
CITY OF RAYTOWN 

PLANNING & ZONING COMMISSION 

AGENDA 

Raytown City Hall 
Board of Aldermen MeeƟng Chambers 

10000 East 59th Street 
December 4, 2025 

7:00 pm 

1. Welcome by Chairperson 
 

2. Call meeƟng to order and Roll Call 
Meyers:  Thurman:  Emerson:  Sneddon: 
Jean-Paul:  Frazier:   Stock:   Bruenger: 
Myers: 
 

3. Approval of Minutes – November 6, 2025, Regular MeeƟng Minutes 
a)   Revisions 
b)   MoƟon 
c)   Second 
d)   AddiƟonal Board Discussion 
e)   Vote 
 

4. Public Discussion (Regarding maƩers not on this agenda only) 
 

5. Old Business:   None 
 

6. New Business:    
A. Case No.: PZ-2025-07 

Applicant: Elmaddin Humbatov 
Reason: RequesƟng the approval of a CondiƟonal Use Permit applicaƟon for “Vehicle 
Repair, Limited,” for the property located at 5270 Blue Ridge Blvd.  

1. IntroducƟon of ApplicaƟon by Chair 
2. ExplanaƟon of any ex parte’ communicaƟon from Commission members regarding 

the applicaƟon. 
3. Swearing in of all speakers by City AƩorney that plan to give tesƟmony during 

hearing. 
4. Enter Relevant City Exhibits into the Record: 

a. Staff Report 
b. ApplicaƟon SupporƟng Documents and PowerPoint PresentaƟon. 

5. IntroducƟon of ApplicaƟon and Power Point by Staff 
6. PresentaƟon of ApplicaƟon by Applicant 
7. Enter Any AddiƟonal Relevant Exhibits into Record as Necessary 



8. Request for Public Comment by Chairman 
9. AddiƟonal Staff Comments and RecommendaƟon 
10. Commission Discussion 
11. Close the Public Hearing 
12. Commission Decision to Approve, CondiƟonally Approve or Deny the ApplicaƟon  

a. MoƟon 
b. Second 
c. AddiƟonal Board Discussion 
d. Vote 

B. Case No.: PZ-2025-06 
Applicant: William Kaine, Black Anvil Hub 
Reason: RequesƟng the approval of a Rezoning applicaƟon from NC-TS, Neighborhood 
Commercial, Town Square Overlay District to NC-P-TS, Neighborhood Commercial, Planned 
District, Town Square Overlay District for four (4) parcels addressed as 6220 and 6226 
Raytown Road. 

1. IntroducƟon of ApplicaƟon by Chair 
2. ExplanaƟon of any ex parte’ communicaƟon from Commission members regarding 

the applicaƟon. 
3. Swearing in of all speakers by City AƩorney that plan to give tesƟmony during 

hearing. 
4. Enter Relevant City Exhibits into the Record: 

c. Staff Report 
d. ApplicaƟon SupporƟng Documents and PowerPoint PresentaƟon. 

5. IntroducƟon of ApplicaƟon and Power Point by Staff 
6. PresentaƟon of ApplicaƟon by Applicant 
7. Enter Any AddiƟonal Relevant Exhibits into Record as Necessary 
8. Request for Public Comment by Chairman 
9. AddiƟonal Staff Comments and RecommendaƟon 
10. Commission Discussion 
11. Close the Public Hearing 
12. Commission Decision to Approve, CondiƟonally Approve or Deny the ApplicaƟon  

a. MoƟon 
b. Second 
c. AddiƟonal Board Discussion 
d. Vote 

7. Other Business:  
1. Updates on goals of the the Comprehensive Plan.  
2. Reminder of Holiday RecepƟon for City of Raytown Volunteers on Thursday, December 

11, 2025 from 6:00-7:30pm. Please RSVP no later than Friday, December 5, 2025.  
8. Set Future MeeƟng Date – The next Regular Planning Commission MeeƟng is Scheduled for 

Thursday, January 8, 2025, at 7:00 PM.  
9. Adjourn  
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CITY OF RAYTOWN  

PLANNING & ZONING COMMISSION 

REGULAR MEETING 

MINUTES 
November 6, 2025 

7:00 pm 
Council Meeting Chambers 

 

1. Welcome by Chairperson.  Chairman Meyers called the meeting to order at 7:00 P.M.  

2. Call meeting to order and Roll Call. Secretary Stock called roll. 

Meyers: Present  Thurman: Present Emerson: Present Sneddon: Present 
Jean-Paul: Absent  Frazier: Present  Stock: Present  Bruenger: Present 
Myers: Present  
  

3. Approval of Minutes:  Minutes of August 7, 2025, Regular Meeting were approved 8-0 upon a 
motion by Ms. Stock and a second by Ms. Emerson.  
 
VOTE: Motion passed 8-1-0. 

4. Public Discussion: None. 

5. Old Business: None. 
 

6. New Business:    
A.  Case No.: PZ-2025-03 

Applicant: Brian Critchfield – Better Places LLC. 
Reason: Requesting the approval of a Rezoning application for 9808 E. 53rd Street from M, 
Industrial to R-1, Low-Density Residential. 

 
B. Case No.: PZ-2025-04 

Applicant: Danae Meurer 
Reason: Requesting the approval of a Rezoning application for 9800 E. 53rd Street from M, 
Industrial to R-1, Low-Density Residential. 

