? 

Applicant-Yes, we would like to remain flexible but we need to remain truthful, this works 
for us.  We are preserving the trees requested by staff.  We need to be able to get the 
trucks in and out.  This was as close as we can get.  



 

 

Mr. Jimenez-The buildings in downtown Raytown including where the southeast lot is 
located is all that is left of Downtown Raytown.  To remove these buildings removes the 
fabric of the city.  This could be an anchor tenant.  It will produce hundreds of thousands 
of cars.  Tonight is for the zoning. Throwing the CBD standards out the window for this 
tenant seems harsh.  This store can be successful facing Blue Ridge Blvd with shared 
parking. Where the building is proposed to sit is disturbing.  

Applicant-We have moved the building five or six different ways or locations, we have 
looked at multiple ways.  Wal-Mart has 5000 stores in the United States and I think they 
have it figured out.  This site has issues and they are difficult to address, we have moved 
the building.  This place is what works best for us and is the closest to the design 
guidelines. 

Mr. Jimenez-Every Wal-Mart is not applicable to every city.  I strongly question that is the 
only way it can sit on the property. 

Applicant-We are here to talk about one square block out of the six blocks of downtown 
and you need an anchor tenant you will not find one that is better than a Wal-Mart 
Neighborhood market.  Wal-Mart just needs the flexibility for one square block.  We can 
see the rest of the vision but if this is not approved it will just remain vacant.  The city 
says it invested one million in this project but that money is now gone and there will be 
no recovery of that money until that space is filled.  Nothing has come forward for this 
property in 10 years. 

Ms. Stock-There is flexibility with the recommendations and you are saying you will meet 
three fourths of our guidelines, so you are already meeting most of them. We are only 
talking about the zoning the other issues will be address if this is accepted.  

Applicant-That is correct.  

Mr. Fields-You stated that you need 150 parking spaces is that correct? 

Applicant- I will have to defer to the engineer 

Teresa Murphy-Engineer for Wal-Mart. 150 spaces would be needed for Wal-Mart now 
and in the future. 

Mr. Fields-what does this overlay do for the future of the pad sites on 63rd St. 

Mr. Benson-Those are subject to “NC” district and they are required to provide off street 
parking in those guidelines. “TS” overlay takes away the off-street parking and required 
set back of 5 feet.  The only lot that has the “TS” overlay is the green space.  

Lightfoot- what happens to the existing alleyway between the green space and the 
business along 63rdst?  

Mr. Benson- The alley is easement and would stay as is.  Staff reviewed 1-F, and meet to 
discuss City Fire Code. With any dead end city fire code requires a turn around.  The alley 
way is used for deliveries with existing parking and this addresses the fire code.  The 
alley address the delivery trucks and the turnaround for fire.  

Mr. Lightfoot-We are here tonight for the rezoning issues but that was a question I had. 

Mr. Bettis-What restraints are on the green space, what do you feel are the issues? 



 

 

Mr. Benson-Are you asking what design standards are more important than the others 
are.  The CBD calls for walk able downtown.  The standard for maximum setbacks are 
important.  The location of the parking facilities to the side and rear are important.  
There are screening standards. 

Applicant-we must not give the same response. Creating a safety problem for our 
customers, so we are putting parking in an area we can control it and protect it and it not 
to be in the street. 

Ms. Stock-What the zoning is asking for is what is in place in almost all spots except that 
one.  

Mr. Benson-the green space is “TS” no other properties are. 

Applicant-there are two zoning districts the “NC” and the underlining “TS” that applies to 
just that one square block.  We are just asking for the “TS” overlay to be changed to “P’ 

Mr. Fields- is 144 parking spaces acceptable to the applicant 

Applicant-Yes 

Mr. Bettis-When you take out that last part, and it is not part of the plan does it make the 
plan acceptable? 

Applicant-The number of spaces needs to be acceptable with Wal-Mart and it will work. 

Ms. Hartwell-I am going to have a hard time voting approval with anything that takes 
away the 63rd St. buildings. 

Mr. Bettis-the downtown is the most proud location in the city. Residence walk ability is 
important.  This feels wrong with the push to change and all the fore thought to just put 
a Wal-Mart there.  

Chairman Wilson-If we allow the change to “P” form “TS” then it up to the Board to put 
in what we expect to see.  What is staff doing to put forth the vision for downtown to 
stay in place? 

Mr. Benson- Basis of staff recommendation values or what is made applicable 

 

Chairman Wilson calls for break at 8:13 for 10 minutes 

8:27 Chairman Wilson states public comment will be next and is asking for only new 
information.  Will still take into consideration last week’s comments and only new 
information to come forwards.  

Public Comments: 

Ed Clark-6115 Blue Ridge Blvd-Do the comments mean anything? If Wal-Mart is a friend, 
why is no one from Wal-Mart here tonight?  Wal-Mart has done more than 100 stores but 
they cannot come up with answers to questions.  It is just “lets pass this and check on it 
later”. I do not want to drive downtown and see a 13-foot wall from Blue Ridge Blvd or 
when you come out of the library. One hundred fifty cars and two exits on Blue Ridge, 
and Wal-Mart wants more visibility on 63rdst, they are trying to get more lots on 63rdst. it 
is not ok.  There were over 400 calls to the Police Department from Wal-Mart where are 
we going to get the additional Police for this Wal-Mart.  



