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CITY OF GRAIN VALLEY 
BOARD OF ALDERMEN AGENDA ITEM 

MEETING DATE 3/13/2023 

BILL NUMBER B23-10 

AGENDA TITLE 
AN ORDINANCE CHANGING THE ZONING ON 
APPROXIMATELY 4.83 ACRES FROM DISTRICT R-1 
(SINGLE FAMILY RESIDENTIAL DISTRICT) TO R-1P 
(SINGLE FAMILY RESIDENTIAL DISTRICT – PLANNED 
OVERLAY DISTRICT) AND CHANGE THE ZONING ON 
APPROXIMATELY 11.44 ACRES FROM DISTRICT R-1 
(SINGLE FAMILY RESIDENTIAL DISTRICT) TO 
DISTRICT M-1P (LIGHT INDUSTRIAL -PLANNED 
OVERLAY DISTRICT) AND APPROVAL OF 
PRELIMINARY DEVELOPMENT PLAN FOR 
CREEKSIDE VILLAGE 4th PLAT 

REQUESTING DEPARTMENT COMMUNITY DEVELOPMENT DEPARTMENT 

PRESENTER MARK TROSEN, DIRECTOR 

FISCAL INFORMATION Cost as recommended: N/A  

Budget Line Item: N/A 

Balance Available N/A 

New Appropriation 
Required: 

[] Yes  [ X] No 

PURPOSE 
The proposed use of land for the R-1P is 51 single family 
residential lots.  The proposed use of land for the M-1P 
will be four industrial buildings each containing 11,200 
square feet. 

BACKGROUND The Preferred Land Use Map in the City’s Comprehensive 
Plan illustrates this area to be Single Family.  The 
applicant has also filed an application to amend the future 
land use map to designate the area to be M-1P to be 
Business Park so that it is consistent with the proposed 
Creekside Village 4th Plat preliminary development plan. 

SPECIAL NOTES 
According to Section 400.200 of the City’s zoning 
regulations, a Planned Overlay District shall provide 
latitude and flexibility in location of buildings, structures, 
open spaces, play areas, parking, roads, drives, variations 
in setback and yard requirements. 

ANALYSIS 
Please refer to Staff Report 
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PUBLIC INFORMATION 
PROCESS 

Public Notice was given in the Examiner as required by 
State Statute and property owners of record within 185 
feet of the rezoning area were notified by letter.  

BOARD OR COMMISSION 
RECOMMENDATION 

The Planning and Zoning Commission held a public 
hearing on Wednesday, February 8, 2023.  The 
Commission unanimously recommended approval on the 
rezoning and the preliminary development plan for 
Creekside Village 4th Plat. 

DEPARTMENT 
RECOMMENDATION 

Staff Recommends Approval 

REFERENCE DOCUMENTS 
ATTACHED 

Ordinance, Rezoning Exhibit, Preliminary Development 
Plan, Staff Report, Aerial Map 
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         CITY OF                          STATE OF 
GRAIN VALLEY      MISSOURI 

 
BILL NO. B23-10   ORDINANCE NO.       
     SECOND READING       

FIRST READING       
 
 

AN ORDINANCE CHANGING THE ZONING ON APPROXIMATELY 4.83 ACRES FROM 
DISTRICT R-1 (SINGLE FAMILY RESIDENTIAL DISTRICT) TO R-1P (SINGLE FAMILY 

RESIDENTIAL DISTRICT – PLANNED OVERLAY DISTRICT) AND CHANGING THE ZONING 
ON APPROXIMATELY 11.44 ACRES FROM DISTRICT  

R-1 (SINGLE FAMILY RESIDENTIAL DISTRICT) TO M-1P (LIGHT INDUSTRIAL - PLANNED 
OVERLAY DISTRICT) AND APPROVAL OF PRELIMINARY DEVELOPMENT PLAN FOR 

CREEKSIDE VILLAGE 4th PLAT 
  

 
WHEREAS, the Mayor and the Board of Aldermen are committed to the development 

of the City; and  
 
 WHEREAS, a public hearing was held on February 8, 2023 in which the Planning and 
Zoning Commission unanimously recommended approval of the zoning change to R-1P (Single 
Family Residential District – Planned Overlay District) on approximately 4.83 acres and zoning 
change to M-1P (Light Industrial District – Planned Overlay District on approximately 11.44 acres 
and approval of the Preliminary Development Plan for the Creekside Village 4th Plat; and  
 
 WHEREAS, a public hearing concerning said matter was held at the Grain Valley City Hall 
in Grain Valley, Missouri at the hour of 7:00 p.m. on March 13, 2023; and  
 
 WHEREAS, in reviewing the City’s 2014 Comprehensive Plan, the proposed rezoning and 
preliminary development plan would be consistent with the character and intent of the long-range 
plan once the requested amendment is approved; and 
 
 WHEREAS, the Board of Aldermen of the City of Grain Valley, Missouri, has determined 
that it is desirable. 
 
