
COUNCIL AGENDA
March 4, 2024

6:00 PM, Council Chambers - 111 E. Maple Ave.

Agendas are published late in the week for the following week's Council business meetings.  Changes made after the tentative agenda is published will
be reflected in the latest version posted.

To view a Council meeting agenda, visit https://independence.novusagenda.com/agendapublic/, and select 'Most Recent Council Agenda'.

INVOCATION

Muriel Luedeman, Independence is Alive and Well 

THE PLEDGE OF ALLEGIANCE

ROLL CALL

CITIZEN REQUESTS

PRESENTATION RESOLUTIONS

24-712 A resolution recognizing Hollie Allerson of the Community Development Department, as the I-
STAR Award Recipient for March, 2024.

Res.No:          6989

CONSENT AGENDA

Reports and Recommendations of the City Manager

1. Approval of City Council Meeting Minutes for the Regular Meetings on from February 7
and February 19, 2024

Approved
2. Council action is requested to authorize the City Manager to issue a purchase order to Texas

Underground, Inc. for an amount not exceed $188,770.75 to purchase a PipeHunter Model
7744 Truck Mount Jet.

Approved
3. Council action is requested to issue a purchase order to A.W. Schultz, Inc. in the amount of

$496,780.00 for the Courtney Bend Water Plant Wellfield Radio Infrastructure and
SCADA (supervisory control and data acquisition) Project for the Water Production
Division of the Municipal Services Department.

https://independence.novusagenda.com/agendapublic/


Approved
4. Council action to issue Change Order #1 to Purchase Order 24000329 to Synagro in the

amount of $100,000 for additional expenses for sludge hauling for the Rock Creek
Treatment Plant, for the Municipal Services Department.  New revised amount of PO will
be $175,000.00.

Approved
5. Council action is requested to expend $199,000.00 with Cintas for Uniform Services for

the Municipal Services, Power & Light, and Police Departments.
Approved

6. Council action is requested to authorize the City Manager to issue a purchase order(s) to
Insituform Technologies, Inc. in the amount of $460,025.60 authorizing future minor
change orders not to exceed $46,002.56 for the purchase and installation of Cured In Place
Piping (CIPP) as part of the stormwater and sanitary sewer Trenchless Technology projects
(no. 130508 & no. 9757).

Approved

Resolutions

24-713 A resolution requesting that the Missouri Department of Transportation provide for
the timely maintenance of all traffic control devices installed along state and federal
highways located within the corporate boundaries of the City of Independence (Sponsored
by Councilmember Bridget McCandless).

Res.No:          6990
24-714 A resolution appointing Amie Jacobsen and reappointing Nancy Kerr and April
Preston to the Board of Directors of the Englewood Community Improvement District

Res.No:          6991

REGULAR AGENDA

Public Hearing(s)

A public hearing for the application by Henry Downing requesting a rezoning from R-
30/PUD, High Density Residential/Planned Unit Development, and R-12, Two-Family
Residential, to R-6, Single-Family Residential, for the property located at 625 N. Lakeview
Avenue.  New Information Only.

24-009 2R An ordinance approving a rezoning from District R-12 (Two-Family Residential)
and R-30/PUD (High Density Residential) to District R-6 (Single-Family Residential) for
the property at 625 N. Lakeview Avenue.

Ord.No:          19527
A public hearing for the application by Marvin Mendoza requesting a rezoning from R-
18/PUD, High Density Residential/Planned Unit Development, to R-6, Single Family
Residential, for the property located at 1220 Dickinson Road.  New Information Only.

24-010 2R An ordinance approving a rezoning from District R-18/PUD (Moderate Density
Residential) to District R-6 (Single-Family Residential) for the property at 1220 N.
Dickinson Road.

Ord.No:          19528
A public hearing for the application by Chris Chancellor requesting a rezoning from
BP/PUD, Business Park/Planned Unit Development, and C-2, General Commercial, to I-1,
Industrial, for the property located at M-78 Highway and Little Blue Parkway.  New
Information Only.  

24-011 2R An ordinance approving a rezoning from District BP/PUD (Business
Park/Planned Unit Development) and District C-2/PUD (General Commercial/Planned
Unit Development) to District I-1 (Industrial) for the property at the southeast corner of M-
78 Highway and Little Blue Parkway.



Ord.No:          19529
A public hearing for the application by Chris Chancellor requesting a rezoning from
BP/PUD, Business Park/Planned Unit Development, and C-2, General Commercial, to
BP/PUD, Business Park/Planned Unit Development and approving a Preliminary
Development Plan for the property located at M-78 Highway and Little Blue Parkway.  New
Information Only.

24-012 2R An ordinance approving a rezoning from District BP/PUD (Business
Park/Planned Unit Development) and District C-2/PUD (General Commercial Planned
Unit Development) to District BP/PUD (Business Park/Planned Unit Development) and
approving a Preliminary Development Plan for the property located at the Little Blue
Parkway, Truman Road and M-78 Highway intersections.

Ord.No:          19530

Ordinances

24-007 2R An ordinance adopting amendments to the Fiscal Year 2023-2024 budget, which
was approved by Ordinance No. 19453.

Ord.No:          19531
24-008 2R An Ordinance finding, determining, and declaring the necessity of acquiring
general utility easements for the 24 Highway & River Water Main Replacement Project
(Project No. 9749); authorizing the negotiation and eminent domain proceedings if
necessary; approving the plans and specifications for the project; authorizing the use of
experts as needed; authorizing and directing the execution of documents and the payment of
funds to property owners or others holding property rights, in conjunction with the project.

Ord.No:          19532
24-013 2R An ordinance authorizing a contract with the Missouri Department of Health and
Senior Services to provide financial assistance for the Local Public Health Agency
Accreditation Assistance Grant Program for the period of December 1, 2023, through
November 30, 2024; accepting funds for the period in the amount of $176,000.00;
authorizing future change orders for additional funding and/or time extensions for the same
project; and authorizing certain future appropriations.

Ord.No:          19533

First Reading(s)

24-014 1R An ordinance amending Article 25 of Chapter 18 of the City Code by enacting
new sections to add requirements for tow services.

1R
24-015 1R An Ordinance vacating an existing right-of-way of all that part of Coon Road
beginning at 7 Hwy and heading West approximately 631 feet and reserving the same as a
general utility easement, Independence, Jackson County, Missouri.

1R

INFORMATION ONLY

1. Case 24-100-03, a request by Kirk Farrelly with Dollar General to rezone the property at
9800 E. US 40 Highway from C-2 (General Commercial) and R-6 (Single-Family
Residential) to C-2 (General Commercial), was advertised for a new information only
public hearing at the March 4, 2024, City Council meeting.  As this case was continued by
the Planning Commission, the new information only public hearing is now expected to be
heard at the April 4, 2024, City Council meeting.

2. Case 24-100-05, a request by Carolyn Richardson to rezone the property at 1301 S. Noland
Road from C-2 (General Commercial) to R-6 (Single-Family Residential), was advertised
for a new information only public hearing at the March 4, 2024, City Council meeting.  As
this case was continued by the Planning Commission, the new information only public
hearing is now expected to be heard at the May 20, 2024, City Council meeting.



3. Boards/Commissions Report

4. Please Note:  In accordance with RSMo 610.021, the City Council may convene in an
Executive Session during or after the meeting, in the Council Chambers and move to
Conference Room D for the closed meeting, on matters of litigation, legal action, and/or
attorney client communications, as permitted by Sec. 610.021(1), on matters of
personnel, as permitted by Sec. 610.021(3) and personnel records, as permitted by
610.021(13), on matters of contracts, as permitted by 610.021(12), on matters of real
estate, as permitted by 610.021(2) and/or matters of labor negotiations, as permitted by
610.021(9).

COUNCILMEMBER COMMENTS

ADJOURNMENT
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City of Independence
AGENDA ITEM COVER SHEET

Approved

Agenda Title:

Council action is requested to authorize the City Manager to issue a purchase order to
Texas Underground, Inc. for an amount not exceed $188,770.75 to purchase a
PipeHunter Model 7744 Truck Mount Jet.

Recommendations:

Council approval is recommended. 

Executive Summary:

Approval of this item will authorize the City Manager to issue a purchase order to
Texas Underground, Inc. in the amount of $188,770.75 for the purchase of a
Pipehunter Model 7744 Truck Mount Jet.
 
This pricing quote comes from cooperative contract SC01-21, Item #SC21C048 with
the Houston-Galveston Area Council (HGAC). Purchases under cooperative
agreements are authorized by Section 8.06.004, Paragraph 5, of the Independence
City Code, which states that when cooperative bids or contracts are used, they will first
have been established pursuant to generally accepted governmental purchasing
practices and the competitive bidding process.
 
This is a budgeted capital purchase.

Background:

This unit is a truck mounted cleaner which uses hydraulic water pressure to clean
sanitary sewer mains and laterals in the Right-Of-Way. It is designed to clean debris,
roots, and grease that would cause blockage in sanitary sewer pipes, and possibly
back-up into homes or businesses.
 
The City currently has 3 pressure cleaning units which are tasked with maintaining the
615 miles of sanitary sewer pipes in the City. This purchase will replace unit #4127
which was purchased in 2004.



Fiscal Impact:

The fiscal impact to the City is $188,770.75. Funding for a Pressure Cleaning Truck
(No. 302403) is included in the FY 24 adopted budget, page number 183, account
number 7030-5406.

Department:          Municipal Services Contact Person:          Lisa Reynolds

REVIEWERS:
Department Action
Public Works Department Approved
City Managers Office Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Pipehunter Quote - Texas Underground Exhibit
COOP Contract - Texas Underground & HGAC Contract









  Revised 6.1.18 

 

AMENDMENT No. 1 to CONTRACT No. SC01-21 

For 

Sewer Cleaning, Hydro-Excavating, Inspection Equipment and Miscellaneous Services 

Between 

HOUSTON-GALVESTON AREA COUNCIL 

And 

Texas Underground, Inc. 

 

  

THIS AMENDMENT modifies the above referenced Contract as follows: 

 

This contract is extended through December 31, 2024 Midnight CT.  

 

Unless otherwise noted, this amendment goes into effect on the date signed by H-GAC. All other terms and 

conditions of this Contract shall remain unchanged and in full force and effect. 

 

IN WITNESS WHEREOF, the parties have caused this Agreement to be executed by their respective duly 

authorized representatives. 

 

 

Signed for Houston-Galveston Area Council,               ____________________________________ 

           Houston, Texas         Chuck Wemple, Executive Director 

 

       Date:_______________________________ 

 

 

Signed for:   Texas Underground, Inc.                                   ____________________________________                                                                           

 

Printed Name & Title:                  ____________________________________ 

 

                                                                                                     Date:_______________________________ 

 

 

 

DocuSign Envelope ID: 6C6CE9D1-1AFC-4EA5-929F-EF9312FD00F0

Todd B Bolin

1/4/2024

NaTIONAL SALES MANAGER

1/4/2024



h-gac.com Serving Today • Planning for Tomorrow 

Certification Regarding Debarment HGAC 
V9.17.20 Page 1 

HOUSTON-GALVESTON AREA COUNCIL 
PROCUREMENT AND CONTRACTS 

PROGRAM  

CERTIFICATION REGARDING DEBARMENT, SUSPENSION, INELIGIBILITY AND 
VOLUNTARY EXCLUSION FOR COVERED CONTRACTS 

Federal Executive Order 12549 requires the Houston-Galveston Area Council (H-GAC) to screen each covered potential contractor to determine whether each has a 
right to obtain a contract in accordance with federal regulations on debarment, suspension, ineligibility, and voluntary exclusion. Each covered contractor must also 
screen each of its covered subcontractors/providers. In this certification "contractor" refers to both contractor and subcontractor; "contract" refers to both contract 
and subcontract. 

By signing and submitting this certification the potential contractor accepts the following terms: 
1. The certification herein below is a material representation of fact upon which reliance was placed when this contract was entered into. If it is later

determined that the potential contractor knowingly rendered an erroneous certification, in addition to other remedies available to the federal government, the 
Houston-Galveston Area Council or other federal department or agency, may pursue available remedies, including suspension and/or debarment. 

2. The potential contractor shall provide immediate written notice to the person to whom this certification is submitted if at any time the potential contractor 
learns that the certification was erroneous when submitted or has become erroneous by reason of changed circumstances. 

3. The words "covered contract," "debarred," "suspended," "ineligible," "participant," "person," "principal," "proposal," and "voluntarily excluded," as used in 
this certification have meanings based upon materials in the Definitions and Coverage sections of federal rules implementing Executive Order 12549. 
Usage is as defined in the attachment. 

4. The potential contractor agrees by submitting this certification that, should the proposed covered contract be entered into, it shall not knowingly enter into 
any subcontract with a person who is debarred, suspended, declared ineligible, or voluntarily excluded from participation in this covered transaction, unless 
authorized by the Houston-Galveston Area Council or other federal department or agency, as applicable. 

Do you have or do you anticipate having subcontractors under this proposed contract?  YES  NO 
5. The potential contractor further agrees by submitting this certification that it will include this certification titled "Certification Regarding Debarment, 

Suspension, Ineligibility, and Voluntary Exclusion for Covered Contracts " without modification, in all covered subcontracts and in solicitations for all 
covered subcontracts. 

6. A contractor may rely upon a certification of a potential subcontractor that it is not debarred, suspended, ineligible, or voluntarily excluded from the covered 
contract, unless it knows that the certification is erroneous. A contractor must, at a minimum, obtain certifications from its covered subcontractors upon 
each subcontract's initiation and upon each renewal. 

7. Nothing contained in all the foregoing shall be construed to require establishment of a system of records in order to render in good faith the certification 
required by this certification document. The knowledge and information of a contractor is not required to exceed that which is normally possessed by a 
prudent person in the ordinary course of business dealings. 

8. Except for contracts authorized under paragraph 4 of these terms, if a contractor in a covered contract knowingly enters into a covered subcontract with a 
person who is suspended, debarred, ineligible, or voluntarily excluded from participation in the transaction, in addition to other remedies available to the 
federal government, Houston-Galveston Area Council, or other federal department or agency, as applicable, may pursue available remedies, including 
suspension and/or debarment. 

Indicate which statement applies to the covered potential contractor: 
   The potential contractor certifies, by submission of this certification, that neither it nor its principals is presently 

debarred, suspended, proposed for debarment, declared ineligible, or voluntarily excluded from participation in this contract by any 
federal department or agency or by the State of Texas. 

   The potential contractor is unable to certify to one or more of the terms in this certification. In this instance, the potential 
contractor must attach an explanation for each of the above terms to which he is unable to make certification. Attach the 
explanation(s) to this certification. 

NAME OF POTENTIAL CONTRACTOR  

VENDOR ID NO. /FEDERAL EMPLOYER ID NO. 

 Signature of Authorized Representative   Printed/Typed Name of Authorized Representative 

  Date    Title of Authorized Representative 

DocuSign Envelope ID: 6C6CE9D1-1AFC-4EA5-929F-EF9312FD00F0

01-04-24

 

National Sales Manager

Todd B. Bolin

 

X
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Certification Regarding Debarment HGAC 
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INSTRUCTIONS FOR CERTIFICATION 

1. By signing and submitting this proposal, the prospective contractor is providing the certification
set out below.

2. The inability of a contractor to provide the certification required below will not necessarily result in denial
of participation in this covered transaction. The prospective contractor shall submit an explanation of why
it cannot provide the certification set out below. The certification or explanation will be considered in
connection with the department or agency's determination whether to enter into this transaction. However, 
failure of the prospective contractor to furnish a certification or an explanation shall disqualify such
contractor from participation in this transaction. The certification in this clause is a material representation
of fact upon which reliance was placed when the department or agency determined to enter into this
transaction. If is later determined that the prospective contractor knowingly rendered an erroneous
certification, in addition to other remedies available to the Federal Government, the department or agency
may terminate this transaction for cause or default.

3. The prospective contractor shall provide immediate written notice to the department or agency to which
this proposal is submitted if at any time the prospective contractor learns that its certification was
erroneous when submitted or has become erroneous by reason of changed circumstances.

4. The terms "covered transaction," "debarred," "suspended," "ineligible," "lower tier covered transaction,"
"participant," "person," "primary covered transaction," "principal," "proposal," and "voluntarily
excluded," as used in this clause, have the meanings set out in the Definitions and Coverage sections of
the rules implementing Executive Order 12549. You may contact the department or agency to which this
proposal is submitted for assistance in obtaining a copy of those regulations (13 CFR Part 145).

5. The prospective contractor agrees by submitting this proposal that, should the proposed covered
transaction be entered into, it shall not knowingly enter into any lower tier covered transaction with a
person who is debarred, suspended, declared ineligible, or voluntarily excluded from participation in this
covered transaction, unless authorized by the department or agency entering into this transaction.

6. The prospective contractor further agrees by submitting this proposal that it will include the clause titled
"Certification Regarding Debarment, Suspension, Ineligibility and Voluntary Exclusion--Lower Tier
Covered Transactions, "provided by the department or agency entering into this covered transaction,
without modification, in all lower tier covered transactions and in all solicitations for lower tier covered
transactions.

7. A participant in a covered transaction may rely upon a certification of a prospective participant in a lower
tier covered transaction that it is not debarred, suspended, ineligible, or voluntarily excluded from the
covered transaction, unless it knows that the certification is erroneous. A participant may decide the
method and frequency by which it determines the ineligibility of its principals. Each participant may, but
is not required to, check the Non procurement List.

8. Nothing contained in the foregoing shall be construed to require establishment of a system of records in
order to render in good faith the certification required by this clause. The knowledge and information of a
participant is not required to exceed that which is normally possessed by a prudent person in the ordinary
course of business dealings.

9. Except for transactions authorized under paragraph 6 of these instructions, if a participant in a covered
transaction knowingly enters into a lower tier covered transaction with a person who is suspended,
debarred, ineligible, or voluntarily excluded from participation in this transaction, in addition to other
remedies available to the Federal Government, the department or agency may terminate this
transaction for cause or default.
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GENERAL PROVISIONS 
 

This Agreement is made and entered into, by and between the Houston-Galveston Area Council  

hereinafter referred to as H-GAC having its principal place of business at 3555 Timmons Lane, Suite 

120, Houston, Texas 77027 and Texas Underground, Inc., hereinafter referred to as the Contractor, 

having its principal place of business at 1617 Garden Road, Pearland, TX 77581.  

 

WITNESSETH: 

 

WHEREAS, H-GAC hereby engages the Contractor to perform certain services in accordance with the 

specifications of the Agreement; and 

 

WHEREAS, the Contractor has agreed to perform such services in accordance with the specifications of 

the Agreement; 

 

NOW, THEREFORE, H-GAC and the Contractor do hereby agree as follows: 

 

 

 

ARTICLE 1: LEGAL AUTHORITY 

The Contractor warrants and assures H-GAC that it possesses adequate legal authority to enter into 

this Agreement. The Contractor's governing body, where applicable, has authorized the signatory 

official(s) to enter into this Agreement and bind the Contractor to the terms of this Agreement and any 

subsequent amendments hereto. 

 

ARTICLE 2: APPLICABLE LAWS 

The Contractor agrees to conduct all activities under this Agreement in accordance with all applicable 

rules, regulations, directives, standards, ordinances, and laws, in effect or promulgated during the term 

of this Agreement, including without limitation, workers’ compensation laws, minimum and maximum 

salary and wage statutes and regulations, and licensing laws and regulations.  When required, the 

Contractor shall furnish H-GAC with satisfactory proof of its compliance therewith. 

 

ARTICLE 3: INDEPENDENT CONTRACTOR 

The execution of this Agreement and the rendering of services prescribed by this Agreement do not 

change the independent status of H-GAC or the Contractor. No provision of this Agreement or act of H-

GAC in performance of the Agreement shall be construed as making the Contractor the agent, servant 

or employee of H-GAC, the State of Texas or the United States Government. Employees of the 

Contractor are subject to the exclusive control and supervision of the Contractor.   The Contractor is 

solely responsible for employee related disputes and discrepancies, including employee payrolls and any 

claims arising therefrom.  

 

ARTICLE 4: WHOLE AGREEMENT 

The General Provisions, Special Provisions, and Attachments, as provided herein, constitute the 

complete Agreement (“Agreement”) between the parties hereto, and supersede any and all oral and 

written agreements between the parties relating to matters herein. Except as otherwise provided 

herein, this Agreement cannot be modified without written consent of the parties. 

 

ARTICLE 5: SCOPE OF SERVICES 
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The services to be performed by the Contractor are outlined in an Attachment to this Agreement. 

 

ARTICLE 6: PERFORMANCE PERIOD 

This Agreement shall be performed during the period which begins Jan 01 2021 and ends Dec 31 2023. 

All services under this Agreement must be rendered within this performance period, unless directly 

specified under a written change or extension provisioned under Article 14, which shall be fully 

executed by both parties to this Agreement. 

 

ARTICLE 7: PAYMENT OR FUNDING 

Payment provisions under this Agreement are outlined in the Special Provisions. 

 

ARTICLE 8: REPORTING REQUIREMENTS 

If the Contractor fails to submit to H-GAC in a timely and satisfactory manner any report required by 

this Agreement, or otherwise fails to satisfactorily render performances hereunder, H-GAC may 

terminate this agreement with notice as identified in Article 15 of these General Provisions.  H-GAC 

has final determination of the adequacy of performance and reporting by Contractor.  Termination of 

this agreement for failure to perform may affect Contractor’s ability to participate in future 

opportunities with H-GAC. The Contractor's failure to timely submit any report may also be considered 

cause for termination of this Agreement. 

 

Any additional reporting requirements shall be set forth in the Special Provisions of this Agreement. 

 

ARTICLE 9: INSURANCE 

Contractor shall maintain insurance coverage for work performed or services rendered under this 

Agreement as outlined and defined in the attached Special Provisions. 

 

ARTICLE 10: SUBCONTRACTS and ASSIGNMENTS 

Except as may be set forth in the Special Provisions, the Contractor agrees not to subcontract, assign, 

transfer, convey, sublet or otherwise dispose of this Agreement or any right, title, obligation or interest 

it may have therein to any third party without prior written approval of H-GAC. The Contractor 

acknowledges that H-GAC is not liable to any subcontractor or assignee of the Contractor. The 

Contractor shall ensure that the performance rendered under all subcontracts shall result in 

compliance with all the terms and provisions of this Agreement as if the performance rendered was 

rendered by the Contractor. Contractor shall give all required notices, and comply with all laws and 

regulations applicable to furnishing and performance of the work. Except where otherwise expressly 

required by applicable law or regulation, H-GAC shall not be responsible for monitoring Contractor's 

compliance, or that of Contractor’s subcontractors, with any laws or regulations. 

 

ARTICLE 11: AUDIT 

Notwithstanding any other audit requirement, H-GAC reserves the right to conduct or cause to be 

conducted an independent audit of any transaction under this Agreement, such audit may be performed 

by the H-GAC local government audit staff, a certified public accountant firm, or other auditors 

designated by H-GAC and will be conducted in accordance with applicable professional standards and 

practices.  The Contractor understands and agrees that the Contractor shall be liable to the H-GAC for 

any findings that result in monetary obligations to H-GAC. 

 

ARTICLE 12: EXAMINATION OF RECORDS 

The Contractor shall maintain during the course of the work complete and accurate records of all of the 

Contractor's costs and documentation of items which are chargeable to H-GAC under this Agreement. 

H-GAC, through its staff or designated public accounting firm, the State of Texas, and United States 

Government, shall have the right at any reasonable time to inspect, copy and audit those records on or 
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off the premises by authorized representatives of its own or any public accounting firm selected by H-

GAC. The right of access to records is not limited to the required retention period, but shall last as long 

as the records are retained. Failure to provide access to records may be cause for termination of the 

Agreement. The records to be thus maintained and retained by the Contractor shall include (without 

limitation): (1) personnel and payroll records, including social security numbers and labor 

classifications, accounting for total time distribution of the Contractor's employees working full or part 

time on the work, as well as cancelled payroll checks, signed receipts for payroll payments in cash, or 

other evidence of disbursement of payroll payments; (2) invoices for purchases, receiving and issuing 

documents, and all other unit inventory records for the Contractor's stocks or capital items; and (3) 

paid invoices and cancelled checks for materials purchased and for subcontractors' and any other third 

parties' charges.   

 

The Contractor further agrees that the examination of records outlined in this article shall be included 

in all subcontractor or third-party agreements.  

 

ARTICLE 13: RETENTION OF RECORDS 

The Contractor and its subcontractors shall maintain all records pertinent to this Agreement, and all 

other financial, statistical, property, participant records, and supporting documentation for a period of 

no less than seven (7) years from the later of the date of acceptance of the final payment or until all 

audit findings have been resolved.  If any litigation, claim, negotiation, audit or other action involving 

the records has been started before the expiration of the retention period, the records shall be retained 

until completion of the action and resolution of all issues which arise from it, or until the end of the 

seven (7) years, whichever is later, and until any outstanding litigation, audit, or claim has been fully 

resolved. 

 

ARTICLE 14: CHANGES AND AMENDMENTS 

A. Any alterations, additions, or deletions to the terms of this Agreement, which are required by 

changes in federal or state law or by regulations, are automatically incorporated without 

written amendment hereto, and shall become effective on the date designated by such law or by 

regulation. 

B. To ensure the legal and effective performance of this Agreement, both parties agree that any 

amendment that affects the performance under this Agreement must be mutually agreed upon 

and that all such amendments must be in writing.  After a period of no less than 30 days 

subsequent to written notice, unless sooner implementation is required by law, such 

amendments shall have the effect of qualifying the terms of this Agreement and shall be 

binding upon the parties as if written herein. 

 

ARTICLE 15: TERMINATION PROCEDURES 

The Contractor acknowledges that this Agreement may be terminated for Convenience or Default. 

A. Convenience 

H-GAC may terminate this Agreement at any time, in whole or in part, with or without cause, 

whenever H-GAC determines that for any reason such termination is in the best interest of H-

GAC, by providing written notice by certified mail to the Contractor. Upon receipt of notice of 

termination, all services hereunder of the Contractor and its employees and subcontractors 

shall cease to the extent specified in the notice of termination.  

 

The Contractor may cancel or terminate this Agreement upon submission of thirty (30) days 

written notice, presented to H-GAC via certified mail. The Contractor may not give notice of 

cancellation after it has received notice of default from H-GAC.  

B. Default 
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H-GAC may, by written notice of default to the Contractor, terminate the whole or any part of 

the Agreement, in any one of the following circumstances: 

(1) lf the Contractor fails to perform the services herein specified within the time specified 

herein or any extension thereof; or 

(2) If the Contractor fails to perform any of the other provisions of this Agreement for any 

reason whatsoever, or so fails to make progress or otherwise violates the Agreements that 

completion of services herein specified within the Agreement term is significantly 

endangered, and in either of these two instances does not cure such failure within a period 

often (10) days (or such longer period of time as may be authorized by H-GAC in writing) 

after receiving written notice by certified mail of default from H-GAC. 

 

ARTICLE 16: SEVERABILITY 

H-GAC and Contractor agree that should any provision of this Agreement be determined to be invalid 

or unenforceable, such determination shall not affect any other term of this Agreement, which shall 

continue in full force and effect. 

 

ARTICLE 17: FORCE MAJEURE 

To the extent that either party to this Agreement shall be wholly or partially prevented from the 

performance of any obligation or duty placed on such party by reason of or through strikes, stoppage of 

labor, riot, fire, flood, acts of war, insurrection, accident, order of any court, act of God, or specific cause 

reasonably beyond the party's control and not attributable to its neglect or nonfeasance, in such event, 

the time for the performance of such obligation or duty shall be suspended until such disability to 

perform is removed. Determination of force majeure shall rest solely with H-GAC. 

 

ARTICLE 18: CONFLICT OF INTEREST 

No officer, member or employee of the Contractor or  subcontractor, no member of the governing body of 

the Contractor, and no other public officials of the Contractor who exercise any functions or 

responsibilities in the review or Contractor approval of this Agreement, shall participate in any 

decision relating to this Agreement which affects his or her personal interest, or shall have any 

personal or pecuniary interest, direct or indirect, in this Agreement. 
 

ARTICLE 19: FEDERAL COMPLIANCE  

Contractor agrees to comply with all federal statutes relating to nondiscrimination, labor standards, 

and environmental compliance.  Additionally, for work to be performed under the Agreement or 

subcontract thereof, including procurement of materials or leases of equipment, Contractor shall notify 

each potential subcontractor or supplier of the Contractor's federal compliance obligations.  These may 

include, but are not limited to: (a) Title VI of the Civil Rights Act of 1964 (P.L. 88-352) which prohibits 

discrimination on the basis of race, color or national origin; (b) Title IX of the Education Amendments 

of 1972, as amended (20 U.S.C. §§ 1681-1683, and 1685-1686), which prohibits discrimination on the 

basis of sex; (c) the Fair Labor Standards Act of 1938 (29 USC 676 et. seq.), (d) Section 504 of the 

Rehabilitation Act of 1973, as amended (29 U.S.C. § 794), which prohibits discrimination on the basis of 

handicaps and the Americans with Disabilities Act of 1990; (e) the Age Discrimination in Employment 

Act of 1967 (29 USC 621 et. seq.) and the Age Discrimination Act of 1974, as amended (42 U.S.C. §§ 

6101-6107), which prohibits discrimination on the basis of age; (f) the Drug Abuse Office and 

Treatment Act of 1972 (P.L. 92-255), as amended, relating to nondiscrimination on the basis of drug 

abuse; (g) the Comprehensive Alcohol Abuse and Alcoholism Prevention, Treatment and Rehabilitation 

Act of 1970 (P.L. 91-616), as amended, relating to the nondiscrimination on the basis of alcohol abuse or 

alcoholism; (h) §§ 523 and 527 of the Public Health Service Act of 1912 (42 U.S.C. 290 dd-3 and 290 ee-

3), as amended, relating to confidentiality of alcohol and drug abuse patient records; (i) Title VIII of the 

Civil Rights Act of 1968 (42 U.S.C. § 3601 et seq.), as amended, relating to nondiscrimination in the 

sale, rental or financing of housing; (j) any other nondiscrimination provisions in any specific statute(s) 
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applicable to any Federal funding for this Agreement; (k) the requirements of any other 

nondiscrimination statute(s) which may apply to this Agreement; (l) applicable provisions of the Clean 

Air Act (42 U.S.C. §7401 et seq.), the Federal Water Pollution Control Act, as amended (33 U.S.C. 

§1251 et seq.), Section 508 of the Clean Water Act (33 U.S.C. 1368), Executive Order 11738, and the 

Environmental Protection Agency regulations at 40 CPR Part 15; (m) applicable provisions of the 

Davis­ Bacon Act (40 U.S.C. 276a - 276a-7), the Copeland Act (40 U.S.C. 276c), and the Contract Work 

Hours and Safety Standards Act (40 U.S.C. 327-332), as set forth in Department of Labor Regulations 

at 20 CPR 5.5a; (n) the mandatory standards and policies relating to energy efficiency which are 

contained in the state energy conservation plan issued in compliance with the Energy Policy and 

Conservation Act (P.L. 94-163). 

 

ARTICLE 20: CRIMINAL PROVISIONS AND SANCTIONS 

The Contractor agrees to perform the Agreement in conformance with safeguards against fraud and 

abuse as set forth by the H-GAC, the State of Texas, and the acts and regulations of any related state 

or federal agency. The Contractor agrees to promptly notify H-GAC of any actual or suspected fraud, 

abuse, or other criminal activity through the filing of a written report within twenty-four (24) hours of 

knowledge thereof. Contractor shall notify H-GAC of any accident or incident requiring medical 

attention arising from its activities under this Agreement within twenty-four (24) hours of such 

occurrence. Theft or willful damage to property on loan to the Contractor from H-GAC, if any, shall be 

reported to local law enforcement agencies and H-GAC within two (2) hours of discovery of any such 

act. 

 

The Contractor further agrees to cooperate fully with H-GAC, local law enforcement agencies, the State 

of Texas, the Federal Bureau of Investigation and any other duly authorized investigative unit, in 

carrying out a full investigation of all such incidents. 

 

The Contractor shall notify H-GAC of the threat of lawsuit or of any actual suit filed against the 

Contractor pertaining to this Agreement or which would adversely affect the Contractor’s ability to 

perform services under this Agreement. 

 

ARTICLE 21: INDEMNIFICATION AND RECOVERY 

H-GAC’s liability under this Agreement, whether for breach of contract, warranty, negligence, strict 

liability, in tort or otherwise, is limited to its order processing charge.  In no event will H-GAC be liable 

for any loss of use, loss of time, inconvenience, commercial loss, lost profits or savings or other 

incidental, special or consequential damages to the full extent such use may be disclaimed by law.  

Contractor agrees, to the extent permitted by law, to defend and hold harmless H-GAC, its board 

members, officers, agents, officials, employees and indemnities from any and all claims, costs, expenses 

(including reasonable attorney fees), actions, causes of action, judgements, and liens arising as a result 

of Contractor’s negligent act or omission under this Agreement. Contractor shall notifiy H-GAC of the 

threat of lawsuit or of any actual suit filed against Contractor relating to this Agreement. 

 

ARTICLE 22: LIMITATION OF CONTRACTOR’S LIABILITY 

Except as specified in any separate writing between the Contractor and an END USER, Contractor’s 

total liability under this Agreement, whether for breach of contract, warranty, negligence, strict 

liability, in tort or otherwise, but excluding its obligation to indemnify H-GAC, is limited to the price of 

the particular products/services sold hereunder, and Contractor agrees either to refund the purchase 

price or to repair or replace product(s) that are not as warranted.  In no event will Contractor be liable 

for any loss of use, loss of time, inconvenience, commercial loss, loss of profits or savings or other 

incidental, special or consequential damages to the full extent such use may be disclaimed by law. 

Contractor understands and agrees that it shall be liable to repay and shall repay upon demand to 
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END USER any amounts determined by H-GAC, its independent auditors, or any agency of State or 

Federal government to have been paid in violation of the terms of this Agreement. 

 

ARTICLE 23: TITLES NOT RESTRICTIVE 

The titles assigned to the various Articles of this Agreement are for convenience only. Titles shall not 

be considered restrictive of the subject matter of any Article, or part of this Agreement. 

  

ARTICLE 24: JOINT WORK PRODUCT 

This Agreement is the joint work product of H-GAC and the Contractor.  This Agreement has been 

negotiated by H-GAC and the Contractor and their respective counsel and shall be fairly interpreted in 

accordance with its terms and, in the event of any ambiguities, no inferences shall be drawn against 

any party. 

 

ARTICLE 25: DISPUTES 

All disputes concerning questions of fact or of law arising under this Agreement, which are not 

addressed within the Whole Agreement as defined pursuant to Article 4 hereof, shall be decided by the 

Executive Director of H-GAC or his designee, who shall reduce his decision to writing and provide 

notice thereof to the Contractor. The decision of the Executive Director or his designee shall be final 

and conclusive unless, within thirty (30) days from the date of receipt of such notice, the Contractor 

requests a rehearing from the Executive Director of H-GAC. In connection with any rehearing under 

this Article, the Contractor shall be afforded an opportunity to be heard and offer evidence in support of 

its position. The decision of the Executive Director after any such rehearing shall be final and 

conclusive.  The Contractor may, if it elects to do so, appeal the final and conclusive decision of the 

Executive Director to a court of competent jurisdiction.  Pending final decision of a dispute hereunder, 

the Contractor shall proceed diligently with the performance of the Agreement and in accordance with 

H­ GAC's final decision. 