 

 

Dave Mc Cary, 10104 E 56thst- I own a business in Raytown Plaza. I Agree that Raytown 
needs to be developed into a valuable shopping district, like downtown Lee’s Summit or 
Independence Square.  Those places already have buildings in place to use. Having Wal-
Mart will cause more traffic and businesses will follow property values will go up.  Allow 
Wal-Mart downtown but do not change anything on 63rdst that does not work.  We 
should limit the hours of operation for Wal-Mart and change the design only for them and 
have guidelines and development for the rest of downtown. 

Mark Horton, 5722 Sterling-Crime rates have gone up in two years.  There is a good 
source of crime in Wal-Mart in our area.  If they close the one on 350 highway or at 40th 
and Sterling, all that crime will come here.  I do not walk into Wal-Mart without my 9mm 
handgun.  It will cause heavy traffic; the streets will be a disaster.  We have small 
businesses that need to stay. 

Mark Moore, 5532 Crescent-The name of the store is Wal-Mart Neighborhood Market, but 
Wal-Mart is a predator and will put everyone else out of business.  Every dollar spent in 
Wal-Mart stays with Wal-Mart.  We need a business that gives money back to the 
community.  Wal-Mart will not help; they will not give us assistance to build a community 
center.  

Mike Broghm, 11117 E 57th Terrance -We have two Wal-Marts in this area on 350 and at 
40/Sterling with bad clientele.  They push the little business out and we do not need 
them in the middle of Raytown.  We have 4-5 grocery stores in the area.  We need 
restaurants, artistic places and community things 

Steve Guenther, 11705 E 71st Ct- I am here for not only myself but also representing Four 
Trails Development.  Raytown has a CBD plan and it shows Fox Drug and the other 
buildings.  This the first he has heard of this property being the only one that is “TS”. The 
issue is not the CBD guidelines but the “TS” overlay that was put into place to create an 
image.  The guidelines state that you put buildings on street fronts to maximize the full 
potential of a lot. You put buildings on street fronts so there is visibility on human scale.  
You do not put parking lots in front of buildings. People will not come here to visit a Wal-
Mart downtown.  Wal-Mart shopping is destination shopping.  Most people will not drive 
across the street to the other places. “TS” is a single factor that we need to consider the 
most.  The staff report by Mr. Benson was done well.  The commission needs to base 
their decision on the facts.  This is not city property it belongs to the community.  
Planning & Zoning is to convey to the Board of Alderman the sense of community and is 
in a difficult position.  The light rail is close to coming so we need to wait on Wal-Mart. 
The Price Chopper in Brookside was built on a slope. We need to make Wal-Mart come 
back with a different plan. 

Raven Cooper, 6217/19 Blue Ridge-I will be a neighbor, and thieves are everywhere.  
Wal-Mart has their own security and PD is only called in after the apprehension.  I want 
the heavy traffic.  I have been in the Plaza for 22 years.  If Wal-Mart wants to come here 
let them.  I do not agree with tearing down the downtown buildings.  No one else is 
looking at this spot.  I will shop at that store.  Where will the parking be for the pad sites 
on 63rd St? People support what works for them. It is a store that will service a need.  



 

 

Wayne Gedt, 9054 E 61st St.-Did anyone do a study on what is the best use of the 
community property and come up with a grocery store? Would be ok with a small grocery 
store but not one that occupies the whole space.  I am concerned that the new jobs that 
it will bring will take the employees from other grocery stores. I understand that no 
matter what the Planning & Zoning decision is the ultimate choice comes from Board of 
Alderman. 

Greg Walters, 8958 E 60th St-Pad site development, I don’t think anyone is against pad 
site development but we need to make sure to make a recommendation to the board of 
aldermen against gas station.   This area is supposed to be pedestrian friendly.  If the 
pad sites need to be looked at for restrictions against gas station at pad site 
development.  The applicant stated that Wal-Mart is agreeing to operation hours from 
6am to Midnight. I think that is excessive for that nature of business and it will cause a 
lot of traffic that will go to the store and stay until it closes.  If you set the hours, the 
Board of Aldermen will follow.  This is unpopular with the residents of Raytown and that 
needs to be taken into consideration.  

Jeanette Gentry, 11000 E 57th St.-I am not afraid of change and I have a vision for 
Downtown.  For this design standard to be discarded is not good business.  What does 
the rezoning really mean? The Rock Island will come thru probably not in my lifetime, 
and then that property will be worth three times as much as it is now.   Other Wal-Mart 
Neighborhood Markets are less than fourty thousand square feet.  This property has not 
been actively marketed.  I think that more people will come forward after this process.  
Please consider a Demolition clause so that the demo will be paid for when Wal-Mart 
leaves. 