 NOW THEREFORE, BE IT ORDAINED by the Board of Aldermen of the City of Grain Valley, 
Missouri as follows: 

 
SECTION 1: The zoning for the property generally described below is hereby established as 

R-1P (Single Family Residential District – Planned Overlay District): 
 

Legal Description:  ALL THAT PART OF THE SOUTHWEST QUARTER OF THE SOUTHEAST 
QUARTER OF SECTION 26, TOWNSHIP 49 NORTH, RANGE 30 WEST OF THE FIFTH 
PRINCIPAL MERIDIAN, IN THE CITY OF GRAIN VALLEY, JACKSON COUNTY, MISSOURI, 
DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF THE 
SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 26; THENCE 
S88°50’31”E, ALONG THE NORTH LINE OF THE SOUTHWEST QUARTER OF THE 
SOUTHEAST QUARTER OF SAID SECTION 26, A DISTANCE OF 337.92 FEET; THENCE 
S01°18’16”W, A DISTANCE OF 223.13 FEET TO THE POINT OF BEGINNING OF THE 
TRACT OF LAND HEREIN TO BE DESCRIBED; THENCE S88°38’47”E, A DISTANCE OF 
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109.88 FEET; THENCE EASTERLY ALONG A CURVE TO THE RIGHT HAVING AN INITIAL 
TANGENT BEARING OF N46°34’34”E AND A RADIUS OF 50.00 FEET, AN ARC DISTANCE 
OF 173.46 FEET; THENCE SOUTHWESTERLY ALONG A REVERSE CURVE TO THE LEFT 
HAVING A RADIUS OF 39.00 FEET, AN ARC DISTANCE OF 21.35 FEET; THENCE 
S88°39’52”E, A DISTANCE OF 73.84 FEET; THENCE S01°20’17”W, A DISTANCE OF 320.00 
FEET; THENCE S88°39’43”E, A DISTANCE OF 313.91 FEET TO A POINT ON THE 
NORTHERLY LINE OF CREEKSIDE VILLAGE, A SUBDIVISION OF LAND IN THE CITY OF 
GRAIN VALLEY, JACKSON COUNTY, MISSOURI; THENCE S01°22’11”W, ALONG SAID 
LINE, A DISTANCE OF 130.00 FEET; THENCE S88°39’43”E, ALONG SAID LINE, A 
DISTANCE OF 21.72 FEET; THENCE S01°22’11”W, ALONG SAID LINE, A DISTANCE OF 
89.88 FEET; THENCE N88°38’47”W, ALONG SAID LINE, A DISTANCE OF 560.21 FEET; 
THENCE N01°18’16”E, A DISTANCE OF 634.23 FEET TO THE POINT OF BEGINNING. 

 
 

SECTION 2:   The zoning for the property generally described below is hereby established as 
M-1P (Light Industrial District – Planned Overlay District): 