 

ARTICLE 26: CHOICE OF LAW: VENUE 

This Agreement shall be governed by the laws of the State of Texas. Venue and jurisdiction of any suit 

or cause of action arising under or in connection with the Agreement shall lie exclusively in Harris 

County, Texas.  Disputes between END USER and Contractor are to be resolved in accordance with the 

law and venue rules of the state of purchase.  Contractor shall immediately notify H-GAC of such 

disputes. 

 

ARTICLE 27: ORDER OF PRIORITY 

In the case of any conflict between or within this Agreement, the following order of priority shall be 

utilized: 1) General Provisions, 2) Special Provisions, 3) Scope of Work, and, 4) Other Attachments. 
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SIGNATURES: 

H-GAC and the Contractor have read, agreed, and executed the whole Agreement as of the date first 

written above, as accepted by: 
 

 

Texas Underground, Inc.    

                                  

Signature  $docusign:SignHere::Customer1  

 

Name     Todd B Bolin   

           

Title     Sales Manager  

 

Date     $docusign:DateSigned::Customer1  

 

H-GAC 

 

Signature $docusign:SignHere::InternalSigner 

 

Name       Chuck Wemple 

 

Title         Executive Director 

 

Date   $docusign:DateSigned::InternalSigner
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SPECIAL PROVISIONS 

 

 

Incorporated by attachment, as part of the whole agreement, H-GAC and the Contractor do, hereby agree to the 

Special Provisions as follows:  

 

 

ARTICLE 1: BIDS/PROPOSALS INCORPORATED 

 

In addition to the whole Agreement, the following documents listed in order of priority are incorporated 

into the Agreement by reference: Bid/Proposal Specifications and Contractor’s Response to the Bid/Proposal. 

  

 

ARTICLE 2: END USER AGREEMENTS (“EUA”) 

 

H-GAC acknowledges that the END USER may choose to enter into an End User Agreement (“EUA) with the 

Contractor through this Agreement, and that the term of the EUA may exceed the term of the current H-GAC 

Agreement.  H-GAC’s acknowledgement is not an endorsement or approval of the End User Agreement’s 

terms and conditions.  Contractor agrees not to offer, agree to or accept from the END USER, any terms or 

conditions that conflict with those in Contractor’s Agreement with H-GAC.  Contractor affirms that 

termination of its Agreement with H-GAC for any reason shall not result in the termination of any underlying 

EUA, which shall in each instance, continue pursuant to the EUA’s stated terms and duration. Pursuant to the 

terms of this Agreement, termination of this Agreement will disallow the Contractor from entering into any 

new EUA with END USERS. Applicable H-GAC order processing charges will be due and payable to H-GAC 

on any EUAs, surviving termination of this Agreement between H-GAC and Contractor. 

 

ARTICLE 3: MOST FAVORED CUSTOMER CLAUSE 

 

Contractor shall provide its most favorable pricing and terms to H-GAC.  If at any time during this Agreement, 

Contractor develops a regularly followed standard procedure of entering into agreements with other 

governmental customers within the State of Texas, and offers the same or substantially the same 

products/services offered to H-GAC on a basis that provides prices, warranties, benefits, and or terms more 

favorable than those provided to H-GAC, Contractor shall notify H-GAC within ten (10) business days 

thereafter, and this Agreement shall be deemed to be automatically retroactively amended, to the effective date 

of Contractor’s most favorable past agreement with another entity.  Contractor shall provide the same prices, 

warranties, benefits, or terms to H-GAC and its END USER as provided in its most favorable past agreement.  

H-GAC shall have the right and option at any time to decline to accept any such change, in which case the 

amendment shall be deemed null and void.  If Contractor claims that a more favorable price, warranty, benefit, 

or term that was charged or offered to another entity during the term of this Agreement, does not constitute 

more favorable treatment, than Contractor shall, within ten (10) business days, notify H-GAC in writing, 

setting forth the detailed reasons Contractor believes the aforesaid offer is not in fact most favored treatment.  

H-GAC, after due consideration of Contractor’s written explanation, may decline to accept such explanation 

and thereupon this Agreement between H-GAC and Contractor shall be automatically amended, effective 

retroactively, to the effective date of the most favored agreement, to provide the same prices, warranties, 
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benefits, or terms to H-GAC and the END USER. 

EXCEPTION:  This clause shall not be applicable to prices and price adjustments offered by a bidder, 

Proposer or contractor, which are not within bidder's/proposer’s control [example; a manufacturer's bid 

concession], or to any prices offered to the Federal Government and its agencies. 

 

ARTICLE 4: PARTY LIABILITY 

 

Contractor’s total liability under this Agreement, whether for breach of contract, warranty, negligence, strict 

liability, in tort or otherwise, is limited to the price of the particular products/services sold hereunder. 

Contractor agrees either to refund the purchase price or to repair or replace product(s) that are not as warranted. 

Contractor accepts liability to repay, and shall repay upon demand to END USER, any amounts determined by 

H-GAC, its independent auditors, or any state or federal agency, to have been paid in violation of the terms of 

this Agreement. 

 

ARTICLE 5: GOVERNING LAW & VENUE 

 

Contractor and H-GAC agree that Contractor will make every reasonable effort to resolve disputes with the END 

USER in accord with the law and venue rules of the state of purchase.  Contractor shall immediately notify H-

GAC of such disputes.  

 

ARTICLE 6: SALES AND ORDER PROCESSING CHARGE                                

 

Contractor shall sell its products to END USERS based on the pricing and terms of this Agreement.  H-GAC 

will invoice Contractor for the applicable order processing charge when H-GAC receives notification of an 

END USER order. Contractor shall remit to H-GAC the full amount of the applicable order processing 

charge, after delivery of any product or service and subsequent END USER acceptance.  Payment of the Order 

Processing Charge shall be remitted from Contractor to H-GAC, within thirty (30) calendar days or ten (10) 

business days after receipt of an END USER’s payment, whichever comes first, notwithstanding Contractor’s 

receipt of invoice.  For sales made by Contractor based on this Agreement, including sales to entities without 

Interlocal Agreements, Contractor shall pay the applicable order processing charges to H-GAC.  Further, 

Contractor agrees to encourage entities who are not members of H-GAC’s Cooperative Purchasing Program to 

execute an H-GAC Interlocal Agreement.  H-GAC reserves the right to take appropriate actions including, but 

not limited to, Agreement termination if Contractor fails to promptly remit the appropriate order processing 

charge to H-GAC.  In no event shall H-GAC have any liability to Contractor for any goods or services an 

END USER procures from Contractor. At all times, Contractor shall remain liable to pay to H-GAC any 

order processing charges on any portion of the Agreement actually performed, and for which compensation was 

received by Contractor. 

 

ARTICLE 7: LIQUIDATED DAMAGES          

 

Contractor and H-GAC agree that Contractor shall cooperate with the END USER at the time an END USER 

purchase order is placed, to determine terms for any liquidated damages. 

 

ARTICLE 8: INSURANCE 

 

Unless otherwise stipulated in Section B of the Bid/Proposal Specifications, Contractor must have the 

following insurance and coverage minimums: 

a. General liability insurance with a Single Occurrence limit of at least $1,000,000.00, and a General 
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Aggregate limit of at least two times the Single Occurrence limit. 

       Product liability insurance with a Single Occurrence limit of at least $1,000,000.00, and a     

     General Aggregate limit of at least two times the Single Occurrence limit for all Products except  

    Automotive Fire Apparatus.  For Automotive Fire Apparatus, see Section B of the Bid/Proposal  

       Specifications. 

Property Damage or Destruction insurance is required for coverage of End User owned 

equipment while in Contractor's possession, custody or control.  The minimum Single Occurrence 

limit is $500,000.00 and the General Aggregate limit must be at least two times the Single Occurrence 

limit. This insurance may be carried in several ways, e.g.  under an Inland Marine policy, as art of 

Automobile coverage, or under a Garage Keepers policy.  In any event, this coverage must be specifically 

and clearly listed on insurance certificate(s) submitted to H-GAC. 

b.   Insurance coverage shall be in effect for the length of any contract made pursuant to the Bid/Proposal, 

and for any extensions thereof, plus the number of days/months required to deliver any outstanding 

order after the close of the contract period. 

c.  Original Insurance Certificates must be furnished to H-GAC on request, showing Contractor as the 

insured and showing coverage and limits for the insurances listed above. 

d.   If any Product(s) or Service(s) will be provided by parties other than Contractor, all such parties 

are required to carry the minimum insurance coverages specified herein, and if requested by H-GAC, 

a separate insurance certificate must be submitted for each such party. 

e.   H-GAC reserves the right to contact insurance underwriters to confirm policy and certificate issuance 

and document accuracy. 

 

ARTICLE 9: PERFORMANCE AND PAYMENT BONDS FOR INDIVIDUAL ORDERS  

 

H-GAC’s contractual requirements DO NOT include a Performance & Payment Bond (PPB); therefore, 

Contractor shall offer pricing that reflects this cost savings.  Contractor shall remain prepared to offer a PPB to 

cover any order if so requested by the END USER.  Contractor shall quote a price to END USER for 

provision of any requested PPB, and agrees to furnish the PPB within ten business (10) days of receipt of END 

USER's purchase order. 

       

ARTICLE 10: CHANGE OF STATUS 

 

Contractor shall immediately notify H-GAC, in writing, of ANY change in ownership, control, 

dealership/franchisee status, Motor Vehicle license status, or name.  Contractor shall offer written guidance to 

advise H-GAC if this Agreement shall be affected in any way by such change.  H-GAC shall have the right to 

determine whether or not such change is acceptable, and to determine what action shall be warranted, up to and 

including cancellation of Agreement. 

 

 

 

ARTICLE 11: TEXAS MOTOR VEHICLE BOARD LICENSING 

 

All  that deal in motor vehicles shall maintain current licenses that are required by the Texas Motor Vehicle 

Commission Code. If at any time during this Agreement term, any required Contractor license is denied, 

revoked, or not renewed, Contractor shall be in default of this Agreement, unless the Texas Motor Vehicle 
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Board issues a stay or waiver.  Contractor shall promptly provide copies of all current applicable Texas Motor 

Vehicle Board documentation to H-GAC upon request. 
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H-GAC

Product

Code

Description

Base

Offered

Price 

SC21B022

A
Combination Sewer Cleaner 6"  3634PH6C  3Yd Debris Body, Single Engine 182,000.00$ 

SC21B022B Combination Sewer Cleaner 6"  5634PH6C  5Yd Debris Body, Single Engine 184,000.00$ 

SC21B022

C
Combination Sewer Cleaner 6"  7634PH6C  7Yd Debris Body, Single Engine 186,000.00$ 

SC21B022

D
Combination Sewer Cleaner 6"  91034PH6C  9Yd Debris Body, Single Engine 199,000.00$ 

SC21B022E Combination Sewer Cleaner 6"  121034PH6C  12Yd Debris Body, Single Engine 238,000.00$ 

SC21B022F Combination Sewer Cleaner 8"  5635PH8C  5Yd Debris Body, Single Engine 243,000.00$ 

SC21B022

G
Combination Sewer Cleaner 8"  7635PH8C  7Yd Debris Body, Single Engine 245,000.00$ 

SC21B022

H
Combination Sewer Cleaner 8"  91035PH8C  9Yd Debris Body, Single Engine 251,000.00$ 

SC21B022I Combination Sewer Cleaner 8"  121035PH8C  12Yd Debris Body, Single Engine 254,000.00$ 

SC21C047 Model - #3944 - Trailer Mounted Sewer Cleaner          New Model#3744 57,000.00$   

SC21C048 Model - #7944 - Truck Mounted Sewer Cleaner            New Model#7744                  73,700.00$   

SC21D037 Trailer Mounted Hydro-Excavator 63,000.00$   

SC21D038 33315 PH6HX Truck Mounted Hydro Excavator 3YD Debris 300 Gallon Water 154,000.00$ 

SC21D039 56315 PH8HX Truck Mounted Hydro Excavator 5YD Debris 300 Gallon Water 237,000.00$ 

SC21E055

Jet Eye Conversion System - Sewer video/cleaning system used in conjunction with an 

existing High Pressure Sewer Cleaner System.  Expressed purpose of this equipment is to 

simultaneously clean and TV the sewer and storm lines.

54,000.00$   

SC21E056
Push Camera System 200' Reel Assembly, Monitor Box Assem., LCD Screen, waterproof 

transport case
9,500.00$     

SC21E057 Portable Mainline Crawler System, Pan and Tilt Crawler, Text Overlay, Digital recording 50,000.00$   

SC21H076 Sidekick Easment Machine; Hyd 4-Wheel Drive 36,000.00$   

SC21H077 VacHunter Combo Jet/Vac Trailer 172,000.00$ 

SC21H078 RED DAWG SEWER CLEANING NOZZLE KIT 1/2" 2,300.00$     

SC21H079 RED DAWG SEWER CLEANING NOZZLE KIT 3/4" 3,000.00$     

C. Jet Rodders, For Truck and Trailer Mounting

E. Standard Portable Sewer Inspection Systems

H. Miscellaneous Sewer Equipment

B. Sewer Cleaners, Positive Displacement Type, For Truck Mounting

Attachment A

Texas Underground, Inc.

Sewer Cleaning, Hydro-Excavating, Inspection Equipment and Miscellaneous Services

Contract No. SC01-21

Pipe Hunter

H-GAC PRODUCT ITEM BASE OFFERING PRICES

Page 1 of 2
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SC21H080 RED DAWG SEWER CLEANING NOZZLE KIT 1" 3,500.00$     

SC21H081 RED DAWG STORM WATER CLEANING NOZZLE KIT 1" & 3/4" 4,500.00$     

SC21H082 Red Dawg Root Cutter Kit, 105 Series 3,800.00$     
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City of Independence
AGENDA ITEM COVER SHEET

Approved

Agenda Title:

Council action is requested to issue a purchase order to A.W. Schultz, Inc. in the
amount of $496,780.00 for the Courtney Bend Water Plant Wellfield Radio
Infrastructure and SCADA (supervisory control and data acquisition) Project for the
Water Production Division of the Municipal Services Department.

Recommendations:

Council approval to issue a purchase order.

Background:

This request is for approval to do an update to the fiber and Programmable Logic
Controller (PLC) upgrades for the existing communications system at the Courtney
Bend Water Treatment Plant. This technology is used to transmit data
Concerning the wellfields via radios. This project is for fiber upgrades at five sites. 

The City needs to hire A.W. Schultz to do this upgrade because they installed the
system at the plant in 2015 and then upgraded it in 2016. They also have on staff the
tech who created that SCADA system, so having his expertise would minimize
disruptions to the operating system. 

The Water Department operates the Courtney Bend Water Treatment Plant to supply
the entire City of Independence and a significant portion of Eastern Jackson County
with potable water.  Executing this project is essential to the Water Department’s
mission of providing an adequate supply of potable water.

This project is planned and budgeted in the Water Department’s Capital Improvement
Projects fund. 

Approval of this item shall authorize change orders up to a total of ten (10) percent of
the authorized amount for each order, provided appropriations are available.

Fiscal Impact:



The fiscal impact to the City is $496,780.00. Funding for the Courtney Bend Water
Plant Wellfields Radio Infrastructure and SCADA (supervisory control and data
acquisition) Project is included in the fiscal year 2023-2024 proposed budget, page
262, Municipal Services-Water Fund (040), account number 0407040-5406, Other
Improvements.

Department:          Municipal Services Contact Person:          Lisa Reynolds

REVIEWERS:
Department Action
Purchasing Division (Finance Department) Approved
Water Department Approved
Finance Department Approved
City Managers Office Approved
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Quote and Limited Source Justification Backup Material



































































City of Independence
AGENDA ITEM COVER SHEET

Approved

Agenda Title:

Council action to issue Change Order #1 to Purchase Order 24000329 to Synagro in
the amount of $100,000 for additional expenses for sludge hauling for the Rock Creek
Treatment Plant, for the Municipal Services Department.  New revised amount of PO
will be $175,000.00.

Recommendations:

Staff recommends approval to issue the Change Order. 

Background:

The Municipal Services department is requesting a Change Order in the amount of
$100,000 for Synagro PO 24000329. Maintaining a sludge hauling contract will be
crucial to our treatment facility’s stability, and reliable means of removing the biosolids
from the system.  

Synagro is our contracted supplier for sludge hauling that was approved by council in
2023.

Approval of this item shall authorize change orders up to an additional ten (10) percent
of the new total amount of the purchase order, provided appropriations are available.
 

Fiscal Impact:

The fiscal impact to the City is $175,000.00. The original amount for the sludge hauling
was $75,000.00. Funding for the sludge hauling is included in the fiscal year 23-24
adopted budget, page 166, account number (0305220-5233), Solid Waste.

Department:          Municipal Services Contact Person:          Lisa Reynolds

REVIEWERS:



Department Action
Purchasing Division (Finance Department) Approved
City Managers Office Approved

Council Action:         Council Action:         



City of Independence
AGENDA ITEM COVER SHEET

Approved

Agenda Title:

Council action is requested to expend $199,000.00 with Cintas for Uniform Services
for the Municipal Services, Power & Light, and Police Departments.

Recommendations:

Council approval to issue expenditures.

Background:

The Power & Light, Municipal Services, and Police Departments have staff that
require various uniforms for their job function. Each department has uniforms that have
been rented through a national cooperative contract provided by Cintas. Power & Light
uses Cintas for rental uniforms for garage, transmission and distribution, and
warehouse personnel. Municipal Services Street Maintenance, Central Garage, Water,
and Sanitary & Stormwater rents their uniforms through Cintas. The Police
Department rents their mats through Cintas.

All the departments have been using Cintas since October of 2018. Cintas has been a
service provider through an Omnia Partners National Cooperative with a national
cooperative contract since 2018. The Omnia Partners contract number for uniform
services is R-BB-19002. Staff recommends approval to continue uniform rental
services through the Omnia Partners contract.

Per section 8.06.004, Paragraph 4 of the City Code states competitive bidding is not
required when purchases are made through a cooperative contract established by a
government purchasing entity or cooperative. The cooperative bids used will have
been established pursuant to RSMo. 70.220 or generally accepted governmental
purchasing practices through the competitive bidding process.

Approval of this item shall authorize change orders up to a total of ten (10) percent of
the authorized amount, provided appropriations are available. 
 



Fiscal Impact:

The fiscal impact to the City totals $199,000.00 Funding is included in the fiscal year
2023-2024 adopted budget:
 
Municipal Services Department
Account number (0905121-5309) Operating Supplies, page number 173
Account number (0305220-5309) Operating Supplies, page number 177
Account number (0305230-5309) Operating Supplies, page number 178
Account number (0305240-5309) Operating Supplies, page number 179
Account number (0135262-5309) Operating Supplies, page number 172 
 
Power & Light Department
Account number (0206122-5309) Warehouse & Stores - Operating Supplies, page
number 251, IPL Fund 020 
Account number (0206123-5210) Vehicle Maintenance - Maintenance Mobile
Equipment Other, page number 250, IPL Fund 020
Account number (0206126-5309) Meter Reading - Operating Supplies, page number
242, IPL Fund 020
Account number (0206140-5309) Production - Operating Supplies, page number 243,
IPL Fund 020
Account number (0206111-5309) EH&S - Operating Supplies, page number 241, IPL
Fund 020
 
Police Department
Account number (0024511-5226) Professional Services, page number 217
 
 
 

Department:          Municipal Services Contact Person:          Lisa Reynolds

REVIEWERS:
Department Action
Purchasing Division (Finance Department) Approved
City Managers Office Approved

Council Action:         Council Action:         
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AGENDA ITEM COVER SHEET

Approved

Agenda Title:

Council action is requested to authorize the City Manager to issue a purchase order(s)
to Insituform Technologies, Inc. in the amount of $460,025.60 authorizing future minor
change orders not to exceed $46,002.56 for the purchase and installation of Cured In
Place Piping (CIPP) as part of the stormwater and sanitary sewer Trenchless
Technology projects (no. 130508 & no. 9757).

Recommendations:

Council approval is recommended.

Executive Summary:

Approval of this item will authorize the City Manager to issue a purchase order(s) in
the amount of $460,025.60 to Insituform Technologies, Inc. for services and materials
necessary to maintain the City's sanitary and stormwater infrastructure.
 
Pricing for this purchase is per a Johnson County, Kansas cooperative contract,
Authorization 78.
 
Purchases under cooperative agreements are authorized by Section 8.06.004,
Paragraph 5 of the Independence City Code, which states that when cooperative bids
or contracts are used, they will first have been established pursuant to generally
accepted governmental purchasing practices and the competitive bidding process.
 
The funding for this purchase order(s) will break down as follows:
- $361,480.00 and a 10% contingency from the sanitary fund (no. 9757).
- $98,545.60 and a 10% contingency from the stormwater fund (no. 130508).
 
This is a budgeted capital expense. 

Fiscal Impact:

The fiscal impact to the City is $506,028.16 including contingency. Funding for the



Stormwater portion of the Trenchless Technology Project (no. 130508) is included in
the FY 24 adopted budget, page 182, account number 7030-5406. Funding for the
Sanitary Sewer portion for the Trenchless Technology Project (no. 9757), is included in
the FY 24 adopted budget, page number 182, account number 7030-5406.

Department:          Municipal Services Contact Person:          Lisa Reynolds

REVIEWERS:
Department Action
Public Works Department Approved
City Managers Office Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
COOP Agreement - JOCO - Insituform Contract
Renewal and Modificaton of Existing Contract - JOCO -
Insituform Contract



2019-002 Addendum 2

Insituform Technologies USA, LLC

Supplier Response

Event Information

Number: 2019-002 Addendum 2
Title: Sanitary Sewer Collection System Rehabilitation and Repair
Type: Invitation for Bid
Issue Date: 8/26/2019
Deadline: 10/15/2019 02:00 PM (CT)
Notes: Cured in Place Pipe (CIPP) and Manhole Rehabilitation and Repair

Contact Information

Address: 111 S. Cherry, #2400
Olathe, KS 66061
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Insituform Technologies USA, LLC Information

Contact: Janet Hass
Address: 17988 Edison Ave

Chesterfield, MO 63005
Phone: (636) 530-8000
Fax: (636) 530-8744
Toll Free: (800) 325-1159
Email: jhass@aegion.com

By submitting your response, you certify that you are authorized to represent and bind your company.

Brian McCrary - Insituform bmccrary@aegion.com
Signature Email

Submitted at 10/15/2019 12:25:40 PM

Requested Attachments

Questionnaire JoCo WW form ITUSA Questionnaire.pdf

Questionnaire

Bid Bond Bid Bond submittal.pdf

Bid Bond

Bid form 5.A JoCo WW form 5A 02_Bidform_3to18Part-1.pdf

Bid form 5.A, Table A: Unit Prices for CIPP on Gravity Lines

Bid form 5.B JoCo WW form 5B 02_Bidform_3to18Part-2.pdf

Bid form 5.B, Table B: Unit Price Additions for Additional CIPP Thickness on Gravity Lines

Bid form 5.C JoCo WW form 5C 02_Bidform_3to18Part-3.pdf

Bid form 5.C, Table C: Lateral CIPP Connection Liner - Unit Prices

Bid form 5.D JoCo WW form 5D 02_Bidform_3to18Part-4.pdf

Bid form 5.D, Table D: Non-Excavation Required Manhole Rehabilitation – Unit Prices

Bid form 5.E JoCo WW form 5E 02_Bidform_3to18Part-5.pdf

Bid form 5.E, Table E: Manhole Lining – Unit Prices

Bid form 5.F JoCo WW form 5F 02_Bidform_3to18Part-6.pdf

Bid form 5.F, Table F: Excavation Required Manhole Rehabilitation – Unit Prices

Bid form 5.G JoCo WW form 5G 02_Bidform_3to18Part-7.pdf

Bid form 5.G, Table G: Excavation Required Pipe Rehabilitation - Unit Prices

Bid form 5.H JoCo WW form 5H 02_Bidform_3to18Part-8.pdf

Bid form 5.H, Table H: Excavation Required Lateral Rehabilitation - Unit Prices

Bid form 5.I JoCo WW form 5I 02_Bidform_3to18Part-9.pdf

Bid form 5.I, Table I: Miscellaneous Construction – Unit Prices

Bid form 5.J JoCo WW form 5J 02_Bidform_3to18Part-10.pdf

Bid form 5.J, Table J: Unit Prices for Line Cleaning

Bid form 5.K JoCo WW form 5K 02_Bidform_3to18Part-11.pdf

Bid form 5.K, Table K: Unit Prices for CCTV
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Bid form 5.L JoCo WW form 5L 02_Bidform_3to18Part-12.pdf

Bid form 5.L, Table L: Unit Prices for Hourly Work

Bid form 5.M JoCo WW form 5M 02_Bidform_3to18Part-13.pdf

Bid form 5.M, Table M: Unit Prices for Hourly Work

Bid form 5.N JoCo WW form 5N 02_Bidform_3to18Part-14.pdf

Bid form 5.N, Construction Allowances

Bid form 5.O Bid Evaluation Mainline CIPP Lining JoCo WW form 5O CIPP 02_Bidform_3to18Part-15.pdf

Bid form 5.O, Table O: Bid Evaluation, Mainline CIPP Lining

Bid form 5.O Bid Evaluation Manhole
Rehabilitation and Replacement

JoCo WW form 5O MH Rehab 02_Bidform_3to18Part-16.pdf

Bid form 5.O, Table O: Bid Evaluation, Manhole Rehabilitation and Replacement

Response Attachments

KS & MO 8IN TO 72IN CLOSED JOBS AS OF 10-7-19.pdf

CIPP footage summary

Addendum 1 Acknowledgement.pdf

ADD 1

Addendum 2 Acknowledgement.pdf

ADD 2

Attachments - misc.pdf

Attachments - misc

Bid Submission.pdf

Bid Submission

Form W-9 (Rev 2017) ITUSA 10-15-19.pdf

W-9

Bid Attributes

1 Bid Acknowledgements

I acknowledge I have read and understand all Bid Acknowledgements. The Bid Acknowledgements document is und
er the attachments tab.

Acknowledged

2 Bid Terms & Conditions

Bidder has read and fully accepts all terms & conditions as presented. If you object, please upload any exceptions y
ou take under the response attachment tab, under "other".

Acknowledged

3 Insurance

If awarded a contract, the successful firm is required to provide a certificate of insurance with stated amounts in the 
solicitation and contract agreement. Please acknowledge you understand and will meet this requirement.

Acknowledged
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4 Debarment Notice

Please certify your company has not been debarred, suspended or otherwise ineligible for participation in Federal A
ssistance programs under Executive Order 12549, "Debarment and Suspension", as described in the Federal Regis
ter and Rules and Regulations. Johnson County verifies this information through the use of the GSA System for Awa
rd Management prior to award of contract.

Acknowledged

5 Litigation

Has your company been a party to any pending or concluded litigation that could effect the outcome of a contract wi
th Johnson County?

No

6 Core 4 Tax Clearance

I acknowledge the Core 4 Tax Clearance form RD-C3 and multi-jurisdictional forms will be completed and approved 
prior to award of contract.

Acknowledge

7 Cooperative Procurement With Other Jurisdictions

If Johnson County, Kansas awarded you the proposed contract, would you sell under the prices and terms of the co
ntract to any Municipal, County Public Utility, Hospital, Educational Institution or any other non-profit organization? Al
l deliveries shall be FOB Destination and there shall be no obligations on the part of any member of said Council to 
utilize this contract). This section will not affect award.

Yes

8 Online Transactions

Does your firm or agency allow for online purchasing at the prices stated in your bid?

Yes

9 Binding Agent

Please indicate the agent who has authority to bind your company to a contract.

Janet Hass | Contract Specialist
Insituform Technologies USA, LLC / Aegion Corporation 
17988 Edison Ave
Chesterfield, MO 63005 
Office: 636.530.8038 
Fax: 636.530.8744
jhass@aegion.com 
www.aegion.com

1
0

Contract Renewal

The County reserves the sole right to renew said contract for XXX additional twelve month period(s) at the same pric
e, specifications, terms and conditions of the original contract that may be derived from this bid request.

Acknowledge

1
1

Authorization of Work Orders

All work performed under this contract must be authorized by the Operations or Support Services Division of Johnso
n County XXXXX. A list of authorized personnel shall be supplied to the successful bidder(s).

Acknowledge
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1
2

Drexel

Please acknowledge plans have been reviewed and/or picked up from Drexel.

Acknowledged

1
3

Invoice Discount Terms

Is a discount offered for prompt payment of invoices? If a discount is offered, please provide detailed information on
terms, discount and days.

No response

1
4

Bankruptcy

Has your company ever declared bankruptcy?

No

1
5

Drexel Addendum 1

Please acknowledge addendum 1 has been reviewed and/or picked up from Drexel.

Acknowledge

1
6

Drexel Addendum 2

Please acknowledge addendum 2 has been reviewed and/or picked up from Drexel.

Acknowledge

Bid Lines

1 Total Mainline CIPP Lining Price Including Deduction (See Note 5)

Quantity: 1 UOM: LOT Price: $1,278,300.00 Total: $1,278,300.00

2 Total Manhole Rehabilitation Price Including Deduction (See Note 5)

Quantity: 1 UOM: LOT Price: $651,239.25 Total: $651,239.25

Response Total: $1,929,539.25
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BILL NO. 24-713 Res.No:          6990

Agenda Title:

24-713 A resolution requesting that the Missouri Department of Transportation provide
for the timely maintenance of all traffic control devices installed along state and federal
highways located within the corporate boundaries of the City of
Independence (Sponsored by Councilmember Bridget McCandless).

Background:

The Manual on Uniform Traffic Control Devices for Streets and Highways (MUTCD)
defines the standards used by road managers nationwide to install and maintain traffic
control devices on all streets, highways, pedestrian and bicycle facilities, and site
roadways open to public travel. This document is a compilation of national standards
for all traffic control devices, including road markings, highway signs, and traffic
signals.
 
Within Independence, there are 109.5 centerline miles of highway within the City of
Independence that are maintained by the Missouri Department of Transportation
(MoDOT). Occasionally, these traffic control devices are damaged or fall into
disrepair.
 
In February 2023, the Independence City Council adopted the “City of Independence
Action Plan”. The Action Plan seeks to, in part, “consistently improve our community’s
appearance and quality of life as it grows and changes” and to also “embrace a safe…
community”. However, damaged traffic control devices negatively impact both
community appearance and safety.
 
As such, the Independence City Council wishes to express its desire for the Missouri
Department of Transportation to provide for the timely maintenance and upkeep of all
traffic control devices located along the 109.5 centerline miles of highway that are
located within the corporate limits of the City of Independence and which are the
responsibility of the State of Missouri
 

Department:          City Council Contact Person:          Bridget
McCandless



REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Resolution Resolution



MoDOT Traffic Control Maintenance 
1/30/24 - ZW 

BILL NO. ________ 

 

RESOLUTION NO. ______ 

 

A RESOLUTION REQUESTING THAT THE MISSOURI DEPARTMENT OF 

TRANSPORTATION PROVIDE FOR THE TIMELY MAINTENANCE OF ALL TRAFFIC 

CONTROL DEVICES INSTALLED ALONG STATE AND FEDERAL HIGHWAYS 

LOCATED WITHIN THE CORPORATE BOUNDARIES OF THE CITY OF 

INDEPENDENCE. (Requested by Councilmember Bridget McCandless) 

 

WHEREAS, the Manual on Uniform Traffic Control Devices for Streets and Highways 

(MUTCD) defines the standards used by road managers nationwide to install and maintain traffic 

control devices on all streets, highways, pedestrian and bicycle facilities, and site roadways open to 

public travel, and; 

 

WHEREAS, the MUTCD is a compilation of national standards for all traffic control devices, 

including road markings, highway signs, and traffic signals, and;  

 

WHEREAS, there are 109.5 centerline miles of highway within the City of Independence that are 

maintained by the Missouri Department of Transportation (MoDOT), and; 

 

WHEREAS, occasionally, these traffic control devices are damaged or fall into disrepair, and; 

 

WHEREAS, the Independence City Council has adopted the “City of Independence Action Plan”, 

and; 

 

WHEREAS, the Action Plan seeks to, in part, “consistently improve our community’s 

appearance and quality of life as it grows and changes” and to also “embrace a safe…community”, and; 

 

WHEREAS, damaged traffic control devices negatively impact both community appearance and 

safety; 

 

NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 

 

SECTION 1.  That the Independence City Council implores the Missouri Department of 

Transportation to provide for the timely maintenance and upkeep of all traffic control devices located 

along the 109.5 centerline miles of highway that are located within the corporate limits of the City of 

Independence and which are the responsibility of the State of Missouri. 

 

PASSED THIS ________DAY OF _______________, 2024, BY THE CITY COUNCIL OF 

THE CITY OF INDEPENDENCE, MISSOURI. 
 
__________________________________                                                             
Presiding Officer of the City Council 
of the City of Independence, Missouri 

 
ATTEST: 
 

 
___________________________________  
City Clerk  



MoDOT Traffic Control Maintenance 
1/30/24 - ZW 

 
 
APPROVED - FORM AND LEGALITY: 
  
 
____________________________________   
City Counselor 
 
 
REVIEWED BY: 
 
 
____________________________________                                                                      
City Manager 
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BILL NO. 24-714 Res.No:          6991

Agenda Title:

24-714 A resolution appointing Amie Jacobsen and reappointing Nancy Kerr and April
Preston to the Board of Directors of the Englewood Community Improvement District

Department:         Contact Person:         

REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
A resolution appointing Amie Jacobsen and reappointing Nancy
Kerr and April Preston to the Board of Directors of the
Englewood Community Improvement District

Ordinance



Englewood CID Board of Directors 
3/4/2027 sh  

BILL NO.  ______________ 

RESOLUTION NO.  _____________ 

A RESOLUTION APPOINTING AMIE JACOBSEN AND REAPPOINTING NANCY KERR 
AND APRIL PRESTON TO THE  BOARD OF DIRECTORS OF THE ENGLEWOOD 

COMMUNITY IMPROVEMENT DISTRICT 
 
WHEREAS, the City Council of the City of Independence, Missouri, did pursuant to Ordinance 

No. 18032, passed on the 5th day of August 2019, establish the Englewood Community Improvement 
District; and, 

WHEREAS, the establishment of the Englewood Community Improvement District included the 
creation of a seven-member Board of Directors; and, 

WHEREAS, the regulations call for the Directors to be appointed by the Mayor, with the consent 
of the City Council; 

NOW, THEREFORE, BE IT RESOLVED BY THE  COUNCIL OF CITY OF INDEPENDENCE, 
MISSOURI, AS FOLLOWS: 

SECTION 1. That the City Council of the City of Independence, Missouri, hereby consents to 
the appointments by the Mayor of the following persons to the Board of Directors of the Englewood 
Community Improvement District. 

 
Name                                                    Term Expires 
Amie Jacobsen     3/4/2027 
Nancy Kerr     3/4/2027 
April Preston     3/4/2027 

 
PASSED THIS _________ DAY OF ______________, 2024, BY THE CITY COUNCIL OF THE 

CITY OF INDEPENDENCE, MISSOURI.       
            
                                                                                            _________________________________ 

       Presiding Officer of the City Council 
       of the City of Independence, Missouri 
ATTEST: 
 
______________________________ 
City Clerk 
 
APPROVED AS TO FORM AND LEGALITY: 
 
______________________________ 
City Counselor 
 
REVIEWED BY: 



Englewood CID Board of Directors 
3/4/2027 sh  

 
______________________________ 
City Manager 
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Moved to 3/4 agenda

Agenda Title:

A resolution requesting that the Missouri Department of Transportation provide for the
timely maintenance of all traffic control devices installed along state and federal
highways located within the corporate boundaries of the City of
Independence (Sponsored by Councilmember Bridget McCandless).