Sue Frank, 10014 E 63rd St.-I want to state on behalf of my mother that she is concerned 
for the kids that are on Blue Ridge Blvd from the school.  We have had more interest in 
this property in the past two weeks than we have in the past two years.  If we choose 
Wal-Mart to go in it will not be good.  I measured the tree on the north side of this site 
and from measurement, it showed to be 237 years old that means it was planted and 
started to grow in 1776. It took 237 years for this seedling to grow and become part of 
this community and it will take all of five minutes to tear down. I would hope that you 
take this into consideration when you make your decision.  

Gary Ball, 10312 E 70th Terrace -We already have several empty stores in Raytown.  Why 
do we need a grocery store open until midnight?  They have not been able to be 
supported in this area.  We do not need a gas station downtown. We have many places 
we need to bring people in to.  We have not heard many good words towards Wal-Mart.  
There is always a police car sitting outside of Wal-Mart, who pays for that?  There are 
going to be three streets along that building, how many accesses do they need?  What 
happens when they go out of business? 

Chris Merrill, 10815 E 58th St.-All other corporations build test stores and when they do 
not exceed standards they are gone.  Wal-Mart employees have no benefits.  We will be 
taking a loss in our tax base.  

Elisa Breitenbach, 1110 W Walnut, Independence, Missouri– Owner of Dough Boys. The 
petition drive has gone around and 950 people have signed it.  People do not want to 
change the standards for Wal-Mart.  Was a traffic study done? We do not need or want a 
Wal Mart. 

End Public Comment: 



 

 

 

Board Discussion continues: 

Mr. Benson- The city did not do a traffic count for this project that is up to the applicant.  
As for the tree on the North-west corner, it was conveyed that it was the City’s interest 
that the tree does not get removed.  1-G site plan still shows the tree.  This is a grocery 
store only for point of clarification. A grocery store in itself is already a permitted use at 
this site.  

Mr. Dwight-how will this affect the streetscape? 

Mr. Benson-It does not directly affect the streetscape.  The city is moving forward with 
Phase 1. There will be a presentation on Tuesday during the Boards study session.  We 
received bids on the project and they were well over the estimate by the engineer.  We 
are working on saving costs and will rebid the project in the next 6-8 weeks.  There is no 
impact on this project.  

Mr. Lightfoot-We are not here tonight to vote on the site plan or Wal-Mart.  We are here 
for the rezoning of the three properties.  All the discussions we have had here are great 
but it is not the commission’s job to seek the business for the community.  We are voting 
on the zoning only. 

Ms. Stock- If we are going on the rezoning we can set stipulations on the set back isn’t 
that right? 

Mr. Benson- Yes you can set a set back now and if you do not it is the “NC” district is still 
established which has a 30-foot setback.  

Mr. Kapke- We need to offer the applicant if they would like to make any comments 
following the public comments. 

Chairman Wilson-Mr. Bryant would you like to make any additional comments 

Applicant- No 

 

8. Close Public Hearing. 

9. Board Decision to Recommend Approval, Conditional Approval or Denial of the 
Application. 
a. Motion-Mr. Fields-Make a motion to recommend approval with the staff 

recommendations of the southeast lot to remain for pad development or green space. 
b. Second-Stock 
c.  Additional Board Discussion-Mr. Lightfoot-does that motion include the hours of 

operation and the other conditions from before? 
 
Mr. Kapke- If you want to restate or amend the motion and the second agrees then it 
is ok, or another member may make a motion. 
 
Mr. Fields-To restate the motion- to approve application with staff recommendations 
of hours of operation to be less than 24 hours, the monuments signs not to exceed 5 
feet and the south east lot shall remain green space or for site development. 
Stock-I agree, do we want to add a set back? 
 



 

 

Mr. Bettis-I am generally against this if we are going to have to, then we need to 
make a setback to make it feasible. 
 
Chairman Wilson- So you do not agree with the30 foot setback? The 30 will stand is 
that something you can support for the underlining zoning?  
 
Mr. Bettis- I just want to say I have a hard time supporting this application. 
 
Ms. Stock-Do we want to stipulate the hours of operation for the less than 24 hours? 
 
Chairman Wilson- We can. 
 
Mr. Lightfoot-Mr. Fields will need to restate his motion. That is the less technical way 
to deal with it.  
 
Mr. Fields- I would prefer it be made in a separate motion. 
 
Mr. Lightfoot- I would like to amend the first motion to read that the hours of 
operation be and since I am making the motion then I would like it to be 6am to 
11pm. 
 
Ms. Stock-Second 
 

d. Vote-on the amendment to the motion for hours of operation 
Stock-Yes Fields-Yes Dwight-Yes Robinson-Yes Lightfoot-Yes 
Wilson-Yes Hartwell-No Jimenez-No Bettis-No 
 
Mr. Kapke-Motion passed. 
 
Vote on a Motion for approval for application subject to recommendation and for 
the southeast lot to remain a green space or for redevelopment, for the hours of 
operation to be 6am to 11 pm, and for the monument signs not to exceed 5 
feet. 
 
Lightfoot-Yes Fields-Yes Stock-Yes Wilson-Yes 
Hartwell-No Robinson-No Jimenez-No Dwight-No  Bettis-No 
 
Motion is defeated.  
 
The application will now go before the Board of Alderman on May 7th, it will be 
the 1st reading with a public hearing and continuation on May 21st.  
 