 
Legal Description:  ALL THAT PART OF THE SOUTHWEST QUARTER OF THE SOUTHEAST 
QUARTER OF SECTION 26, TOWNSHIP 49 NORTH, RANGE 30 WEST OF THE FIFTH 
PRINCIPAL MERIDIAN, IN THE CITY OF GRAIN VALLEY, JACKSON COUNTY, MISSOURI, 
DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHEAST CORNER OF THE 
SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 26; THENCE 
N88°50’31”W, ALONG THE NORTH LINE OF THE SOUTHWEST QUARTER OF THE 
SOUTHEAST QUARTER OF SAID SECTION 26, A DISTANCE OF 40.59 FEET TO THE 
POINT OF BEGINNING OF THE TRACT OF LAND TO BE HEREIN DESCRIBED; THENCE 
S01°22’11”W, A DISTANCE OF 612.59 FEET TO A POINT ON THE NORTH LINE OF 
CREEKSIDE VILLAGE, A SUBDIVISION OF LAND IN THE CITY OF GRAIN VALLEY, 
MISSOURI; THENCE N88°39’43”W, ALONG THE NORTH LINE OF SAID CREEKSIDE 
VILLAGE, A DISTANCE OF 219.23 FEET; THENCE N01°22’11”E, ALONG SAID LINE, A 
DISTANCE OF 32.00 FEET; THENCE N88°39’43”W, ALONG SAID LINE, A DISTANCE OF 
190.00 FEET; THENCE S01°22’11”W, ALONG SAID LINE, A DISTANCE OF 60.00 FEET; 
THENCE N88°39’43”W, A DISTANCE OF 313.91 FEET; THENCE N01°20’17”E, A DISTANCE 
OF 320.00 FEET; THENCE N88°39’52”W, A DISTANCE OF 73.84 FEET; THENCE 
NORTHEASTERLY ALONG A CURVE TO THE RIGHT HAVING AN INITIAL TANGENT 
BEARING OF N33°59’18”E AND A RADIUS OF 39.00 FEET, AN ARC DISTANCE OF 21.35 
FEET; THENCE NORTHERLY ALONG A REVERSE CURVE TO THE LEFT HAVING A 
RADIUS OF 50.00 FEET, AN ARC DISTANCE OF 173.46 FEET; THENCE N88°38’47”W, A 
DISTANCE OF 109.88 FEET; THENCE N01°18’16”E, A DISTANCE OF 223.13 FEET TO A 
POINT ON THE NORTH LINE OF THE SOUTHWEST QUARTER OF THE SOUTHEAST 
QUARTER OF SAID SECTION 26; THENCE S88°50’31”E, ALONG THE NORTH LINE OF THE 
SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 26, A 
DISTANCE OF 948.70 FEET TO THE POINT OF BEGINNING. 
 

 
SECTION 3:  The Board of Aldermen approves the preliminary development plan for the 

Creekside Village 4th Plat. 
 

SECTION 4:  This ordinance shall be in full force and effect from and after its passage by the 
Board of Aldermen and approval by the Mayor. 
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Read two times and PASSED by the Board of Aldermen this ___day of_________, 2023, the 
aye and nay votes being recorded as follows: 
 
ALDERMAN ARNOLD     ALDERMAN BASS     
ALDERMAN CLEAVER    ALDERMAN KNOX                 
ALDERMAN MILLS     ALDERMAN SKINNER    
 
Mayor ___________________ (in the event of a tie only) 
 
Approved as to form: 
 
 
__________________________________  __________________________________ 
Lauber Municipal Law                Mike Todd  
City Attorney      Mayor 
 
ATTEST: 
 
 
__________________________________ 
Jamie Logan 
City Clerk 
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BOA STAFF REPORT – REZONING AND PRELIMINARY DEVELOPMENT PLAN 

CREEKSIDE VILLAGE 4th PLAT 

MARCH 13, 2023 

 

 

ACTION:  JAC’D LLC is requesting a change of zoning on approximately 4.83 acres from 

District R-1 (Single Family Residential) to District R-1p (Single Family Residential District – 

Planned Overlay District) and change of zoning on approximately 11.44 acres from District R-1 

(Single Family Residential) to District M-1p (light Industrial) District and approval of the 

preliminary development plan/plat for Creekside Village 4th Plat.  JAC’D, LLC is Colby 

Vifquain. Mr. Vifquain owns ICON, a grading and construction company that specializes in 

excavation and land clearing services.  ICON is a Grain Valley Business with offices on Harris 

Street.  Tandem Paving is owned by David Smith and is in Blue Springs.  ICON and Tandem 

Paving have discussed relocating their businesses to this location if this request and 

comprehensive Plan future land use map amendment is approved.     

 The development site is generally located less than a quarter of a mile north of NE McQuerry 

Road on the west side of S. Seymour Road. 

 

CITY’S COMPREHENSIVE PLAN: The Preferred Land Use Map in the City’s 

Comprehensive Plan illustrates the area requesting the change of zoning to District M-1p as 

Single Family residential.  The proposed requested zoning to District R-1p is shown as Single 

Family.  The property owner has also filed an application for a Comprehensive Plan Future Land 

Use Map Amendment to change the are requesting the zoning to District M-1p to the land use 

category, Business Park. 

 

BACKGROUND:  Creekside Village to the south was platted in 2007 and zoned R-1p (Single 

Family Residential District-Planned Overlay District).  The average dimension of the single 

family lots in this Creekside Village plat are 32 feet wide and 76 feet deep or 2,432 square feet.  

This plat also included private alley so that lots could access rear entry garages.  The private 

alleys are the responsibility of the Creekside Homeowner Association. 