Background:

The Manual on Uniform Traffic Control Devices for Streets and Highways (MUTCD)
defines the standards used by road managers nationwide to install and maintain traffic
control devices on all streets, highways, pedestrian and bicycle facilities, and site
roadways open to public travel. This document is a compilation of national standards
for all traffic control devices, including road markings, highway signs, and traffic
signals.
 
Within Independence, there are 109.5 centerline miles of highway within the City of
Independence that are maintained by the Missouri Department of Transportation
(MoDOT). Occasionally, these traffic control devices are damaged or fall into
disrepair.
 
In February 2023, the Independence City Council adopted the “City of Independence
Action Plan”. The Action Plan seeks to, in part, “consistently improve our community’s
appearance and quality of life as it grows and changes” and to also “embrace a safe…
community”. However, damaged traffic control devices negatively impact both
community appearance and safety.
 
As such, the Independence City Council wishes to express its desire for the Missouri
Department of Transportation to provide for the timely maintenance and upkeep of all
traffic control devices located along the 109.5 centerline miles of highway that are
located within the corporate limits of the City of Independence and which are the
responsibility of the State of Missouri
 

Department:          City Council Contact Person:          Bridget
McCandless



REVIEWERS:
Department Action
City Managers Office Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Resolution Resolution



MoDOT Traffic Control Maintenance 
1/30/24 - ZW 

BILL NO. ________ 

 

RESOLUTION NO. ______ 

 

A RESOLUTION REQUESTING THAT THE MISSOURI DEPARTMENT OF 

TRANSPORTATION PROVIDE FOR THE TIMELY MAINTENANCE OF ALL TRAFFIC 

CONTROL DEVICES INSTALLED ALONG STATE AND FEDERAL HIGHWAYS 

LOCATED WITHIN THE CORPORATE BOUNDARIES OF THE CITY OF 

INDEPENDENCE. (Requested by Councilmember Bridget McCandless) 

 

WHEREAS, the Manual on Uniform Traffic Control Devices for Streets and Highways 

(MUTCD) defines the standards used by road managers nationwide to install and maintain traffic 

control devices on all streets, highways, pedestrian and bicycle facilities, and site roadways open to 

public travel, and; 

 

WHEREAS, the MUTCD is a compilation of national standards for all traffic control devices, 

including road markings, highway signs, and traffic signals, and;  

 

WHEREAS, there are 109.5 centerline miles of highway within the City of Independence that are 

maintained by the Missouri Department of Transportation (MoDOT), and; 

 

WHEREAS, occasionally, these traffic control devices are damaged or fall into disrepair, and; 

 

WHEREAS, the Independence City Council has adopted the “City of Independence Action Plan”, 

and; 

 

WHEREAS, the Action Plan seeks to, in part, “consistently improve our community’s 

appearance and quality of life as it grows and changes” and to also “embrace a safe…community”, and; 

 

WHEREAS, damaged traffic control devices negatively impact both community appearance and 

safety; 

 

NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 

 

SECTION 1.  That the Independence City Council implores the Missouri Department of 

Transportation to provide for the timely maintenance and upkeep of all traffic control devices located 

along the 109.5 centerline miles of highway that are located within the corporate limits of the City of 

Independence and which are the responsibility of the State of Missouri. 

 

PASSED THIS ________DAY OF _______________, 2024, BY THE CITY COUNCIL OF 

THE CITY OF INDEPENDENCE, MISSOURI. 
 
__________________________________                                                             
Presiding Officer of the City Council 
of the City of Independence, Missouri 

 
ATTEST: 
 

 
___________________________________  
City Clerk  



MoDOT Traffic Control Maintenance 
1/30/24 - ZW 

 
 
APPROVED - FORM AND LEGALITY: 
  
 
____________________________________   
City Counselor 
 
 
REVIEWED BY: 
 
 
____________________________________                                                                      
City Manager 
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Agenda Title:

A public hearing for the application by Henry Downing requesting a rezoning from R-
30/PUD, High Density Residential/Planned Unit Development, and R-12, Two-Family
Residential, to R-6, Single-Family Residential, for the property located at 625 N.
Lakeview Avenue.  New Information Only.

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
Community Development Department Approved
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
PH Notice Backup Material



Notice of Public Hearing 

 

Notice is hereby given that a public hearing will be held by the Independence City Planning 

Commission at 6 p.m., Tuesday, January 23, 2024, and by the Independence City Council at 6 p.m., 

Monday, March 4, 2024, in the Independence City Hall City Council Chambers (lower level, north 

entrance) 111 E. Maple Avenue, in Independence, Missouri on the following matter(s): 

 

Case 24-100-02 – Rezoning – 625 N. Lakeview Avenue – A request by Henry Downing to rezone the 

property from R-30/PUD (High Density Residential/Planned Unit Development) and R-12 (Two-Family 

Residential) to R-6 (Single-Family Residential). 

 

Case 24-100-03 – Rezoning – 9800 E. US Highway 40 – A request by Kirk Farrelly with Dollar General 

to rezone the property from C-2 (General Commercial) and R-6 (Single-Family Residential) to C-2 

(General Commercial). 

 

Case 24-100-04 – Rezoning – 1220 Dickinson Road – A request by Marvin Mendoza to rezone the 

property from R-18/PUD (High Density Residential/Planned Unit Development) to R-6 (Single-Family 

Residential). 

 

Case 24-100-05 – Rezoning – 1301 S. Noland Road – A request by Carolyn Richardson to rezone the 

property from C-2 (General Commercial) to R-6 (Single-Family Residential).   

 

Case 24-100-06 – Rezoning – M-78 Highway & Little Blue Parkway – A request by Chris Chancellor 

with NorthPoint Development to rezone the property from BP/PUD (Business Park/Planned Unit 

Development) and C-2 (General Commercial) to I-1 (Industrial). 

 

Case 24-125-02 – Rezoning/PUD – M-78 Highway & Little Blue Parkway – A request by Chris 

Chancellor with NorthPoint Development to rezone the property from BP/PUD (Business Park/Planned 

Unit Development) and C-2 (General Commercial) to BP/PUD (Business Park/Planned Unit 

Development) and approving a preliminary development plan.   

 

The Planning Commission will conduct full public hearing on these applications.  The City Council will 

only hear new information that was not presented at the Planning Commission’s public hearing if such 

facts were not reasonably available at the time of the Planning Commission hearing.  Any new 

information proposed to be presented to the City Council must be submitted in writing to the Community 

Development Department and Law Department at least seven (7) days prior to the City Council meeting. 

 

Witness my hand this 2nd day of January, 2024. 
 

Tom Scannell 

Community Development Director 

 

The City of Independence, Missouri is an Equal Opportunity Employer/Contractor/MFD 

One Insertion: January 6, 2024 
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BILL NO. 24-009 Ord.No:          19527

Agenda Title:

24-009 2R An ordinance approving a rezoning from District R-12 (Two-Family
Residential) and R-30/PUD (High Density Residential) to District R-6 (Single-Family
Residential) for the property at 625 N. Lakeview Avenue.

Recommendations:

Commissioner Nesbitt made a motion to recommend approval of case 24-100-
02, the rezoning of 625 N. Lakeview Avenue.  A second to the motion was made
by Commissioner Ashbaugh.  The Independence Planning Commission voted
as follows:
Commissioner Ashbaugh – Yes
Commissioner Ferguson – Yes
Commissioner McClain – Yes
Commissioner Nesbitt – Yes
Commissioner O’Neil – Yes
Commissioner H. Wiley – Absent
Commissioner L. Wiley – Yes
 
The motion passed and the application is forwarded to the City Council for its
consideration. Staff recommends approval of this application.

Executive Summary:

A request by Jesse Herfel to rezone the property from R-12 (Two-Family Residential)
and R-30/PUD (High-Density Residential) to R-6 (Single-Family Residential).

Background:

The mixed zoning of R-30/PUD and R-12 makes the existing house on the property a
legal non-conforming structure. If the home was destroyed, the structure would not be
able to be rebuilt as a single-family home. This has made it difficult for the property
owners to secure a loan on the property. They are requesting the property be rezoned
to assist them in the loan process.
The original request from the applicant was to rezone the property to R-12 (Two-
Family Residential), however given the existing character of the neighborhood as



primarily single-family residences City staff did not feel comfortable supporting
rezoning to R-12. The applicant was informed that staff would support an application to
rezone the property to R-6 (Single-Family Residential) instead. The applicant agreed
and amended their application to rezone this property to R-6.
PROPERTY HISTORY:
This property was platted in 1923 as part of the Highland Park plat. The current
property boundaries include all of lots 12, 13, and 43. The home on the property was
built in 1930. While most of the home is situated on lot 12, the structure crosses the lot
boundaries into lots 13 and 43 as well. When the City introduced zoning in 1965, lots
12 and 13, along with the other lots along College Street, were designated R-4 (High-
Density Residential). Lot 43, however, was designated to be R-2 (Two-Family
residential). These lots retained their zoning classifications through the changes made
to the City’s zoning ordinance in 1980. In 2009, when the City adopted the current
version of the Unified Development Ordinance, R-2 zones were reclassified as R-12
and R-4 zones were reclassified as R-30/PUD. This is how the property, containing
three lots, wound up with mixed zoning.
PHYSICAL CHARACTERISTICS OF PROPERTY:
Lots 12 and 13 are relatively flat along the portion of the property abutting College
Street. The rear portions of these lots and lot 43 have a downward slope. The
topography of Lot 43 drops more than 25 feet from the west to the east property lines.
The house on the property is a blue bungalow that faces Lakeview Avenue. A walkout
basement is visible from Lakeview. There is not a garage or driveway on the property,
but there is a gravel pull-off area in front of the home. The property has several trees
adjacent to the street and many more in the rear of the property.  A large open green
space sits at behind the property on lot 43.
CHARACTERISTICS OF THE AREA:
The surrounding area is almost entirely comprised of single-family homes of a similar
age and design to the existing house on subject property.
ANALYSIS
Consistency with Independence for All, Strategic Plan:
Rezoning this property is consistent with the Independence for All, Strategic Plan. One
of the objectives of the plan is to “stabilize and revitalize neighborhoods.” Rezoning
this property to R-6 will ensure that this neighborhood remains a stable single-family
area. Further, rezoning allows for the property to be appropriately maintained if building
permits are required. Lastly, the property could be subdivided in such a way to allow for
additional single-family homes further strengthening the character of the neighborhood.
Comprehensive Plan Guiding Land Use Principles for the Current Designation:
The Comprehensive plan envisions the future land use of this property and the
surrounding area to be residential neighborhoods. One of the guiding principles
outlined in the Comprehensive Plan is to “preserve the integrity of existing
neighborhoods and the historic nature of older neighborhoods.” R-30/PUD, and
apartments generally, are not compatible with the existing character of the
neighborhood. That is likely one reason that the area designated as R-30/PUD has
remained undeveloped despite bring zoned for high-density apartments for nearly sixty



years. Amending the zoning to be R-6, as opposed to R-12, ensures that this property
will remain single-family and further preserve the existing character of the
neighborhood.
Zoning:
Section 14-300-02 of the Unified Development Ordinance outlines the purpose of
Independence’s zoning districts by stating that they “are intended to create, maintain,
and promote a variety of housing opportunities for individual households and to
maintain the desired physical character of existing neighborhoods.” By rezoning this
property to R-6 (Single-Family Residential), the City can ensure that any future use or
development on this property will be in line with single-family character of the area. If
rezoned, the property would be congruent with the neighboring R-6 area to the north
and west. 
Historic and Archeological Sites:
There are no apparent historic or archeological issues with this property.
Public Utilities:
All utility services are adjacent or nearby.
Public Improvements:
No additional public improvements would be required.  The street, in the right-of-way to
be dedicated, has already been constructed. 
CIP Investments:
The City does not have any capital improvements projects planned near this area.
REVIEW CRITERIA:
Recommendations and decisions on rezoning applications must be based on
consideration of all of the following criteria:
1.      Conformance of the requested zoning with the Comprehensive Plan.

The Comprehensive Plan envisions this area to be Residential Neighborhoods”.
2.      Conformance of the requested zoning with any adopted neighborhood
or sub-area plans in which the property is located or abuts.

 There are no recent neighborhood or sub-area plans for this area.
3.      The compatibility of the proposed zoning with the zoning and use of
nearby property, including any overlay zoning.

The surrounding area is almost entirely zoned for single-family and two-family
residences, however the predominant use for the area is single-family. Rezoning
the property to R-6 (Single-Family Residential) is compatible with the surrounding
R-6 and R-12 (Two-Family Residential) districts.

4.      The compatibility of the proposed zoning and allowed uses with the
character of the neighborhood.

The existing character of the neighborhood is that of a single-family residential
neighborhood. Rezoning to R-6 (Single-Family Residential) will ensure the
character of the neighborhood is retained.

5.      The suitability of the subject property for the uses to which it has been
restricted under the existing zoning regulations.

With the current zoning in place, single-family homes are not permitted. The



existing home on the property is currently legal-nonconforming. This property is
much more suited for single-family homes than high-density apartments.

6.      The length of time the subject property has remained vacant as zoned.
The property has never been developed for high-density apartments, although
being zoning for such for nearly sixty years. The existing home on the property has
remained vacant several months.

7.      The extent to which approving the rezoning will detrimentally affect
nearby properties.

Rezoning this property to R-6 will not have a detrimental effect on the nearby
properties. If anything, the affect will be positive.

8.      The gain, if any, to the public health, safety, and welfare due to denial
of the application, as compared to the hardship imposed upon the
landowner, if any, as a result of denial of the application. 

Denial of the rezoning will likely mean that the property remains as-is and make it
difficult for investors or homeowners to clean up the property or even subdivide it
and develop new single-family homes.
 

 Draft Planning Commission minutes:
 “Case 24-100-02 – Rezoning – 625 N. Lakeview Avenue
Staff Presentation
Brian Harker presented the case.  Mr. Harker presented the Commission with a vicinity
map, noting the area and surrounding zoning.  He presented the Commission with an
aerial map indicating the project area and explained the surrounding land uses.
 
Public Comments
No public comments.

 
Motion
Commissioner Nesbitt made a motion to approve Case 24-100-02 – Rezoning – 625
N. Lakeview Avenue.  Commissioner O’Neill seconded the motion.  The motion
passed with six affirmative votes.”

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         
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Staff Report Backup Material
Letter from Applicant Backup Material
Application Packet Backup Material
Notification Letter Backup Material
Notification Information Backup Material
Notification Affidavit Backup Material
Notification Area Map Backup Material
Comp Plan Map Backup Material
Zoning Map Backup Material
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BILL NO. ___________ 

  

ORDINANCE NO. ___________ 

 

AN ORDINANCE APPROVING A REZONING FROM DISTRICT R-12 (TWO-

FAMILY RESIDENTIAL) AND R-30/PUD (HIGH DENSITY RESIDENTIAL) TO 

DISTRICT R-6 (SINGLE-FAMILY RESIDENTIAL) FOR THE PROPERTY AT 625 N. 

LAKEVIEW AVENUE. 

 

 WHEREAS, an application submitted by Jesse Herfel with KCMO Town, LLC is requesting 

approval of a rezoning from R-12 (Two Family Residential) and R-30/PUD (High-Density Residential) for 

the property at 625 N. Lakeview Avenue was referred to the Planning Commission as required by the 

Unified Development Ordinance; and,  

 

 WHEREAS, the Unified Development Ordinance provides for the approval of a rezoning following 

public hearings by the Planning Commission and City Council; and,   

 

 WHEREAS, after due public notice in the manner prescribed by law, the Planning Commission 

held a public hearing for the consideration of the request on January 23, 2024, and rendered a report to the 

City Council; and,  

 

WHEREAS, after due public notice in the manner prescribed by law, the City Council held a public 

hearing on March 4, 2024, and rendered a decision to approve the rezoning of the said property; and, 

 

WHEREAS, in accordance with the Unified Development Ordinance, it was determined that the 

rezoning was consistent with the review criteria in Section 14-701-02; and, 

 

WHEREAS, no legal protests were signed, acknowledged, and presented for the application. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 

 

SECTION 1.  That the following legally described property is hereby rezoned from District R-12 

(Two Family Residential) and R-30/PUD (High-Density Residential) to District R-6 (Single-Family 

Residential) and shall be subject to the regulations of said district: 

 

HIGHLAND PARK; LOTS 12 13 AND 43. 

 

SECTION 2.  Nonseverability.  All provisions of this ordinance are so essentially, and inseparable 

connected with, and so dependent upon, each other that no such provision would be enacted without all 

others.  If a court of competent jurisdiction enters a final judgement on the merits that is not subject to 

appeal and that declares any provision or part of this ordinance void, unconstitutional, or unenforceable, 

then this ordinance, in its collective entirety, is invalid and shall have no legal effect as of the date of such 

judgement.   

 

 SECTION 3.  Scrivener’s Errors.  Typographical errors and other matters of a similar nature that 

do not affect the intent of this ordinance, as determined by the City Clerk and City Counselor, may be 

corrected with the endorsement of the City Manager without the need to come before City Council.    

 

 SECTION 4.  That failure to comply with all the provisions contained in this ordinance shall 
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constitute violations of both this ordinance and Chapter 14, the Unified Development Ordinance, of the 

Code of the City of Independence, Missouri. 

 

PASSED THIS _______ DAY OF ______________, 2024, BY THE CITY COUNCIL OF THE 

CITY OF INDEPENDENCE, MISSOURI.         

          

    ________________________________ 

    Presiding Officer of the City Council  

    of the City of Independence, Missouri   

ATTEST: 

 

________________________________ 

Interim City Clerk 

 

 

APPROVED AS TO FORM AND LEGALITY: 

 

 

________________________________ 

City Counselor 

 

 

REVIEWED BY: 

 

 

________________________________ 

City Manager 
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 MEETING DATE: January 23, 2024 STAFF: Joshua Garret, Planner 

PROJECT NAME: Rezoning to R-6 Single-Family Residen�al 

CASE NUMBER/REQUEST: Case 24-100-02 – Rezoning – 625 N. Lakeview Avenue – A request by Jesse 
Herfel to rezone the property from R-12 (Two-Family Residen�al) and R-
30/PUD (High-Density Residen�al) to R-6 (Single-Family Residen�al)     

 APPLICANT: Jesse Herfel 

OWNER: KCMO Town, LLC 

PROPERTY ADDRESS: 625 N. Lakeview Avenue, Independence, MO 64050 

SURROUNDING ZONING/LAND USE:  
 North: R-6 (Single-Family Residen�al) 
 East: R-30 (High-Density Residen�al) and R-12 (Two-Family Residen�al) 
 South: R-12 (Two-Family Residen�al) 
 West: R-6 (Single-Family Residen�al) and R-12 (Two-Family Residen�al) 
PUBLIC NOTICE 

• Leters to property owners within 185 feet – January 2, 2024 
• Public No�ce published in the Independence Examiner – January 2, 2024 
• Sign posted on property – January 5, 2024 

FURTHER ACTION: 

 

Following ac�on by the Planning Commission, this rezoning request is scheduled for first reading 
by the City Council on February 19, 2024, and the public hearing/second reading on March 4, 
2024. 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request.  

 

PROJECT DESCRIPTION & BACKGROUND INFORMATION 
PROJECT DESCRIPTION: A request by Jesse Herfel to rezone the property from R-12 (Two-Family 
Residen�al) and R-30/PUD (High-Density Residen�al) to R-6 (Single-Family Residen�al). 

Current Zoning: Proposed Zoning: 
R-12 (Two-Family Residen�al) 

R-30/PUD (High-Density Residen�al) 

R-6 (Single-Family Residen�al) 

Current Use: Single-Family Home Proposed Use: Single-Family Homes 
Acreage: 0.52 Acres Building Square Footage: 720 sq feet 
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BACKGROUND:  
The mixed zoning of R-30/PUD and R-12 makes the exis�ng house on the property a legal non-
conforming structure. If the home was destroyed, the structure would not be able to be rebuilt as a 
single-family home. This has made it difficult for the property owners to secure a loan on the 
property. They are reques�ng the property be rezoned to assist them in the loan process.  

The original request from the applicant was to rezone the property to R-12 (Two-Family Residen�al), 
however given the exis�ng character of the neighborhood as primarily single-family residences, staff 
believed an R-6 zoning beter suites the neighborhood compared to R-12. The applicant was 
informed that staff would support an applica�on to rezone the property to R-6 (Single-Family 
Residen�al). The applicant agreed and amended their applica�on to rezone this property to R-6.  

PROPERTY HISTORY: 
This property was plated in 1923 as part of the Highland Park plat. The current property boundaries 
include all of lots 12, 13, and 43. The home on the property was built in 1930. While most of the 
home is situated on lot 12, the structure crosses the lot boundaries into lots 13 and 43 as well. When 
the City introduced zoning in 1965, lots 12 and 13, along with the other lots along College Street, 
were designated R-4 (High-Density Residen�al). Lot 43, however, was designated to be R-2 (Two-
Family residen�al). These lots retained their zoning classifica�ons through the changes made to the 
City’s zoning ordinance in 1980. In 2009, when the City adopted the current version of the Unified 
Development Ordinance, R-2 zones were reclassified as R-12 and R-4 zones were reclassified as R-
30/PUD. This is how the property, containing three lots, wound up with mixed zoning.  

PHYSICAL CHARACTERISTICS OF THE PROPERTY: 
Lots 12 and 13 are rela�vely flat along the por�on of the property abu�ng College Street. The rear 
por�ons of these lots and lot 43 have a downward slope. The topography of Lot 43 drops more than 
25 feet from the west to the east property lines. The house on the property is a blue bungalow that 
faces Lakeview Avenue. A walkout basement is visible from Lakeview. There is no garage or driveway 
on the property, but there is a gravel pull-off area in front of the home. The property has several 
trees adjacent to the street and many more in the rear of the property.  A large open green space sits 
at behind the property on lot 43.  

CHARACTERISTICS OF THE AREA: 
The surrounding area is almost en�rely comprised of single-family homes of a similar age and design 
to the exis�ng house on subject property. 

PROPOSAL: 
The applicant seeks to have this property rezoned so that the property can be used to secure a loan. 
Further, the applicant has expressed some interest to replat the exis�ng lots to develop addi�onal 
single-family homes. 

 



Planning Commission  
Staff Report 

 

 
 

Page 3 
 

 

 

ANALYSIS 
Consistency with Independence for All, Strategic Plan: 
Rezoning this property is consistent with the Independence for All, Strategic Plan. One of the 
objec�ves of the plan is to “stabilize and revitalize neighborhoods.” Rezoning this property to R-6 will 
ensure that this neighborhood remains a stable single-family area. Further, rezoning allows for the 
property to be appropriately maintained if building permits are required. Lastly, the property could 
subdivided in such a way to allow for addi�onal single-family homes further strengthening the 
character of the neighborhood.  

Comprehensive Plan Guiding Land Use Principles: 
The Comprehensive plan envisions the future land use of this property and the surrounding area to 
be residen�al neighborhoods. One of the guiding principles outlined in the Comprehensive Plan is to 
“preserve the integrity of exis�ng neighborhoods and the historic nature of older neighborhoods.” R-
30/PUD, and apartments generally, are not compa�ble with the exis�ng character of the 
neighborhood. That is likely one reason that the area designated as R-30/PUD has remained 
undeveloped despite being zoned for high-density apartments for nearly sixty years. Amending the 
zoning to be R-6, as opposed to R-12, ensures that this property will remain single-family and further 
preserve the exis�ng character of the neighborhood.  

Zoning: 
Sec�on 14-300-02 of the Unified Development Ordinance outlines the purpose of Independence’s 
zoning districts by sta�ng that they “are intended to create, maintain, and promote a variety of 
hosing opportuni�es for individual households and to maintain the desired physical character of 
exis�ng neighborhoods.” By rezoning this property to R-6 (Single-Family Residen�al), the City can 
ensure that any future use or development on this property will be in line with single-family 
character of the area. If rezoned, the property would be congruent with the neighboring R-6 area to 
the north and west.   

Historic and Archeological Sites: 
There are no apparent historic or archeological sites located on these proper�es. 

Public U�li�es: 
All u�li�es are present in the adjacent rights-of-way. 
CIP Investments: 
Currently there are no CIP investments in this area.  

REVIEW CRITERIA 
Recommenda�ons and decisions on rezoning applica�ons must be based on considera�on of all the 
following criteria: 

1. Conformance of the requested zoning with the comprehensive plan. 
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The Comprehensive Plan envisions this area to be Residential Neighborhoods.  

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans in 
which the property is located or abuts. 

There are no recent neighborhood or sub-area plans for this area. 

3. The compa�bility of the proposed zoning with the zoning and use of the nearby property, 
including any overlay zoning. 

The surrounding area is almost entirely zoned for single-family and two-family residences, 
however the predominant use for the area is single-family. Rezoning the property to R-6 
(Single-Family Residential) is compatible with the surrounding R-6 and R-12 (Two-Family 
Residential) districts.  

4. The compa�bility of the proposed zoning and allowed uses with the character of the 
neighborhood. 

The existing character of the neighborhood is that of a single-family residential neighborhood. 
Rezoning to R-6 (Single-Family Residential) will ensure the character of the neighborhood is 
retained.  

5. The suitability of the subject property for the uses to which it has been restricted under the 
exis�ng zoning regula�ons. 

With the current zoning in place, single-family homes are not permitted. The existing home on 
the property is currently legal-nonconforming. This property is much more suited for single-
family homes than high-density apartments. 

6. The length of �me the subject property has remained vacant as zoned. 

The property has never been developed for high-density apartments, although being zoning 
for such for nearly sixty years. The existing home on the property has remained vacant several 
months.  

7. The extent of which approving the rezoning will detrimentally affect nearby proper�es. 

Rezoning this property to R-6 will not have a detrimental affect on the nearby properties. If 
anything, the affect will be positive. 

8. The gain, if any, to the public health, safety, and welfare due to denial of the applica�on, as 
compared to the hardship imposed upon the landowner, if any, because of denial of the 
applica�on. 

Denial of the rezoning will likely mean that the property remains as-is and make it difficult for 
investors or homeowners to clean up the property or even subdivide it and develop new single-
family homes. 
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EXHIBITS 

1. Narra�ve 
2. Applica�on 
3. No�fica�on Leter 
4. Mailing List 
5. Affidavit 
6. No�ce Area Map 
7. Comp Plan Map 
8. Zoning Map 

 



Jesse Herfel
Member, KMCO Town LLC.
4184 E. Meadowview Dr.
Gilbert, AZ. 85298.
Jesse@theherfelgroup.com
602.705.2232

To Whom It May Concern:

I am writing to formally submit an application for the rezoning of the property located at 625 N.
Lakeview Ave, Independence, MO. 64050, Presently under the ownership of KCMO Town LLC.

We seek approval for the lot/parcel to be zoned as R6 single family residential. .

We look forward to the opportunity to contribute to the continued growth enhancement of our
esteemed community. I am available at (602) 784-6171 or azkc2020@gmail.com.

Your consideration is greatly appreciated.

Thank you.

Jesse Herfel

Authentisign ID: E502F876-0BA1-EE11-8925-6045BDD68161



May 2022

Application Type (check all that apply)

Land Use Land Subdivision Site Development Use Permit Other

□ Rezoning
□ PUD Rezoning

□ Preliminary Plat
□ Final Plat
□ Minor Subdivision

□ Final Site Plan
□ Preliminary Dev Plan
□ Final Dev Plan (PUD)

□ Special Use
□ Homebased Business
□ Short-Term Rental

□ Admin. Adjustment
□ Variance
□ Street Name Change
□ Special Sign Permit

Project Information and Location

Project Name

Project Address/Location

Sq. Ft. of Building Acreage Number of Lots/Tracts Steam Buffer (Yes or No)

Existing Zoning Proposed Zoning Existing Land Use Proposed Land Use

Basic Application Requirements (See the Planning & Zoning Application Guide for additional requirements)

□ Completed & Signed Application Form
□ Application Fee
□ Cover Letter Describing Details of Project

□ One 24” x 36” set of plans for Land Sub. & Site Dev.
□ One PDF copy of a plat map or site plan
□ Legal Description of the property in question

Contact Information

Applicant Owner

Name Company Name Company

Address Address

Phone Email Phone Email

Architect/Engineer/Surveyor/Other: Architect/Engineer/Surveyor/Other:

Name Company Name Company

Address Address

Phone Email Phone Email

The applicant hereby agrees that the information provided above is accurate.

Applicant’s Signature Date Owner’s Signature Date

Planning and Zoning
Community Development
111 E. Maple Avenue
Independence, MO 64050

Application Form (816) 325-7421
cdplanning@indepmo.org

Rezoning to R-6 Single family residential

625 N. Lakeview Ave, Independence, MO 65050

720 square feet 28,465 square feet 1 No

No R-6

Jesse Herfel KCMO Town LLC

4184 E. Meadowview Drive Gilbert AZ 85298

602-705-2232 jesse@theherfelgroup.com

KCMO Town LLC

4184 E. Meadowview Drive Gilbert AZ 85298

602-705-2232 info@theherfelgroup.com

Member Owner

Authentisign ID: E502F876-0BA1-EE11-8925-6045BDD68161





1

Owner Address City State Zip Code
ALSUP HELENA 606 E COLLEGE ST INDEPENDENCE MO 64050
BAYLESS RONALD F JR 906 N STRODE ST INDEPENDENCE MO 64050
BECK SHARON ANN | HOLM LINDA SUE 630 N LAKEVIEW AVE INDEPENDENCE MO 64050
CHAMPAGNE ANTHONY 3909 S MILTON DR INDEPENDENCE MO 64055
COUCH RICKY A 16121 E 40TH ST INDEPENDENCE MO 64055
FULKERSON MARIAH & RICK E JR 620 N LAKEVIEW AVE INDEPENDENCE MO 64050
HAMM JAMES A AND JUDITH A 616 E COLLEGE ST INDEPENDENCE MO 64050
HERRON DAIMON 621 N LAKEVIEW AVE INDEPENDENCE MO 64050
HITE THOMAS M & SHEENA M 613 E COLLEGE ST INDEPENDENCE MO 64050
HOLLER JERRY & DONNA J 610 E COLLEGE ST INDEPENDENCE MO 64050
KENEPASKE MORRIGAN C 600 E COLLEGE ST INDEPENDENCE MO 64050
KMS ENTERPRISES LLC 2359 W MAIN NEWCASTLE WY 82701
LAND TRUST OF JACKSON COUNTY MISSOURI 4035 CENTRAL ST KANSAS CITY MO 64111
MAYNARD SHERRIL E 618 E COLLEGE ST INDEPENDENCE MO 64050
PLUM REAL ESTATE MO LLC 433 W 34TH ST APT 5E NEW YORK NY 10001
SAN PHY 614 E COLLEGE ST INDEPENDENCE MO 64050
SHORTY BIGGS PROPERTIES LLC 1501 NW MOCK AVE BLUE SPRINGS MO 64015
TEED KENNETH S & BRENDA K MCREAKEN 28711 OLD SANTA FE TRL WAVERLY MO 64096
THEDERAHN DEBORAH MORTON 619 N LAKEVIEW AVE INDEPENDENCE MO 64050
TURNER BETH 5559 NW BARRY RD APT 444 KANSAS CITY MO 64154

Address_List.xls
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City of Independence
AGENDA ITEM COVER SHEET

Agenda Title:

A public hearing for the application by Marvin Mendoza requesting a rezoning from R-
18/PUD, High Density Residential/Planned Unit Development, to R-6, Single Family
Residential, for the property located at 1220 Dickinson Road.  New Information
Only.

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
Community Development Department Approved
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
PH Notice Backup Material



Notice of Public Hearing 

 

Notice is hereby given that a public hearing will be held by the Independence City Planning 

Commission at 6 p.m., Tuesday, January 23, 2024, and by the Independence City Council at 6 p.m., 

Monday, March 4, 2024, in the Independence City Hall City Council Chambers (lower level, north 

entrance) 111 E. Maple Avenue, in Independence, Missouri on the following matter(s): 

 

Case 24-100-02 – Rezoning – 625 N. Lakeview Avenue – A request by Henry Downing to rezone the 

property from R-30/PUD (High Density Residential/Planned Unit Development) and R-12 (Two-Family 

Residential) to R-6 (Single-Family Residential). 

 

Case 24-100-03 – Rezoning – 9800 E. US Highway 40 – A request by Kirk Farrelly with Dollar General 

to rezone the property from C-2 (General Commercial) and R-6 (Single-Family Residential) to C-2 

(General Commercial). 

 

Case 24-100-04 – Rezoning – 1220 Dickinson Road – A request by Marvin Mendoza to rezone the 

property from R-18/PUD (High Density Residential/Planned Unit Development) to R-6 (Single-Family 

Residential). 

 

Case 24-100-05 – Rezoning – 1301 S. Noland Road – A request by Carolyn Richardson to rezone the 

property from C-2 (General Commercial) to R-6 (Single-Family Residential).   

 

Case 24-100-06 – Rezoning – M-78 Highway & Little Blue Parkway – A request by Chris Chancellor 

with NorthPoint Development to rezone the property from BP/PUD (Business Park/Planned Unit 

Development) and C-2 (General Commercial) to I-1 (Industrial). 

 

Case 24-125-02 – Rezoning/PUD – M-78 Highway & Little Blue Parkway – A request by Chris 

Chancellor with NorthPoint Development to rezone the property from BP/PUD (Business Park/Planned 

Unit Development) and C-2 (General Commercial) to BP/PUD (Business Park/Planned Unit 

Development) and approving a preliminary development plan.   

 

The Planning Commission will conduct full public hearing on these applications.  The City Council will 

only hear new information that was not presented at the Planning Commission’s public hearing if such 

facts were not reasonably available at the time of the Planning Commission hearing.  Any new 

information proposed to be presented to the City Council must be submitted in writing to the Community 

Development Department and Law Department at least seven (7) days prior to the City Council meeting. 

 

Witness my hand this 2nd day of January, 2024. 
 

Tom Scannell 

Community Development Director 

 

The City of Independence, Missouri is an Equal Opportunity Employer/Contractor/MFD 

One Insertion: January 6, 2024 
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BILL NO. 24-010 Ord.No:          19528

Agenda Title:

24-010 2R An ordinance approving a rezoning from District R-18/PUD (Moderate
Density Residential) to District R-6 (Single-Family Residential) for the property at
1220 N. Dickinson Road.

Recommendations:

Commissioner O’Neil made a motion to recommend approval of case 24-100-
04, the rezoning of 1220 N. Dickinson Road.  A second to the motion was made
by Commissioner Ashbaugh.  The Independence Planning Commission voted
as follows:
Commissioner Ashbaugh – Yes
Commissioner Ferguson – Yes
Commissioner McClain – Yes
Commissioner Nesbitt – Absent
Commissioner O’Neil – Yes
Commissioner H. Wiley – Absent
Commissioner L. Wiley – Yes
 
The motion passed and the application is forwarded to the City Council for its
consideration. Staff recommends approval of this application.

Executive Summary:

A request by Marvin Mendoza to rezone the property from District R-18/PUD
(Moderate Density Residential) to District R-6 (Single-Family Residential).