 
C. Case No.: PZ-2025-05 

Applicant: Thomas Ballieu, II 
Reason: Requesting the approval of a Rezoning application for 9704 E. 53rd Street from M, 
Industrial to R-1, Low-Density Residential. 

 
Due to the similar nature of the three rezoning applications, staff presented them at the same time.  
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1. Introduction of Applications by Chairman. 
 

Chairman Meyers introduced the applications.  
 

2. Explanation of any ex parte’ communication from Commission members regarding the 
application. 
 
Ms. Emerson reported ex parte’ communication but stated that it would not affect her 
decision. 
 

3. Swearing in of all speakers by City Attorney that plan to give testimony during hearing. 

All persons expecting to speak on the application were sworn in. 
 

4. Entering of all relevant exhibits into the public record.  
 
Shana Kelly, Planning & Zoning Coordinator, entered the staff report, Power Point, and 
supporting documents into the public record. 
 

5. (The Planning Commission meeting was put on hold from 7:05pm to 7:11pm while a 
member of the community in distress was assisted.) 
 

6. Staff Presentation of Applications. 
 
Shana Kelly, Planning & Zoning Coordinator, provided the Power Point presentation, 
addressing the background of the request, and purpose of the requested Rezoning 
applications. 
 

7. Presentation of Application by Applicant. 
 
Mr. Brian Critchfield, of Better Places LLC., owner of 9808 E. 53rd Street, stood to give the 
background of the request for the approval of the Rezoning applications. 
 

8. Commission questions for Applicant.  

Mr. Myers asked if the properties were for sale or for rent. Mr. Critchfield responded that 
the intent was the sell the home for owner occupancy, however, due to the zoning issues, 
had to obtain a commercial loan and recently had a rental inspection. Mr. Thurman asked 
why only 3 of the homes on the street submitted rezoning application requests. Mr. 
Critchfield responded that they had attempted to contact the neighbors, but could not get 
additional neighbors to respond. Ms. Kelly added that she also reached out to the others on 
the block but did not get a response. As legally required, all property owners and residents 
within 185 feet of the subject properties received notices in the mail regarding the 
applications, and no one notified staff that they had any objections.  

Mr. Frazier inquired if Mr. Critchfield would need to pursue a rezoning application for the 
back half of the property which lies within the City of Kansas City, Missouri. Mr. Critchfield 
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responded that, while he could do that, he does not see the need to do so, as he does not 
intend to develop the back half of the lot.  

Mr. Thomas Ballieu II, owner of 9704 E. 53rd Street, stood to speak on behalf of his 
application. Mr. Ballieu explained that there was recently a water main break which could 
have caused damage to his home. It’s important that the home be able to be rebuilt in the 
event of damage.  

9. Commission questions for Staff. 
 
Mr. Bruenger asked if changing the zoning changes the taxing done by Jackson County. Ms. 
Kelly explained that the county assesses taxes based on how the property is perceived as 
being used, not the city’s zoning designations. Therefore, no, the rezoning would not change 
the county’s tax rates.  
 
Mr. Bruenger asked about the Future Land Use Map in the newly adopted Comprehensive 
Plan. Ms. Kelly stated that the Future Land Use Map designed these three properties to be 
used for industrial purposes, and that we should amend the Future Land Use Map in the 
near future.  
 
Mr. Sneddon asked if the homes addressed as 9908 and 9912 E. 53rd Street are being used 
for residential purposes. Ms. Kelly responded that they are. Mr. Sneddon asked if the City 
initiates a city-wide rezoning, if these two properties would need to pay the application fee, 
citing concerns that it would not be fair to the three property owners who proactively 
persued rezoning applications for them to have to pay the application fees while the others 
will not have to if the city initiates the rezonings. Ms. Kelly explained that she let the three 
applicants know about the future plans, however, they were not interested in waiting for 
such time that the city is ready to initiate a city-wide rezoning.  
 
Mr. Thurman asked if the city would have any authority to rezone a property. Ms. Kolisch 
responded that yes, the city could do that, but any rezoning would need to come through 
the Planning Commission and the Board of Aldermen for approval.  
 
Mr. Frazier stated requested that the applicants continue to let their neighbors know of the 
industrial zoning of their properties. 
 
Mr. Myers asked if the Commission was ready to close the public comment. Mr. Thurman 
asked Mr. Critchfield if he had attempted to contact his neighbors in regards to the 
application. He stated that yes, he had.  
 

10. Mr. Meyers closed the public hearing.  
 

11. Commission Decision to Approve, Conditionally Approve or Deny the Applications.  
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PZ-2025-03 was voted for approval upon a motion by Mr. Myers and a second by Mr. 
Frazier. 

 
VOTE: Motion passed 8-1-0. 
 
PZ-2025-04 was voted for approval upon a motion by Ms. Stock and a second by Mr. 
Bruenger. 
 
VOTE: Motion passed 8-1-0. 
 
PZ-2025-05 was voted for approval upon a motion by Mr. Frazier and a second by Mr. 
Myers. 

 
VOTE: Motion passed 8-1-0. 

 
7. Other Business: None 
 
8. Set Future Meeting Date – The next Regular Planning Commission Meeting is scheduled for 

Thursday, December 4, 2025, at 7:00 PM.  
 

9. Adjourn 
 

The meeting was adjourned at 7:47 PM. 