5. New Business - None 

6. Other Business 

7. Set Future Meeting Date – June 6, 2013 

8. Adjourn 
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CONFLUENCECITY OF RAYTOWN TRANSYSTEMS

1.01  Downtown Raytown

INTRODUCTION

Serving as the heart of this inner-ring suburb, the City 
of Raytown’s Central Business District is planned for a 
multi-phased revitalization intended to strengthen and 
support the economic development potential of this area.  
Throughout Raytown’s history, the area around East 63rd 
Street and Raytown Road has been a hub of community 
activity, commerce, and social interaction.  The City of 
Raytown is undertaking a physical transformation of the 
area’s streets to create a more attractive and pedestrian-
friendly environment that is conducive for retail and 
commercial activity.

The CBD area is located on the east side of the Burlington 
Northern/Santa Fe railroad line (also referred to as the 
Rock Island Corridor), which is anticipated to eventually 
incorporate commuter rail transit service as well as an 
extension of the Katy Trail.  The streetscape project area 
includes East 63rd Street from the existing railroad bridge 
east to Blue Ridge Boulevard, Raytown Road from East 
61st Street south to East 64th Street, and Blue Ridge 
Boulevard from East 63rd Street north to East 59th Street.  

The project area currently includes several commercial 
uses directly adjacent to East 63rd Street and a mixture of 
commercial and industrial uses south of East 63rd Street.  
Along Blue Ridge Boulevard, the uses transition from retail 
commercial near East 63rd Street to offi ce and residential 
uses north of East 61st Street, including Raytown High 
School located on the east side of Blue Ridge Boulevard 
north of East 61st Street.  A signifi cant open space is 
located just north of East 63rd Street on the west side of 
Blue Ridge Boulevard, and is currently owned by the City 
and anticipated for future retail development to further 
bolster commercial activity in the CBD.
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BACKGROUND + PURPOSE

The City of Raytown recognizes the importance of 
improving the appearance and functionality in the 
Central Business District.  This project represents a 
signifi cant opportunity to promote revitalization within 
the District, and has the potential to spark resurgence 
through stimulating additional private-sector infi ll and 
redevelopment efforts.  

While the existing streets in the District have faithfully and 
tirelessly served the needs of motorists over the years, 
they have not lived up to their full potential to also serve 
the needs of pedestrians, bicyclists, transit, and adjacent 
commercial activity.  Through a balanced and pragmatic 
approach to improve the physical character of these 
streets, a true and authentic “sense of place” can be 
reinforced – one that both complements the City’s unique 
history and speaks to its future as a vibrant community 
destination.

The streetscape enhancement recommendations 
incorporated into this master plan are crafted to support 
a holistic and long-term vision for what the area can 
become.  It is understood that streetscape design 
improvements are only one component in a much 
broader and multi-faceted effort to revitalize the District.  
While the appearance and confi guration of these streets 
and sidewalks are a critical ingredient, it is also important 
to factor in the role that future programming can play 
in further supporting the community’s goals – including 
hosting festivals and seasonal events – and to consider 
how the streetscape design decisions can promote these 
activities. 

The purpose of this document is to serve as a 
comprehensive guide for the City of Raytown and 
the community to use for revitalizing and unifying the 
major downtown street corridors in the District to serve 
and encourage future investment and growth.  The 
recommendations outlined herein are intended to 
provide a phased approach for transforming the visual 
appearance of these corridors into a vibrant District that 
further supports the community’s on-going revitalization 
efforts.  

GOALS:

The following goals were established by the project’s 
Steering Committee to guide the vision for improving 
Raytown’s Central Business District:

 ○ Develop Downtown as a friendly, welcoming, and 
easily navigated destination. 

 ○ Create a Streetscape Plan that sets the tone for 
future Downtown revitalization while stimulating 
additional private investment.

 ○ Strengthen the Downtown identity and “sense of 
place” and encourage a variety of new businesses 
for future economic growth.

These goals were embraced by the design team, and 
used to guide our collective efforts throughout the design 
process.

1.02  Jennings Store 1915 1.03  Cassel’s Corner 1933 (East 63rd Street & Raytown Road) 1.04  Raytown Existing Conditions (East 63rd Street)
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EXISTING CONDITIONS

The City of Raytown has been steadily improving the sense 
of place within the community for a number of years, 
evidenced by numerous gateway enhancements that 
have been made at key intersections throughout the 
City.  These gateways have included stone monuments, 
signage, pedestrian scaled lighting, landscaping, and 
related pedestrian-friendly amenities.  These improvements 
have not been made within the CBD area to date, with 
the nearest location being the East 63rd Street and Blue 
Ridge Cutoff intersection.  

The CBD includes fairly narrow existing sidewalks, on-street 
parallel parking, and relatively wide streets. Sidewalk 
conditions include several curbs without handicap 
ramps and a few stairs that do not make the area readily 
accessible. There are several overhead power lines in 
the project area that are readily visible and detract 
from the aesthetic appearance.  There are also existing 
traffi c signals along East 63rd Street at the intersections 
of Raytown Road and Blue Ridge Boulevard, as well as 
at the intersection of Blue Ridge Boulevard and East 59th 
Street, none of which have been enhanced to match the 
gateway intersections mentioned previously.