Background:

Prior to 2009, the property was zoned R-3/PUD (Moderate Density
Residential/Planned Unit Development).  Prior to 1972, the property was zoned R-1
(Single-Family Residential).
PROPOSAL:
The applicant needs to rezone the R-18/PUD property to R-6 to renovate the
nonconforming, unoccupied single-family residence.
PHYSICAL CHARACTERISTICS OF PROPERTY:



The 6.5-acre lot has an existing, 2-½-story, white single-family residence with a large
front porch, a white accessory garage and a gravel driveway that widens near the
garage and house.  The house sets at the southeast corner of the property, roughly 80-
feet from Dickinson Road.  The remainder of the property is mostly an undeveloped
and wooded.   
CHARACTERISTICS OF THE AREA:
Single-family homes and lots lie across Dickinson Road and abut on the north.  R&S
Automotive abuts to the south and more woodland lies to the west.  Dickinson Road
lacks curbs and sidewalks and has deep ditches in many places.
ANALYSIS:
Consistency with Independence for All, Strategic Plan:
The application is within keeping with the Measures for Success for, “Improved
housing conditions.”
Comprehensive Plan Guiding Land Use Principles for the Current Designation:
The City Comprehensive Plan recommends Residential Neighborhoods uses for this
site. The Guiding Principles state the need to, “facilitate the development of
connected…neighborhoods.” 
Sub-Area Plans:
The property is not located within a sub-area plan area.
Zoning:
The proposed R-6 (Single-Family Residential) zoning classification allows for single-
family dwellings and various other uses (schools, churches, government facilities,
cemeteries, home-based daycare, agriculture and others with conditions).  Currently,
the property is zoned R-18/PUD (Moderate Density Residential/Planned Unit
Development) which allows for duplexes and several types of multiple-family dwellings,
as well as child daycares, schools, churches, cemeteries, and some other Conditional
and Special Uses. 
Historic and Archeological Sites:
There are no apparent historic or archeological issues with this property.
Public Utilities:
All utility services are adjacent or nearby.
Floodplain/Stream Buffer:
There is not a federal designated floodplain present on the property. Further, there is
no stream buffer associated with this rezoning area.
Public Improvements:
No additional public improvements would be required.
CIP Investments:
The City does not have any capital improvements projects planned near this area.
 
REVIEW CRITERIA:
Recommendations and decisions on rezoning applications must be based on
consideration of all of the following criteria:

1.      Conformance of the requested zoning with the Comprehensive Plan.



The Comprehensive Plan envisions Residential Neighborhoods for the area. A
Guiding Principle of the Comprehensive Plan states the need to, “facilitate the
development of connected …neighborhoods”.
2.      Conformance of the requested zoning with any adopted neighborhood or
sub-area plans in which the property is located or abuts.
There is not a sub-area plan for the area.
3.      The compatibility of the proposed zoning with the zoning and use of
nearby property, including any overlay zoning.
There are many nearby, developed single-family lots, to the north and east, of
various sizes.
4.      The compatibility of the proposed zoning and allowed uses with the
character of the neighborhood.
The proposed R-6 zoning is compatible with the area’s single-family residential
nature.
5.      The suitability of the subject property for the uses to which it has been
restricted under the existing zoning regulations.
The R-18/PUD zoning prevents this lot from being used for single-family residential
use.
6.      The length of time the subject property has remained vacant as zoned.
The residence has been vacant for more than a decade.
7.      The extent to which approving the rezoning will detrimentally affect
nearby properties.
The rezoning should have no detrimental effect on area properties.  The rezoning
will permit and limit the lot to single-family uses.
8.      The gain, if any, to the public health, safety, and welfare due to denial of
the application, as compared to the hardship imposed upon the landowner, if
any, as a result of denial of the application. 
If rezoning is denied, the applicant will not be able to renovate the unoccupied
single-family residence.
 

Draft Planning Commission minutes:
"Case 24-100-04 – Rezoning – 1220 Dickinson Road
Staff Presentation

Brian Harker presented the case.  Mr. Harker presented the Commission with a
vicinity map, noting the area and surrounding zoning.  He presented the
Commission with an aerial map indicating the project area and explained the
surrounding land uses. 

 
Public Comments
No public comments.
 
Motion
Commissioner O’Neill made a motion to approve Case 24-100-04 – Rezoning –



1220 Dickinson Road.  Commissioner Ashbaugh seconded the motion.  The
motion passed with five affirmative votes."

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Draft Ordinance Ordinance
Staff Report Backup Material
Letter from Applicant Backup Material
Application Packet Backup Material
Notification Letter Backup Material
Notification Information Backup Material
Notification Affidavit Backup Material
Notification Area Map Backup Material
Comp Plan Map Backup Material
Zoning Map Backup Material
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BILL NO. ___________ 

  

ORDINANCE NO. ___________ 

 

AN ORDINANCE APPROVING A REZONING FROM DISTRICT R-18/PUD 

(MODERATE DENSITY RESIDENTIAL) TO DISTRICT R-6 (SINGLE-FAMILY 

RESIDENTIAL) FOR THE PROPERTY AT 1220 N. DICKINSON ROAD.  

 

 WHEREAS, an application submitted by Mervin Mendoza is requesting approval of a rezoning 

from District R-18/PUD (Moderate Density Residential) to District R-6 (Single-Family Residential) for the 

property at 1220 N. Dickinson Road referred to the Planning Commission as required by the Unified 

Development Ordinance; and,  

 

 WHEREAS, the Unified Development Ordinance provides for the approval of a rezoning following 

public hearings by the Planning Commission and City Council; and,   

 

 WHEREAS, after due public notice in the manner prescribed by law, the Planning Commission 

held a public hearing for the consideration of the request on January 23, 2024, and rendered a report to the 

City Council; and,  

 

WHEREAS, after due public notice in the manner prescribed by law, the City Council held a public 

hearing on March 4, 2024, and rendered a decision to approve the rezoning of the said property; and, 

 

WHEREAS, in accordance with the Unified Development Ordinance, it was determined that the 

rezoning was consistent with the review criteria in Section 14-701-02; and, 

 

WHEREAS, no legal protests were signed, acknowledged, and presented for the application. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 

 

SECTION 1.  That the following legally described property is hereby rezoned from District R-

18/PUD (Moderate Density Residential) to District R-6 (Single-Family Residential) and shall be subject to 

the regulations of said district: 

 

TRACT I: 

THE SOUTH HALF OF THE FOLLOWING DESCRIBED TRACT: THAT PART OF THE 

SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 35, TOWNSHIP 50, OF 

RANGE 32, IN JACKSON COUNTY,MISSOURI, DESCRIBED AS FOLLOWS: BEGINNING 643 

FEET NORTH OF THE SOUTHEAST CORNER OF THE SOUTHEAST QUARTER OF THE 

SOUTHEAST QUARTER OF SECTION 35; THENCE NORTH 473 FEET; THENCE NORTH 83° 

WEST, 601 FEET; THENCE SOUTHERLY 520 FEET; THENCE EAST 601 FEET TO THE POINT OF 

BEGINNING, EXCEPT THAT PART IN THE ROAD. SUBJECT TO ANY EASEMENTS, 

RESTRICTIONS, COVENANTS AND RESERVATIONS OF RECORD., 

 

TRACT II: 

THE NORTH HALF OF THE FOLLOWING DESCRIBED TRACT: THAT PART OF THE 

SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 35, TOWNSHIP 50, OF 

RANGE 32, IN JACKSON COUNTY, MISSOURI, DESCRIBED AS FOLLOWS: BEGINNING 643 

FEET NORTH OF THE SOUTHEAST CORNER OF THE SOUTHEAST QUARTER OF THE 
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SOUTHEAST QUARTER OF SECTION 35; THENCE NORTH 473 FEET; THENCE NORTH 83° 

WEST, 601 FEET; THENCE SOUTHERLY 520 FEET; THENCE EAST 601 FEET TO THE POINT OF 

BEGINNING, EXCEPT THAT PART IN THE ROAD. SUBJECT TO ANY EASEMENTS, 

RESTRICTIONS, COVENANTS AND RESERVATIONS OF RECORD. 

 

SECTION 2.  Nonseverability.  All provisions of this ordinance are so essentially, and inseparable 

connected with, and so dependent upon, each other that no such provision would be enacted without all 

others.  If a court of competent jurisdiction enters a final judgement on the merits that is not subject to 

appeal and that declares any provision or part of this ordinance void, unconstitutional, or unenforceable, 

then this ordinance, in its collective entirety, is invalid and shall have no legal effect as of the date of such 

judgement.   

 

 SECTION 3.  Scrivener’s Errors.  Typographical errors and other matters of a similar nature that 

do not affect the intent of this ordinance, as determined by the City Clerk and City Counselor, may be 

corrected with the endorsement of the City Manager without the need to come before City Council.    

 

 SECTION 4.  That failure to comply with all the provisions contained in this ordinance shall 

constitute violations of both this ordinance and Chapter 14, the Unified Development Ordinance, of the 

Code of the City of Independence, Missouri. 

 

PASSED THIS _______ DAY OF ______________, 2024, BY THE CITY COUNCIL OF THE 

CITY OF INDEPENDENCE, MISSOURI.         

          

    ________________________________ 

    Presiding Officer of the City Council  

    of the City of Independence, Missouri   

ATTEST: 

 

________________________________ 

Interim City Clerk 

 

 

APPROVED AS TO FORM AND LEGALITY: 

 

 

________________________________ 

City Counselor 

 

 

REVIEWED BY: 

 

 

________________________________ 

City Manager 
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MEETING DATE:     January 23, 2024 STAFF: Brian L. Harker, Senior Planner 

PROJECT NAME:     Rezoning 1220 Dickinson 

CASE NUMBER/REQUEST:   Case 24-100-04 – Rezoning – 1220 Dickinson Road – A request by Marvin 
Mendoza to rezone the property from R-18/PUD (High Density 
Residential/Planned Unit Development) to R-6 (Single-Family Residential).  

 

APPLICANT: Marvin Mendoza 

PROPERTY ADDRESSES:  1220 N. Dickinson Road 
 

SURROUNDING ZONING/LAND USE:   

 North: R-18/PUD (Moderate Density Residential/Planned Unit Planned) & R-12 
(Two-Family Residential)…one and two-family residences 

 South: C-2 (General Commerial)…automotive repair 
 East: R-6 (Single-Family Residential) & C-2 (General Commercial)…single-family 

residences and laundry mat 
 West: R-18/PUD (Moderate Density Residential/Planned Unit 

Planned)…undeveloped tract 

PUBLIC NOTICE: 
 Letters to surrounding property owners – January 5, 2024 
 Public Notice published in the Independence Examiner – January 6, 2024 
 Signs posted on property – January 5, 2024 

FURTHER ACTION: 
Following action by the Planning Commission, this rezoning request is scheduled for 
first reading by the City Council on January 23, 2024 and the public hearing/second 
reading on March 4, 2024. 
 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request. 
 
PROJECT DESCRIPTION & BACKGROUND INFORMATION 

PROJECT DESCRIPTION:  A request by Marvin Mendoza to rezone the property from R-18/PUD 
(Moderate Density Residential/Planned Unit Development) to R-6 (Single-Family Residential). 

Current Zoning: R-18/PUD (Moderate Density 
Residential/Planned Unit 
Development) 
 

Proposed Zoning: R-6 (Single-Family Residential) 
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Current Use: Single-Family Home and 
Vacant land 

  

ZONING HISTORY: 
Prior to 2009, the property was zoned R-3/PUD (Moderate Density Residential/Planned Unit 
Development). 
Prior to 1972, the property was zoned R-1 (Single-Family Residential) 

PROPOSAL:  
The applicant needs to rezone the R-18/PUD property to R-6 to renovate the nonconforming, 
unoccupied single-family residence. 

PHYSICAL CHARACTERISTICS OF PROPERTY: 
The 6.5-acre lot has an existing, 2-½-story, white single-family residence with a large front porch, a 
white accessory garage and a gravel driveway that widens near the garage and house.  The house 
sets at the southeast corner of the property, roughly 80-feet from Dickinson Road.  The remainder 
of the property is mostly an undeveloped and wooded.     

CHARACTERISTICS OF THE AREA: 
Single-family homes and lots lie across Dickinson Road and abut on the north.  R&S Automotive 
abuts to the south and more woodland lies to the west.  Dickinson Road lacks curbs and sidewalks 
and has deep ditches in many places.  
    
ANALYSIS 

Consistency with Independence for All, Strategic Plan:  
The application is within keeping with the Measures for Success for, “Improved housing 
conditions.” 

Comprehensive Plan Guiding Land Use Principles for the Current Designation: 
The City Comprehensive Plan recommends Residential Neighborhoods uses for this site. The 
Guiding Principles state the need to, “facilitate the development of connected…neighborhoods.”   

Sub-Area Plans: 
The property is not located within a sub-area plan area. 

Zoning: 
The proposed R-6 (Single-Family Residential) zoning classification allows for single-family dwellings 
and various other uses (schools, churches, government facilities, cemeteries, home-based daycare, 
agriculture and others with conditions).  Currently, the property is zoned R-18/PUD (Moderate 
Density Residential/Planned Unit Development) which allows for duplexes and several types of 
multiple-family dwellings, as well as child daycares, schools, churches, cemeteries, and some other 
Conditional and Special Uses.   

Historic and Archeological Sites: 
There are no apparent historic or archeological issues with this property. 

Public Utilities: 
All utility services are adjacent or nearby. 
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Floodplain/Stream Buffer: 
There is not a federal designated floodplain present on the property. Further, there is no stream 
buffer associated with this rezoning area. 

Public Improvements: 
No additional public improvements would be required. 

CIP Investments: 
The City does not have any capital improvements projects planned near this area. 
 
REVIEW CRITERIA 

Recommendations and decisions on rezoning applications must be based on consideration of all 
the following criteria: 

1. Conformance of the requested zoning with the Comprehensive Plan. 
The Comprehensive Plan envisions Residential Neighborhoods for the area. A Guiding Principle 
of the Comprehensive Plan states the need to, “facilitate the development of connected 
…neighborhoods”.  

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans in 
which the property is located or abuts. 
There is not a sub-area plan for the area. 

3. The compatibility of the proposed zoning with the zoning and use of nearby property, 
including any overlay zoning. 
There are many nearby, developed single-family lots, to the north and east, of various sizes. 

4. The compatibility of the proposed zoning and allowed uses with the character of the 
neighborhood. 
The proposed R-6 zoning is compatible with the area’s single-family residential nature. 

5. The suitability of the subject property for the uses to which it has been restricted under the 
existing zoning regulations. 
The R-18/PUD zoning prevents this lot from being used for single-family residential use. 

6. The length of time the subject property has remained vacant as zoned.  
The residence has been vacant for more than a decade. 

7. The extent to which approving the rezoning will detrimentally affect nearby properties.  
The rezoning should have no detrimental effect on area properties.  The rezoning will permit 
and limit the lot to single-family uses. 

8. The gain, if any, to the public health, safety, and welfare due to denial of the application, as 
compared to the hardship imposed upon the landowner, if any, as a result of denial of the 
application.   
If rezoning is denied, the applicant will not be able to renovate the unoccupied single-family 
residence. 
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EXHIBITS 
 

1. Applicant Narrative 
2. Application 
3. Notification letter 
4. Address List/Rezoning map 
5. Affidavit 
6. Notification Area Map 
7. Comprehensive Plan map 
8. Zoning map 





 

    
 

  May 2022 

Application Type (check all that apply) 
 

Land Use Land Subdivision Site Development Use Permit Other 

□ Rezoning 
□ PUD Rezoning 

□ Preliminary Plat 
□ Final Plat 
□ Minor Subdivision 

□ Final Site Plan 
□ Preliminary Dev Plan 
□ Final Dev Plan (PUD) 

□ Special Use 
□ Homebased Business 
□ Short-Term Rental 

□ Admin. Adjustment 
□ Variance 
□ Street Name Change 
□ Special Sign Permit 

 

Project Information and Location 
 

Project Name 

 

Project Address/Location 

 

Sq. Ft. of Building Acreage Number of Lots/Tracts Steam Buffer (Yes or No) 

    

Existing Zoning Proposed Zoning Existing Land Use Proposed Land Use 
 

Basic Application Requirements (See the Planning & Zoning Application Guide for additional requirements)  
 

□  Completed & Signed Application Form 
□  Application Fee  
□  Cover Letter Describing Details of Project   

□  One 24” x 36” set of plans for Land Sub. & Site Dev.  
□  One PDF copy of a plat map or site plan      
□  Legal Description of the property in question 

 

Contact Information  

Applicant  Owner 

     
Name Company  Name Company 

   
Address  Address 

     
Phone Email  Phone Email 

Architect/Engineer/Surveyor/Other:   Architect/Engineer/Surveyor/Other:  

     
Name Company  Name Company 

   
Address  Address 

     
Phone Email  Phone Email 
 
The applicant hereby agrees that the information provided above is accurate. 
   

Applicant’s Signature Date  Owner’s Signature Date 
 

Planning and Zoning 
Community Development 
111 E. Maple Avenue 
Independence, MO 64050 

Application Form (816) 325-7421 
cdplanning@indepmo.org 
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PROJECT NO. ______________

23-347

INDEPENDENCE, MO.

SHEET 1 OF 1

DATE: 11.30.23

BOUNDARY & CONSTRUCTION

    SURVEYING, INC.

821 NE COLUMBUS STREET SUITE 100, LEE'S SUMMIT, MO. 64063

PH.# 816/554-9798, FAX # 816/554-0337

REZONING MAP
CLIENT:

MARVIN & MARIA ELENA

MENDOZA

1220 DICKINSON RD.

INDEPENDENCE, MO. 64050

DEED DESCRIPTION:

TRACT I:

THE SOUTH HALF OF THE FOLLOWING DESCRIBED TRACT: THAT

PART OF THE SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER

OF SECTION 35, TOWNSHIP 50, OF RANGE 32, IN JACKSON COUNTY,

MISSOURI, DESCRIBED AS FOLLOWS: BEGINNING 643 FEET NORTH

OF THE SOUTHEAST CORNER OF THE SOUTHEAST QUARTER OF THE

SOUTHEAST QUARTER OF SECTION 35; THENCE NORTH 473 FEET;

THENCE NORTH 83° WEST, 601 FEET; THENCE SOUTHERLY 520 FEET;

THENCE EAST 601 FEET TO THE POINT OF BEGINNING, EXCEPT THAT

PART IN THE ROAD. SUBJECT TO ANY EASEMENTS, RESTRICTIONS,

COVENANTS AND RESERVATIONS OF RECORD.

TRACT II:

THE NORTH HALF OF THE FOLLOWING DESCRIBED TRACT: THAT

PART OF THE SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER

OF SECTION 35, TOWNSHIP 50, OF RANGE 32, IN JACKSON COUNTY,

MISSOURI, DESCRIBED AS FOLLOWS: BEGINNING 643 FEET NORTH

OF THE SOUTHEAST CORNER OF THE SOUTHEAST QUARTER OF THE

SOUTHEAST QUARTER OF SECTION 35; THENCE NORTH 473 FEET;

THENCE NORTH 83° WEST, 601 FEET; THENCE SOUTHERLY 520 FEET;

THENCE EAST 601 FEET TO THE POINT OF BEGINNING, EXCEPT THAT

PART IN THE ROAD. SUBJECT TO ANY EASEMENTS, RESTRICTIONS,

COVENANTS AND RESERVATIONS OF RECORD.

R-6 = RESIDENTIAL

C-2 = GENERAL COMMERCIAL

REQUESTING TO REZONE

FROM R-18/PUD

TO R-6

OWNERSHIP LIST WITHIN 185':

ID PARCEL ID OWNERSHIP

1 15-810-07-20-00-0-00-000

2 15-840-01-18-00-0-00-000

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

CITY OF INDEPENDENCE

111 MAPLE ST, INDEPENDENCE, MO. 64052

KANSAS A SERIES OF RM LEGACY HOLDINGS, LLC

4418 S. 1300 W., TAYLORSVILLE, UT. 84123

KYLE MORRIS

14804 E. NICKELL AVE., INDEPENDENCE, MO. 64050

JEREMY & KERRI HOEFLICKER

MINDY MARIE WILLIAMS

ANDREW PASTINACK

ANTHONY P. MALOTT

AIMIE & RAFAEL RUIZ

MAURICE D. FENIMORE

NGUYEN DAO & ANH-NGOC TRAN

CYNTHIA LEE CONNOR

JUDITH M. KELSEY

MARK RICHARD COMBS, JR.

1232 DICKINSON RD., INDEPENDENCE, MO 64050

ALVIN D. VANFOSSEN

CATHERINE ANN & KIERA ELLEN STACKER

CREATIVE HOME BUYING EXPERTS, LLC

HATS ETC., LLC

DARRELL DAVID CORNETT, TRUSTEE

WENDY FERRELL

JIMMIE SHIELDS

JEFFREY L. BRUNTMYER

TAMARA S. DEEDS & MASON W. DORRBECKER

RUSSELL & LYNN HYLTON

1 -     OWNERSHIP IDENTIFIER

LEGEND

1

2

4

3

5

6

7

8

9

10

11 12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

27

28

29

30

LARRY S. & MICHEALINA A. FAIRFIELD

953 NW MAPLEWOOD CT., GRAIN VALLEY, MO. 64029

SCHOOL DIST. OF THE CITY OF INDEPENDENCE#30

201 N. FOREST AVE., INDEPENDENCE, MO. 64050

15-840-01-19-00-0-00-000

15-840-01-17-00-0-00-000

15-840-01-16-00-0-00-000

15-840-01-15-00-0-00-000

15-840-01-14-00-0-00-000

15-840-01-13-00-0-00-000

15-840-01-11-00-0-00-000

15-840-01-12-00-0-00-000

15-840-01-10-00-0-00-000

15-840-01-09-00-0-00-000

15-840-01-08-00-0-00-000

15-730-06-11-00-0-00-000

14801 E. NICKELL AVE., INDEPENDENCE, MO. 64050

14805 E. NICKELL AVE., INDEPENDENCE, MO. 64050

14809 E. NICKELL AVE., INDEPENDENCE, MO. 64050

14811 E. NICKELL AVE., INDEPENDENCE, MO. 64050

14815 E. NICKELL AVE., INDEPENDENCE, MO. 64050

16508 E. 52ND TERRACE CT. S., INDEPENDENCE, MO. 64055

13332MONTECITO, TUSTIN, CA. 92782

14829 E. NICKELL AVE., INDEPENDENCE, MO. 64050

14833 E. NICKELL AVE., INDEPENDENCE, MO. 64050

1237 DICKINSON RD., INDEPENDENCE, MO 64050

1235 DICKINSON RD., INDEPENDENCE, MO 64050

4600 S. SYRACUSE ST., FLOOR 9, DENVER, CO. 80237

P.O. BOX 3338, INDEPENDENCE, MO. 64055

1231 DICKINSON RD., INDEPENDENCE, MO 64050

1229 DICKINSON RD., INDEPENDENCE, MO 64050

1227 DICKINSON RD., INDEPENDENCE, MO 64050

1225 DICKINSON RD., INDEPENDENCE, MO 64050

1223 DICKINSON RD., INDEPENDENCE, MO 64050

3510 B HWY., LIBERTY, MO. 64068

15-730-06-12-00-0-00-000

15-730-06-13-00-0-00-000

15-730-06-14-00-0-00-000

15-730-06-15-00-0-00-000

15-730-06-16-00-0-00-000

15-730-06-17-00-0-00-000

15-730-06-18-00-0-00-000

15-730-06-19-00-0-00-000

15-730-06-42-00-0-00-000

15-840-01-53-00-0-00-000

15-840-01-04-00-0-00-000

15-840-01-02-01-0-00-000

RUSSELL & LYNN HYLTON

3510 B HWY., LIBERTY, MO. 64068
15-730-06-42-00-0-00-000

RUSSELL & LYNN HYLTON

3510 B HWY., LIBERTY, MO. 64068
15-730-06-42-00-0-00-000

RUSSELL & LYNN HYLTON

3510 B HWY., LIBERTY, MO. 64068
15-730-06-42-00-0-00-000

RUSSELL & LYNN HYLTON

3510 B HWY., LIBERTY, MO. 64068
15-730-06-42-00-0-00-000

SCHOOL DIST. OF THE CITY OF INDEPENDENCE#30

201 N. FOREST AVE., INDEPENDENCE, MO. 64050

EXISTING ZONING

R-12 = RESIDENTIAL

C-1 = GENERAL

COMMERCIAL

R-18/PUD = RESIDENTIAL
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City of Independence
AGENDA ITEM COVER SHEET

Agenda Title:

A public hearing for the application by Chris Chancellor requesting a rezoning from
BP/PUD, Business Park/Planned Unit Development, and C-2, General Commercial,
to I-1, Industrial, for the property located at M-78 Highway and Little Blue Parkway. 
New Information Only.  

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
Community Development Department Approved
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
PH Notice Backup Material



Notice of Public Hearing 

 

Notice is hereby given that a public hearing will be held by the Independence City Planning 

Commission at 6 p.m., Tuesday, January 23, 2024, and by the Independence City Council at 6 p.m., 

Monday, March 4, 2024, in the Independence City Hall City Council Chambers (lower level, north 

entrance) 111 E. Maple Avenue, in Independence, Missouri on the following matter(s): 

 

Case 24-100-02 – Rezoning – 625 N. Lakeview Avenue – A request by Henry Downing to rezone the 

property from R-30/PUD (High Density Residential/Planned Unit Development) and R-12 (Two-Family 

Residential) to R-6 (Single-Family Residential). 

 

Case 24-100-03 – Rezoning – 9800 E. US Highway 40 – A request by Kirk Farrelly with Dollar General 

to rezone the property from C-2 (General Commercial) and R-6 (Single-Family Residential) to C-2 

(General Commercial). 

 

Case 24-100-04 – Rezoning – 1220 Dickinson Road – A request by Marvin Mendoza to rezone the 

property from R-18/PUD (High Density Residential/Planned Unit Development) to R-6 (Single-Family 

Residential). 

 

Case 24-100-05 – Rezoning – 1301 S. Noland Road – A request by Carolyn Richardson to rezone the 

property from C-2 (General Commercial) to R-6 (Single-Family Residential).   

 

Case 24-100-06 – Rezoning – M-78 Highway & Little Blue Parkway – A request by Chris Chancellor 

with NorthPoint Development to rezone the property from BP/PUD (Business Park/Planned Unit 

Development) and C-2 (General Commercial) to I-1 (Industrial). 

 

Case 24-125-02 – Rezoning/PUD – M-78 Highway & Little Blue Parkway – A request by Chris 

Chancellor with NorthPoint Development to rezone the property from BP/PUD (Business Park/Planned 

Unit Development) and C-2 (General Commercial) to BP/PUD (Business Park/Planned Unit 

Development) and approving a preliminary development plan.   

 

The Planning Commission will conduct full public hearing on these applications.  The City Council will 

only hear new information that was not presented at the Planning Commission’s public hearing if such 

facts were not reasonably available at the time of the Planning Commission hearing.  Any new 

information proposed to be presented to the City Council must be submitted in writing to the Community 

Development Department and Law Department at least seven (7) days prior to the City Council meeting. 

 

Witness my hand this 2nd day of January, 2024. 
 

Tom Scannell 

Community Development Director 

 

The City of Independence, Missouri is an Equal Opportunity Employer/Contractor/MFD 

One Insertion: January 6, 2024 



City of Independence
AGENDA ITEM COVER SHEET

BILL NO. 24-011 Ord.No:          19529

Agenda Title:

24-011 2R An ordinance approving a rezoning from District BP/PUD (Business
Park/Planned Unit Development) and District C-2/PUD (General Commercial/Planned
Unit Development) to District I-1 (Industrial) for the property at the southeast corner of
M-78 Highway and Little Blue Parkway.

Recommendations:

Commissioner Ashbaugh made a motion to recommend approval of case 24-
100-06, the rezoning of the tract southeast of the intersection of M-78 Highway
and Little Blue Parkway.  A second to the motion was made by Commissioner
Ferguson.  The Independence Planning Commission voted as follows:
Commissioner Ashbaugh – Yes
Commissioner Ferguson – Yes
Commissioner McClain – Yes
Commissioner Nesbitt – Absent
Commissioner O’Neil – Yes
Commissioner H. Wiley – Absent
Commissioner L. Wiley – Yes
 
The motion passed and the application is forwarded to the City Council for its
consideration. Staff recommends approval of this application.

Executive Summary:

A request by NorthPoint Development to rezone the properties along M-78 Highway
and Little Blue Parkway from BP/PUD (Business Park/Planned Unit Development)
and C-2/PUD (General Commercial/Planned Unit Development) to I-1 (Industrial).

Background:

NorthPoint Development proposes a minor modification to EastGate Commerce
Center.  The portion of the development subject to this rezoning application
contemplates approximately 290,000-square feet of Class-A industrial space.  The
tract is located southeast of the intersection of Highway M-78 and Little Blue Parkway. 
This tract will be built out in the next 10 to 15 years.



Relocating the B4 building across the parkway is the intent of the zoning change. 
Shifting the Industrial building to the east of the parkway matches the adjacent industrial
uses.  This rezoning is consistent with property in the area.  The buildings within the
Industrial zoned area will be designed to be versatile to a large number of regional and
national users.
NorthPoint’s attached sketch plan shows a preliminary design of how this warehouse
could be situated on the lot.
 
ANALYSIS:
Consistency with Independence for All, Strategic Plan:
This application, along with others proposed by NorthPoint, furthers the goal of
increasing the economic prosperity of the community and providing additional
employment opportunities.  It will also support the development of an industrial/office
business park and the development of a key City corridor.
Comprehensive Plan Guiding Land Use Principles for the Current Designation: 
One of the Comprehensive Plan Guiding Principles is to “Provide sufficient
opportunities for industrial development sites within the community and promote
diversification of the City’s commercial/industrial base.”
Sub-Area Plans:
The property is located within the Little Blue Valley Plan Area.
Public Facilities:
Streets/access
No new public streets will be created with the development of this lot.  Instead, the
existing street network will provide access.  Each new drive or access locations will
need to be evaluated and approved on their own merits in accordance with final site
plan.   The site itself may need to change in conformance to City staff reviews and
required studies (e.g., traffic, stormwater, sanitary sewer and water).  While a traffic
study has been submitted, it will be required to be updated as specific locations are
submitted for review and engineering approval. 
Stormwater
The previously submitted Preliminary Stormwater Drainage Study indicates that
tributary management will need to be addressed in future development plans.  The low-
lying nature of a significant portion of the area east of the Little Blue Parkway may
require innovative earthwork and hydrology practices to be implemented.  The
proposed basins and mitigation areas are an integral part of the development pattern
and utilization of the land within the project.  There is a detention volume buy-out option
for sites within 1,200 linear feet of the Little Blue River, all other areas will require
storm water mitigation such as detention and water quality improvements.
Sanitary sewer
A large outfall sewer main running along the east side of Little Blue Parkway is a 120-
inch pipe owned by Little Blue Valley Sewer District that will not allow tie-ins to this
main.  NorthPoint must use existing City infrastructure or Blue Springs sewer mains to
extend the sewer facilities.  All sanitary sewer main extensions will be public. 
Water



Water main extension plans will be required for all phases of this development.  A set
of water main extension plans will be required for review and approval before any
construction may begin on any water mains.  Fire hydrants will be required to be laid
out per the requirements of the Independence Water Department and the International
Fire Code 2018 Edition.  
Historic and Archeological Sites:  There are no apparent historic issues with this
property.
 
REVIEW CRITERIA:
Recommendations and decisions on rezoning applications must be based on
consideration of all of the following criteria:

1.      Conformance of the requested zoning with the Comprehensive Plan.
One of the Comprehensive Plan Guiding Principles is to “Provide sufficient
opportunities for industrial development sites within the community and promote
diversification of the City’s commercial/industrial base.” 
2.      Conformance of the requested zoning with any adopted neighborhood or
sub-area plans in which the property is located or abuts.
This tract is located in the Little Blue Valley Plan Area.
3.      The compatibility of the proposed zoning with the zoning and use of
nearby property, including any overlay zoning.
Much of the nearby property to the north is zoned for industrial purposes.  Land to
the west and south are zoned for Business Park uses.
4.      The compatibility of the proposed zoning and allowed uses with the
character of the neighborhood.
Besides agricultural uses, the most significant existing uses are public/private
industrial level operations west of the Little Blue Parkway.  The uses proposed by
this rezoning will be compatible with the character and zoning of those properties.
5.      The suitability of the subject property for the uses to which it has been
restricted to under the existing zoning regulations.
As no development has occurred in more than 15 years under the current zoning,
and the nature of the economy has shifted from one of retail/office orientation to
one more of a service/warehouse orientation, the requested zoning of this property
may better reflect this changing market and proposed industrial buildings to the
north and east.
6.      The length of time the subject property has remained vacant as zoned.
This property has long been in farm usage or vacant with no development activity.
7.      The extent to which approving the rezoning will detrimentally affect
nearby properties.
This rezoning is not expected to have a detrimental effect on neighboring
properties. The industrial zoning along with the larger format building would be in
keeping with the proposed industrial buildings to the north and east. 
8.      The gain, if any, to the public health, safety, and welfare due to denial of



the application, as compared to the hardship imposed upon the landowner, if
any, as a result of denial of the application. 
If the rezoning is denied, it would have a negative effect on the landowners and the
developers of this Eastgate Commerce Center project.  As mentioned above, no
development activity has occurred in the 15+ years under the current zoning.
 

Draft Planning Commission minutes:
"Case 24-100-06 – Rezoning – M-78 Highway & Little Blue Parkway
Case 24-125-02 – Rezoning/PUD – M-78 Highway & Little Blue Parkway
Staff Presentation

Brian Harker presented the case.  Mr. Harker presented the Commission with a
vicinity map, noting the area and surrounding zoning.  He presented the
Commission with an aerial map indicating the project area and explained the
surrounding land uses.  Mr. Harker reviewed the following conditions for the
Rezoning/PUD case:

1.       Retail buildings in this business park phase shall not have restrictions
on the maximum building size, however; the development site shall meet the
BP/PUD Floor to Area Ratio for the site.
2.       The permissible uses for these properties includes all BP/PUD uses
permitted by right plus businesses with drive-through facilities. Development
must follow section 14-302 of the UDO for the BP/PUD District.
3.       The previously approved design guidelines shall apply to all
construction within the Eastgate Commerce Center.
4.       Restaurant parking is established at 1 parking space per 3 seats;
individual buildings containing retail and office uses shall provide at least 1
space per 500 SF. For warehouse/manufacturing, the parking ratio shall be
1/1,000 SF.
5.       Provide a draft copy of the covenants and restrictions with the first
Final Development Plan.
6.       Conclude detailed Landscaping Plans and Elevations with the Final
Development Plans.
7.       Any future improvements to Truman Road will be in accordance with
the relevant development agreement between the city and developer. 
8.       Each new drive or access location for this development plan will need
to be evaluated and approved or denied on its own merits and the traffic
impact study updated accordingly.
9.       The current stream buffers and the new proposed stream buffers
shall be more clearly indicated on the Final Development Plans and Final
Plats.

 
Applicant Comments
Trent Squiers, 3315 N. Oak Trafficway, Kansas City, made a presentation with
an update on the existing construction and an overview of the proposed



changes.  He stated the site located between M-78, Little Blue Parkway and
Truman Road presents lots of challenges.  He said by moving this building to the
east, this prevents them from having to relocate the water main and
telecommunication line.  It also consolidates access to be on Little Blue Parkway
and Highway 78.  They’re also adding another access point from Little Blue
Parkway to the buildings south of Truman Road.  Mr. Squiers said none of these
changes will affect the parkland dedication or the buffer of the Little Blue Trace
Trail. 
 
In response to Commissioner Ashbaugh’s question on parking, Mr. Squiers said
the number of parking spaces is in line with other developments they’ve
completed.  He noted that tenants looking for that kind of space will generally
require the large amount of parking.  Grant Polley, 3315 N. Oak Trafficway,
Kansas City, noted for the proposed commercial tenants, they would each have
to submit their own site plans with the number of parking spaces they need. 
 