Community Development Department 
Planning and Zoning Division 

10000 E 59th Street  ●  Raytown, MO 64133 
Phone: 816-737-6014  ●  Fax: 816-737-6164 

PZ-2025-07 

 

Staff Report 

To: City of Raytown, Planning & Zoning Commission 

From: Shana Kelly, Planning & Zoning Coordinator 

Case #: Conditional Use Permit PZ-2025-07  

Planning & Zoning Meeting Date: Dec. 4, 2025 

Board of Aldermen Dates: January 6, 2026, and 
             January 20, 2026 

____________________________________________________________________________ 

Applicant: Elmaddin Humbatov 

Location: 5270 Blue Ridge Blvd. 

Ward: 3 

Property Owner: A2Z Total Car Care LLC 

Project Summary: The applicant is requesting a Conditional Use Permit for the purpose of 
operating a “Vehicle Repair, Limited,” facility at 5270 Blue Ridge Blvd. 

Staff Recommendation: Staff recommends Approval with Conditions of the Conditional Use 
Permit Application. Conditions are outlined below. 

____________________________________________________________________________ 

Background Information: 5270 Blue Ridge Blvd. was constructed in 1989 as a vehicle repair 
facility and has been used as such since that time. The facility is currently owned and operated 
by Jay Chaudhri, of A2Z Car Care. Mr. Chaudhri intends to retain ownership of the building and 
the applicant, Elmaddin Humbatov, will operate a new “Vehicle Repair, Limited” facility at this 
property.  

According to the City of Raytown Land Use Table, vehicle repair facilities are not allowed to 
operate within the NC, Neighborhood Commercial, zoning district, even with the approval of a 
Conditional Use Permit.  

 
 
Uses: 

Zoning Districts 
Residential Districts Nonresidential Districts 
R-1 R-2 R-3 MH NC HC M N 

Vehicle Repair, General      C P  
Vehicle Repair, Limited      C P  

 



Community Development Department 
Planning and Zoning Division 

10000 E 59th Street  ●  Raytown, MO 64133 
Phone: 816-737-6014  ●  Fax: 816-737-6164 

PZ-2025-07 

 

Previous Planning Staff interpreted “Commercial and retail uses that are not permitted by district 
regulations,” to mean that any land use can be allowed in any zoning district with the approval of 
a Conditional Use Permit. Thus, the current auto repair facility was granted the approval of a 
Conditional Use Permit to operate at this location. Conditional Use Permits are not transferable 
to other business owners.  

Current Planning Staff interprets “Commercial and retail uses that are not permitted by district 
regulations,” to mean any land use that is not already specifically mentioned in the Municipal 
Code. Vehicle repair facilities are defined in the code, and their appropriate zoning districts are 
outlined. Current planning staff does not believe that vehicle repair facilities may be permitted in 
the NC, Neighborhood Commercial zoning district, however, since this discrepancy is no fault of 
the property owner/business owner, staff has agreed to recommend approval of a new vehicle 
repair facility at this location to a new business owner. Once the applicant or property owner no 
longer wishes to operate a vehicle repair facility at this location, the property must be used in a 
way that conforms to all code requirements.  

 
 
Uses: 

Zoning Districts 
Residential Districts Nonresidential Districts 

R-1 R-2 R-3 MH NC HC M N 
Commercial and retail uses 
that are not permitted by 
district regulations 

    C C C C 

 

Due to excessive code noncompliance with existing automotive repair facilities across the City 
of Raytown, Staff is recommending a two-year time limit on all automotive-related Conditional 
Use Permits. Please note that this does not reflect the current property owner/business owner 
but rather is reflective of ongoing issues we have had city-wide.  

Zoning: NC, Neighborhood Commercial 

Total Land Area: 0.8 Acre 

Public Noticing: The Daily Record: A public hearing notice was published in The Daily Record 
Kansas City, on November 14, 2025. A copy of the affidavit of publication is included with the 
attachments to this report. Letters to Residents and Property Owners were mailed to property 
owners within 185 feet of the subject property on November 8, 2025. A copy of the letter is 
included with the attachments to this report.  

Neighborhood Meeting: The applicant held a neighborhood meeting on November 17, 2025. 
No one other than the property owner attended this meeting. 

 

 



Community Development Department 
Planning and Zoning Division 

10000 E 59th Street  ●  Raytown, MO 64133 
Phone: 816-737-6014  ●  Fax: 816-737-6164 

PZ-2025-07 

Adjacent Properties:   

 Zoning: Current Land Use: 
North: NC, Neighborhood Commercial Commercial Business (McDonald’s) 
South: NC, Neighborhood Commercial Single-family home 
East: R-2, Medium-Density Residential Single-family home 
West: NC, Neighborhood Commercial Vehicle Repair facility 
 

Street Classification: Blue Ridge Blvd. is classified as a Collector Street. 

Vehicular and Pedestrian Access: The site is already developed. Vehicle and pedestrian 
access are provided via the street network and an ADA-compliant sidewalk along Blue Ridge 
Blvd.  

__________________________________________________________________________ 

Conditional Use Permit Factors to Be Considered: 

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

The property is proposed to be used as a vehicle repair facility as it has always been. 
Therefore, there will be no change in the area.  

2. The conservation of property values. 

As mentioned above, if approved, the property will be used as a vehicle repair facility, as 
it has always been. Therefore, there will be no change in property values. The building 
has been constructed as a vehicle repair facility and cannot easily be used for another 
purpose. If the application is denied, the building may risk becoming vacant, which will 
have a negative effect on neighboring property values. 

3. Protection against fire casualties. 

The site has been constructed and designed to comply with the fire code. 