For the one block section of East 63rd Street between 
Raytown Road and Blue Ridge Boulevard, there are a 
number of private driveway connections located in close 
proximity to the intersections.  The existing sidewalks range 
from 5’ to 9’ wide and are not very accessible, containing 
several curbs with no handicap ramps and even a small 
portion of the sidewalk that contains two stairs between 
the curb and building face.  There are a number of 
streetscape needs that should be addressed, including 
improving accessibility, increasing parking, widening 
sidewalks to support retail activity and pedestrian comfort, 
narrowing the street lane widths, and enhancing the 
overall appearance and sense of place.

1.05  Raytown Existing Conditions
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PLANNING PROCESS

In 2011, the City of Raytown selected a multi-disciplinary 
urban design and engineering team led by Confl uence to 
create a Streetscape Master Plan for the Central Business 
District.  The scope of the project included creating a new 
standard for streetscape enhancements to be used in 
the CBD and identifying a fi rst phase of construction. The 
preparation of fi nal design and construction documents 
for approximately one block within the District was also 
included.

Working collaboratively with an appointed Steering 
Committee comprised of a mixture of property owners, 
business owners, public offi cials, and citizens, the design 
team proceeded to identify a wide range of issues and 
opportunities associated with the area and the scope of 
the anticipated improvements.  

The planning process provided committee members 
with an opportunity to tour similar recently completed 
streetscape improvement projects within the Kansas 
City metropolitan area to experience a wide variety of 
improvements and methods for improving the public 
realm.  

Early in the planning process, the committee participated 
in numerous design exercises to gain an understanding 
of the committee’s opinions about the area, their 
desires for improvement, and their preferences for 
specifi c design solutions and aesthetic characteristics.  
Committee meetings were designed to promote open 
dialogue between the committee and the design team 
to fully understand and integrate their vision into the 
recommended East 63rd Street (Phase-1) Streetscape and 
this Streetscape Master Plan. 

Public participation was also essential to share 
information, identify and address issues and concerns.  
City staff and the design team coordinated a series of 
interactive meetings which included a series of Steering 

Committee meetings, review meetings with the Technical 
Committee, a public meeting (Community Open House), 
a presentation to the Board of Aldermen, and several 
coordination meetings with various corridor stakeholders 
and agencies.  

The resulting master plan and streetscape design 
recommendations are a refl ection of the community input 
received throughout the planning process.

2.03  Streetscape Tour / Committee Meeting (12.09.11)

2.01  Streetscape Tour / Committee Meeting (12.09.11)

2.04  Streetscape Tour / Committee Meeting (12.09.11)2.02  Streetscape Tour / Committee Meeting (12.09.11)
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2.07  Community Open House (04.16.12)

2.06  Streetscape Tour / Committee Meeting (12.09.11)

2.05  Streetscape Tour / Committee Meeting (12.09.11)
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3.01  63rd St. Confi guration Concepts A-D 

CONCEPT A:  Back-in Angle Parking with Shared Bike Lanes

CONCEPT B:  Back-in Angle Parking Expanded Shared Lane

CONCEPT C:  Parallel Parking with Shared Lanes

CONCEPT D:  Parallel Parking with Expanded Shared Lanes

STREETSCAPE CHARACTER

STREET + SIDEWALK CONFIGURATION:

An integrated multi-modal approach was undertaken 
in the streetscape design, which involved exploring 
numerous conceptual options and urban design 
alternatives.  These concepts were evaluated based on 
their ability to:

 ○ Provide ample on-street parking to support 
economic development within the CBD area

 ○ Create a pedestrian-friendly environment of 
widened sidewalks and improved site furnishings to 
encourage fl exible use of the streetscape area for 
commercial retail uses

 ○ Integrate bicycle routes into the revised street 
confi guration

 ○ Unify and soften the visual appearance with 
additional plantings and street trees

 ○ Incorporate attractive street and sidewalk lighting

 ○ Enhance the “sense of arrival” into the CBD area

The Steering Committee was encouraged to take a 
hands-on approach to understanding and evaluating 
these alternatives, which included studying the merits 
of alternative on-street parking approaches including 
combinations of parallel, angled, and reverse-angle 
parking. 
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SITE FURNISHINGS + AMENITIES:

A variety of options were explored to develop a 
recommended streetscape program for site furnishings 
and pedestrian amenities in the CBD area.  These options 
included design themes ranging from very traditional 
to contemporary collections of furnishings – which can 
ultimately assist in defi ning the new visual character of the 
area. The collection of furnishings is commonly referred 
to as a streetscape “kit of parts” which can be utilized to 
address specifi c needs and opportunities in the project 
area.  

The Steering Committee was engaged in evaluating 
several thematic approaches. Ultimately, the City’s 
existing thematic gateway enhancements - located at 
key intersections throughout the community - became 
a guiding element in shaping the fi nal aesthetic 
recommendations for streetscape within the CBD area.  
The committee elected to utilize a design approach that 
compliments the existing gateway’s use of large stone 
monuments, unique identifi cation signs, improved lighting 
with decorative poles, and attractive pedestrian-scaled 
bollards.