In response to Commissioner Ashbaugh’s question about stormwater, Mr. Polley
showed a map of the proposed land that’s been dedicated for stormwater
runoff. 
 
In response to Commissioner L. Wiley’s question, Mr. Polley said the
commercial business park areas will have smaller restaurants, small businesses,
and flex spaces. 
 
In response to Commissioner L. Wiley’s question, Mr. Polley said Northpoint is
investing $1 billion dollars. 

 
Public Comments
No public comments.
 
Commissioner Comments
Commissioner L. Wiley thanked Northpoint for the great work they’re doing in
the City. 
 
Chairwoman McClain noted she is glad they’re moving this building. 
 
Motions
Commissioner Ashbaugh made a motion to approve Case 24-100-06 –
Rezoning – M-78 Highway & Little Blue Parkway.  Commissioner Ferguson
seconded the motion.  The motion passed with five affirmative votes.
 
Commissioner L. Wiley made a motion to approve Case 24-125-02 –
Rezoning/PUD – M-78 Highway & Little Blue Parkway, with conditions as
outlined by staff.  Commissioner O’Neill seconded the motion.  The motion



passed with five affirmative votes."
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BILL NO. ___________ 

  

ORDINANCE NO. ___________ 

 

AN ORDINANCE APPROVING A REZONING FROM DISTRICT BP/PUD 

(BUSINESS PARK/PLANNED UNIT DEVELOPMENT) AND DISTRICT C-2/PUD 

(GENERAL COMMERCIAL/PLANNED UNIT DEVELOPMENT) TO DISTRICT I-1 

(INDUSTRIAL) FOR THE PROPERTY AT THE SOUTHEAST CORNER OF M-78 

HIGHWAY AND LITTLE BLUE PARKWAY. 

 

 WHEREAS, an application submitted by NorthPoint Development is requesting approval of a 

rezoning from District BP/PUD (Business Park/Planned Unit Development) and District C-2/PUD (General 

Commercial/Planned Unit Development) to District I-1 (Industrial) for the property at the Southeast Corner 

of M-78 Highway and Little Blue Parkway referred to the Planning Commission as required by the Unified 

Development Ordinance; and,  

 

 WHEREAS, the Unified Development Ordinance provides for the approval of a rezoning following 

public hearings by the Planning Commission and City Council; and,   

 

 WHEREAS, after due public notice in the manner prescribed by law, the Planning Commission 

held a public hearing for the consideration of the request on January 23, 2024, and rendered a report to the 

City Council; and,  

 

WHEREAS, after due public notice in the manner prescribed by law, the City Council held a public 

hearing on March 4, 2024, and rendered a decision to approve the rezoning of the said property; and, 

 

WHEREAS, in accordance with the Unified Development Ordinance, it was determined that the 

rezoning was consistent with the review criteria in Section 14-701-02; and, 

 

WHEREAS, no legal protests were signed, acknowledged, and presented for the application. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 

 

SECTION 1.  That the following legally described property is hereby rezoned from District 

BP/PUD (Business Park/Planned Unit Development) and District C-2/PUD (General Commercial/Planned 

Unit Development) to District I-1 (Industrial) and shall be subject to the regulations of said district: 

 

A tract of land in Section 2 and Section 3, Township 49 North, Range 31 West, lying Southeast of 

Missouri Highway 78, all in the City of Independence, Jackson County, Missouri, described as follows: 

Commencing at the West Quarter Corner of said Section 3 as is monumented by a ½” iron bar with no ID 

cap; 

Thence South 87°42'53" East, along the East-West centerline of Section 3, a distance of 2,158.93 feet, 

more or less, to the East right of way line of Missouri Highway 78, as now established; 

Thence North 53°27'50" East, along said East right of way line, a distance of 1,792.06 feet to the true 

Point of Beginning; 

Thence North 53°27'50" East, continuing along said East right of way line, a distance of 2,315.14 feet; 
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Thence South 24°37'39" West, a distance of 1,948.50 feet; 

Thence North 53°26'03" West, a distance of 241.59 feet; 

Thence South 70°43'57" West, a distance of 652.83 feet to a point on the Centerline of Little Blue 

Parkway, as now established, said point being the beginning of a curve radial to said line; 

Thence Northerly, along said Centerline, a distance of 523.50 feet along the curve concave to the 

Southwest, having a radius of 1,909.86 feet and a central angle of 15°42'18" to the true POINT OF 

BEGINNING.  

Containing 1,213,072 square feet or 27.85 acres more or less.  

SECTION 2.  Nonseverability.  All provisions of this ordinance are so essentially, and inseparable 

connected with, and so dependent upon, each other that no such provision would be enacted without all 

others.  If a court of competent jurisdiction enters a final judgement on the merits that is not subject to 

appeal and that declares any provision or part of this ordinance void, unconstitutional, or unenforceable, 

then this ordinance, in its collective entirety, is invalid and shall have no legal effect as of the date of such 

judgement.   

 

 SECTION 3.  Scrivener’s Errors.  Typographical errors and other matters of a similar nature that 

do not affect the intent of this ordinance, as determined by the City Clerk and City Counselor, may be 

corrected with the endorsement of the City Manager without the need to come before City Council.    

 

 SECTION 4.  That failure to comply with all the provisions contained in this ordinance shall 

constitute violations of both this ordinance and Chapter 14, the Unified Development Ordinance, of the 

Code of the City of Independence, Missouri. 

 

PASSED THIS _______ DAY OF ______________, 2024, BY THE CITY COUNCIL OF THE 

CITY OF INDEPENDENCE, MISSOURI.         

          

    ________________________________ 

    Presiding Officer of the City Council  

    of the City of Independence, Missouri   

ATTEST: 

 

________________________________ 

Interim City Clerk 

 

 

APPROVED AS TO FORM AND LEGALITY: 

 

 

________________________________ 

City Counselor 

 

 

REVIEWED BY: 

 

 

________________________________ 

City Manager 
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MEETING DATE:   January 23, 2024 STAFF: Brian L. Harker, Senior Planner 
 
PROJECT NAME:     Eastgate Commerce Center 
 
CASE NUMBERS/REQUEST:   Case 24-100-06 – Rezoning – Little Blue Parkway/M-78 Highway – A 

request by NorthPoint Development to rezone the property at the 
southeast corner of M-78 Highway and Little Blue Parkway from B-P/PUD 
(Business Park/Planned Unit Development) and C-2/PUD (General 
Commercial/Planned Unit Development) to I-1 (Industrial).  

 

APPLICANT: NorthPoint Development 

OWNERS:  Little Blue Valley (West) LLC 

PROPERTY LOCATION:  Sorth of M-78 Highway, north of Truman Road and east of the 
Little Blue Parkway 

SURROUNDING ZONING/LAND USE:   

 North:  I-1 (Industrial)…Undeveloped land 
 South: B-P/PUD (Business Park/Planned Unit Development)…Undeveloped land 
 East: B-P/PUD (Business Park/Planned Unit Development) and I-1 

(Industrial)…Undeveloped land and county park 
 West:   B-P/PUD (Business Park/Planned Unit Development) and C-2 (General 

Commercial)…Undeveloped land 

PUBLIC NOTICE: 
 Letters to adjoining property owners – January 4, 2024 
 Public Notice published in The Kansas City Star – January 6, 2024 
 Signs posted on property – January 5, 2024 

FURTHER ACTION: 
Following action by the Planning Commission, this rezoning request is scheduled for 
first reading by the City Council on February 19, 2024 and the public hearing/second 
reading on March 4, 2024. 
 

RECOMMENDATION 

Staff recommends APPROVAL of this rezoning request. 
 
PROJECT DESCRIPTION/BACKGROUND INFORMATION 

PROJECT DESCRIPTION: 
A request by NorthPoint Development to rezone the properties along M-78 Highway, Truman 
Road, and Little Blue Parkway from B-P/PUD (Business Park/Planned Unit Development) and C-
2/PUD (General Commercial/Planned Unit Development) to I-1 (Industrial). 
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Current Zoning: B-P/PUD (Business 
Park/Planned Unit 
Development) & C-2/PUD 
(General Commercial/PUD)  

Proposed Zoning: I-1 (Industrial) 

Proposed Use: Industrial, warehousing Acreage: 27.85-acres 

BACKGROUND:  
NorthPoint Development proposes a minor modification to EastGate Commerce Center.  The 
portion of the development subject to this rezoning application contemplates approximately 
290,000-square feet of Class-A industrial space.  The tract is located southeast of the 
intersection of Highway M-78 and Little Blue Parkway.  This tract will be built out in the next 10 
to 15 years. 

Relocating the B4 building across the parkway is the intent of the zoning change.  Shifting the 
Industrial building to the east of the parkway matches the adjacent industrial uses.  This 
rezoning is consistent with property in the area.  The buildings within the Industrial zoned area 
will be designed to be versatile to a large number of regional and national users. 

NorthPoint’s attached sketch plan shows a preliminary design of how this warehouse could be 
situated on the lot. 
 
ANALYSIS 

The Proposal’s Consistency with Independence for All, Strategic Plan:  
This application, along with others proposed by NorthPoint, furthers the goal of increasing the 
economic prosperity of the community and providing additional employment opportunities.  It 
will also support the development of an industrial/office business park and the development of 
a key City corridor. 

Comprehensive Plan Guiding Land Use Principles for the Current Designation:   
One of the Comprehensive Plan Guiding Principles is to “Provide sufficient opportunities for 
industrial development sites within the community and promote diversification of the City’s 
commercial/industrial base.”  

Sub-Area Plans:  
The property is located within the Little Blue Valley Plan Area. 

Public Facilities: 

Streets/access 
No new public streets will be created with the development of this lot.  Instead, the existing 
street network will provide access.  Each new drive or access locations will need to be evaluated 
and approved on their own merits in accordance with final site plan.   The site itself may need 
to change in conformance to City staff reviews and required studies (e.g., traffic, stormwater, 
sanitary sewer and water).  While a traffic study has been submitted, it will be required to be 
updated as specific locations are submitted for review and engineering approval.   
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Stormwater 
The previously submitted Preliminary Stormwater Drainage Study indicates that tributary 
management will need to be addressed in future development plans.  The low-lying nature of a 
significant portion of the area east of the Little Blue Parkway may require innovative earthwork 
and hydrology practices to be implemented.  The proposed basins and mitigation areas are an 
integral part of the development pattern and utilization of the land within the project.  There is 
a detention volume buy-out option for sites within 1,200 linear feet of the Little Blue River, all 
other areas will require storm water mitigation such as detention and water quality 
improvements.  

Sanitary sewer 
A large outfall sewer main running along the east side of Little Blue Parkway is a 120-inch pipe 
owned by Little Blue Valley Sewer District that will not allow tie-ins to this main.  NorthPoint 
must use existing City infrastructure or Blue Springs sewer mains to extend the sewer facilities.  
All sanitary sewer main extensions will be public.   
 

Water  
Water main extension plans will be required for all phases of this development.  A set of water 
main extension plans will be required for review and approval before any construction may 
begin on any water mains.  Fire hydrants will be required to be laid out per the requirements of 
the Independence Water Department and the International Fire Code 2018 Edition.   
 

Historic and Archeological Sites:  There are no apparent historic issues with this property. 
 
REVIEW CRITERIA 

Recommendations and decisions on rezoning applications must be based on consideration of all 
the following criteria: 

1. Conformance of the requested zoning with the Comprehensive Plan. 
One of the Comprehensive Plan Guiding Principles is to “Provide sufficient opportunities for 
industrial development sites within the community and promote diversification of the City’s 
commercial/industrial base.”   

2. Conformance of the requested zoning with any adopted neighborhood or sub-area plans 
in which the property is located or abuts. 
This tract is located in the Little Blue Valley Plan Area.  

3. The compatibility of the proposed zoning with the zoning and use of nearby property, 
including any overlay zoning. 
Much of the nearby property to the north is zoned for industrial purposes.  Land to the west 
and south are zoned for Business Park uses. 

4. The compatibility of the proposed zoning and allowed uses with the character of the 
neighborhood. 
Besides agricultural uses, the most significant existing uses are public/private industrial level 
operations west of the Little Blue Parkway.  The uses proposed by this rezoning will be 
compatible with the character and zoning of those properties. 
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5. The suitability of the subject property for the uses to which it has been restricted to under 
the existing zoning regulations. 
As no development has occurred in more than 15 years under the current zoning, and the 
nature of the economy has shifted from one of retail/office orientation to one more of a 
service/warehouse orientation, the requested zoning of this property may better reflect this 
changing market and proposed industrial buildings to the north and east.  

6. The length of time the subject property has remained vacant as zoned.  
This property has long been in farm usage or vacant with no development activity. 

7. The extent to which approving the rezoning will detrimentally affect nearby properties.  
This rezoning is not expected to have a detrimental effect on neighboring properties. The 
industrial zoning along with the larger format building would be in keeping with the 
proposed industrial buildings to the north and east.   

8. The gain, if any, to the public health, safety, and welfare due to denial of the application, 
as compared to the hardship imposed upon the landowner, if any, as a result of denial of 
the application.   
If the rezoning is denied, it would have a negative effect on the landowners and the 
developers of this Eastgate Commerce Center project.  As mentioned above, no development 
activity has occurred in the 15+ years under the current zoning.   

 
EXHIBITS 
 
1. Narrative 
2. Application 
3. Notification Letter 
4. Addresses 
5. Affidavit 
6. Existing Zoning Map 
7. Proposed Zoning Map 
8. Building Site Plan 
9. Elevations 
10. Overall Site Plan 



EastGate Commerce Center I1 – Industrial Rezoning 

NorthPoint Development proposes a minor modification to EastGate Commerce Center within the 

Independence community. The portion of the development subject to this rezoning application 

contemplates approximately 290,000 square feet of Class-A industrial space. The property in question is 

located along the southeast corner of Highway 78 and Little Blue Parkway intersection. This park will be 

built out in the next 10-15 years and is located on approximately 28 acres. Under the proposed plan this 

equates to a FAR coverage of 24%. 

The property is currently zoned BP/PUD and C2/PUD and we are proposing a zoning change to I-1 

Industrial. Relocating the B4 building across the parkway is the main intent of the rezoning change and 

having the commercial lots closer to the Highway 78, Truman Rd, and Little Blue Parkway triangle is a 

better long term use for this area. Shifting the Industrial building to the East of The Parkway matches the 

adjacent industrial uses. This zoning is consistent with property in the area and believe our proposed 

development will be a job generator and economic enhancement to the community. We are committed 

to partnering with the city of Independence to create a high-quality development that the community 

can be proud of. With respect to that commitment, the buildings within the Industrial zoned area will be 

designed to be versatile to a large number of regional and national users. Therefore, the buildings 

themselves will be designed with quality building materials, architectural elevations with vertical and 

horizontal articulation and interior clear heights required to support bulk users. 

The appropriate zoning district for this project is I-1 Industrial. The uses permitted within this zoning 

district allow for a variety of manufacturing and warehousing uses that will attract quality tenants to the 

buildings. Appropriate parking and storm water detention will be provided in support of the 

development. Tenants will be subject to lease covenants and restrictions consistent with NorthPoint’s 

national standards. Common open spaces shared by these tenants will be maintained by the property 

owner as set by O&M manuals to be developed.  

NorthPoint is working with the relevant utility providers to expand infrastructure as needed to serve the 

proposed development.  

 

Thank you for your consideration, 

 

Trenton Squiers 

NorthPoint Development Inc. 

Development Manager 
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To Name To Address Line 1 (Primary address line)
LITTLE BLUE VALLEY (WEST) LLC 1001 W WALNUT
CENTRAL DEVELOPMENT ASSOCIATION 1001 W WALNUT
NP LITTLE BLUE VALLEY LAND LLC 3315 N OAK TRAFFICWAY

To Name To Address Line 1 (Primary address line)
JACKSON COUNTY MISSOURI 415 E 12TH ST
LITTLE BLUE VALLEY (WEST) LLC 1001 W WALNUT
CITY OF INDEPENDENCE 111 E MAPLE ST
FORTERRA CONCRETE PRODUCTS INC 511 S JOHNSON DR
NP LITTLE BLUE VALLEY LAND LLC 3315 N OAK TRAFFICWAY
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INDEPENDENCE MO 64050
KANSAS CITY MO 64116
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City of Independence
AGENDA ITEM COVER SHEET

Agenda Title:

A public hearing for the application by Chris Chancellor requesting a rezoning from
BP/PUD, Business Park/Planned Unit Development, and C-2, General Commercial,
to BP/PUD, Business Park/Planned Unit Development and approving a Preliminary
Development Plan for the property located at M-78 Highway and Little Blue Parkway. 
New Information Only.

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
Community Development Department Approved
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
PH Notice Backup Material



Notice of Public Hearing 

 

Notice is hereby given that a public hearing will be held by the Independence City Planning 

Commission at 6 p.m., Tuesday, January 23, 2024, and by the Independence City Council at 6 p.m., 

Monday, March 4, 2024, in the Independence City Hall City Council Chambers (lower level, north 

entrance) 111 E. Maple Avenue, in Independence, Missouri on the following matter(s): 

 

Case 24-100-02 – Rezoning – 625 N. Lakeview Avenue – A request by Henry Downing to rezone the 

property from R-30/PUD (High Density Residential/Planned Unit Development) and R-12 (Two-Family 

Residential) to R-6 (Single-Family Residential). 

 

Case 24-100-03 – Rezoning – 9800 E. US Highway 40 – A request by Kirk Farrelly with Dollar General 

to rezone the property from C-2 (General Commercial) and R-6 (Single-Family Residential) to C-2 

(General Commercial). 

 

Case 24-100-04 – Rezoning – 1220 Dickinson Road – A request by Marvin Mendoza to rezone the 

property from R-18/PUD (High Density Residential/Planned Unit Development) to R-6 (Single-Family 

Residential). 

 

Case 24-100-05 – Rezoning – 1301 S. Noland Road – A request by Carolyn Richardson to rezone the 

property from C-2 (General Commercial) to R-6 (Single-Family Residential).   

 

Case 24-100-06 – Rezoning – M-78 Highway & Little Blue Parkway – A request by Chris Chancellor 

with NorthPoint Development to rezone the property from BP/PUD (Business Park/Planned Unit 

Development) and C-2 (General Commercial) to I-1 (Industrial). 

 

Case 24-125-02 – Rezoning/PUD – M-78 Highway & Little Blue Parkway – A request by Chris 

Chancellor with NorthPoint Development to rezone the property from BP/PUD (Business Park/Planned 

Unit Development) and C-2 (General Commercial) to BP/PUD (Business Park/Planned Unit 

Development) and approving a preliminary development plan.   

 

The Planning Commission will conduct full public hearing on these applications.  The City Council will 

only hear new information that was not presented at the Planning Commission’s public hearing if such 

facts were not reasonably available at the time of the Planning Commission hearing.  Any new 

information proposed to be presented to the City Council must be submitted in writing to the Community 

Development Department and Law Department at least seven (7) days prior to the City Council meeting. 

 

Witness my hand this 2nd day of January, 2024. 
 

Tom Scannell 

Community Development Director 

 

The City of Independence, Missouri is an Equal Opportunity Employer/Contractor/MFD 

One Insertion: January 6, 2024 



City of Independence
AGENDA ITEM COVER SHEET

BILL NO. 24-012 Ord.No:          19530

Agenda Title:

24-012 2R An ordinance approving a rezoning from District BP/PUD (Business
Park/Planned Unit Development) and District C-2/PUD (General Commercial Planned
Unit Development) to District BP/PUD (Business Park/Planned Unit Development)
and approving a Preliminary Development Plan for the property located at the Little
Blue Parkway, Truman Road and M-78 Highway intersections.

Recommendations:

Commissioner L. Wiley made a motion to recommend APPROVAL of this rezoning
request, for property at Little Blue Parkway, Truman Road and M-78 Highway
intersections, with the following conditions be included with the preliminary
development plan:

1.      Retail buildings in this business park phase shall not have restrictions on the
maximum building size, however; the development site shall meet the BP/PUD
Floor to Area Ratio for the site.
2.      The permissible uses for these properties includes all BP/PUD uses
permitted by right plus businesses with drive-through facilities. Development must
follow section 14-302 of the UDO for the BP/PUD District.
3.      The previously approved design guidelines shall apply to all construction within
the Eastgate Commerce Center.
4.      Restaurant parking is established at 1 parking space per 3 seats; individual
buildings containing retail and office uses shall provide at least 1 space per 500 SF.
For warehouse/manufacturing, the parking ratio shall be 1/1,000 SF.
5.      Provide a draft copy of the covenants and restrictions with the first Final
Development Plan.
6.      Conclude detailed Landscaping Plans and Elevations with the Final
Development Plans.
7.      Any future improvements to Truman Road will be in accordance with the
relevant development agreement between the city and developer. 
8.      Each new drive or access location for this development plan will need to be
evaluated and approved or denied on its own merits and the traffic impact study
updated accordingly.
9.      The current stream buffers and the new proposed stream buffers shall be
more clearly indicated on the Final Development Plans and Final Plats.



A second to the motion was made by Commissioner O’Neil.  The Independence
Planning Commission voted as follows:
Commissioner Nesbitt – Absent
Commissioner H. Wiley – Absent
Commissioner L. Wiley – Yes
Commissioner McClain – Yes
Commissioner Ashbaugh – Yes
Commissioner Ferguson – Yes
Commissioner O’Neil – Yes
The motion passed 5-0 and such application is forwarded to the City Council for its
consideration.  Staff concurs with the recommendation of the Planning Commission.

Executive Summary:

A request by NorthPoint Development to rezone the property from BP/PUD
(Business Park/Planned Unit Development) and C-2/PUD (General
Commercial/Planned Unit Development) to BP/PUD (Business Park/Planned Unit
Development) and approving a Preliminary Development Plan for property at Little
Blue Parkway, Truman Road, and M-78 Highway intersections.

Background:

NorthPoint Development proposes a minor modification to EastGate Commerce
Center.  The portion of the development subject to this rezoning application
contemplates approximately 321,000 square feet of commercial space.  The property
is located at the southeast corner of Highway 78, Truman Road and Little Blue
Parkway. These tracts will be built out in phases over the next 5-7 years and are
located on approximately 74-acres.  The properties are currently zoned BP/PUD and
C-2/PUD and the applicant is proposing a zoning change to adjust the boundary to the
Business Park.  The majority of the area is already zoned BP/PUD with planned
commercial retail buildings.  The main intent of this rezoning is to shift the buildings to
have Little Blue Parkway frontage.  This creates a better buffer from the trail, while
also giving better visibility from Little Blue Parkway.  This zoning is consistent with
property in the area.  The buildings within the BP area will be designed to be pedestrian
friendly, by way of connecting walkways, including connections, where feasible,
between adjacent buildings and public streets.  In addition, the buildings themselves will
be designed with vertical and horizontal articulation and the use of glass to provide a
two-story appearance.
The applicant is requesting that there be no restriction on building size or lot size. This
will allow for a mix of larger industrial buildings with smaller commercial lots that can be
sized to fit future tenant needs.
NorthPoint has provided preliminary development plans, and building elevations for the
warehouse structures, for review purposes only; the final plans may vary from what has
been provided.
 



ANALYSIS
The Proposal’s Consistency with Independence for All, Strategic Plan:
This application, along with others proposed by NorthPoint, furthers the goal of
increasing the economic prosperity of the community and providing additional
employment opportunities.  It will also support the development of an industrial/office
business park and the development of a key City corridor.
Comprehensive Plan Guiding Land Use Principles for the Current Designation: 
One of the Comprehensive Plan Guiding Principles is to “Provide sufficient
opportunities for industrial development sites within the community and promote
diversification of the City’s commercial/industrial base.”
Sub-Area Plans:
The property is located within the Little Blue Valley Plan Area
Public Facilities:
Streets/access
No new public streets will be created with the development of these lots.  Instead, the
existing street network will provide access.  Each new drive or access locations will
need to be evaluated and approved or denied on their own merits.   The sites
themselves will need to change in conformance to City staff reviews and required
studies.  While a traffic study has been submitted, it will be required to be updated as
specific locations are submitted for review and engineering approval. 
 
Stormwater
The submitted Preliminary Stormwater Drainage Study indicates that tributary
management will need to be addressed in future development plans.  The low-lying
nature of a significant portion of the area necessitates that innovative earthwork and
hydrology practices be implemented to effectively deal with these challenges. 
Similarly, the proposed basins, mitigation areas, and other natural amenities are an
integral part of the development pattern and utilization of the land within the project. 
There is a detention volume buy-out option for sites within 1,200 linear feet of the Little
Blue River; all other areas will require detention. 
Sanitary sewer
A large transmission main running along the east side of Little Blue Parkway is a 120-
inch pipe owned by Little Blue Valley Sewer District; it will not allow tie-ins to this main. 
NorthPoint must use existing city infrastructure or Blue Springs sewer mains to extend
the sewer facilities.  All sanitary sewer main extensions will be public. 
Water
Water main extension plans will be required for all phases of this development. A set of
water main extension plans will be required to be submitted for review and approval
before any construction may begin on any water mains.  Fire hydrants will be required
to be laid out per the requirements of the Independence Water Department.  
Historic and Archeological Sites:  There are no apparent historic issues with this
property.
 
Recommendations and decisions for proposed planned unit development rezoning and



its accompanying preliminary development plan must be based on consideration of the
criteria listed in Section 14-703-05-H:

1.            The consistency with the Comprehensive Plan.
One of the Comprehensive Plan Guiding Principles is to “Provide sufficient
opportunities for industrial development sites within the community and promote
diversification of the City’s commercial/industrial base.” 
2.            The consistency with the PUD standards of Section 14-902,
including the statement of purpose.
Section 14-902 is intended to allow design flexibility that results in greater public
benefit than would be achieved using conventional zoning regulations; this project
is in conformance with that standard providing a mix of commercial, office and
industrial uses.
3.            The nature and extent of Common Open Space in the PUD.
A connection will be made to the Trace Park trail system from the southernmost
parking lot and an open space around the stormwater mitigation area south of
Truman Road.

 
4.            The reliability of the proposals for maintenance and conservation of
Common Open Space. NorthPoint states that it will construct, manage, and
maintain the properties; it also has no intent to sell any units, buildings, or
properties.
5.            The adequacy or inadequacy of the amount and function of
Common Open Space in terms of the densities and dwelling types proposed
in the plan.
Not applicable, this is a proposed Business Park project.
6.            The extent to which the proposed use will adversely affect the
capacity of safety portions of the street network or present parking problems
in the vicinity of the property. Whether adequate provision for public services,
provides adequate control over vehicular traffic, and furthers the amenities of
light and air, recreation, and visual enjoyment.
Public services in the area are adequate to serve this project and will be extended
to the sites as necessary.  This proposed project will not adversely affect the
street network in the vicinity of the project, however; improvements are necessary
to Truman Road.  Adequate parking is provided internal to the complex; no on
street parking is allowed on any of the surrounding streets.
7.            The extent to which the proposed use will have a substantially
adverse effect on adjacent property and the development or conservation of
the neighborhood area.
Much like the proposed Eastgate business park project at R.D. Mize Road and
the Little Blue Parkway, these sites are isolated with the Northeast site abutting
property sought by NorthPoint to be rezoned to I-1 and the South tract abutting
the County Trace Park.  The West site is encircled by roadways with adjacent



properties being the City power plant, and a concrete plant. As such, the
mitigation of impact measures relating to traffic, parking, recreation, and related
elements should not have a substantial adverse impact on the area.

 
8.            Whether potential adverse impacts have been mitigated to the
maximum practical extent. Mitigation efforts have been planned by the
developer to reduce impacts to the area.  This will done by restricting access
points to the existing street network, providing adequate stormwater
management, and extending the existing public utilities throughout the sites.
9.            Whether the Preliminary Development Plan represents such a
unique development proposal that it could not have accomplished through
use of (non-PUD) conventional zoning regulations.
When considering this project’s mixture of proposed office, commercial, and
industrial uses, combined site layouts, and building designs, the use of the ‘PUD’
designation is the only option.
10.         The sufficiency of the terms and conditions proposed to protect the
interest of the public and the residents of the PUD in the case of a plan that
proposes development over a period of years.
While this project will be constructed in multiple phases, the entire development
is proposed to be under one ownership.

 
Draft Planning Commission minutes:
"Case 24-100-06 – Rezoning – M-78 Highway & Little Blue Parkway
Case 24-125-02 – Rezoning/PUD – M-78 Highway & Little Blue Parkway
Staff Presentation

Brian Harker presented the case.  Mr. Harker presented the Commission with a
vicinity map, noting the area and surrounding zoning.  He presented the
Commission with an aerial map indicating the project area and explained the
surrounding land uses.  Mr. Harker reviewed the following conditions for the
Rezoning/PUD case:

1.       Retail buildings in this business park phase shall not have restrictions
on the maximum building size, however; the development site shall meet the
BP/PUD Floor to Area Ratio for the site.
2.       The permissible uses for these properties includes all BP/PUD uses
permitted by right plus businesses with drive-through facilities. Development
must follow section 14-302 of the UDO for the BP/PUD District.
3.       The previously approved design guidelines shall apply to all
construction within the Eastgate Commerce Center.
4.       Restaurant parking is established at 1 parking space per 3 seats;
individual buildings containing retail and office uses shall provide at least 1
space per 500 SF. For warehouse/manufacturing, the parking ratio shall be
1/1,000 SF.
5.       Provide a draft copy of the covenants and restrictions with the first



Final Development Plan.
6.       Conclude detailed Landscaping Plans and Elevations with the Final
Development Plans.
7.       Any future improvements to Truman Road will be in accordance with
the relevant development agreement between the city and developer. 
8.       Each new drive or access location for this development plan will need
to be evaluated and approved or denied on its own merits and the traffic
impact study updated accordingly.
9.       The current stream buffers and the new proposed stream buffers
shall be more clearly indicated on the Final Development Plans and Final
Plats.

 
 
Applicant Comments
Trent Squiers, 3315 N. Oak Trafficway, Kansas City, made a presentation with
an update on the existing construction and an overview of the proposed
changes.  He stated the site located between M-78, Little Blue Parkway and
Truman Road presents lots of challenges.  He said by moving this building to the
east, this prevents them from having to relocate the water main and
telecommunication line.  It also consolidates access to be on Little Blue Parkway
and Highway 78.  They’re also adding another access point from Little Blue
Parkway to the buildings south of Truman Road.  Mr. Squiers said none of these
changes will affect the parkland dedication or the buffer of the Little Blue Trace
Trail. 
 
In response to Commissioner Ashbaugh’s question on parking, Mr. Squiers said
the number of parking spaces is in line with other developments they’ve
completed.  He noted that tenants looking for that kind of space will generally
require the large amount of parking.  Grant Polley, 3315 N. Oak Trafficway,
Kansas City, noted for the proposed commercial tenants, they would each have
to submit their own site plans with the number of parking spaces they need. 
 
In response to Commissioner Ashbaugh’s question about stormwater, Mr. Polley
showed a map of the proposed land that’s been dedicated for stormwater
runoff. 
 
In response to Commissioner L. Wiley’s question, Mr. Polley said the
commercial business park areas will have smaller restaurants, small businesses,
and flex spaces. 
 
In response to Commissioner L. Wiley’s question, Mr. Polley said Northpoint is
investing $1 billion dollars. 

 
Public Comments



No public comments.
 
Commissioner Comments
Commissioner L. Wiley thanked Northpoint for the great work they’re doing in
the City. 
 
Chairwoman McClain noted she is glad they’re moving this building. 
 
Motions
Commissioner Ashbaugh made a motion to approve Case 24-100-06 –
Rezoning – M-78 Highway & Little Blue Parkway.  Commissioner Ferguson
seconded the motion.  The motion passed with five affirmative votes.
 
Commissioner L. Wiley made a motion to approve Case 24-125-02 –
Rezoning/PUD – M-78 Highway & Little Blue Parkway, with conditions as
outlined by staff.  Commissioner O’Neill seconded the motion.  The motion
passed with five affirmative votes."

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Draft Ordinance Ordinance
Staff Report Backup Material
Letter from Applicant Backup Material
Application Packet Backup Material
Notification Letter Backup Material
Notification Information Backup Material
Notification Affidavit Backup Material
Existing Zoning Map Backup Material
Proposed Zoning Map Backup Material
Overall Site Plan Backup Material
Eastgate Design Guidelines Backup Material
Northpoint Presentation Backup Material



Rezoning PUD/Preliminary Development Plan – North Point Development 
Case #24-125-02 
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BILL NO. ___________ 

  

ORDINANCE NO. ___________ 

 

AN ORDINANCE APPROVING A REZONING FROM DISTRICT BP/PUD 

(BUSINESS PARK/PLANNED UNIT DEVELOPMENT) AND DISTRICT C-2/PUD 

(GENERAL COMMERCIAL PLANNED UNIT DEVELOPMENT) TO DISTRICT B-

P/PUD (BUSINESS PARK/PLANNED UNIT DEVELOPMENT) AND APPROVING A 

PRELIMINARY DEVELOPMENT PLAN FOR THE PROPERTY LOCATED AT THE 

LITTLE BLUE PARKWAY, TRUMAN ROAD AND M-78 HIGHWAY 

INTERSECTIONS. 