4. Observation of general police regulations. 
 
Approval of this application will not be in opposition to any police regulations.  
 

5. Prevention of traffic congestion. 
 
Any business will bring vehicular traffic to the area, however this business is not 
expected to generate more traffic than the street network has been designed to 
accommodate. 
 

6. Promotion of traffic safety and the orderly parking of motor vehicles. 
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Staff recommends the condition of approval that all vehicles must be parked within 
striped and identified parking spaces.  
 

7. Promotion of the safety of individuals and property. 
 
If operated correctly, the proposed vehicle repair facility will be safe for individuals and 
property.  
 

8. Provisions for adequate light and air. 
 
The site is already developed and has adequate light and air.  
 

9. Prevention of overcrowding and excessive intensity of land uses. 

The site will not be overcrowded, so long as there are no more vehicles in the lot than 
the striped and designated parking spaces allow. Vehicles may not be parked anywhere 
other than the designated parking spaces. 

10. Provision for public utilities and schools. 

Public utilities to serve the proposed business already exist. School availability does not 
affect the proposed business.   

11. Invasion by inappropriate uses. 

The proposed application is consistent with the way the property has been used for the   
past 36 years. Approval of the application is not an invasion of inappropriate use. As 
mentioned above, in the future, the property must be utilized in a way that conforms to 
all Municipal Code requirements.  

12. Value, type and character of existing or authorized improvements and land uses. 
 
The land use will not change. If approved, the property will be used as a vehicle repair 
facility, as it has been since 1989.  
 

13. Encouragement of improvements and land uses in keeping with overall planning. 

The Future Land Use Map of the newly adopted Comprehensive Plan, Raytown on the 
Rise, 2040, designates this property as “Community Commercial.” The proposed use 
conforms to the commercial designation of the Future Land Use Map.  

14. Provision for orderly and proper renewal, development, and growth.  
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As stated above, the proposed use conforms with the Future Land Use Map adopted 
with the new Comprehensive Plan, which designates the property as “Community 
Commercial.” According to staff interpretation, the proposed use does not conform with 
present-day zoning requirements, which do not allow vehicle repair facilities in NC, 
Neighborhood Commercial Zoning Districts, however, due to discrepancies with 
interpretations of the code from previous staff, we recommend approval of the 
Conditional Use Permit to this applicant, Elmaddin Humbatov. Any subsequent vehicle 
repair business at this location, other than to Mr. Humbatov or the property owner, A2Z 
Car Care LLC., must be in conformance with current municipal codes.  

__________________________________________________________________________ 

PUBLIC WORKS: 

 Items that require plan revision or additional documentation before engineering 
can recommend approval: 

o NONE 
 Items that are conditions of approval: 

o NONE 
 Comments that are not critical to engineering’s recommendations for this specific 

submittal, but may be helpful in preparing future documents: 
o NONE 

____________________________________________________________________________ 

ATTACHMENTS: 

 Zoning Map 
 Site Photos 
 Original Certificate of Occupancy 
 Neighborhood Letter 
 185-ft Buffer Map 
 List of Addresses within 185 feet 
 Affidavit of Publication 
 Application 
 Receipt of Paid Taxes 
 Street Classification Map 
 1996 Comprehensive Plan – Future Land Use Map 

__________________________________________________________________________ 

Staff recommends that the Planning & Zoning Commission Approve Conditional Use Permit 
application PZ-2025-07 subject to the following conditions: 

1. The Conditional Use Permit is granted to Elmaddin Humbatov for two (2) years from the 
date of the signed ordinance. Conditional Use Permits are not transferable. After this 
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time, the business owner or property owner must apply for a new Conditional Use Permit 
application a minimum of two (2) months prior to the expiration of the previous one. 
Renewal of the Conditional Use Permit is the responsibility of the applicant and property 
owner, not City Staff. After such time that Mr. Humbatov ceases to operate a vehicle 
repair facility at this location, and the property is no longer owned by A2Z Car Care, 
LLC., any future business must conform to all code requirements.  

2. Auto sales as an accessory to this business is not permitted.  
3. The existing six-foot privacy fence must remain in good condition or be replaced with 

another six-foot solid privacy fence to screen the property.  
4. No junk, salvage, or totaled vehicles are permitted on the property.  
5. Vehicles must be parked within the striped and designated parking stalls. Vehicles are 

not allowed to be parked or stored in spaces that are not clearly striped and designated 
parking spaces.  

6. If the business will operate under a different name, an approved and permitted sign must 
be displayed within six (6) months of the approval of the business license. Sign permits 
are a separate process.  

7. The business must comply with all applicable local, state and federal regulations, codes, 
ordinances, and laws.  
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Zoning Map: 
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Site Photos (from Google): 

 

 

 





           November 4, 2025 
     Re: Case No: PZ-2025-07 

 
Dear Property Owner/Tenant: 
 

Notice of Neighborhood Meeting and Public Hearings in Your Area 
 

The Raytown Community Development Department is processing a Conditional Use Permit 
application filed by Elmaddin Humbatov on behalf of the property owner requesting the approval 
of a Conditional Use Permit for “Vehicle Repair, Limited” for the property located at 5270 Blue 
Ridge Blvd. in Raytown, Missouri. 
 