In support of the desired theme, the provision of additional 
streetscape furnishings and amenities was explored 
including new benches, litter receptacles, bicycle racks, 
identifi cation and wayfi nding signage, decorative paving 
treatments, and moveable landscape planters.  The 
committee assisted in evaluating and prioritizing the need 
for each of these streetscape elements.  Opportunities for 
integrating Raytown’s unique community history into the 
streetscape design were also explored and considered in 
the fi nal streetscape design.

3.02  Streetscape ‘Kit of Parts’ Options A+B 
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Utilizing the Steering Committee’s preferences for streetscape 
character and amenities, the design team analyzed the 
streets within the CBD study area to create an incremental 
implementation approach.  Based on available funding, the City 
determined the Phase One project area to include a one-block 
stretch of 63rd Street between Raytown Road and Blue Ridge 
Boulevard – which also includes the provision of two new traffi c 
signals at these intersections.  Future phases were also integrated 
into the master plan.

PHASING RECOMMENDATIONS:
• Phase Two -  Blue Ridge Boulevard (East 63rd St. to East 60th Terrace) 

• Future Phase -  Blue Ridge Boulevard (East 60th Terrace to East 59th Street)

• Future Phase -  Raytown Road (East 63rd Street to East 64th Street)

• Future Phase -  East 63rd Street (Raytown Tfwy. to Raytown Rd.)

• Future Phase -  Raytown Road (East 61st Terrace to East 63rd Street)

• Future Phase -  East 63rd Terrace, East 64th Street, and Cedar Aveune.

• Future Phase -  East 61st Terrace and East 62nd Street

4.01  East 63rd Street Streetscape Alternatives A-B 4.02  CBD Streetscape Phases

Two approaches for distributing site furnishings and amenities within 
the Phase One project area were developed.  The committee 
preferred a combination of the two alternatives.

PHASE ONEPHASE ONE

PHASE TWOPHASE TWO

FUTURE PHASEFUTURE PHASE

FUTURE PHASEFUTURE PHASE

FUTURE PHASEFUTURE PHASE

FUTURE PHASEFUTURE PHASE

BLUE RIDGE BOULEVARD

BLUE RIDGE BOULEVARD

EAST 63RD STREET

RAYTOWN ROAD
EAST 63RD STREET

EAST 63RD TERRACE
EAST 64TH STREET
CEDAR AVENUE

EAST 61ST TERRACE
EAST 62ND STREET

FUTURE PHASEFUTURE PHASE

RAYTOWN ROAD



4.03  Proposed Streetscape Plan (Phase One: East 63rd Street)

1 Primary Marker 2 Mid-Block of East 63rd Street - North Side 3Viewing East at East 63rd Street and Raytown Road
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5.02  East 63rd Street - Existing Roadway Sections A+B

PHASE ONE IMPROVEMENTS

The fi rst phase of the project is intended to transform 
the physical design of East 63rd Street to better 
accommodate all modes of transportation, including 
vehicular, pedestrian, transit, and bicycles.  This design 
methodology is sometimes referred to as a “Complete 
Street” approach, and basically promotes a balanced 
method of decision-making that can signifi cantly improve 
the ability for the street design to respond to its intended 
use by the community.

This block incorporates a signifi cant improvement to 
existing conditions – including a modest reduction in the 
widths of vehicular travel lanes down to an acceptable 
standard of 11’-0” (typical), converting the four lane street 
to a three lane street section, and converting existing on-
street parallel parking stalls to angled parking stalls.  These 
stalls are designated for use as “back-in” angled parking, 
which provide signifi cant safety benefi ts and convenience 
for shoppers to access their trunk area directly from the 
sidewalk.  These stalls are also being designed to provide 
fl exibility for future conversion to “head-in” angled 
parking should that scenario be desired in the future.  The 
vehicular lanes will be designated as shared lanes with 
bicycles, and the sidewalks will be signifi cantly widened 
to promote pedestrian activity and expanded fl exibility for 
adjacent retail commercial use of the sidewalk area.

The improvements also incorporate expanding sidewalk 
and landscape amenity zones at each of the intersections 
with Raytown Road and Blue Ridge Boulevard, which 
provide benefi ts in defi ning and protecting the drive lanes 
and on-street parking stalls while also providing expanded 
space behind the back of curb to utilize for additional 
aesthetic enhancements.  These enhancements 
are anticipated to include landscape plantings for 
beautifi cation, pedestrian plaza spaces with district 
gateway identifi cation monuments, and additional space 
for placement of site furnishings.  These expanded areas 
also signifi cantly reduce the pedestrian crossing distance 
at these intersections, which further supports the goal of 
making the CBD more pedestrian friendly.

4.04  East 63rd Street - Proposed Roadway Sections A+B

SECTION A:  East 63rd Street - Existing Roadway SECTION B:  East 63rd Street - Existing Roadway

SECTION A:  East 63rd Street - Proposed Roadway SECTION B:  East 63rd Street - Proposed Roadway



PEDESTRIAN LIGHT  
Company: EcoFit LED 
Fixture: DECO-8 (24”DIA. x 13”HT.) 
Pole: To match Blue Ridge Cut-Off 
and  East 63rd Street Sheppard’s 
Hook Pole.   