 

 WHEREAS, the application submitted to the NorthPoint Development requesting approval of a 

rezoning from District BP/PUD (Business Park/Planned Unit Development) and District C-2/PUD (General 

Commercial/Planned Unit Development) to District BP/PUD (Business Park/Planned Unit Development) 

and a preliminary development plan for property located at the Little Blue Parkway, Truman Road, and M-

78 Highway intersections was referred to the Planning Commission as required by the Unified Development 

Ordinance; and, 

 

 WHEREAS, the Unified Development Ordinance provides for the approval of a rezoning and 

preliminary development plan following public hearings by the Planning Commission and City Council; 

and,   

 

 WHEREAS, after due public notice in the manner prescribed by law, the Planning Commission 

held public hearings for the consideration of the request on January 23, 2024, and rendered a report to 

the City Council with its vote to recommend approval of this application passed by a vote of 3-2; and,  

 

WHEREAS, after due public notice in the manner prescribed by law, the City Council held a public 

hearing on March 4, 2024, and rendered a decision to approve the rezoning and preliminary development 

plan for the said property; and, 

 

WHEREAS, in accordance with the Unified Development Ordinance, it was determined that the 

rezoning and preliminary development plan was consistent with the review criteria in Section 14-701-02 

and 14-703-05 respectively; and, 

 

WHEREAS, no legal protests were signed, acknowledged, and presented for the application. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 

 

SECTION 1.  That the following legally described tracts of real estate is hereby rezoned from 

District BP/PUD (Business Park/Planned Unit Development and District C-2/PUD (General 

Commercial/Planned Unit Development) to District BP/PUD (Business Park/Planned Unit Development) 

and shall be subject to the regulations of said district:   

A tract of land in Section 3, Township 49 North, Range 31 West, lying Southeast of Missouri 

Highway 78, all in the City of Independence, Jackson County, Missouri, described as follows: 

Commencing at the West Quarter Corner of said Section 3 as is monumented by a ½” iron bar 

with no ID cap; Thence South 87°42'53" East, along the East-West centerline of Section 3, a 
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distance of 2,158.93 feet, more or less, to the East right of way line of Missouri Highway 78, as 

now established, said point being the true Point of Beginning; Thence North 53°27'50" East 

along said East right of way line, a distance of 1,792.06 feet to a point of cusp on the Centerline 

of Little Blue Parkway, as now established, on a curve concave to the Southwest having a radius 

of 1909.86 feet and a central angle of 15°42'18" and being subtended by a chord which bears 

South 27°07'12" East 521.87 feet; Thence Southeasterly along said curve, along said Centerline, 

a distance of 523.50 feet; Thence North 70°43'57" East radial to said curve, a distance of 652.83 

feet; Thence South 53°26'03" East, a distance of 645.92 feet; Thence South 46°36'06" West, a 

distance of 132.54 feet; Thence South 01°44'36" West, a distance of 450.00 feet; Thence South 

20°21'01" West, a distance of 1,390.97 feet; Thence North 87°42'53" West, a distance of 698.19 

feet; Thence North 50°32'23" West, a distance of 115.32 feet to a point on the East right of way 

line of said Little Blue Parkway, said point being the beginning of a curve concave to the West 

having a radius of 2020.78 feet and a central angle of 37°05'26" and being subtended by a chord 

which bears North 20°53'54" East 1285.44 feet; Thence Northeasterly, along said East right of 

way line, along said curve, a distance of 1,308.16 feet; Thence North 02°52'19" East, continuing 

along said East right of way line, a distance of 73.48 feet; Thence North 87°26'43" West, a 

distance of 220.13 feet to a point on the North right of way line of Truman Road, as now 

established; Thence North 87°42'53" West, along said North right of way line, a distance of 

372.60 feet; Thence South 02°17'07" West, continuing along said North right of way line, a 

distance of 16.74 feet to the beginning of a curve concave to the Southeast having a radius of 

855.00 feet and a central angle of 37°25'46" and being subtended by a chord which bears South 

64°04'34" West 548.67 feet; Thence Westerly, continuing along said North right of way line, 

along said curve, a distance of 558.54 feet to a point of reverse curvature; Thence Southwesterly, 

continuing along said North right of way line, a distance of 479.99 feet along the arc of said 

curve concave to the Northwest having a radius of 785.00 feet and a central angle of 35°02'01" to 

the beginning of a curve concave to the North having a radius of 779.94 feet and a central angle 

of 24°22'26" and being subtended by a chord which bears North 85°11'32" West 329.29 feet; 

Thence Westerly, continuing along said North right of way line, along said curve, a distance of 

331.79 feet to the beginning of a curve concave to the Northeast having a radius of 1076.62 feet 

and a central angle of 09°25'32" and being subtended by a chord which bears North 64°43'30" 

West 176.91 feet; Thence Westerly, continuing along said North right of way line, along said 

curve, a distance of 177.11 feet to the beginning of a curve concave to the Northeast having a 

radius of 759.98 feet and a central angle of 19°22'49" and being subtended by a chord which 

bears North 52°16'52" West 255.84 feet; Thence Northwesterly, continuing along said North 

right of way line, along said curve, a distance of 257.06 feet to a point of cusp on the East right 

of way line of said Missouri Highway 78; Thence North 53°27'50" East, along said East right of 

way line, a distance of 376.79 feet to the true POINT OF BEGINNING. 

 

Containing 3,237,845 square feet or 74.33 acres more or less. 

 

Note: The bearings referenced in this description are based on Missouri State Plane Grid North. 

All distances and bearings herein are described by Jed A.M. Baughman, Missouri PLS 

2014020708 on December 5, 2023. 
 

SECTION 2.  That the Preliminary Development Plan, is attached hereto and is incorporated by 

reference as if fully set out herein, is hereby approved with the following conditions: 
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1) Retail buildings in this business park phase shall not have restrictions on the maximum building 

size, however; the development site shall meet the BP/PUD Floor to Area Ratio for the site. 

2) The permissible uses for these properties includes all BP/PUD uses permitted by right plus 

businesses with drive-through facilities. Development must follow section 14-302 of the UDO for 

the BP/PUD District. 

3) The previously approved design guidelines shall apply to all construction within the Eastgate 

Commerce Center. 

4) Restaurant parking is established at 1 parking space per 3 seats; individual buildings containing 

retail and office uses shall provide at least 1 space per 500 SF. For warehouse/manufacturing, the 

parking ratio shall be 1/1,000 SF. 

5) Provide a draft copy of the covenants and restrictions with the first Final Development Plan. 

6) Conclude detailed Landscaping Plans and Elevations with the Final Development Plans. 

7) Any future improvements to Truman Road will be in accordance with the relevant development 

agreement between the city and developer. 

8) Each new drive or access location for this development plan will need to be evaluated and approved 

or denied on its own merits and the traffic impact study updated accordingly. 

9) The current stream buffers and the new proposed stream buffers shall be more clearly indicated on 

the Final Development Plans and Final Plats. 

 

 SECTION 3.  Nonseverability.  All provisions of this ordinance are so essentially, and inseparable 

connected with, and so dependent upon, each other that no such provision would be enacted without all 

others.  If a court of competent jurisdiction enters a final judgement on the merits that is not subject to 

appeal and that declares any provision or part of this ordinance void, unconstitutional, or unenforceable, 

then this ordinance, in its collective entirety, is invalid and shall have no legal effect as of the date of such 

judgement.   

 

 SECTION 4.  Scrivener’s Errors.  Typographical errors and other matters of a similar nature that 

do not affect the intent of this ordinance, as determined by the City Clerk and City Counselor, may be 

corrected with the endorsement of the City Manager without the need to come before City Council.    

 

 SECTION 5.  That failure to comply with all the provisions contained in this ordinance shall 

constitute violations of both this ordinance and Chapter 14, the Unified Development Ordinance, of the 

Code of the City of Independence, Missouri. 

 

PASSED THIS _______ DAY OF ______________, 2024, BY THE CITY COUNCIL OF THE 

CITY OF INDEPENDENCE, MISSOURI.         

          

    ________________________________ 

    Presiding Officer of the City Council  

    of the City of Independence, Missouri   

ATTEST: 

 

 

________________________________ 

City Clerk 
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APPROVED AS TO FORM AND LEGALITY: 

 

________________________________ 

City Counselor 

 

REVIEWED BY: 

 

 

________________________________ 

City Manager 
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MEETING DATE:  January 23, 2024 STAFF: Brian L. Harker, Senior Planner 
 
PROJECT NAME:  Eastgate Commerce Center at Little Blue Parkway and M-78 Highway 

CASE NUMBER/REQUEST:  Case 24-125-02 – Rezoning/PUD – M-78 Highway & Little Blue Parkway – A 
request by Chris Chancellor with NorthPoint Development to rezone the property 
from BP/PUD (Business Park/Planned Unit Development) and C-2/PUD (General 
Commercial/Planned Unit Development) to BP/PUD (Business Park/Planned Unit 
Development) and approving a preliminary development plan.   

 

APPLICANT:  NorthPoint Develoment, LLC 

OWNERS:  Little Blue Valley (West) LLC 

PROPERTY LOCATIONS:  Properties surrounding the Little Blue Parkway, Truman Road, and M-
78 Highway intersections 

SURROUNDING ZONING/LAND USE:   
 North: C-2/PUD (General Commercial/Planned Unit Development) and I-1 

(Industrial)…farm fields 
 South: C-2/PUD (General Commercial/Planned Unit Development) and I-1 

(Industrial)…farm fields 
 East:   I-1 (Industrial)…Jackson County Trace Park 
 West:  C-1 (Neighborhood Commercial) and I-1 (Industrial)…farm fields 
 

PUBLIC NOTICE: 
 Letters to adjoining property owners – January 4, 2024 
 Public Notice published in The Kansas City Star – January 6, 2024 
 Signs posted on property – January 5, 2024  

FURTHER ACTION: 
Following action by the Planning Commission, this rezoning request is scheduled for first 
reading by the City Council on February 19, 2024 and the public hearing/second reading on 
March 4, 2024. 

RECOMMENDATION 
 
Staff recommends APPROVAL of this rezoning request and the preliminary development plan 
with the following conditions:  
 

1. Retail buildings in this business park phase shall not have restrictions on the maximum building 
size, however; the development site shall meet the BP/PUD Floor to Area Ratio for the site.  
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2. The permissible uses for these properties includes all BP/PUD uses permitted by right plus 
businesses with drive-through facilities. Development must follow section 14-302 of the UDO for 
the BP/PUD District. 

3. The previously approved design guidelines shall apply to all construction within the Eastgate 
Commerce Center.  

4. Restaurant parking is established at 1 parking space per 3 seats; individual buildings containing 
retail and office uses shall provide at least 1 space per 500 SF. For warehouse/manufacturing, the 
parking ratio shall be 1/1,000 SF.  

5. Provide a draft copy of the covenants and restrictions with the first Final Development Plan. 
6. Conclude detailed Landscaping Plans and Elevations with the Final Development Plans. 
7. Any future improvements to Truman Road will be in accordance with the relevant development 

agreement between the city and developer.   
8. Each new drive or access location for this development plan will need to be evaluated and 

approved or denied on its own merits and the traffic impact study updated accordingly. 
9. The current stream buffers and the new proposed stream buffers shall be more clearly indicated 

on the Final Development Plans and Final Plats. 

PROJECT DESCRIPTION & BACKGROUND INFORMATION 
 

PROJECT DESCRIPTION: 
A request by Chris Chancellor with NorthPoint Development to rezone the property from B-P/PUD 
(Business Park/Planned Unit Development) and C-2 (General Commercial) to B-P/PUD (Business 
Park/Planned Unit Development) and approving a Preliminary Development Plan for property at Little 
Blue Parkway, Truman Road, and M-78 Highway intersections. 
 
Current Zoning: B-P/PUD (Business 

Park/Planned Unit 
Development) and C-2/PUD 
(General Commercial/Planned 
Unit Development) 

Proposed Zoning: B-P/PUD (Business 
Park/Planned Unit 
Development) 

Current Use: Farm fields Proposed Use: Commercial and 
warehouse uses 

Acreage: 74-acres Building Square Foot: Varies +/- 
 
BACKGROUND: 

NorthPoint Development proposes a minor modification to EastGate Commerce Center.  The portion 
of the development subject to this rezoning application contemplates approximately 321,000 square 
feet of commercial space.  The property is located at the southeast corner of Highway 78, Truman 
Road and Little Blue Parkway. These tracts will be built out in phases over the next 5-7 years and are 
located on approximately 74-acres.  The properties are currently zoned B-P/PUD and C-2/PUD and 
the applicant is proposing a zoning change to adjust the boundary to the Business Park.  The majority 
of the area already zoned B-P/PUD with planned commercial retail buildings.  The main intent of this 
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rezoning is to shift the buildings to have Little Blue Parkway frontage.  This creates a better buffer 
from the trail, while also giving better visibility from Little Blue Parkway.  This zoning is consistent 
with property in the area.  The buildings within the BP area will be designed to be pedestrian friendly, 
by way of connecting walkways, including connections, where feasible, between adjacent buildings 
and public streets.  In addition, the buildings themselves will be designed with vertical and horizontal 
articulation and the use of glass to provide a two-story appearance.  

The applicant is requesting that there be no restriction on building size or lot size. This will allow for a 
mix of larger industrial buildings with smaller commercial lots that can be sized to fit future tenant 
needs. 

NorthPoint has provided preliminary development plans, and building elevations for the warehouse 
structures, for review purposes only; the final plans may vary from what has been provided. 
 
ANALYSIS 

The Proposal’s Consistency with Independence for All, Strategic Plan:  
This application, along with others proposed by NorthPoint, furthers the goal of increasing the 
economic prosperity of the community and providing additional employment opportunities.  It will 
also support the development of an industrial/office business park and the development of a key City 
corridor.  

Comprehensive Plan Guiding Land Use Principles for the Current Designation:   
One of the Comprehensive Plan Guiding Principles is to “Provide sufficient opportunities for industrial 
development sites within the community and promote diversification of the City’s 
commercial/industrial base.” 

Sub-Area Plans:  
The property is located within the Little Blue Valley Plan Area 

Public Facilities: 

Streets/access 
No new public streets will be created with the development of these lots.  Instead, the existing street 
network will provide access.  Each new drive or access locations will need to be evaluated and 
approved or denied on their own merits.   The sites themselves will need to change in conformance 
to City staff reviews and required studies.  While a traffic study has been submitted, it will be 
required to be updated as specific locations are submitted for review and engineering approval.   

Stormwater 
The submitted Preliminary Stormwater Drainage Study indicates that tributary management will need 
to be addressed in future development plans.  The low-lying nature of a significant portion of the area 
necessitates that innovative earthwork and hydrology practices be implemented to effectively deal 
with these challenges.  Similarly, the proposed basins, mitigation areas, and other natural amenities 
are an integral part of the development pattern and utilization of the land within the project.  There 
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is a detention volume buy-out option for sites within 1,200 linear feet of the Little Blue River; all 
other areas will require detention.   

Sanitary sewer 
A large transmission main running along the east side of Little Blue Parkway is a 120-inch pipe owned 
by Little Blue Valley Sewer District; it will not allow tie-ins to this main.  NorthPoint must use existing 
city infrastructure or Blue Springs sewer mains to extend the sewer facilities.  All sanitary sewer main 
extensions will be public.   

Water  
Water main extension plans will be required for all phases of this development. A set of water main 
extension plans will be required to be submitted for review and approval before any construction 
may begin on any water mains.  Fire hydrants will be required to be laid out per the requirements of 
the Independence Water Department.   

Historic and Archeological Sites:  There are no apparent historic issues with this property. 
 
REVIEW CRITERIA 
 

Recommendations and decisions for proposed planned unit development rezoning and its associated 
preliminary development plan must be based on consideration of the criteria listed in Section 14-703-
05-H:  

1. The consistency with the Comprehensive Plan. 
One of the Comprehensive Plan Guiding Principles is to “Provide sufficient opportunities for 
industrial development sites within the community and promote diversification of the City’s 
commercial/industrial base.”   

2. The consistency with the PUD standards of Section 14-902, including the statement of 
purpose.  
Section 14-902 is intended to allow design flexibility that results in greater public benefit than 
would be achieved using conventional zoning regulations; this project is in conformance with 
that standard providing a mix of commercial, office and industrial uses.  

3. The nature and extent of Common Open Space in the PUD.  
A connection will be made to the Trace Park trail system from the southernmost parking lot and 
an open space around the stormwater mitigation area south of Truman Road. 

 

4. The reliability of the proposals for maintenance and conservation of Common Open Space. 
NorthPoint states that it will construct, manage, and maintain the properties; it also has no 
intent to sell any units, buildings, or properties. 

5. The adequacy or inadequacy of the amount and function of Common Open Space in terms of 
the densities and dwelling types proposed in the plan.  
Not applicable, this is a proposed Business Park project.  

6. The extent to which the proposed use will adversely affect the capacity of safety portions of 
the street network or present parking problems in the vicinity of the property. Whether 
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adequate provision for public services, provides adequate control over vehicular traffic, and 
furthers the amenities of light and air, recreation, and visual enjoyment.  
Public services in the area are adequate to serve this project and will be extended to the sites as 
necessary.  This proposed project will not adversely affect the street network in the vicinity of the 
project, however; improvements are necessary to Truman Road.  Adequate parking is provided 
internal to the complex; no on street parking is allowed on any of the surrounding streets.  

7. The extent to which the proposed use will have a substantially adverse effect on adjacent 
property and the development or conservation of the neighborhood area.  
Much like the proposed Eastgate business park project at R.D. Mize Road and the Little Blue 
Parkway, these sites are isolated with the Northeast site abutting property sought by NorthPoint 
to be rezoned to I-1 and the South tract abutting the County Trace Park.  The West site is 
encircled by roadways with adjacent properties being the City power plant, and a concrete plant. 
As such, the mitigation of impact measures relating to traffic, parking, recreation, and related 
elements should not have a substantial adverse impact on the area.  

 

8. Whether potential adverse impacts have been mitigated to the maximum practical extent. 
Mitigation efforts have been planned by the developer to reduce impacts to the area.  This will 
done by restricting access points to the existing street network, providing adequate stormwater 
management, and extending the existing public utilities throughout the sites.  

9. Whether the Preliminary Development Plan represents such a unique development proposal 
that it could not have accomplished through use of (non-PUD) conventional zoning 
regulations. 
When considering this project’s mixture of proposed office, commercial, and industrial uses, 
combined site layouts, and building designs, the use of the ‘PUD’ designation is the only option.  

10.  The sufficiency of the terms and conditions proposed to protect the interest of the public and 
the residents of the PUD in the case of a plan that proposes development over a period of 
years.  
While this project will be constructed in multiple phases, the entire development is proposed to 
be under one ownership.  
 
 

EXHIBITS 
 

1. Narrative 
2. Application 
3. Notification Letter 
4. Addresses 
5. Affidavit 
6. Existing Zoning Map 
7. Proposed Zoning Map 
8. Overall Site Plan 
9. Design Guidelines 



 

EastGate Commerce Center at Highway 78, Truman Road and Little Blue Parkway 

NorthPoint Development proposes a minor modification to EastGate Commerce Center within the 

Independence Community. The portion of the development subject to this Rezoning application 

contemplates approximately 321,000 square feet of commercial space. The property is located at the 

southeast corner of Highway 78, Truman Road and Little Blue Parkway. This park will be built out in 

phases over the next 5-7 years and is located on approximately 74 acres. Under the proposed plan this 

equates to a FAR coverage of 10%. 

The property is currently zoned BP/PUD and C2/PUD and we are proposing a zoning change to adjust 

the boundary to the Business Park. The majority of the site is already zoned BP/PUD with planned 

commercial retail buildings the main intent of this rezoning is to shift the buildings to have Little Blue 

Parkway frontage. This creates a better buffer from the trail, while also giving the visibility from The 

Parkway that users will want. This zoning is consistent with property in the area and believe our 

proposed development will be a job generator and economic enhancement to the community. We are 

committed to partnering with the City of Independence to create a high-quality development that the 

community can be proud of. With respect to that commitment, the buildings within the BP area will be 

designed to be pedestrian friendly, by way of connecting walkways, including connections, where 

feasible, between adjacent buildings and public streets. In addition, the buildings themselves will be 

designed with quality building materials, architectural elevations with vertical and horizontal articulation 

and the use of glass to provide a two-story appearance, representative of a traditional business park. 

The appropriate zoning district for this ground is a PUD-Business Park. This zoning will allow for a mix of 

class-A industrial space and smaller commercial users. Appropriate parking and storm water detention 

will be provided in support of the development. Tenants will be subject to lease covenants and 

restrictions consistent with NorthPoint’s national standards.  Common open spaces shared by these 

tenants will be maintained by the property owner as set by O&M manuals to be developed. 

NorthPoint is working with the relevant utility providers to expand infrastructure as needed to serve the 

proposed development.  

We are requesting that there be no restriction on building size or lot size. This will allow for an 

appropriate mix of larger industrial buildings with smaller commercial lots that can be sized to fit future 

tenant needs. 

 

Thank you for your consideration, 

 

Trenton Squiers 

NorthPoint Development Inc. 

Development Manager 



Mobile User





To Name To Address Line 1 (Primary address line)
LITTLE BLUE VALLEY (WEST) LLC 1001 W WALNUT
CENTRAL DEVELOPMENT ASSOCIATION 1001 W WALNUT
NP LITTLE BLUE VALLEY LAND LLC 3315 N OAK TRAFFICWAY

To Name To Address Line 1 (Primary address line)
JACKSON COUNTY MISSOURI 415 E 12TH ST
LITTLE BLUE VALLEY (WEST) LLC 1001 W WALNUT
CITY OF INDEPENDENCE 111 E MAPLE ST
FORTERRA CONCRETE PRODUCTS INC 511 S JOHNSON DR
NP LITTLE BLUE VALLEY LAND LLC 3315 N OAK TRAFFICWAY

Industrial

BP/PUD



To City To State To ZIP
INDEPENDENCE MO 64050
INDEPENDENCE MO 64050
KANSAS CITY MO 64116

To City To State To ZIP
KANSAS CITY MO 64106
INDEPENDENCE MO 64050
INDEPENDENCE MO 64050
ODESSA MO 64076
KANSAS CITY MO 64116









EASTGATE COMMERCE CENTER (INDEPENDENCE, MO) CONCEPT SITE PLAN (OVERALL) 2023.12.07
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EastGate Commerce Center Design Guidelines 

DESIGN GUIDELINES: 

The intent of the design guidelines is to guide the development of the EastGate commerce center in a 

cohesive and architecturally consistent manner. Incorporation of the following guidelines will reinforce 

commonality and high-quality architectural type throughout the plan area. 

 

ARCHITECTURAL STANDARDS 

A. Individual buildings shall be of high-quality design.  Exterior design of each building shall have a 

coherent architectural theme. 

B. Articulation of facades: 

No building facade shall exceed sixty-five (65) feet in length without interruption by one or more 

of the following architectural features. 

1. Projection or recess in the wall plane of at least two (2) feet in depth. 

2. Change in material, texture or pattern. 

3. Columns, piers, pilasters or other equivalent structural and/or decorative elements. 

4. Changes in fenestration pattern. 

5. Buildings should attempt to incorporate a repeating pattern on facades that includes 

color change, texture change and material change, with at least one (1) of the elements 

repeating horizontally. 

C. Buildings within the development should have a coherent architectural theme in terms of mass, 

height, rooflines and materials. 

D. Exterior finishes shall be durable in nature and shall include: 

1. Brick 

2. Architectural concrete masonry units 

3. Stucco or eifs 

4. Precast concrete 

5. Tilt-up concrete units with architectural finish 

6. Tile 

7. Wood 

8. Cast stone 

 *Materials such as vinyl siding and plywood are not allowed. 

E. Windows and storefront shall be aluminum or steel and the color shall be compatible with the 

adjacent wall finishes. 

F. Architectural details such as texture, patterns, color and building form used on the front facade 

shall be incorporated on all building facades. 

G. Building mounted light fixtures shall be utilized, particularly at entrances and for architecturally 

accent illumination. 

H. Operations shall be conducted within a fully enclosed building and there shall be no overnight 

trailer tractor parking unless otherwise allowed through a municipal variance and in conjunction 

with the approval of the developer. 



 

LIGHTING STANDARDS 

Lighting will comply with the city of independence photometric requirements. 

 

SIGNAGE STANDARDS 

All signs must comply with city of independence sign ordinance standards unless otherwise allowed 

through a municipal variance and in conjunction with the approval of the developer. 
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City of Independence
AGENDA ITEM COVER SHEET

BILL NO. 24-007 Ord.No:          19531

Agenda Title:

24-007 2R An ordinance adopting amendments to the Fiscal Year 2023-2024 budget,
which was approved by Ordinance No. 19453.

Recommendations:

Staff recommends approval of this item.

Executive Summary:

This ordinance will increase appropriations in the amount of $1,710,679.39 in the 2023-
24 Operating Budgets of various departments and funds for budget changes that
occurred during the current fiscal year that have been requested by operating
departments.

Background:

Background information for each individual appropriation adjustment is included in an
attached document along with an appropriation adjustment amount, the source of funds
for the appropriation adjustment and the location of where the appropriation adjustment
will be recorded.

Fiscal Impact:

Increased appropriations due to increased revenues will result in $0 net impact.
Appropriations from the Unassigned Fund Balance will result in an impact of
$1,302,551.39 for the funds and departments listed below:
Department Fund Amount
PRT 004 206,753.36
Police 018 908,798.03
Fire 002 187,000.00

$1,302,679.39
 



Department:          Finance Contact Person:          Cindy Gray

REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Ordinance Adopting Amendments to FY 23-24 Ordinance
Background Ordinance



FY24 Supplemental Appropriation Ord. 
2/7/2024 - MS 
 
 

 

BILL NO. ___________ 
 

ORDINANCE NO. ___________ 
 

AN ORDINANCE ADOPTING AMENDMENTS TO THE FISCAL YEAR 2023-2024 
BUDGET, WHICH WAS APPROVED BY ORDINANCE NO. 19453. 
 
WHEREAS, the adopted Operating and Capital budgets for the 2023-24 fiscal year were 

approved by the City Council by Ordinance No. 19453; and, 
 
WHEREAS, since that time some circumstances have arisen that necessitate changes to the 

appropriations established in the adopted budget; and, 
 
WHEREAS, these changes are listed in detail in terms of background, purpose, and funding 

source in the attached agenda item cover sheet; 
 
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 
 

SECTION 1.  Increased appropriations in the amount of $206,753.36 from the Tourism 
Unassigned Fund Balance (No. 004) for costs related to various tourism projects. 

 
SECTION 2. Increased revenues in the amount of $370,128 from grants and donations for 

Epidemiology and Laboratory Capacity Enhancing Detection Expansion in the Grants Fund (No. 015) and 
appropriated a total of $370,128 in the Health and Animal Services Grants account in the Grants Fund 
(No. 015). 

 
SECTION 3. Increased appropriations in the amount of $908,798.03 from the Police Use Tax 

Unassigned Fund Balance (No. 018) for public safety projects.  
 
SECTION 4. Increased appropriations in the amount of $187,000 from the General Fund 

Unassigned Fund Balance (No. 002) for various recruitment services for the Fire Department. 
 
SECTION 5. Increased appropriations in the amount of $38,000 from bond issuance fees to be 

received in the General Fund (No. 002) for updates to the City’s housing study. 
 

 
 PASSED THIS ________ DAY OF __________________, 2024, BY THE CITY COUNCIL OF 
THE CITY OF INDEPENDENCE, MISSOURI. 

 
__________________________________ 
Presiding Officer of the City Council 
of the City of Independence, Missouri 

ATTEST: 
 
I hereby certify that there is a balance, 

___________________________________ otherwise unencumbered, to the credit of 
City Clerk the appropriation to which the foregoing 

expenditure is to be charged, and a cash 
APPROVED - FORM AND LEGALITY: balance, otherwise unencumbered, in the 

treasury, to the credit of the fund from 
which payment is to be made, sufficient 



FY24 Supplemental Appropriation Ord. 
2/7/2024 - MS 
 
 

 

___________________________________  to meet the obligation hereby incurred. 
City Counselor 

Source is:   As Indicated Above 
 
REVIEWED BY: 
 
 
___________________________________  __________________________________ 
City Manager Director of Finance and Administration 

City of Independence, Missouri 



City of Independence, Missouri 

Supplemental Appropriation Ordinance 

Fiscal Year 2023-24  

 

Section 1: 

Fund: Tourism Fund 

Department:  Parks Recreation & Tourism 

Source: Fund Balance 

Description:  Various tourism projects within the Tourism Fund. Appropriations for the total 

amount totaling $206,753.36 is requested. 

Council previously approved a budget appropriation for $25,000 for a pilot program to be 

completed in conjunction with the Independence Square Association and the City of 

Independence established for a project titled the Neighborhood Tourism Development Program 

to track data measuring economic impact of the events administered by the ISA. Additional 

appropriations in an amount of $75,000.00 are requested from fund balance for FY2023-2024. 

0046061-5226 

Karen Hibbard was hired to perform an assessment of the Tourism Department, appropriations in 

an additional amount of $25,000 are requested from fund balance for FY2023-2024. 

0046061-5226 

Council approved change order #3 for the Tourism & Museum Master Plan for on-call services 

related to development opportunities in the city. Appropriations in an additional amount of 

$30,000 are requested from fund balance for FY2023-2024. 

0046062-5226 

The department incurred various expenses related to the moving of the National Frontiers Trail 

Museum. Appropriations in an additional amount of $76,753.36 are requested from fund balance 

for FY2023-2024. 

0046062-5206 

0046062-5211 

0046062-5212 

0046062-5224 

0046062-5226 

0046062-5309 

0046062-5312 

0046062-5313 

 

Section 2: 

Fund: Grants Fund 

Department:  Health & Animal Services  

Source: Increased Revenue – Grants &/or Donations  



Description:  Amendment to the contract with the Missouri Department of Health and Senior 

Services to provide financial assistance for the Epidemiology and Laboratory Capacity 

Enhancing Detection Expansion Grant Program in the amount of $370,128. 

0154755-5101 

 

Section 3: 

Fund: Police Use Tax  

Department:  Police Department 

Source: Fund Balance 

Description:  Council previously approved a contract with Axon Enterprise Incorporated for 

Body Worn Cameras, In-Car Video Equipment, Tasers, Records Management Software and 

various other products and services. Appropriations in the amount of $908,798.03 are requested 

from fund balance for FY2023-2024. 

0184571-5405 

 

Section 4: 

Fund: General Fund 

Department:  Fire Department 

Source: Fund Balance 

Description:  Due to the retirements at the end of the prior fiscal year, appropriations for various 

recruitment services for the Fire Department in the amount of $187,000 are requested from fund 

balance for FY2023-2024.  

0024611-5226 

 

Section 5: 

Fund: General Fund 

Department:  Community Development 

Source: Increased Revenue – Bond Issuance Fee  

Description:  As part of the City’s standard for economic development projects when bonds are 

issued, the City and the Independence Development Authority levy a bond issuance fee based on 

the amount of the transaction. The approved uses for these funds are to further advance economic 

and community development of the City, including uses for advancing housing study objectives. 

The Community Development department requests additional appropriations in the amount of 

$38,000 for FY2023-2024 for an update to the housing study.  

0024401-5226 

 

 

 



City of Independence
AGENDA ITEM COVER SHEET

BILL NO. 24-008 Ord.No:          19532

Agenda Title:

24-008 2R An Ordinance finding, determining, and declaring the necessity of acquiring
general utility easements for the 24 Highway & River Water Main Replacement Project
(Project No. 9749); authorizing the negotiation and eminent domain proceedings if
necessary; approving the plans and specifications for the project; authorizing the use
of experts as needed; authorizing and directing the execution of documents and the
payment of funds to property owners or others holding property rights, in conjunction
with the project.

Recommendations:

Council approval is recommended. 

Executive Summary:

Approval of this ordinance will allow City Staff to proceed with easement acquisitions
for the 24 Highway & River Water Main Replacement Project (No. 9749). This project
will remove conflicts with other proposed infrastructure improvements and eliminate a
water main that is currently in poor condition from the water distribution system. This
project (No. 9749) is being done in conjunction with the 24 Highway Complete Streets
Project - Phase 3 (No. 112212).
 
This is a budgeted capital expense. 

Fiscal Impact:

The fiscal impact to the City for these easements is estimated at $10,000. Funding for
the Main Replacement Program (No. 9749) is included in the FY 24 adopted budget,
page number 265, account number 0407040-5406 of the Municipal Services Water
Fund 040.

Department:          Municipal Services Contact Person:          Lisa Reynolds



REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Ordinance - 24 Hwy and River Water Main Replacement Ordinance



BILL NO._______________ 

 

ORDINANCE NO._______________________ 

 

AN ORDINANCE FINDING, DETERMINING AND DECLARING THE NECESSITY 

OF ACQUIRING GENERAL UTILITY EASEMENTS FOR THE 24 HWY & RIVER 

WATER MAIN REPLACEMENT PROJECT (PROJECT NO. 9749); AUTHORIZING 

THE NEGOTIATION AND EMINENT DOMAIN PROCEEDINGS IF NECESSARY; 

APPROVING THE PLANS AND SPECIFICATIONS FOR THE PROJECT; 

AUTHORIZING THE USE OF EXPERTS AS NEEDED; AUTHORIZING AND 

DIRECTING THE EXECUTION OF DOCUMENTS AND THE PAYMENT OF 

FUNDS TO PROPERTY OWNERS OR OTHERS HOLDING PROPERTY RIGHTS, 

IN CONJUNCTION WITH THE PROJECT. 

  

WHEREAS, the City Council of the City of Independence, Missouri, pursuant to advice 

and recommendation of the Municipal Services Director, deems it necessary, advisable and in 

the public interest to obtain general utility easements in accordance with the plans and 

specifications as approved for construction,  operation and maintenance of 24 Hwy & River 

Water Main Replacement Project ( No. 9749 ), together with all appurtenances, thereto, along, 

over, under, upon, across and through certain tracts of land within Independence, Jackson 

County, Missouri; and,  

 

 WHEREAS, the City has authority by virtue of Section 82.240 of the Revised Statutes of 

the State of Missouri, 1969, as amended, and Section 1.3 and 1.4 of the Charter of the City of 

Independence, Missouri, revised August 8, 1978, to acquire private property by eminent domain 

proceedings for any public or municipal use, including the uses or purposes stated herein. 

 

 NOW THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 

 

 SECTION 1.  That it is hereby found, determined and declared that it is necessary for the 

purpose of construction, operation and maintenance of improved 24 Hwy & River Water Main 

Replacement Project (No. 9749) for the City of Independence, Missouri, to acquire by purchase 

or eminent domain proceedings temporary construction grading easements, general utility 

easements, and right of way for such public improvements, including, but not limited to, the right 

to construct curbs, drives, trails, sidewalks and storm sewers, together with all appurtenances 

thereunto belonging along, over, under, upon, across and through the following described tracts 

of land, all of which are situated in Independence, Jackson County, Missouri; to wit: 

 

 

Tract 1 

 

General Utility Easement          

A tract of land, being part of Lot 6, Block 12, ROOSEVELT PARK, a subdivision in the City of 

Independence, Jackson County, Missouri, being more particularly described as follows: 



Commencing at the Southeast corner of said Lot 6, thence North 87˚25’57” West along the North 

Right-of-Way line of US Highway 24, as now established, 16.12 feet to the Point of Beginning; 

Thence North 87˚25’57” West, continuing along said North Right-of-Way line, 14.15 feet;0 

Thence North 47˚36’33” East, 44.93 feet to the West Right-of-Way line of N Cottage Ave, as 

now established; 

Thence South 05˚19’18” West along said West Right-of-Way line, 14.86 feet; 

Thence South 47˚36’33” West, 23.93 feet to the Point of Beginning. 

 

Contains 344 square feet, more or less. 

 

Tract 2: 

 

General Utility Easement 

A tract of land, being part of Lot 11, Block 12, ROOSEVELT PARK, a subdivision in the City 

of Independence, Jackson County, Missouri, being more particularly described as follows: 

Commencing at the Southwest corner of said Lot 11, thence North 05˚20’58” East along the East 

Right-of-Way line of N River Blvd, as now established, 13.42 feet to the Point of Beginning. 

Thence North 05˚20’58” East, continuing along said East Right-of-Way line, 13.50 feet; 

Thence South 42˚25’57” East, 38.04 feet to the North Right-of-Way line of US Highway 24, as 

now established; 

Thence North 87˚25’57” West along said North Right-of-Way line, 14.14 feet; 

Thence North 42˚25’57” West, 18.96 feet to the Point of Beginning. 

 

Contains 285 square feet, more or less. 

 

Tract 3: 

 

A tract of land, being part of the Southeast Quarter of Section 34, Township 50 North, Range 32 

West, in the City of Independence, Jackson County, Missouri, being more particularly described 

as follows: 

Commencing at the Southeast Corner of Lot 5, GIORGIAN COURT, a subdivision in the City of 

Independence, Jackson County, Missouri, thence South 87˚25’46 East along the North Right-of-

Way line of US Highway 24, 34.37 feet to the Point of Beginning; 

Thence North 47˚34’08” East, 35.36 feet; 

Thence South 87˚25’57” East, 342.49 feet; 

Thence South 05˚20’56” West, 10.01 feet;  

Thence North 87˚25’57” West, 222.20 feet; 

Thence South 02˚34’04” West, 15.00 feet to said North Right-of-Way line; 

Thence North 87˚25’57” West along said Right-of-Way line, 10.00 feet; 

Thence North 02˚34’04” East, 15.00 feet; 

Thence North 87˚25’57” West, 105.65 feet; 

Thence South 47˚31’17” West, 21.20 feet to said North Right-of-Way line; 

Thence North 87˚25’57” West along said Right-of-Way line, 14.17 feet to the Point of 

Beginning. 

 

Contains 3,835 square feet, more or less. 