 It is legally described as: 

 
ALL THAT PART OF LOT 1, PENDLETON’S BLUE RIDGE PLACE, A SUBDIVISION IN 
RAYTOWN, JACKSON COUNTY, MISSOURI, DESCRIBED AS FOLLOWS: BEGINNING AT 
THE SOUTHEAST CORNER OF SAID LOT 1; THENCE SOUTH 90° 00’ 00” WEST ALONG THE 
SOUTH LINE OF SAID LOT 1, A DISTANCE OF 165.06 FEET; THENCE NORTH 0° 00’ 00” 
EAST, A DISTANCE OF 170.00 FEET; THENCE NORTH 90° 00’00” EAST, A DISTANCE OF 
221.84 FEET TO A POINT ON THE WESTERLY RIGHT OF WAY LINE OF BLUE RIDGE 
BOULEVARD, AS NOW ESTABLISHED: THENCE SOUTH 14° 33”00” WEST ALONG SAID 
WESTERLY RIGHT OF WAY LINE, A DISTANCE OF 65.13 FEET: THENCE 
SOUTHWESTERLY CONTINUING ALONG SAID WESTERLY RIGHT OF WAY LINE ALONG A 
CURVE TO THE RIGHT, HAVING A RADIUS OF 533.68 FEET AND TANGENT TO THE LAST 
DESCRIBED COURSES, AN ARC DISTANCE OF 114.56 FEET TO THE POINT OF 
BEGINNING.  
 

5270 Blue Ridge Blvd has been used as a vehicle repair facility for many years under the 
approval of a Conditional Use Permit. The property owner will remain the same, but a new 
business owner requests to operate a vehicle repair facility at this location. Conditional Use 
Permits are not transferable; therefore, the perspective business owner must obtain a new 
Conditional Use Permit.  
 
As a nearby owner or tenant, you are entitled to appear and provide comments at any of the 
public hearings on this matter or to provide written comments.  
 
The applicant will be holding a neighborhood information meeting at Raytown City Hall at 
3:00pm on Monday, November 17, 2025, to which you are invited to discuss the application 
directly with them. City Staff will not be present at this time. If you have any concerns or need 
more information about the application, we highly recommend that you attend this meeting.   
 
A public hearing to consider this application will be held by the Raytown Planning & Zoning 
Commission at 7:00 PM on Thursday December 4, 2025. The full packet and agenda will be 
available for view on the City of Raytown website on Wednesday, November 26, 2025.  
 
The Raytown Board of Aldermen will also hold a public hearing regarding the above-described 
application, tentatively scheduled for 7:00 PM on Tuesday, January 6, 2026. 
  
 
All public hearings will take place in the Council Chambers at Raytown City Hall located 
at 10000 E 59th Street, Raytown, MO 64133. 
 



The public is invited to attend the neighborhood meeting and the public hearings to ask 
questions and provide comments regarding this application. Additional information regarding 
this application can be obtained from the Department of Community Development located in 
Raytown City Hall at 10000 East 59th Street, by phone at (816)737-6059 or by email at 
shanak@raytown.mo.us.  
 
If you will require any special accommodations (i.e., qualified interpreter, large print reader, 
hearing assistance) to attend either of these public hearings, please notify the Department of 
Community Development at Raytown City Hall at (816)737-6014 no later than 48 hours prior to 
the applicable public hearing date. 
 
 
 
 



 

185-foot BuƯer Map: 

 

 



parcel_num situs_addr situs_city situs_zip
33-920-03-27-00-0-00-000 5227 BLUE RIDGE BLVD RAYTOWN 64133
33-920-03-12-00-0-00-000 5235 BLUE RIDGE BLVD RAYTOWN 64133
33-920-04-43-00-0-00-000 5304 BLUE RIDGE BLVD RAYTOWN 64133

33-920-03-16-00-0-00-000 5239 BLUE RIDGE BLVD RAYTOWN 64133
33-920-03-30-00-0-00-000 5237 BLUE RIDGE BLVD RAYTOWN 64133
33-920-04-41-00-0-00-000 5228 BLUE RIDGE BLVD RAYTOWN 64133

33-920-04-38-00-0-00-000 5260 BLUE RIDGE BLVD RAYTOWN 64133
33-920-04-39-00-0-00-000 5247 WOODSON RD RAYTOWN 64133
33-920-09-01-00-0-00-000 5301 BLUE RIDGE BLVD RAYTOWN 64133
33-920-14-06-00-0-00-000 5301 RIDGEWAY AVE RAYTOWN 64133

33-920-14-07-00-0-00-000 5305 RIDGEWAY AVE RAYTOWN 64133
33-920-04-21-00-0-00-000 5300 BLUE RIDGE BLVD RAYTOWN 64133



owner_info address_co
GAHM GARY B & ALTHA E 5227 BLUE RIDGE BLVD RAYTOWN, MO 64133
BRUSH DANIEL ROBERT 5235 BLUE RIDGE BLVD RAYTOWN, MO 64133
SCP 2006 C23 087 LLC P.O BOX 1610 COCKEYSVILLE HUNT VA, MD 21030
OCCUPANT 5304 BLUE RIDGE BLVD RAYTOWN MO 64133
BRUSH MERLENE G 5239 BLUE RIDGE BLVD RAYTOWN, MO 64133
SIEMONS BRET & LORI 5237 BLUE RIDGE BLVD RAYTOWN, MO 64133
1340 E 9TH STREET REALTY CORP 184 NEW EGYPT RD LAKEWOOD, NJ 08701
OCCUPANT 5228 BLUE RIDGE BLVD RAYTOWN, MO 64133
MCDONALDS REAL ESTATE COMPANY OF COLUMBIA MARYLAND 110 N CARPENTER ST CHICAGO, IL 60607
CARWASH PLAZA LLC 5577 BLUE RIDGE BLVD RAYTOWN, MO 64133
BISKINIS SAVVA G & SHELLEY 5301 BLUE RIDGE BLVD KANSAS CITY, MO 64133
HENSLEY TONEY B & KIMBERLY S 1729 NE DEBONAIR DR LEES SUMMIT, MO 64063
OCCUPANT 5301 RIDGEWAY AVE RAYTOWN, MO 64133
CORKUM JOHN MICHAEL & MARGARET 5305 RIDGEWAY AVE RAYTOWN, MO 64133
ONG CHONG JIN 5231 BLUE RIDGE BLVD RAYTOWN, MO 64133
OCCUPANT 5300 BLUE RIDGE BLVD RAYTOWN, MO 64133
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RECEIPT (REC-035460-2025)
FOR CITY OF RAYTOWN