STREETSCAPE ‘KIT OF PARTS’

The recommended palette of site furnishings and 
pedestrian amenities to be utilized in Raytown’s CBD area 
includes a variety of elements.  This “Kit of Parts” is intended 
to be applied consistently to each block of streetscape 
revitalization as future phases of the project move forward 
into implementation.  The fi nal quantity, and location of 
these elements for specifi c blocks within the CBD area will 
need to be determined on a case by case basis during the 

STREET LIGHT  
Company:  Sternberg Lighting
Fixture:  Liberty 1914LED/SG/RLM 431
Arm:  Bracket-CA (6’)

LITTER RECEPTACLE
Company: Landscape Forms
Model: Scarborough-Side 
Opening and Vertical Flat Straps
Color: Black

BENCH  
Company: Landscape Forms
Model: Plainwell-72”
Seat: Ipe Wood
Color: Black

SANDBLASTED CONCRETE
Sandblasted Concrete
Texture:  Medium to Heavy Sand-
blast.  

CLAY BRICK PAVERS  
Company:  Endicott Clay Pavers
Color (Red): Rose Blend-4”x 8”X 2 
1/4”--or equivalent
Color (Brown):  Medium Ironspot 
#46-4”x 8”x 2 1/4”--or equivalent 

BOLLARD
Company:  Union Metal Corporation
Model:  Ornamental Columbian 
Family Bollard-NBOL-20-A48-Y1
Color:  Black  

BIKE RACK 
Company:  Landscape Forms
Model:  Ring-Powder Coated Steel
Color:  Black

MARKERS (PRIMARY+SECONDARY)
Primary: 8’HT.
Secondary: 3’HT.

SIGNAL ARMS
To match Blue Ridge Cut-Off and 
East 63rd Street signal arms.

LIGHT POLE BASE 
To match Blue Ridge Cut-Off and 
East 63rd Street light pole bases.

CONCRETE PLANTERS  
Company: Belson Outdoors
Model: WL36x22
Color: Sand Tan (LSB)

WAYFINDING SIGNAGE 
Not included in the scope for this project. A complete ‘kit of parts’ 
should include a standard for signage at various scales/applications. 

fi nal design process in order to adapt to existing conditions 
and future adjacent development opportunities.

The ‘Kit of Parts’ for use in the CBD area is outlined below, 
and was carefully selected to visually compliment the 
City’s previous enhancements to gateway intersections 
that have been made in several areas of the community.  
Many of these components are elements that can be 
added incrementally over time throughout the CBD area 
as budget priorities and funding allows.
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FUTURE PHASING

RAYTOWN ROAD - FUTURE PHASE

Located just south of East 63rd Street, the future 
enhancement of Raytown Road anticipates a 
modest narrowing of the existing street width to 
utilize 11’-0” (typ.) drive lanes and the provision of 
on-street parallel parking stalls (between East 63rd 
Street and East 63rd Terrace), while also expanding 
the adjacent “parkway” areas to 10’-0”.  These 
parkway areas provide areas for widened sidewalks 
(6’ min.), street tree placement, landscape 
plantings, site furnishings, and street lighting and 
pedestrian lighting.

For the section south of East 63rd Terrace, the street 
incorporates on-street bike lanes (5’ width) on both 
sides of the street in lieu of on-street parallel parking.  
This provides an alignment for bicyclists to utilize East 
63rd Terrace to connect east to Cedar Avenue and 
then north to Blue Ridge Boulevard and East 63rd 
Street.  This street section is slightly narrower than 
the northern block, which provides opportunities for 
a 14’-0” parkway adjacent to the street that can 
accommodate wider sidewalks and streetscape 
amenities.

As improvements in this area move forward to 
fi nal design and implementation, adjacent and 
active economic development activity should 
be considered and integrated into the fi nal 
confi guration and provision of these streetscape 
improvements.

Parkway with Street TreesA
B
C
D

Bike Lane (5’ Wide)

Future Phase (East 63rd Street)

E

Parallel Street Parking

63rd Street-Phase 1

F Bike Lane Via 63rd Terrace 
to Cedar Avenue

G 11’ Shared Lanes (Bike)

5.01:  Plan - Raytown Road from East 63rd  
 Street to East 64th Street
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5.02:  Existing Roadway - Raytown Road

5.03:  Section A2  - Raytown Road

5.04:  Section A1  - Raytown Road
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6.01:  Plan - Blue Ridge Blvd from E. 
60th Terr. to E. 63rd St.

BLUE RIDGE BOULEVARD - PHASE TWO

Located just north of East 63rd Street, the future 
enhancement of Blue Ridge Boulevard anticipates 
slight narrowing of the existing street lane widths 
to utilize 11’-0” (typ.) travel lanes and the provision 
of on-street parallel and angled parking stalls, 
while also expanding the adjacent “parkway” 
areas.  These parkway areas provide areas for 
widened sidewalks (6’ min.), street tree placement, 
landscape plantings, site furnishings, secondary 
markers, and street and pedestrian lighting.