   

 

 

 

 

SECTION 2.  That the City Manager and his designates are hereby authorized and 

directed to negotiate with the owners of the properties herein described for the purchase of 

general utility easements relating to said lands. 

 

SECTION 3.  That in the event of failure to negotiate the proper compensation to be paid 

for such general utility easements and temporary construction and grading easements and the 

acquisition thereof by purchase, the City Counselor and his designates are hereby authorized and 

directed to institute eminent domain proceedings for the purpose of acquiring such general utility 

easements and temporary construction and grading easements in the manner provided by law. 

 

SECTION 4.  That the City Manager is hereby authorized to request proposals, if 

required, for surveys, appraisals, and necessary title reports for said property.  

 

 SECTION 5.  That the improvements herein referred to shall be of the nature described 

herein and shall be done in accordance with the plans and specifications as completed, hereby 

approved, and on file in the office of the Municipal Services Director. 

 

  SECTION 6.  That the City Manager of the City of Independence, Missouri, is hereby 

authorized and directed to execute necessary documents, to pay and disburse funds, within 

appropriations authorized for this project, to property owners, others holding property rights and 

escrow agents pursuant to negotiated agreements for purchase of said general utility easements 

and temporary construction and grading easements, all in accordance with established acquisition 

procedure and approved appraisals. 

 

   

 

 

PASSED THIS _______DAY OF ________________, 2024, BY THE CITY COUNCIL OF 

THE CITY OF INDEPENDENCE, MISSOURI. 

 

____________________________________ 

       Presiding Officer of the City Council 

       of the City of Independence, Missouri 

ATTEST: 

 

_______________________________________ 

City Clerk 

 

APPROVED – FORM AND LEGALITY: 

 

 



 

 

 

_______________________________________ 

City Counselor 

 

REVIEWED BY: 

 

_______________________________________ 

City Manager 



City of Independence
AGENDA ITEM COVER SHEET

BILL NO. 24-013 Ord.No:          19533

Agenda Title:

24-013 2R An ordinance authorizing a contract with the Missouri Department of Health
and Senior Services to provide financial assistance for the Local Public Health Agency
Accreditation Assistance Grant Program for the period of December 1, 2023, through
November 30, 2024; accepting funds for the period in the amount of $176,000.00;
authorizing future change orders for additional funding and/or time extensions for the
same project; and authorizing certain future appropriations.

Recommendations:

Staff recommend approval of this item.

Executive Summary:

The Health and Animal Services Department has been provided an opportunity to
receive funding for the Missouri Department of Health and Senior Services Local
Public Health Accreditation Assistance Grant Program. This grant will provide for the
reimbursement of qualified expenses up to $176,000 from December 1, 2023, through
November 30, 2024.  Qualified expenses will include staff time to conduct
assessments and purchase supplies.

Council approval of this item will authorize appropriation and spending of these dollars,
which will then be reimbursed by the Missouri Department of Health and Senior
Services. There are no matching funds required for this grant.

Fiscal Impact:

The fiscal impact to the City is $176,000.00. The revenue will be deposited in the
Grant Fund 015, account 015-4755-5101, page 97 of the Fiscal Year 23-24 adopted
budget. There are no matching funds required for this grant. 

Department:          Health and Animal
Services Contact Person:          Christina Heinen



REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Accreditation Grant Ordinance Ordinance
Accreditation Assistance Grant Contract Contract



BILL NO. ____________ 

 

ORDINANCE NO. ___________ 

 

An ordinance authorizing a contract with the Missouri Department of Health and Senior Services 

to provide financial assistance for the Local Public Health Agency Accreditation Assistance 

Grant Program for the period of December 1, 2023, through November 30, 2024; accepting funds 

for the period in the amount of $176,000.00; authorizing future change orders for additional 

funding and/or time extensions for the same project; and authorizing certain future 

appropriations. 

 

 

WHEREAS, the City of Independence has been taking advantage of the grant programs from the 

Missouri Department of Health and Senior Services for the partial funding of the Independence Health 

and Animal Services Department; and, 

 

WHEREAS, it has been determined by the Independence City Council that the application for 

such funds is the proper prerogative of the Council with acceptance of the contract for the period from 

December 1, 2023, through November 30, 2024; and, 

 

WHEREAS, it has been determined by the Independence City Council to be in the best interest of 

the City to approve this Local Public Health Agency Accreditation Assistance Contract with the Missouri 

Department of Health and Senior Services; 

 

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 

 

 SECTION 1.  That the City Manager of the City of Independence, Missouri, is hereby authorized to 

accept funding for an amount not to exceed One Hundred Seventy-Six Thousand and 00/100 Dollars 

($176,000.00) for the period of December 1, 2023, through November 30, 2024. 

 

 SECTION 2.  That the City Manager is further authorized to approve future change orders, 

extensions, amendments or addendums to this grant without Council approval, for an extension of time for 

completing the terms of the grant or for the receipt of additional funding for this same grant project, 

provided there are no changes in the terms and/or conditions or responsibilities to the City and provided 

each and every such change order, extension, amendment or addendum is approved by the City Manager, 

does not add more than 90% to the length of time of the grant or more than 50% to the original funding, is 

identified as being authorized by this ordinance, and a copy is filed with the City Clerk. 

 

 SECTION 3.  That the City Manager is hereby authorized to increase appropriations by the amount 

of any increased grant awards authorized by change order, extension, amendment or addendum for any 

increased funding under the terms of the previous section provided a copy of that action is also provided to 

the Finance Department.     

 

 SECTION 4.  That appropriations in the 2023-2024 Grant Fund Health Department Operating 

Budget are hereby increased by One Hundred Seventy-Six Thousand and 00/100 Dollars ($333,687.00) 

from the revenue anticipated from the Contract for this Local Public Health Agency Accreditation 

Assistance Grant Program. 

 

  



 PASSED THIS ________DAY OF _______________, 2024, BY THE CITY COUNCIL OF 

THE CITY OF INDEPENDENCE, MISSOURI. 

 

 
 

 
__________________________________                                                             
Presiding Officer of the City Council 
of the City of Independence, Missouri 

 
ATTEST: 

I hereby certify that there is a balance, 
___________________________________ otherwise unencumbered, to the credit of 
City Clerk the appropriation to which the foregoing 

expenditure is to be charged, and a cash 
APPROVED - FORM AND LEGALITY: balance, otherwise unencumbered, in the 

treasury, to the credit of the fund from 
which payment is to be made, sufficient 

____________________________________  to meet the obligation hereby incurred. 
City Counselor 

Source is:   State Grant              
REVIEWED BY: 
 
____________________________________  _________________________________                                                                        
City Manager Director of Finance 

City of Independence, Missouri 











































































City of Independence
AGENDA ITEM COVER SHEET

BILL NO. 24-014 1R

Agenda Title:

24-014 1R An ordinance amending Article 25 of Chapter 18 of the City Code by
enacting new sections to add requirements for tow services.

Recommendations:

Staff recommends approval of this ordinance.

Background:

On September 5, 2023, the City Council passed Resolution No X directing the City
Manager to review City Code and any other policies or procedures currently in effect
regarding tow service and to provide recommendations for further action related to
these items. 
 
On December 13, 2023, staff provided an overview of the City’s existing tow
regulations and policies and procedures.  Staff recommended updating language to the
current tow rotation regulations and amending the City Code to incorporate additional
regulations and incorporate the regulations to State Statutes.
 
Staff researched best practices and Missouri State Statutes to strengthen the
regulations of the tow service industry.  A few of the notable changes include the
methods of payment to be accepted by a tow service for retrieval fees, vehicle labeling
requirements for tow trucks, the notification requirements to be provided to City
departments prior to the removal of property by a tow company, vehicle labeling and
other regulations. 
 
Specifically, this amendment makes the following changes:
·Divides the requirements into Divisions for ease of use.
·Updates City Code references and the department administering the tow rotation.
·Division 2 is completed new.  It outlines definitions and general requirements
applicable to all tow service businesses and includes:

o   Vehicle labeling in accordance with Missouri State Statutes;
o   Prohibited acts of tow service businesses;
o   Requires tow service businesses to keep for 3 years statements of the



person authorizing the tow. 
o   Outlines the minimum level of insurance for tow service businesses
operating in the City. 
o   Specifies the minimum hours of operation for a storage facility.
o   Outlines the acceptable method of payment to include cash, travelers
check, money order, debit or credit card and any electronic/mobile
payment.
o   Specifies the tow service business must give the vehicle
owner/operator a written receipt and outlines the minimum information
required on said receipt.
o   Outlines basic tow service business requirements.
o   Specifies every tow service business shall maintain a separate log or
other document which shows for each motor vehicle that it has towed from
a location within the city. This log shall be maintained for 3 years.
 

·Division 3 specifies a business license is required for any tow service business
operating in the City, outlines the application and renewal process, compliance with
applicable laws, and the license denial, suspension or revocation.
·Division 4 outlines the minimum requirements for tow vehicles and operators. 
·Division 5 outlines the requirements for non-consent tows (i.e., the tow of vehicles
from private property).

o   Requires the tow service business to contact the city's police
department prior to removing a vehicle.
o   Specifies that the tow service business obtain written authorization
from the property owner or the property manager or security manager of
the real property prior to the tow.
o   Specifies the required warning sign to be posted on the property.

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
Community Development Department Approved
Finance Department Approved
City Managers Office Approved
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:



Description Type
Ordinance Ordinance
City Code Changes Backup Material



Chapter 18 Amend. 
Tow Service 
 

BILL NO. ___________ 

ORDINANCE NO. ___________ 

AN ORDINANCE AMENDING ARTICLE 25 OF CHAPTER 18 OF THE CITY CODE BY 

ENACTING NEW SECTIONS TO ADD REQUIREMENTS FOR TOW SERVICES.  

WHEREAS, Article 25 of the Independence City Code regulates Abandoned Property and Tow 

Service; and,  

 

WHEREAS, the City Council wishes to strengthen the operating standards for tow companies to 

protect the well-being of both Independence residents and that of the metropolitan region as a whole; 

 

WHEREAS, it is necessary to enact regulations for tow service businesses in order to prevent 

such businesses from becoming detrimental to the safety and welfare of the inhabitants of the City and the 

persons patronizing such businesses; and 

 

 NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 

INDEPENDENCE, MISSOURI, AS FOLLOWS: 

 SECTION 1. That Article 25 of Chapter 18 of the “Code of the City of Independence, Missouri” 

is hereby amended as follows: 

ARTICLE 25. ABANDONED PROPERTY AND TOW SERVICE 

 

DIVISION 1. ABANDONED PROPERTY AND TOW SERVICE  

Sec. 18.25.001. Abandoned property. 

A. For purposes of this article, "abandoned property" shall mean any unattended motor vehicle, trailer, 

all-terrain vehicle, outboard motor or vessel removed or subject to removal under the provisions of 

this article.  

B. It shall be unlawful for any person to leave or abandon any property upon the public street or 

highways, or upon any property owned, operated or leased by the Federal, State or local government 

or upon the private property of another without consent.  

Sec. 18.25.002. Authority to impound abandoned property. 

Members of the Police Department are hereby authorized to remove abandoned property to a place 

of safety or such lot as may be designated by the Chief of Police, at the cost of the owner, under the 

following circumstances:  

1. Any abandoned property on the right-of-way of:  

a. Any Interstate or State highway, left unattended for ten hours,  

b. Any street or alley, left unattended for 48 hours.  

2. Any unattended abandoned property illegally left standing on any highway, street, alley or 

bridge if the abandoned property is left in such a position or under such circumstances to 

obstruct the normal movement of traffic or constitute a safety hazard where there is no 

reasonable indication that the person in control of the property is arranging for its immediate 

control or removal.  



Chapter 18 Amend. 
Tow Service 
 

3. Any abandoned property left unattended on private property for more than 48 hours in 

violation of signs posted advising of the parking limitation or left unattended on private 

property in such position or under such circumstances to constitute a safety hazard or 

unreasonably interfere with the use of the real property by the person in possession.  

4. Any abandoned property which is reported as stolen or taken without the consent of the owner 

or for which there is probable cause to believe is evidence of a crime.  

5. Any property in control of a person who is arrested for an offense for which the officer is 

required to take the person into custody and where such person is unable or unwilling to 

arrange for the property's timely removal.  

6. Any abandoned property for which there is a lawful demand for towing and/or impoundment 

from another law enforcement or governmental agency.  

7. Any abandoned property that is directly interfering with the maintenance, care or emergency 

use of the streets or highways of the City.  

8. Any motor vehicle, trailer, hauling trailer, recreational vehicle/equipment, commercial 

vehicle/equipment, temporary storage container, rail car, semi-trailer or similar containers 

determined to be on real property in violations of City Code Chapters 4 and 14. Section 

4.01.002 (301.2 D), Section 4.01.002 (302.2 D.3.b.), Section 4.01.002 (302.2 D.3.c.), Section 

4.01.002 (302.2 D.3.d) or Section 4.01.002 (302.2 D.3.e), after notice is given as required 

by that section. City Code. 

Sec. 18.25.003. Removal of debris at accident scenes. 

Any person authorized to remove a vehicle involved in an accident, disabled or abandoned on the 

streets or highways of the City shall remove any glass or other material or substances resulting from the 

incident immediately upon removal of the vehicle.  

Sec. 18.25.004. Unlawfully soliciting tow service. 

A. It shall be unlawful for any person to drive a wrecker or tow truck to, or stop at, any vehicle or 

person involved in an accident on the streets or highways of the City unless the person driving the 

wrecker or tow truck has been called to the scene by a law enforcement agency or the owner, 

operator or passenger (or person asked by them to call) of a vehicle involved in the accident.  

B. It shall be unlawful for any person to solicit, directly or indirectly, the business of towing, removing, 

repairing, trading or purchasing any vehicle involved in an accident or disabled on the streets or 

highways of the City. The presence of a person involved in the tow business as an owner, operator, 

employee or agent, at the scene of an accident or disabled vehicle within one hour after the accident 

or the vehicle becoming disabled, or was not a called to the scene by a law enforcement agency, or 

the owner, operator, passenger (or person asked by them to call) is prima facie evidence of soliciting 

in violation of this section.  

Sec. 18.25.005. Tow rotation call list system. 

A. The Community Development Director of Finance is authorized and directed to establish and 

implement a tow rotation call list to equitably distribute the business of towing authorized under 

Section 18.25.002 and of vehicles involved in an accident or disabled when the persons in charge of 

the vehicle cannot or will not remove the vehicle themselves or select a wrecker or tow service of 

their own preference.  

B. The Community Development Director of Finance may impose reasonable regulations upon 

wrecker or tow service businesses desiring to be on the tow rotation call list, including requiring 



Chapter 18 Amend. 
Tow Service 
 

applications, inspecting equipment, storage facilities, office areas, personnel, and financial 

responsibility and evaluating service and performance.  

C. The Community Development Director of Finance shall establish maximum charges that may be 

imposed for towing and storage services by those businesses on the tow rotation call list when 

response is made under the tow rotation system. In no event shall the City be responsible for any 

unpaid towing or storage charges when response is made under the tow rotation system.  

D. The Community Development Director of Finance may, after reasonable notice and hearing, 

remove a tow service provider from the tow rotation call list.  

E. The Chief of Police is directed to use the tow rotation call list to equitably distribute the business of 

towing authorized under Section 18.25.002 and of vehicles involved in an accident or disabled when 

the persons in charge or the vehicle cannot or will not remove the vehicle themselves or select a 

wrecker or tow service of their own preference and develop a system to document the calls for 

wrecker or tow service and record performance of the service providers.  

Sec. 18.25.006. Penalties.  

Any person who is found to have violated any provisions of this article, or who neglects or fails to 

comply with such provisions, shall be guilty of an ordinance violation, and upon conviction shall be fined 

not less than $250.00 and not more than $500.00, or punished by imprisonment of not more than 180 

days, or punished by both such fine and imprisonment.  

Secs. 18.25.007—18.25.999 199. Reserved. 

DIVISION 2. GENERALLY 

Sec. 18.25.200. Definitions. 

The following words, terms and phrases, when used in this article, shall have the meanings 

ascribed to them in this section, except where the context clearly indicates a different meaning:  

City means the City of Independence, Missouri.  

City tow means all tows ordered by the City.  

Cruising means operating a tow vehicle on a public highway at a slow rate of speed or parked 

in a parking area near an accident scene for the purpose of soliciting business along said highway 

or accident scene.  

Director means the Director of Community Development or the director's designee.  

Department means the Community Development Department.  

Emergent tow means a City directed tow as outlined in Division 1 of Chapter 18, Article 25. 

Highway means any highway, road, street or alley open to the use of the public for the purpose 

of vehicular traffic.  

Motor vehicle or vehicle means:  

(1) Any motor vehicle designed primarily for the transportation of no more than ten persons, 

including the operator, and having a registered gross weight of 7,500 pounds or less; and  

(2) Any motor vehicle designed primarily for the transportation of property, such as pick-up 

trucks and panel trucks, and having a registered gross weight of 7,500 pounds or less.  
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Operating, operation of or to operate a tow vehicle means all acts and functions incident to the 

movement of a tow vehicle from place to place; as well as all acts involved in the undertaking of a 

tow, whether for hire or for personal or business use by the owner or individuals under the control 

of the owner of the tow vehicle; and the conducting of a business engaged in the operation of a tow 

vehicle.  

Owner means any person who holds legal title to a vehicle or one who has the legal right to the 

control and possession thereof.  

Person means any individual, assumed name entity, partnership, joint venture, association, 

corporation or other legal entity.  

Retrieval fee means the compensation payable for the retrieval of a towed motor vehicle from a 

facility owned, operated, leased or used by a tow vehicle service, whether that facility is located 

within or beyond the city.  

Storage fee means the compensation payable for the storage of a towed motor vehicle that has 

been stored at or in a facility owned, operated, leased or used by a tow vehicle service, whether that 

facility is located within or beyond the city.  

Tow, tows or towing means the act of removing, by tow vehicle, a motor vehicle from public or 

privately-owned property. The mere preparation of a motor vehicle for removal by a tow vehicle or 

the attachment of a motor vehicle to a tow vehicle, or both, does not, for purposes of this chapter, 

constitute a "tow" or "towing."  

Tow service business means any person, firm, association, corporation, partnership or 

organization engaged in the operation of one or more tow vehicles for a fee or as part of an auto 

salvage, auto repair or junk business.  

Tow vehicle means any motor vehicle which is designed or equipped to or which does in fact 

provide any towing service, including but not limited to towing, pushing or car starting, for which a 

fee is charged or as part of an auto salvage, auto repair or junk business; except that vehicle 

transports or multicar hauling vehicles shall not be construed to mean tow vehicles for the purpose 

of this article; provided, however, rollback tow vehicles capable of towing two vehicles are not 

excluded from the definition of tow vehicles.  

Tow vehicle operator means any individual who, as an employee of or otherwise for a tow 

service business, tows motor vehicles.  

Towing fee means the compensation payable for the towing of a motor vehicle.  

Sec. 18.25.201. Exceptions to article. 

The provisions and prohibitions of this article shall not apply to any person who necessarily 

must act immediately to prevent death or bodily injury or extract a person from automobile 

wreckage.  

Sec. 18.25.202. Penalty for violation of article. 

Any person who is found to have violated any provisions of this article, or who neglects or fails 

to comply with such provisions, shall be guilty of an ordinance violation, and upon conviction shall 

be fined not less than $250.00 and not more than $500.00, or punished by imprisonment of not more 

than 180 days, or punished by both such fine and imprisonment.  
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Sec. 18.25.203. Vehicle labeling. 

The name and business telephone number of the tow service business shall be legibly printed 

in letters not less than 3 inches high on each side of all tow vehicles in accordance with RSMO 

Section 304.158.  

Sec. 18.25.204. Prohibited acts. 

It shall be unlawful for the owner or operator of a tow vehicle to:  

(1) Move a motor vehicle involved in an accident or collision being investigated by the police 

unless such vehicle has been released by an authorized member of the police department.  

(2) Stop at or proceed to the scene of an accident unless called to the scene, requested to stop, 

or flagged down by the owner or operator of a vehicle involved in an accident or 

requested to perform the service by a law enforcement officer or regulatory agency 

pursuant to that agency's procedures.  

(3) Move any vehicle from a highway, street or public property without the express 

authorization of the owner or operator of the vehicle or a law enforcement officer or 

public agency pursuant to that agency's procedures.  

(4) Tow any vehicle from a highway, street or public property to a location not authorized by 

the owner of the towed vehicle or member of the police department or other public 

agency.  

Sec. 18.25.205. Site cleanup. 

Tow vehicle operators shall pick up and properly dispose of all vehicle parts, glass, and other 

debris deposited on the roadway or right of way as a result of an accident or vehicle break down, 

but only after receiving authorization to by a police officer at the scene.  

Sec. 18.25.206. Authorization for tow.  

(a) Prior to the undertaking of any tow, the tow vehicle operator shall present the schedule of 

prices to the customer for their examination.  

Sec. 18.25.207. Statement required.  

(a) Prior to the undertaking of a tow, the tow vehicle operator shall obtain the name and the 

business, home or cellular telephone number of the person authorizing the tow. Such tow 

vehicle operator shall supply this information, upon request, to any law enforcement officer or 

representative of the department.  

(b) All persons operating a tow vehicle shall keep in their possession a pad of printed statements 

containing their name and the address of their place of business and immediately after towing 

a vehicle shall prepare one of said printed statements in duplicate and furnish the original to 

the owner of the vehicle or to their authorized representative. The statement shall contain the 

following information:  

(1) The full name and address of the tow vehicle operator and driver number if applicable;  

(2) The state license plate number and unit number of the tow vehicle;  

(3) The state license number and the state vehicle identification number of the vehicle towed;  

(4) The total amount charged for towing, including the number of miles towed and the 

storage rate per day or price thereof; and  
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(5) Any other information required by the director.  

(c) A duplicate of each statement shall be retained by the tow vehicle operator for a period of 

three years and shall be exhibited by him upon demand by the director or their authorized 

representative.  

Sec. 18.25.208. Insurance required.  

All tow service businesses operating in the City shall obtain a policy of insurance from a 

company authorized to do business in the state or a bond of indemnity, acceptable to the director, 

with limits for bodily injury liability of at least $1,000,000.00 for each person, $1,000,000.00 for 

each accident and property damage liability of $1,000,000.00 for each accident, garage keepers legal 

liability insurance with limits of $150,000.00, on-hook liability policy of $150,000.00, and workers' 

compensation insurance as required by state law.  

Sec. 18.25.209. Hours of operation of storage facilities.  

Any tow service business that tows a motor vehicle from a location within the city shall take 

the vehicle to a storage facility from which towed vehicles may be retrieved 24 hours a day, seven 

days a week.  

Sec. 18.25.210. Methods of payment.  

A tow business service, tow vehicle operator and storage facility operator shall accept payment 

for any towing fee, storage fee, retrieval fee and the "in lieu of towing" fee in each of the following 

ways:  

(1) Cash in United States currency;  

(2) Travelers' checks or money orders payable in United States currency;  

(3) Debit or credit card. There shall be no additional charge for the use of a debit and credit 

card; and 

(4) Any electronic and mobile payment service.  There shall be no additional charge for the 

use of these services.  

Sec. 18.25.211. Receipt.  

Upon payment of all towing, storage and, if applicable, retrieval fees, the tow service business 

or storage facility operator, as the case may be, shall immediately give the vehicle owner or 

custodian a written receipt that contains the following information:  

(1) The name and address of the tow service business;  

(2) The address from which the vehicle was towed;  

(3) The date and time that the vehicle was towed;  

(4) The date and time that the vehicle entered the facility at which it was placed for storage;  

(5) An itemized list of all the fees that are being charged;  

(6) A signature of an authorized representative or property owner who requested the tow; 

and  

(7) A statement on the receipt that reads as follows: Please refer to Sections 18.25.210 and 

18.25.211 of the Code of Ordinances of the City of Independence, Missouri for more 

information on payment options and receipt requirements regarding vehicle tows.  
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The receipt must be signed by the vehicle owner or custodian on the date that payment is 

made and a copy of the signed receipt must be given to the vehicle owner or custodian on the day 

the receipt is signed.  

Sec. 18.25.212. Tow service business requirements.   

A tow service business operating a tow vehicle pursuant to the authority granted in this 

chapter shall:  

(1) Have and occupy a verifiable business address; and  

(2) Have a fenced, secure, and lighted storage lot or an enclosed, secure building for the 

storage of motor vehicles; and  

(3) Be available 24 hours a day, seven days a week. Availability shall mean that an employee 

of the towing company or an answering service answered by a person is able to respond 

to a tow request; and  

(4) Maintain a valid insurance policy issued by an insurer authorized to do business in this 

state, or a bond or other acceptable surety providing coverage as outlined in Section 

18.25.208; and  

(5) Provide workers' compensation insurance for all employees of the towing company if 

required by RSMo Section 287; and  

(6) Maintain current motor vehicle registrations on all tow vehicles currently operated 

within the tow service business fleet.  

(7) Maintain the business name, address and phone number on all tow vehicles operated 

within the tow service business fleet.  

Sec. 18.25.213. Towing log or similar record.  

Every tow service business shall maintain a separate log or other document which shall show, 

for each motor vehicle that it has towed from a location within the city, the following information:  

(1) The date and time that the vehicle was towed;  

(2) The tow vehicle operator's first and last name;  

(3) The name and the business, cellular or home phone telephone number of the person who 

ordered the tow:  

(4) The date and time that the vehicle entered the facility at which it was placed for storage;  

(5) The make, model, year, vehicle identification number and license plate number of the 

vehicle;  

(6) The address of the property from which the vehicle was removed;  

(7) The total mileage of the tow; and  

(8) The towing, retrieval and storage fees actually charged.  

Such log or record shall be maintained for a period of at least three years from the date of 

each tow and shall be made available, during normal business hours, for inspection by the city. In 

addition, the portion of such log or record pertaining to a particular motor vehicle shall be made 

available, during normal business hours, for inspection by the owner of the vehicle.  
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Sec. 18.25.214. Miscellaneous.  

(a) The tow service business, at all times, is responsible for the conduct of their business and the 

acts and conduct of their employees and operators which is in violation of the provisions of 

this chapter or the regulations of the director.  

(b) The tow service business, at all times, is responsible for all tow vehicles and the tow vehicles 

are maintained in a clean and serviceable condition and in adequate repair.  

(c) No tow vehicle operator shall engage in cruising.  

(d) No tow vehicle operator shall invite or permit loitering within or near their tow vehicle.  

(e) No tow vehicle operator shall seek employment by repeatedly driving their vehicle to and from 

in a short space on any highway or otherwise interfering with the proper and orderly progress 

of traffic along a public highway.  

(f) No tow vehicle operator shall report for another operator's tow.  

(g) No tow vehicle operator shall solicit or attempt to divert prospective patrons of an emergent 

tow.  

(h) No tow vehicle operator shall solicit or divert prospective patrons at a given garage in the city 

to any other garage.  

(i) No tow vehicle operator shall solicit, demand or receive from any person, any pay or 

commission or emolument whatsoever except the proper fare for transporting the city or 

emergent tow in accordance with the schedule of charges as determined by the director.  

(j) All tow service businesses shall promptly report all changes of address and or contact 

information to the director.  

(k) A tow vehicle operator shall not remove a vehicle involved in an accident in which a person 

has been killed or seriously injured unless such vehicle has been released by a law enforcement 

officer.  

Sec. 18.25.215. Exemptions. 

The provision of this chapter shall not be applicable to any person operating a tow vehicle 

under the terms of a written contract for a specific period of time with any person, firm or 

corporation to tow, transport, convey or move vehicles owned, controlled or in the custody of such 

person, firm or corporation to a specific location so designated, for consideration set forth in such 

contract; provided that the said person has in their possession at all times while towing, 

transporting, conveying or moving any such vehicle, such contract or an affidavit which shall recite 

the existence of the said contract, the name, address and phone number of the contracting parties, 

the term of the contract and the scope of services to be performed. Any person seeking exemption 

under this provision shall display such contract or affidavit when required to do so by any law 

enforcement officer.  

Sec. 18.25.216. Informal disposition. 

Nothing contained in this chapter shall preclude the informal disposition between the director 

and any person by stipulation, consent order or default, or by agreed settlement.  
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Sec. 18.25.217. Authority to prescribe additional rules and regulations. 

The director is authorized to make and promulgate reasonable and necessary safety rules and 

regulations to carry out the provisions of this article. A copy of all such rules and regulations shall 

be on file with the director.  

Secs. 18.25.218—18.25.299. Reserved. 

DIVISION 3. BUSINESS LICENSE REQUIRED  

Sec. 18.25.300. Business license required. 

It shall be unlawful for any person to report for or make a tow in the City unless the tow 

service business has a valid business license in accordance with Chapter 5 of the City Code.  

Application for a business license shall be made by the tow service business on a form furnished by 

the City.  

Sec. 18.25.301. Application for business license. 

A. Any tow service business desiring to operate a tow vehicle within the city shall make written 

application for a business license or the renewal thereof to the director, which application 

shall set forth the following:  

(1) A full identification of the applicant and all persons interested in the registration number, 

if granted, including the residence, business and email address of the applicant, and of all 

members of any firm, association or partnership, and of all principal shareholders, 

officers, directors and managers of any corporation applying;  

(2) Whether or not the applicant has been convicted of violating any provision of the code or 

has ever had a certificate or registration number issued under this article revoked or 

suspended;  

(3) Whether or not the applicant has unpaid claims or unsatisfied judgments against him or 

it for damages resulting from the negligent operation of a vehicle;  

(4) The past experience, if any, that the applicant has had in rendering such tow service in 

the city and the period of time that the applicant has rendered such service;  

(5) That an applicant has sworn to the truthfulness and accuracy of the information 

provided on all forms and will abide by the provisions of this chapter. The applicant must 

provide positive identification as the person applying for such license. 

(6) Such further information as the director may reasonably require.  

(7) The full amount of the fees chargeable for such license. 

B. At the time the application is submitted, the City shall issue a receipt to the applicant for the 

money paid in advance. Such receipt shall not be construed as the approval of the City for the 

issuance of a license, nor shall it entitle or authorize the applicant to open or maintain any 

business contrary to the provisions of this chapter.  

C. The applicant shall submit application for renewal of the license annually at the time specified 

in City Code Section 5.01.014 of this chapter. Such application for renewal shall include a 

written statement upon forms provided that the information submitted on the application 

form is true and correct.  
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D. When the City upon considering and applying the general standards set out in this chapter in 

City Code Section 5.01.018 determines that an applicant for a license, or for a renewal of a 

license, is not qualified under such provisions, the application shall be denied.  

Sec. 18.25.302. License year, when fees are paid, expiration, renewal of license. 

A business license shall be valid as prescribed in chapter 5 of the City Code. 

Sec. 18.25.303. Submitting false information. 

Any false statement or misrepresentation of a material fact, made by an applicant for the 

purpose of securing a tow service business license, or any renewal thereof, shall be deemed good 

and sufficient cause for refusal to grant, or, if granted, for revocation of a business license.  

Sec. 18.25.304. Compliance with applicable laws. 

Every tow service business operating in the City shall comply with all city, state and federal 

laws. Failure to do so will justify suspension or revocation of the tow service business by the 

director.  

Sec. 18.25.305. License denial, suspension or revocation; right to appeal.  

A. No business license may be denied, suspended, revoked or the renewal thereof denied unless 

notice and an opportunity to be heard is given the holder of the business license in accordance 

with the notice provisions set forth in Chapter 5 of the City Code, as applicable.  

B. The applicant has the right to appeal in accordance with the provisions set forth in Chapter 5 

of the City Code, as applicable.    

Secs. 18.25.306—18.25.399. Reserved. 

DIVISION 4. OPERATORS' AND EQUIPMENT REQUIREMENTS AND QUALIFICATIONS 

Sec. 18.25.400. Vehicles generally. 

It shall be unlawful for any person to operate or allow or cause to be operated any tow vehicle, 

either for a fee or as part of any auto salvage, auto repair or junk business within the city, unless 

said vehicle has a current, approved department of transportation (DOT) inspection certificate.  

Sec. 18.25.401. Vehicles listed on business license. 

All tow service businesses with a valid business license shall list all tow service vehicles utilized 

by said business.  It shall be unlawful for any person to operate or allow or cause to be operated any 

tow vehicle, either for a fee or as part of any auto salvage, auto repair or junk business within the 

city, unless said vehicle is listed on the City of Independence business license.  

Sec. 18.25.402. Operators listed on business license.  

It shall be unlawful for any person, other than a tow business owner, to report for and make a 

tow unless the operator is listed on the City of Independence business license.  

Sec. 18.25.403. Requirements for tow vehicle operators. 

(a) Any person who is listed as an operator for a licensed tow service business shall meet the 

following criteria:  

(1) Be 18 years of age or older; and  
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(2) Shall not have any active municipal warrants; and  

(3) Have a current commercial driver's license issued by the state pursuant to the licensing 

requirements of RSMO Chapter 302 or have a comparable commercial driver's license 

that is current and has been issued by another state.  

Sec. 18.25.404. Background investigation.  

After a tow service business has filed a complete list of all tow vehicle operators with the 

director, the director shall cause the tow vehicle operators to be investigated. The background 

investigation shall include a review of all records available. The background investigation shall also 

include an investigation of the applicant's background of everything listed under City Code 

Sections 18.25.403 and 18.25.214 of this division.  

Secs. 18.25.405—18.25.499. Reserved. 

DIVISION 5. NONCONSENT TOW  

Sec. 18.25.500. Applicability. 

This division applies:  

(1) To the towing, by a tow service business, of motor vehicles from privately-owned 

property within the city without the consent of the vehicle owner or duly authorized 

driver or a law enforcement officer being present;  

(i) For purposes of this subsection, a duly authorized driver has permission or written 

authorization from the vehicle owner.  

(2) To the fees that are charged for such towing of vehicles; and  

(3) To the fees that are charged for the storage and retrieval of such towed vehicles.  

The division does not apply to the towing of motor vehicles identified in Section 18.25.002. 

from public streets and other locations within the city that is performed pursuant to an ordinance 

or contract with the city, or to the storage of such vehicles.  

Sec. 18.25.501. Towing regulations. 

(a) Except for the removal of motor vehicles authorized by the City, a towing company shall not 

remove or commence the removal of motor vehicles from private property without first 

obtaining written authorization from the property owner or lessee in lawful possession or the 

property manager or security manager of the real property, who must be present at the time 

of removal or commencement of the removal. A property manager or security manager must 

be a full-time employee of the business entity. All written authorizations shall be maintained 

for at least three years by the towing company. General authorization to remove or commence 

removal of motor vehicles at the towing company's discretion shall not be delegated to a 

towing company or its affiliates except in the case of motor vehicles unlawfully parked within 

15 feet of a fire hydrant or in a fire lane designated by a fire department or the state fire 

marshal as required by RSMo Section 304.158.  

Sec. 18.25.502. Notice of tow. 

Prior to towing any motor vehicle, the tow service business or operator shall contact the city's 

police department and provide the following information:  

(1) The name of the tow service business and operator;  
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(2) A description of the vehicle to be towed, including its year, make, model, vehicle 

identification number and license plate number;  

(3) The date and time of the tow;  

(4) The address of the location from which the vehicle is being towed; and  

(5) The name and address of the facility to which the vehicle is to be delivered and stored, 

and from which the vehicle may be retrieved.  

(6) If the vehicle to be towed is reported as stolen the tow company shall not remove the 

vehicle and provide the location and vehicle description to Police.  

Sec. 18.25.503. Warning signs. 