BILLING CONTACT
A2Z TOTAL CAR CARE LLC

5270 BLUE RIDGE BLVD
RAYTOWN, MO 64133

Payment Date:  10/17/2025

Reference Number Payment MethodFee Name Transaction Type Amount Paid

UPRMT-000263-2025 Credit CardFee Payment $450.00 Conditional Use Fee

SUB TOTAL $450.00 5270 BLUE RIDGE BLVD RAYTOWN, MO 64133

TOTAL $450.00 

Page 1 of 110000 East 59th St, Raytown, MO 64133

*REC-035460-2025*
October 20, 2025   8:55 AM
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Community Development Department 
Planning and Zoning Division 

10000 E 59th Street  ●  Raytown, MO 64133 
Phone: 816-737-6014  ●  Fax: 816-737-6164 

PZ-2025-06 

 

Staff Report 

To: City of Raytown, Planning & Zoning Commission 

From: Shana Kelly, Planning & Zoning Coordinator 

Case #: Rezoning PZ-2025-06  

Planning Commission Meeting Date: Dec. 4, 2025 

Board of Aldermen Dates: Jan. 6, and Jan. 20, 2026 

____________________________________________________________________________ 

Applicant: William Kaine | Black Anvil Hub 

Location: 6220-6226 Raytown Road 

Ward: 1 

Property Owner: T&T Real Property LLC 

Project Summary: The applicant is requesting a Rezoning from NC-TS, Neighborhood 
Commercial, Town Square Overlay District to NC-P-TS, Neighborhood Commercial, Planned 
Development, Town Square Overlay District for the purpose of operating a café/coffee shop, 
community gathering space, and place for classic car repairs, including auto body painting. 

Staff Recommendation: Staff recommends Approval with Conditions of the Rezoning 
Application. Conditions are outlined below. 

____________________________________________________________________________ 

Background Information: William Kaine of Black Anvil Hub intends to purchase the building 
located at 6220-6226 Raytown Road and renovate it for the purpose of operating a café/coffee 
shop, community gathering space, and place for classic car repairs, including auto body 
painting. The building was originally constructed as an auto dealership, (exact date of 
construction unknown). All proposed land uses are permitted by right in the current zoning 
district, with the exception of auto body painting. Therefore, the applicant seeks the approval of 
a rezoning to a Planned District to allow for the use of an auto body paint booth.  

The subject properties are on four (4) separate, adjacent parcels. These properties will be 
consolidated into one. They’re located within the downtown Raytown area which has recently 
undergone special studies through the updated Comprehensive Plan and the Urban Land 
Institute, Technical Assistance Panel (ULI-TAP) in order to determine how to create spaces that 
draw people into the area. The proposal of a community space, coffee/milkshake shop, and 
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space for people to modify classic cars accomplishes the goals of creating a community 
gathering space while paying tribute to the building’s automotive history. In addition, the name, 
Black Anvil Hub, pays tribute to Raytown’s history of Ray’s blacksmith shop.  

Staff is requesting that no inoperable vehicles be left outside and that all vehicle repairs take 
place inside the building. If these conditions are upheld, staff believes this will be a welcome 
addition to the Raytown downtown and will help to draw people of all ages to the area. 

We have received one letter of support from Neil Clevenger, which is included as an attachment 
to this report.  

Total Land Area: 1.46 Acre 

Public Noticing: The Daily Record: A public hearing notice was published in The Daily Record 
Kansas City, on November 14, 2025. A copy of the affidavit of publication is included with the 
attachments to this report. Letters to Residents and Property Owners were mailed to property 
owners within 185 feet of the subject property on November 6, 2025. A copy of the letter is 
included with the attachments to this report.  

Neighborhood Meeting: The applicant held a neighborhood meeting on November 13, 2025. 
Other than the applicants, no one attended the meeting. 

Adjacent Properties:   

 Zoning: Current Land Use: 
North: NC-TS, Neighborhood 

Commercial, Town Square 
Overlay District 

Vacant Parking Lot 

South: NC-TS, Neighborhood 
Commercial, Town Square 
Overlay District 

Commercial Business (Bank) 

East: NC-TS, Neighborhood 
Commercial, Town Square 
Overlay District 

Vacant Land (The Greenspace) 

West: NC-TS, Neighborhood 
Commercial, Town Square 
Overlay District 

Vacant Land 

 

Street Classification: Raytown Rd. is classified as a Collector Street 

Vehicular and Pedestrian Access: The site is already developed and vehicular, pedestrian, 
and bicycle access is available through existing street and sidewalk connections.  