The street incorporates on-street bike lanes (5’ width) 
on both sides of the street.  The bike lanes are in lieu 
of on-street parallel parking from East 62nd Street 
to East 60th Terrace. The street section from East 
63rd Street to East 62nd Street could potentially be 
slightly wider if additional City property on the west 
side of Blue Ridge Boulevard is acquired for street 
right of way.  The additional right of way would 
allow for additional angled on-street parking for 
the downtown shops and events.  The proposed 
landscape and low wall buffer at the high school 
entry at East 60th Terrace diverts students to nearby 
crosswalks for safer crossing of Blue Ridge Boulevard.

As improvements in this area move forward to 
fi nal design and implementation, adjacent and 
active economic development activity should 
be considered and integrated into the fi nal 
confi guration and provision of these streetscape 
improvements.

Parkway with Street TreesA
B
C
D

Bike Lane (5’ Wide)

Future Phase 
(North-Blue Ridge Blvd)

E

Parallel Street Parking

F Additional R.O.W.-City Property

Proposed CrosswalksG
Landscape/Low Wall BufferH
Gateway-C.B.D. 
(Seconday Markers)

Back-in Angled Parking

I

6.02:  Existing Roadway - Blue Ridge Blvd.

6.03:  Section B1 - Blue Ridge Blvd.

6.04:  Section B2 - Blue Ridge Blvd.

6.05:  Section B3 - Blue Ridge Blvd.
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BLUE RIDGE BOULEVARD - NORTH

Located between East 60th Terrace and East 59th 
Street, the future enhancement of Blue Ridge Boulevard 
anticipates slight narrowing of the existing street lane 
widths to utilize 11’-0” (typ.) travel lanes to incorporate 
a center turn lane and expanded adjacent “parkway” 
areas.  These parkway areas provide space for widened 
sidewalks (6’ min.), double row of street trees, landscape 
plantings, site furnishings, gateway markers, and street 
lighting and pedestrian lighting.

The street incorporates on-street bike lanes (5’ width) 
on both sides of the street.  The bike lanes are in lieu of 
on-street parallel parking from East 60th Terrace to East 
59th Street. The section removes all on-street parking as 
there is little demand in the area.  Reducing the number 
of lanes from 4 to 2 maintains the current level of service 
and re-allocates right of way for expanded “parkways” 
and the addition of a center turn lane.  The center turn 
lane allows motorists to wait in a designated turn lane for 
a safer movement into the high school parking lot.

As improvements in this area move forward to fi nal 
design and implementation, adjacent and active 
economic development activity should be considered 
and integrated into the fi nal confi guration and provision 
of these streetscape improvements. 

Parkway with Street Trees-Double RowA
B
C
D

Bike Lane (5’ Wide)

Future Phase (South-Blue Ridge Blvd)

E

Gateway Markers (2-Primary Markers)

F

High School-Building

High School-Parking Lot

7.01:  Plan - Blue Ridge Boulevard from 
East 60th Terrace to East 59th Street
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7.02:  Existing Roadway - Blue Ridge Blvd.

7.03:  Section C1  - Raytown Road
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Parkway with Street TreesA
B
C
D

East 63rd Street-Phase 1

Back-In Angled Parking

Future Phase (Raytown Road)

E East 63rd Street Bridge

8.01:  Plan - East 63rd Street from East 
63rd Street Bridge to Raytown Road
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EAST 63RD STREET

Located between Raytown Road and the East 63rd 
Street bridge (just west of downtown shops), the future 
enhancement of East 63rd Street anticipates a modest 
expansion of adjacent “parkway” areas and the 
addition of angled parking on the south side of the 
street to serve the businesses.  These parkway areas 
provide space for widened sidewalks (6’ min.), street 
tree placement, landscape plantings, site furnishings, 
and street lighting and pedestrian lighting.

This street section provides opportunities for expanding 
parkways at various widths of 10’-0” to 24’-0” to 
accommodate wider sidewalks and streetscape 
amenities.  The street incorporates on-street angled 
parking along the existing pocket park on the south side 
of 63rd Street.

As improvements in this area move forward to fi nal 
design and implementation, adjacent and active 
economic development activity should be considered 
and integrated into the fi nal confi guration and provision 
of these streetscape improvements.

8.02:  Existing Roadway-Section D1

8.03:  Existing Roadway-Section E2

8.04:  Section D1-East 63rd Street

8.05:  Section E2-East 63rd Street



Discussion item for May 7th 2013 Board of Aldermen meeting. 
 

Whereas, it is in the best interest of the health, welfare and safety of the citizens of Raytown I propose 
this board adopts standards relating to the location of new pawnshops, short-term loan stores and 
tattoo parlors in the City of Raytown. 

As to pawn and short term loan establishments: 

None to be permitted within one mile of another, 1000 feet from any church, school, daycare, public 
building, park or 500 feet from any residential use. 

I am also suggesting similar rules for tattoo parlors as well. 

Thank You. 

 
 
Pat Ertz 
Alderman Ward 4 






























