It shall be unlawful for any tow service business or tow vehicle operator to tow a motor vehicle 

unless the area in which the vehicle is parked has been posted by a sign, in plain view, at each 

entrance and exit that has been permanently installed for a minimum of 24 hours prior to any 

vehicle being removed. The legible sign shall be a minimum of 17 inches by 22 inches in size with 

lettering not less than one inch in height and posted so that the bottom of the sign is at least 36 

inches, but no more than 72 inches off the ground and shall include:  

(1) A pictorial symbol of a tow vehicle;  

(2) A statement to the effect that any trespassing motor vehicle within the area is subject to 

towing and storage at the expense of the vehicle owner;  

(3) If applicable, the hours and days of the week when trespassing vehicles are subject to 

towing;  

(4) A telephone number, other than that of the police department, that may be called and 

answered 24 hours a day for information regarding the retrieval of a towed vehicle; and  

(5) The maximum fee that will be charged for a towing fee, storage fee, retrieval fee and in 

lieu of towing fee.  

Provided, that the requirements of this section shall not apply to areas providing parking for 

single-family, two-family and townhouse dwellings, as such dwellings are defined in the city zoning 

ordinance.  

Sec. 18.25.504. Penalties. 

Any person who is found to have violated any provisions of this article, or who neglects or fails 

to comply with such provisions, shall be guilty of an ordinance violation, and upon conviction shall 

be fined not less than $250.00 and not more than $500.00, or punished by imprisonment of not more 

than 180 days, or punished by both such fine and imprisonment. 

Secs. 18.25.505—18.25.599. Reserved. 

 

 SECTION 3.  That all other parts and provisions of the City Code not in conflict herewith shall 

remain in full force and effect unless previously or subsequently amended or repealed. 

 

PASSED THIS _____ DAY OF ____________, 2024, BY THE CITY COUNCIL OF THE 

CITY OF INDEPENDENCE, MISSOURI. 
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        ______________________________ 

        Presiding Officer of the City Council 

        Of the City of Independence, Missouri 

ATTEST: 

 

_________________________________ 

City Clerk 

 

APPROVED – FORM AND LEGALITY: 

 

_________________________________ 

City Counselor 

 

REVIEWED BY: 

 

_________________________________ 

City Manager 

 

NOTE: Text struck through and bolded are being removed by this Ordinance and words underscored and 
bolded are being added by this Ordinance. 
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ARTICLE 25. ABANDONED PROPERTY AND TOW SERVICE  
 

DIVISION 1. ABANDONED PROPERTY AND TOW SERVICE  

Sec. 18.25.001. Abandoned property. 

A. For purposes of this article, "abandoned property" shall mean any unattended motor vehicle, trailer, all-
terrain vehicle, outboard motor or vessel removed or subject to removal under the provisions of this article.  

B. It shall be unlawful for any person to leave or abandon any property upon the public street or highways, or 
upon any property owned, operated or leased by the Federal, State or local government or upon the private 
property of another without consent.  

Sec. 18.25.002. Authority to impound abandoned property.  

Members of the Police Department are hereby authorized to remove abandoned property to a place of 
safety or such lot as may be designated by the Chief of Police, at the cost of the owner, under the following 
circumstances:  

1. Any abandoned property on the right-of-way of:  

a. Any Interstate or State highway, left unattended for ten hours,  

b. Any street or alley, left unattended for 48 hours.  

2. Any unattended abandoned property illegally left standing on any highway, street, alley or bridge if the 
abandoned property is left in such a position or under such circumstances to obstruct the normal 
movement of traffic or constitute a safety hazard where there is no reasonable indication that the 
person in control of the property is arranging for its immediate control or removal.  

3. Any abandoned property left unattended on private property for more than 48 hours in violation of 
signs posted advising of the parking limitation or left unattended on private property in such position 
or under such circumstances to constitute a safety hazard or unreasonably interfere with the use of the 
real property by the person in possession.  

4. Any abandoned property which is reported as stolen or taken without the consent of the owner or for 
which there is probable cause to believe is evidence of a crime.  

5. Any property in control of a person who is arrested for an offense for which the officer is required to 
take the person into custody and where such person is unable or unwilling to arrange for the 
property's timely removal.  

6. Any abandoned property for which there is a lawful demand for towing and/or impoundment from 
another law enforcement or governmental agency.  

7. Any abandoned property that is directly interfering with the maintenance, care or emergency use of 
the streets or highways of the City.  

8. Any motor vehicle, trailer, hauling trailer, recreational vehicle/equipment, commercial vehicle, 
temporary storage container, rail car, semi-trailer or similar containers determined to be on real 
property in violations of City Code Chapters 4 and 14. Section 4.01.002 (301.2 D), Section 4.01.002 
(302.2 D.3.b.), Section 4.01.002 (302.2 D.3.c.), Section 4.01.002 (302.2 D.3.d) or Section 4.01.002 
(302.2 D.3.e), after notice is given as required by that section. City Code. 
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Sec. 18.25.003. Removal of debris at accident scenes. 

Any person authorized to remove a vehicle involved in an accident, disabled or abandoned on the streets or 
highways of the City shall remove any glass or other material or substances resulting from the incident 
immediately upon removal of the vehicle.  

Sec. 18.25.004. Unlawfully soliciting tow service. 

A. It shall be unlawful for any person to drive a wrecker or tow truck to, or stop at, any vehicle or person 
involved in an accident on the streets or highways of the City unless the person driving the wrecker or tow 
truck has been called to the scene by a law enforcement agency or the owner, operator or passenger (or 
person asked by them to call) of a vehicle involved in the accident.  

B. It shall be unlawful for any person to solicit, directly or indirectly, the business of towing, removing, 
repairing, trading or purchasing any vehicle involved in an accident or disabled on the streets or highways of 
the City. The presence of a person involved in the tow business as an owner, operator, employee or agent, at 
the scene of an accident or disabled vehicle within one hour after the accident or the vehicle becoming 
disabled, or was not a called to the scene by a law enforcement agency, or the owner, operator, passenger 
(or person asked by them to call) is prima facie evidence of soliciting in violation of this section.  

Sec. 18.25.005. Tow rotation call list system. 

A. The Community Development Director of Finance is authorized and directed to establish and implement a 
tow rotation call list to equitably distribute the business of towing authorized under Section 18.25.002 and of 
vehicles involved in an accident or disabled when the persons in charge of the vehicle cannot or will not 
remove the vehicle themselves or select a wrecker or tow service of their own preference.  

B. The Community Development Director of Finance may impose reasonable regulations upon wrecker or tow 
service businesses desiring to be on the tow rotation call list, including requiring applications, inspecting 
equipment, storage facilities, office areas, personnel, and financial responsibility and evaluating service and 
performance.  

C. The Community Development Director of Finance shall establish maximum charges that may be imposed for 
towing and storage services by those businesses on the tow rotation call list when response is made under 
the tow rotation system. In no event shall the City be responsible for any unpaid towing or storage charges 
when response is made under the tow rotation system.  

D. The Community Development Director of Finance may, after reasonable notice and hearing, remove a tow 
service provider from the tow rotation call list.  

E. The Chief of Police is directed to use the tow rotation call list to equitably distribute the business of towing 
authorized under Section 18.25.002 and of vehicles involved in an accident or disabled when the persons in 
charge or the vehicle cannot or will not remove the vehicle themselves or select a wrecker or tow service of 
their own preference and develop a system to document the calls for wrecker or tow service and record 
performance of the service providers.  

Sec. 18.25.006. Penalties.  

Any person who is found to have violated any provisions of this article, or who neglects or fails to comply 
with such provisions, shall be guilty of an ordinance violation, and upon conviction shall be fined not less than 
$250.00 and not more than $500.00, or punished by imprisonment of not more than 180 days, or punished by 
both such fine and imprisonment.  

Secs. 18.25.007—18.25.499 199. Reserved. 
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DIVISION 2. GENERALLY 

Sec. 18.25.200. Definitions. 

The following words, terms and phrases, when used in this article, shall have the meanings ascribed to 
them in this section, except where the context clearly indicates a different meaning:  

City means the City of Independence, Missouri.  

City tow means all tows ordered by the City.  

Cruising means operating a tow vehicle on a public highway at a slow rate of speed or parked in a parking 
area near an accident scene for the purpose of soliciting business along said highway or accident scene.  

Director means the Director of Community Development or the director's designee.  

Department means the Community Development Department.  

Emergent tow means a City directed tow as outlined in Division 1 of Chapter 18, Article 25. 

Highway means any highway, road, street or alley open to the use of the public for the purpose of 
vehicular traffic.  

Motor vehicle or vehicle means:  

(1) Any motor vehicle designed primarily for the transportation of no more than ten persons, including 
the operator, and having a registered gross weight of 7,500 pounds or less; and  

(2) Any motor vehicle designed primarily for the transportation of property, such as pick-up trucks and 
panel trucks, and having a registered gross weight of 7,500 pounds or less.  

Operating, operation of or to operate a tow vehicle means all acts and functions incident to the movement 
of a tow vehicle from place to place; as well as all acts involved in the undertaking of a tow, whether for hire or 
for personal or business use by the owner or individuals under the control of the owner of the tow vehicle; and 
the conducting of a business engaged in the operation of a tow vehicle.  

Owner means any person who holds legal title to a vehicle or one who has the legal right to the control 
and possession thereof.  

Person means any individual, assumed name entity, partnership, joint venture, association, corporation or 
other legal entity.  

Retrieval fee means the compensation payable for the retrieval of a towed motor vehicle from a facility 
owned, operated, leased or used by a tow vehicle service, whether that facility is located within or beyond the 
city.  

Storage fee means the compensation payable for the storage of a towed motor vehicle that has been 
stored at or in a facility owned, operated, leased or used by a tow vehicle service, whether that facility is located 
within or beyond the city.  

Tow, tows or towing means the act of removing, by tow vehicle, a motor vehicle from public or privately-
owned property. The mere preparation of a motor vehicle for removal by a tow vehicle or the attachment of a 
motor vehicle to a tow vehicle, or both, does not, for purposes of this chapter, constitute a "tow" or "towing."  

Tow service business means any person, firm, association, corporation, partnership or organization 
engaged in the operation of one or more tow vehicles for a fee or as part of an auto salvage, auto repair or junk 
business.  

Tow vehicle means any motor vehicle which is designed or equipped to or which does in fact provide any 
towing service, including but not limited to towing, pushing or car starting, for which a fee is charged or as part 
of an auto salvage, auto repair or junk business; except that vehicle transports or multicar hauling vehicles shall 
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not be construed to mean tow vehicles for the purpose of this article; provided, however, rollback tow vehicles 
capable of towing two vehicles are not excluded from the definition of tow vehicles.  

Tow vehicle operator means any individual who, as an employee of or otherwise for a tow service 
business, tows motor vehicles.  

Towing fee means the compensation payable for the towing of a motor vehicle.  

Sec. 18.25.201. Exceptions to article. 

The provisions and prohibitions of this article shall not apply to any person who necessarily must act 
immediately to prevent death or bodily injury or extract a person from automobile wreckage.  

Sec. 18.25.202. Penalty for violation of article. 

Any person who is found to have violated any provisions of this article, or who neglects or fails to comply 
with such provisions, shall be guilty of an ordinance violation, and upon conviction shall be fined not less than 
$250.00 and not more than $500.00, or punished by imprisonment of not more than 180 days, or punished by 
both such fine and imprisonment.  

Sec. 18.25.203. Vehicle labeling. 

The name and business telephone number of the tow service business shall be legibly printed in letters not 
less than 3 inches high on each side of all tow vehicles in accordance with RSMO Section 304.158.  

Sec. 18.25.204. Prohibited acts. 

It shall be unlawful for the owner or operator of a tow vehicle to:  

(1) Move a motor vehicle involved in an accident or collision being investigated by the police unless such 
vehicle has been released by an authorized member of the police department.  

(2) Stop at or proceed to the scene of an accident unless called to the scene, requested to stop, or 
flagged down by the owner or operator of a vehicle involved in an accident or requested to perform 
the service by a law enforcement officer or regulatory agency pursuant to that agency's procedures.  

(3) Move any vehicle from a highway, street or public property without the express authorization of the 
owner or operator of the vehicle or a law enforcement officer or public agency pursuant to that 
agency's procedures.  

(4) Tow any vehicle from a highway, street or public property to a location not authorized by the owner 
of the towed vehicle or member of the police department or other public agency.  

Sec. 18.25.205. Site cleanup. 

Tow vehicle operators shall pick up and properly dispose of all vehicle parts, glass, and other debris 
deposited on the roadway or right of way as a result of an accident or vehicle break down, but only after 
receiving authorization to by a police officer at the scene.  

Sec. 18.25.206. Authorization for tow.  

(a) Prior to the undertaking of any tow, the tow vehicle operator shall present the schedule of prices to the 
customer for their examination.  
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Sec. 18.25.207. Statement required.  

(a) Prior to the undertaking of a tow, the tow vehicle operator shall obtain the name and the business, home 
or cellular telephone number of the person authorizing the tow. Such tow vehicle operator shall supply 
this information, upon request, to any law enforcement officer or representative of the department.  

(b) All persons operating a tow vehicle shall keep in their possession a pad of printed statements containing 
their name and the address of their place of business and immediately after towing a vehicle shall prepare 
one of said printed statements in duplicate and furnish the original to the owner of the vehicle or to their 
authorized representative. The statement shall contain the following information:  

(1) The full name and address of the tow vehicle operator and driver number if applicable;  

(2) The state license plate number and unit number of the tow vehicle;  

(3) The state license number and the state vehicle identification number of the vehicle towed;  

(4) The total amount charged for towing, including the number of miles towed and the storage rate per 
day or price thereof; and  

(5) Any other information required by the director.  

(c) A duplicate of each statement shall be retained by the tow vehicle operator for a period of three years and 
shall be exhibited by him upon demand by the director or their authorized representative.  

Sec. 18.25.208. Insurance required.  

All tow service businesses operating in the City shall obtain a policy of insurance from a company 
authorized to do business in the state or a bond of indemnity, acceptable to the director, with limits for bodily 
injury liability of at least $1,000,000.00 for each person, $1,000,000.00 for each accident and property damage 
liability of $1,000,000.00 for each accident, garage keepers legal liability insurance with limits of $150,000.00, 
on-hook liability policy of $150,000.00, and workers' compensation insurance as required by state law.  

Sec. 18.25.209. Hours of operation of storage facilities.  

Any tow service business that tows a motor vehicle from a location within the city shall take the vehicle to 
a storage facility from which towed vehicles may be retrieved 24 hours a day, seven days a week.  

Sec. 18.25.210. Methods of payment.  

A tow business service, tow vehicle operator and storage facility operator shall accept payment for any 
towing fee, storage fee, retrieval fee and the "in lieu of towing" fee in each of the following ways:  

(1) Cash in United States currency;  

(2) Travelers' checks or money orders payable in United States currency;  

(3) Debit or credit card. There shall be no additional charge for the use of a debit and credit card; and 

(4) Any electronic and mobile payment service.  There shall be no additional charge for the use of these 
services.  

Sec. 18.25.211. Receipt.  

Upon payment of all towing, storage and, if applicable, retrieval fees, the tow service business or storage 
facility operator, as the case may be, shall immediately give the vehicle owner or custodian a written receipt 
that contains the following information:  

(1) The name and address of the tow service business;  

(2) The address from which the vehicle was towed;  
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(3) The date and time that the vehicle was towed;  

(4) The date and time that the vehicle entered the facility at which it was placed for storage;  

(5) An itemized list of all the fees that are being charged;  

(6) A signature of an authorized representative or property owner who requested the tow; and  

(7) A statement on the receipt that reads as follows: Please refer to Sections 18.25.210 and 18.25.211 of 
the Code of Ordinances of the City of Independence, Missouri for more information on payment 
options and receipt requirements regarding vehicle tows.  

The receipt must be signed by the vehicle owner or custodian on the date that payment is made and a 
copy of the signed receipt must be given to the vehicle owner or custodian on the day the receipt is signed.  

Sec. 18.25.212. Tow service business requirements.   

A tow service business operating a tow vehicle pursuant to the authority granted in this chapter shall:  

(1) Have and occupy a verifiable business address; and  

(2) Have a fenced, secure, and lighted storage lot or an enclosed, secure building for the storage of 
motor vehicles; and  

(3) Be available 24 hours a day, seven days a week. Availability shall mean that an employee of the 
towing company or an answering service answered by a person is able to respond to a tow request; 
and  

(4) Maintain a valid insurance policy issued by an insurer authorized to do business in this state, or a 
bond or other acceptable surety providing coverage as outlined in Section 18.25.208; and 

(5) Provide workers' compensation insurance for all employees of the towing company if required by 
RSMo Section 287; and  

(6) Maintain current motor vehicle registrations on all tow vehicles currently operated within the tow 
service business fleet.  

(7) Maintain the business name, address and phone number on all tow vehicles operated within the tow 
service business fleet.  

Sec. 18.25.213. Towing log or similar record.  

Every tow service business shall maintain a separate log or other document which shall show, for each 
motor vehicle that it has towed from a location within the city, the following information:  

(1) The date and time that the vehicle was towed;  

(2) The tow vehicle operator's first and last name;  

(3) The name and the business, cellular or home phone telephone number of the person who ordered 
the tow:  

(4) The date and time that the vehicle entered the facility at which it was placed for storage;  

(5) The make, model, year, vehicle identification number and license plate number of the vehicle;  

(6) The address of the property from which the vehicle was removed;  

(7) The total mileage of the tow; and  

(8) The towing, retrieval and storage fees actually charged.  

Such log or record shall be maintained for a period of at least three years from the date of each tow and 
shall be made available, during normal business hours, for inspection by the city. In addition, the portion of such 
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log or record pertaining to a particular motor vehicle shall be made available, during normal business hours, for 
inspection by the owner of the vehicle.  

Sec. 18.25.214. Miscellaneous.  

(a) The tow service business, at all times, is responsible for the conduct of their business and the acts and 
conduct of their employees and operators which is in violation of the provisions of this chapter or the 
regulations of the director.  

(b) The tow service business, at all times, is responsible for all tow vehicles and the tow vehicles are 
maintained in a clean and serviceable condition and in adequate repair.  

(c) No tow vehicle operator shall engage in cruising.  

(d) No tow vehicle operator shall invite or permit loitering within or near their tow vehicle.  

(e) No tow vehicle operator shall seek employment by repeatedly driving their vehicle to and from in a short 
space on any highway or otherwise interfering with the proper and orderly progress of traffic along a pubic 
highway.  

(f) No tow vehicle operator shall report for another operator's tow.  

(g) No tow vehicle operator shall solicit or attempt to divert prospective patrons of an emergent tow.  

(h) No tow vehicle operator shall solicit or divert prospective patrons at a given garage in the city to any other 
garage.  

(i) No tow vehicle operator shall solicit, demand or receive from any person, any pay or commission or 
emolument whatsoever except the proper fare for transporting the city or emergent tow in accordance 
with the schedule of charges as determined by the director.  

(j) All tow service businesses shall promptly report all changes of address and or contact information to the 
director.  

(k) A tow vehicle operator shall not remove a vehicle involved in an accident in which a person has been killed 
or seriously injured unless such vehicle has been released by a law enforcement officer.  

Sec. 18.25.215. Exemptions. 

The provision of this chapter shall not be applicable to any person operating a tow vehicle under the terms 
of a written contract for a specific period of time with any person, firm or corporation to tow, transport, convey 
or move vehicles owned, controlled or in the custody of such person, firm or corporation to a specific location so 
designated, for consideration set forth in such contract; provided that the said person has in their possession at 
all times while towing, transporting, conveying or moving any such vehicle, such contract or an affidavit which 
shall recite the existence of the said contract, the name, address and phone number of the contracting parties, 
the term of the contract and the scope of services to be performed. Any person seeking exemption under this 
provision shall display such contract or affidavit when required to do so by any law enforcement officer.  

Sec. 18.25.216. Informal disposition. 

Nothing contained in this chapter shall preclude the informal disposition between the director and any 
person by stipulation, consent order or default, or by agreed settlement.  

Sec. 18.25.217. Authority to prescribe additional rules and regulations. 

The director is authorized to make and promulgate reasonable and necessary safety rules and regulations 
to carry out the provisions of this article. A copy of all such rules and regulations shall be on file with the 
director.  
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Secs. 18.25.218—18.25.299. Reserved. 

DIVISION 3. BUSINESS LICENSE REQUIRED  

Sec. 18.25.300. Business license required. 

It shall be unlawful for any person to report for or make a tow in the City unless the tow service business 
has a valid business license in accordance with Chapter 5 of the City Code.  Application for a business license 
shall be made by the tow service business on a form furnished by the City.  

Sec. 18.25.301. Application for business license. 

A. Any tow service business desiring to operate a tow vehicle within the city shall make written application 
for a business license or the renewal thereof to the director, which application shall set forth the 
following:  

(1) A full identification of the applicant and all persons interested in the registration number, if granted, 
including the residence, business and email address of the applicant, and of all members of any firm, 
association or partnership, and of all principal shareholders, officers, directors and managers of any 
corporation applying;  

(2) Whether or not the applicant has been convicted of violating any provision of the code or has ever 
had a certificate or registration number issued under this article revoked or suspended;  

(3) Whether or not the applicant has unpaid claims or unsatisfied judgments against him or it for 
damages resulting from the negligent operation of a vehicle;  

(4) The past experience, if any, that the applicant has had in rendering such tow service in the city and 
the period of time that the applicant has rendered such service;  

(5) That an applicant has sworn to the truthfulness and accuracy of the information provided on all 
forms and will abide by the provisions of this chapter. The applicant must provide positive 
identification as the person applying for such license. 

(6) Such further information as the director may reasonably require.  

(7) The full amount of the fees chargeable for such license. 

B. At the time the application is submitted, the City shall issue a receipt to the applicant for the money paid 
in advance. Such receipt shall not be construed as the approval of the City for the issuance of a license, nor 
shall it entitle or authorize the applicant to open or maintain any business contrary to the provisions of 
this chapter.  

C. The applicant shall submit application for renewal of the license annually at the time specified in City Code 
Section 5.01.014 of this chapter. Such application for renewal shall include a written statement upon 
forms provided that the information submitted on the application form is true and correct.  

D. When the City upon considering and applying the general standards set out in this chapter in City Code 
Section 5.01.018 determines that an applicant for a license, or for a renewal of a license, is not qualified 
under such provisions, the application shall be denied.  

Sec. 18.25.302. License year, when fees are paid, expiration, renewal of license. 

A business license shall be valid as prescribed in chapter 5 of the City Code. 



 

 

 

Page 9 of 11 

Sec. 18.25.303. Submitting false information. 

Any false statement or misrepresentation of a material fact, made by an applicant for the purpose of 
securing a tow service business license, or any renewal thereof, shall be deemed good and sufficient cause for 
refusal to grant, or, if granted, for revocation of a business license.  

Sec. 18.25.304. Compliance with applicable laws. 

Every tow service business operating in the City shall comply with all city, state and federal laws. Failure to 
do so will justify suspension or revocation of the tow service business by the director.  

Sec. 18.25.305. License denial, suspension or revocation; right to appeal.  

A. No business license may be denied, suspended, revoked or the renewal thereof denied unless notice and 
an opportunity to be heard is given the holder of the business license in accordance with the notice 
provisions set forth in Chapter 5 of the City Code, as applicable.  

B. The applicant has the right to appeal in accordance with the provisions set forth in Chapter 5 of the City 
Code, as applicable.    

Secs. 18.25.306—18.25.399. Reserved. 

DIVISION 4. OPERATORS' AND EQUIPMENT REQUIREMENTS AND 

QUALIFICATIONS 

Sec. 18.25.400. Vehicles generally. 

It shall be unlawful for any person to operate or allow or cause to be operated any tow vehicle, either for a 
fee or as part of any auto salvage, auto repair or junk business within the city, unless said vehicle has a current, 
approved department of transportation (DOT) inspection certificate.  

Sec. 18.25.401. Vehicles listed on business license. 

All tow service businesses with a valid business license shall list all tow service vehicles utilized by said 
business.  It shall be unlawful for any person to operate or allow or cause to be operated any tow vehicle, either 
for a fee or as part of any auto salvage, auto repair or junk business within the city, unless said vehicle is listed 
on the City of Independence business license.  

Sec. 18.25.402. Operators listed on business license.  

It shall be unlawful for any person, other than a tow business owner, to report for and make a tow unless 
the operator is listed on the City of Independence business license.  

Sec. 18.25.403. Requirements for tow vehicle operators. 

(a) Any person who is listed as an operator for a licensed tow service business shall meet the following 
criteria:  

(1) Be 18 years of age or older; and  

(2) Shall not have any active municipal warrants; and  

(3) Have a current commercial driver's license issued by the state pursuant to the licensing requirements 
of RSMO Chapter 302 or have a comparable commercial driver's license that is current and has been 
issued by another state.  
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Sec. 18.25.404. Background investigation.  

After a tow service business has filed a complete list of all tow vehicle operators with the director, the 
director shall cause the tow vehicle operators to be investigated. The background investigation shall include a 
review of all records available. The background investigation shall also include an investigation of the applicant's 
background of everything listed under City Code Sections 18.25.403 and 18.25.214 of this division.  

Secs. 18.25.405—18.25.499. Reserved. 

DIVISION 5. NONCONSENT TOW  

Sec. 18.25.500. Applicability. 

This division applies:  

(1) To the towing, by a tow service business, of motor vehicles from privately-owned property within 
the city without the consent of the vehicle owner or duly authorized driver or a law enforcement 
officer being present;  

(i) For purposes of this subsection, a duly authorized driver has permission or written 
authorization from the vehicle owner.  

(2) To the fees that are charged for such towing of vehicles; and  

(3) To the fees that are charged for the storage and retrieval of such towed vehicles.  

The division does not apply to the towing of motor vehicles identified in Section 18.25.002. from public 
streets and other locations within the city that is performed pursuant to an ordinance or contract with the city, 
or to the storage of such vehicles.  

Sec. 18.25.501. Towing regulations. 

(a) Except for the removal of motor vehicles authorized by the City, a towing company shall not remove or 
commence the removal of motor vehicles from private property without first obtaining written 
authorization from the property owner or lessee in lawful possession or the property manager or security 
manager of the real property, who must be present at the time of removal or commencement of the 
removal. A property manager or security manager must be a full-time employee of the business entity. All 
written authorizations shall be maintained for at least three years by the towing company. General 
authorization to remove or commence removal of motor vehicles at the towing company's discretion shall 
not be delegated to a towing company or its affiliates except in the case of motor vehicles unlawfully 
parked within 15 feet of a fire hydrant or in a fire lane designated by a fire department or the state fire 
marshal as required by RSMo Section 304.158.  

Sec. 18.25.502. Notice of tow. 

Prior to towing any motor vehicle, the tow service business or operator shall contact the city's police 
department and provide the following information:  

(1) The name of the tow service business and operator;  

(2) A description of the vehicle to be towed, including its year, make, model, vehicle identification 
number and license plate number;  

(3) The date and time of the tow;  

(4) The address of the location from which the vehicle is being towed; and  
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(5) The name and address of the facility to which the vehicle is to be delivered and stored, and from 
which the vehicle may be retrieved.  

(6) If the vehicle to be towed is reported as stolen the tow company shall not remove the vehicle, and 
provide the location and vehicle description to Police.  

Sec. 18.25.503. Warning signs. 

It shall be unlawful for any tow service business or tow vehicle operator to tow a motor vehicle unless the 
area in which the vehicle is parked has been posted by a sign, in plain view, at each entrance and exit that has 
been permanently installed for a minimum of 24 hours prior to any vehicle being removed. The legible sign shall 
be a minimum of 17 inches by 22 inches in size with lettering not less than one inch in height and posted so that 
the bottom of the sign is at least 36 inches, but no more than 72 inches off the ground and shall include:  

(1) A pictorial symbol of a tow vehicle;  

(2) A statement to the effect that any trespassing motor vehicle within the area is subject to towing and 
storage at the expense of the vehicle owner;  

(3) If applicable, the hours and days of the week when trespassing vehicles are subject to towing;  

(4) A telephone number, other than that of the police department, that may be called and answered 24 
hours a day for information regarding the retrieval of a towed vehicle; and  

(5) The maximum fee that will be charged for a towing fee, storage fee, retrieval fee and in lieu of 
towing fee.  

Provided, that the requirements of this section shall not apply to areas providing parking for single-family, 
two-family and townhouse dwellings, as such dwellings are defined in the city zoning ordinance.  

Sec. 18.25.504. Penalties. 

Any person who is found to have violated any provisions of this article, or who neglects or fails to comply 
with such provisions, shall be guilty of an ordinance violation, and upon conviction shall be fined not less than 
$250.00 and not more than $500.00, or punished by imprisonment of not more than 180 days, or punished by 
both such fine and imprisonment. 

Secs. 18.25.505—18.25.599. Reserved. 
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AGENDA ITEM COVER SHEET

BILL NO. 24-015 1R

Agenda Title:

24-015 1R An Ordinance vacating an existing right-of-way of all that part of Coon
Road beginning at 7 Hwy and heading West approximately 631 feet and reserving the
same as a general utility easement, Independence, Jackson County, Missouri.

Recommendations:

Council approval is recommended. 

Executive Summary:

City Staff have received an application to vacate Coon Road west of MO-7 Highway.
This application has been found to meet all requirements set by City Code. Staff are
recommending the approval of this vacation.

Fiscal Impact:

There is no fiscal impact to the City. 

Department:          Municipal Services Contact Person:          Lisa Reynolds

REVIEWERS:
Department Action
Public Works Department Approved
City Managers Office Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Coon Road Vacation and Easement Application Exhibit



Ordinance - Coon Road Vacation Ordinance



















  

  

BILL NO. __________ 

 

ORDINANCE NO. __________ 

 

AN ORDINANCE VACATING AN EXISTING RIGHT-OF-WAY OF ALL THAT PART OF COON ROAD 

BEGINNING AT 7 HWY AND HEADING WEST APPROXIMATELY 631 FEET AND RESERVING THE 

SAME AS A GENERAL UTILITY EASEMENT, INDEPENDENCE, JACKSON COUNTY, MISSOURI. 

 

WHEREAS the entirety of the vacated Right-of-way will become a General Utility Easement; and,  

 

WHEREAS the vacation of the Right-Of-Way will support additional development of the property; and, 

 

WHEREAS, the City has received a request for vacation from the property owner of 4 of the adjacent, 5 

parcels. 

 

 NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF INDEPENDENCE, 

MISSOURI, AS FOLLOWS: 

 

 SECTION 1.  That the City Council of the City of Independence, Missouri does hereby vacate the Right-

Of-Way, described as follows: 

 
DESCRIPTION OF RIGHT-OF-WAY TO BE VACATED 

 
A TRACT OF LAND IN THE NORTHWEST QUARTER OF SECTION 01, TOWNSHIP 49 NORTH, RANGE 31 WEST, OF THE 5TH P.M., 

IN THE CITY OF INDEPENDENCE, JACKSON COUNTY, MISSOURI, PREPARED BY BRYAN F. HILL PLS 2008016658 DATED JUNE 

21ST, 2023; BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 

COMMENCING AT THE NORTHEAST CORNER OF SAID NORTHWEST QUARTER; THENCE SOUTH 01059'14" WEST, ALONG THE 

EAST LINE OF SAID NORTHWEST QUARTER, 1293.15 FEET TO THE NORTHEAST CORNER OF THE SOUTHEAST QUARTER OF 
SAID NORTHWEST QUARTER; THENCE NORTH 87039'24" WEST, 26.10 FEET TO A POINT ON THE WEST RIGHT OF WAY LINE 

OF MISSOURI 7 HIGHWAY AS IT NOW EXISTS, ALSO TO BE KNOWN AS THE POINT OF BEGINNING OF HEREIN DESCRIBED 

TRACT; THENCE SOUTH 01059114" WEST, ALONG SAID WEST RIGHT OF WAY LINE, 25.00 FEET; THENCE NORTH 87039124" 

WEST, 630.71 FEET; THENCE NORTH 02003111" EAST, 25.00 FEET; THENCE SOUTH 87039124" EAST, 630.68 FEET TO THE POINT 

OF BEGINNING.  

CONTAINING 15,767.47 SQUARE FEET MORE OR LESS. 

 

  

SECTION 2.  That the Municipal Services Department is directed to file for record a certified copy of this ordinance 

in the Office of the Division of Property Records, in and for the County of Jackson, State of Missouri, at 

Independence. 

 
PASSED THIS ________ DAY OF ____________________, 2024, BY THE CITY COUNCIL OF THE 

CITY OF INDEPENDENCE, MISSOURI. 
                                                  
ATTEST: 

 
_________________________________   _________________________________ 
City Clerk      Presiding Officer of the City Council 

of the City of Independence, Missouri 
 

APPROVED - FORM AND LEGALITY:  
 
_________________________________   
City Counselor 
 
 
REVIEWED BY: 
 
_________________________________   __________________________________                                                                       
City Manager Director of Finance and Administration 

City of Independence, Missouri 
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Case 24-100-03, a request by Kirk Farrelly with Dollar General to rezone the property
at 9800 E. US 40 Highway from C-2 (General Commercial) and R-6 (Single-Family
Residential) to C-2 (General Commercial), was advertised for a new information only
public hearing at the March 4, 2024, City Council meeting.  As this case was continued
by the Planning Commission, the new information only public hearing is now expected
to be heard at the April 4, 2024, City Council meeting.

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
Community Development Department Approved
City Clerk Department Approved

Council Action:         Council Action:         
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Agenda Title:

Case 24-100-05, a request by Carolyn Richardson to rezone the property at 1301 S.
Noland Road from C-2 (General Commercial) to R-6 (Single-Family Residential), was
advertised for a new information only public hearing at the March 4, 2024, City Council
meeting.  As this case was continued by the Planning Commission, the new
information only public hearing is now expected to be heard at the May 20, 2024, City
Council meeting.

Department:          Community
Development Contact Person:          Tom Scannell

REVIEWERS:
Department Action
Community Development Department Approved
City Clerk Department Approved

Council Action:         Council Action:         
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Boards/Commissions Report

Department:         Contact Person:         

REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         

ATTACHMENTS:
Description Type
Boards and Commission Memo Ordinance



 

 

 

 
 

MEMORANDUM 
 
 
DATE:   March 4, 2024 
 
TO:    Mayor and Members of the City Council 
 
FROM:   Susanne Holland, City Clerk 
 
SUBJECT:   Boards and Commissions Report 
 
 
Tourism Commission 
 

 A recommendation has been made to reappoint Bobby McCutcheon to the Tourism 
Commission.   

 Staff requests direction to add a resolution to the next regular meeting, appointing this 
individual to the above board.  
 

Public Tax Oversight Committee 
 

 Recommendations have been made to reappoint Erin Boatright to the Public Tax Oversight 
Committee 

 Staff requests direction to add a resolution to the next regular meeting, appointing this 
individual to the above board.  
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Please Note:  In accordance with RSMo 610.021, the City Council may convene in
an Executive Session during or after the meeting, in the Council Chambers and move
to Conference Room D for the closed meeting, on matters of litigation, legal action,
and/or attorney client communications, as permitted by Sec. 610.021(1), on matters of
personnel, as permitted by Sec. 610.021(3) and personnel records, as permitted by
610.021(13), on matters of contracts, as permitted by 610.021(12), on matters of real
estate, as permitted by 610.021(2) and/or matters of labor negotiations, as permitted
by 610.021(9).

Department:          Acting City Clerk Contact Person:          Dee Dee Meier

REVIEWERS:
Department Action
City Clerk Department Approved

Council Action:         Council Action:         
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