__________________________________________________________________________ 

Rezoning Application Factors to Be Considered: 
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1. The Character of the Neighborhood: 

The character of the neighborhood is commercial in nature. The subject properties are 
within the downtown area of Raytown which is home to several small businesses, and 
some vacant parcels.  

2. Zoning and current uses of nearby properties: 

Nearby properties are zoned NC-TS, Neighborhood Commercial, Town Square Overlay 
District. There are several small, locally owned businesses in the area, and vacant land.   

3. Suitability of Zoning for current use: 
 
The commercial building is currently being utilized as a carpet and flooring store. The 
building is for sale, and the current tenant is expected to relocate.  
 

4. Detrimental effects to nearby properties if Rezoning is approved: 

All proposed land uses are allowed by right within the current zoning district with the 
exception of autobody painting. Vehicle repair facilities have the potential to cause 
excess noise and clutter; however, the effects will be mitigated by requiring that all 
vehicle repairs take place inside the building and that no inoperable vehicle will remain 
outside. There are no residential homes in the immediate area.  

5. The length of time the property has been vacant: 

The property is not vacant.  

6. Consideration of public interest: 
 

a. Public Health:  
 

All vehicle repairs will take place according to all health and safety requirements. 
Therefore, there will be no negative impacts to public health.  
 

b. Public Safety: 
 
The proposed use will not affect public safety. 
 

c. Public Welfare: 

The proposed use will not negatively affect public welfare. It may help the public 
by creating a community gathering space for people of all ages and help to act as 
a catalyst for bringing more businesses to the downtown area.  

7. Impacts on public services and utilities: 
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The site is already developed. Services and utilities are available to serve the property.  

8. Conformance with the Comprehensive Plan: 
 
The Future Land Use Map for the newly adopted Comprehensive Plan, Raytown on the 
Rise, 2040, designates this area as part of the Downtown District. The Comprehensive 
Plan describes the Downtown District as such:  

“This district is a focal point for preserving and enhancing Raytown’s historic charm and 
emphasizes creating a vibrant, pedestrian friendly environment through placemaking 
initiatives, streetscape improvements, and a focus on both business retention and 
attraction. The district aims to attract a diverse mix of local businesses, restaurants, and 
boutique shops that reflect the community’s identity, fostering a unique sense of place 
that draws both residents and visitors.” 

The proposed use fits well with this description, as it adds to the diversity of local 
business types, creates a community gathering space, and reflects the community’s 
identity and history. The proposed use will help to draw others from outside Raytown into 
the area.  

__________________________________________________________________________ 

PUBLIC WORKS: 

 Items that require plan revision or additional documentation before engineering 
can recommend approval: 

o NONE 
 Items that are conditions of approval: 

o NONE 
 Comments that are not critical to engineering’s recommendations for this specific 

submittal, but may be helpful in preparing future documents: 
o NONE 

____________________________________________________________________________ 

ATTACHMENTS: 

 Zoning Map 
 Site Photos 
 Neighborhood Letter 
 185-ft Buffer Map 
 Affidavit of Publication 
 Address Label Spreadsheet 
 Application 
 Receipt of Paid Application Fee 
 Receipt of Paid Taxes 
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 Letter of Neighborhood Support 
 Street Classification Map 
 Comprehensive Plan – Future Land Use Map 

Staff recommends that the Planning Commission hold this public hearing, take testimony from 
all parties, and consider recommending APPROVAL of this rezoning application RZ-2025-06 for 
the subject parcels addressed as 6220-6226 Raytown Road from NC-TS, Neighborhood 
Commercial, Town Square Overlay District to NC-P-TS, Neighborhood Commercial, Planned 
Development, Town Square Overlay District, in a manner consistent with the general design 
concept provided by the applicant and contained in this staff report, and as modified by the 
recommended conditions listed below. These conditions are only required to be met pursuant to 
approval of this Rezoning application by the Board of Aldermen: 

1. All four (4) parcels must be consolidated into one (1) within 6 months from the date of 
the signed ordinance approving the rezoning. This process is done through Jackson 
County. 

2. Inoperable vehicles must be stored completely inside the building. No inoperable 
vehicles may be left outside. 

3. Vehicle repairs must take place inside the building. No vehicle repairs may be conducted 
outside the building. 

4. The business must obtain an approved, permitted sign within six (6) months after the 
issuance of a business license. Sign permits are a separate permit and process.  
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Zoning Map: 
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Site Photo: 

 

 



           November 4, 2025 
     Re: Case No: PZ-2025-06 

 
Dear Property Owner/Tenant: 
 

Notice of Neighborhood Meeting and Public Hearings in Your Area 
 

The Raytown Community Development Department is processing a Rezoning application filed 
by William Kaine, of Black Anvil Customs on behalf of the property owner requesting the 
approval of a Rezoning from NC-TS, Neighborhood Commercial, Town Square Overlay District 
to NC-P-TS, Neighborhood Commercial, Planned Development, Town Square Overlay District 
for the properties located at 6220-6226 Raytown Road. These four (4) parcels cumulatively 
consist of 1.46 acres of land and are located within the City of Raytown, Missouri. They are 
identified by Jackson County Parcel ID#s:  
 

 45-210-10-17-00-0-00-000,  
 45-210-10-16-00-0-00-000,  
 45-210-10-33-01-0-00-000, and 
 45-210-10-18-00-0-00-000 

 
The applicant proposes to operate a café/coffee shop, community gathering space, and place 
for classic car repairs, including auto body painting. All are permitted by right in the current 
zoning district, with the exception of auto body painting. For this reason, the applicant seeks the 
approval of a rezoning to a Planned District to allow for the use of an auto body paint booth.  
 