 

Creekside Village 3rd Plat was recorded on October 12, 2022.  This plat created three lots and 

tract A.  The area of the 3rd Plat encompasses the proposed Creekside Village 4th Plat that will 

contain the proposed 51 single family lots and the one light industrial lot containing four 

buildings.  Once Creekside Village 4th Plat is recorded, then Creekside Village 3rd Plat will be 

vacated. 

 

PURPOSE:  The applicant has filed an application that maintains the underlying zoning of R-1 

(Single Family Residential) and M-1 (Light Industrial) but proposes an overlay zoning to a 

District “P”.  A Planned Overlay District shall be for the purpose of permitting and regulating the  
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STAFF REPORT, CREEKSIDE VILLAGE 4th PLAT 

 

zoning districts in the zoning regulations such as District R-1 (Single Family Residential) and M-

1 (Light Industrial) but provide latitude and flexibility in location of buildings, structures, open 

spaces, parking, roads, drives, and variations in setbacks and yard requirements.  The Planning 

and Zoning Commission shall consider each plan and make its recommendation to the Board of 

Aldermen, which shall then decide as to approval or disapproval of the plan.  

 

ANALYSIS:  The following are observations regarding the preliminary development plan for 

Creekside Village 4th Plat: 

 

R-1P Single Family Residential – Planned Overlay District 

 
1) The development will consist of 51 single family lots.  The dimensions of the lot are 32 feet wide 

and 80 feet deep and 2,560 square feet.  In District R-1, the minimum lot width is 65 feet, the 

minimum lot depth is 100 feet, and the minimum lot area is 7,000 square feet. The applicant is 

requesting flexibility in yard requirements. 

2) The applicant is requesting variation in setback requirements.  In District R-1, the front yard 

setback requirement is 25 feet, the rear yard setback is 30 feet, and the side yard setback is 8 feet.  

The applicant is requesting that the front and rear yard setbacks be 20 feet and the side yard 

setbacks be 3 feet. 

3) The single-family houses will be 1,350 square feet more or less. 

4) The development proposes the extension of NE Wolf Creek Road and NE Deer Creek Road to 

city standards to provide access to the proposed new lots.  The development does not propose 

alleys. 

5) The residential area will be developed in phases will approximately 32 units in phase one and 19 

units in phase two. 

6) The private pocket park will be maintained by the Homeowners Association and may include an 

amenity such as a gazebo or benches. 

 

M-1 Light Industrial – Planned Overlay District 

 
1) The site has a floodplain and floodway designation.  An application is being made for a CLOMR-

F (Conditional Letter of Map Revision -Fill) to remove the floodplain designation by placing fill 

on the site per FEMA regulations.  The area will be filled outside the floodway to an elevation 1 

foot above the base floodplain elevation. 

2) The large existing pond was a borrow area for neighboring development fill.  This pond will be 

filled and eliminated. 

3) The existing detention was designed for the entire development including the Creekside Village 

to the south and will be maintained in place. 
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STAFF REPORT, CREEKSIDE VILLAGE 4th PLAT 

 

 
4) There are wetlands designated on the site.  The wetlands will be preserved or mitigated per Corp 

of Engineers requirements. 

5) The development will consist of four buildings.  Each building will be 11,200 square feet.   

6) An asphalt driveway will provide access to the buildings from Seymour Road.  

7) The ordinance requires the Planned District to be permanently screened from adjoining properties 

zoned for residential use by a wall, fence, or other suitable enclosure at least six (6) feet in height.  

The area adjacent to such a wall or fence shall be planted with trees and shrubs to form an 

ornamental screen and trees and shrubs shall be maintained by the property owner.  The 

preliminary development plan illustrates a six-foot-tall solid screen fence with alternating white 

pine and swamp oak along the boundary with the proposed R-1p zoned area.   

 

 

STAFF RECOMMENDATION:   The change of zoning to District R-1p and proposed 

development plan of single-family residential development would be compatible and very 

similar to the development of Creekside Village to the south. 

 

The change of zoning to M-1p and proposed development plan would be appropriate given this 

site is in the designated floodplain and significant investment is needed to develop the property.  

This investment will yield a benefit to the city in property taxes and jobs instead of vacant 

ground. 

 

Staff recommends approval. 

 

PLANNING AND ZONING COMMISSION:  The Commission held a public hearing on 

February 8, 2023.  The Commission unanimously recommends approval to the BOA. 
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Staff 
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