As a nearby owner or tenant, you are entitled to appear and provide comments at any of the 
public hearings on this matter or to provide written comments.  
 
The applicant will be holding a neighborhood information meeting at Raytown City Hall at 
4:00pm on Thursday, November 13, 2025, to which you are invited to discuss the application 
directly with them. City Staff will not be present at this time. If you have any concerns or need 
more information about the application, we highly recommend that you attend this meeting.   
 
A public hearing to consider this application will be held by the Raytown Planning & Zoning 
Commission at 7:00 PM on Thursday December 4, 2025. The full packet and agenda will be 
available for view on the City of Raytown website on Wednesday, November 26, 2025.  
 
The Raytown Board of Aldermen will also hold a public hearing regarding the above-described 
application, tentatively scheduled for 7:00 PM on Tuesday, January 6, 2026. 
 
All public hearings will take place in the Council Chambers at Raytown City Hall located 
at 10000 E 59th Street, Raytown, MO 64133. 
 
The public is invited to attend the neighborhood meeting and the public hearings to ask 
questions and provide comments regarding this application. Additional information regarding 
this application can be obtained from the Department of Community Development located in 
Raytown City Hall at 10000 East 59th Street, by phone at (816)737-6059 or by email at 
shanak@raytown.mo.us.  
 



If you will require any special accommodations (i.e., qualified interpreter, large print reader, 
hearing assistance) to attend either of these public hearings, please notify the Department of 
Community Development at Raytown City Hall at (816)737-6014 no later than 48 hours prior to 
the applicable public hearing date. 
 
 
 
 



185-foot BuƯer Map: 

 







Parcel Number parcel_num situs_addr situs_city situs_zip
45240010200000000 45-240-01-02-00-0-00-000 9820 E 63RD ST RAYTOWN 64133
45120091400000000 45-120-09-14-00-0-00-000 6235 RAYTOWN RD RAYTOWN 64133
45120093400000000 45-120-09-34-00-0-00-000 6231 RAYTOWN RD RAYTOWN 64133

45210101700000000 45-210-10-17-00-0-00-000 6220 RAYTOWN RD RAYTOWN 64133
45120093100000000 45-120-09-31-00-0-00-000 10008 E 63RD ST RAYTOWN 64133
45210101600000000 45-210-10-16-00-0-00-000 6226 RAYTOWN RD RAYTOWN 64133
45210102200000000 45-210-10-22-00-0-00-000 9900 E 62ND ST RAYTOWN 64133
45120091000000000 45-120-09-10-00-0-00-000 6223 RAYTOWN RD RAYTOWN 64133
45210100700000000 45-210-10-07-00-0-00-000 6252 RAYTOWN RD RAYTOWN 64133
45210102300000000 45-210-10-23-00-0-00-000 PRIVATE STREET RAYTOWN 64133
45210100800000000 45-210-10-08-00-0-00-000 6252 RAYTOWN RD RAYTOWN 64133
45210103000000000 45-210-10-30-00-0-00-000 6210 RAYTOWN RD RAYTOWN 64133
45210103301000000 45-210-10-33-01-0-00-000 6252 RAYTOWN RD RAYTOWN 64133
45210103302000000 45-210-10-33-02-0-00-000 6252 RAYTOWN RD RAYTOWN 64133
45120093500000000 45-120-09-35-00-0-00-000 10004 E 63RD ST RAYTOWN 64133
45120093201000000 45-120-09-32-01-0-00-000 10009 E 62ND ST RAYTOWN 64133
45120092500000000 45-120-09-25-00-0-00-000 NO ADDRESS ASSIGNED BY CITY RAYTOWN 64133



owner_info address_co
RAYTOWN WATER CO 10017 E 63RD ST STE 101 KANSAS CITY, MO 64133
RAYTOWN MAIN STREET ASSOCIATION INC 6222 RAYTOWN TFWY #254 RAYTOWN, MO 64133
MURCH ALLEN LLC 2827 CLARK AVE ST LOUIS, MO 63103
OCCUPANT 6231 RAYTOWN RD RAYTOWN, MO 64133
T&T REAL PROPERTY LLC PO BOX 8 ROTHVILLE, MO 64676
JANSEN ANDREW & NICOLE 10008 E 63RD ST RAYTOWN, MO 64133
T&T REAL PROPERTY LLC PO BOX 8 ROTHVILLE, MO 64676
PAINTERS DISTRICT COUNCIL NO 3 BLDG CORP 9900 E 62ND ST RAYTOWN, MO 64133
RETAIL CENTERS LLC 9508 E 63 RD ST RAYTOWN, MO 64133
RAYTOWN FED SAV & LOAN ASSN 1010 GRAND BLVD 4TH FLOOR KANSAS CITY, MO 64106
AMBER GLENN OPCO LLC 9805 E 61ST ST RAYTOWN, MO 64133
CONSOLIDATED SCHOOL DIST NO 2 6608 RAYTOWN RD RAYTOWN, MO 64133
4 TRAILS REAL ESTATE ENTERPRISE LLC PO BOX 189 BLUE SPRINGS, MO 64013
T&T REAL PROPERTY LLC PO BOX 8 ROTHVILLE, MO 64676
UNITED MISSOURI BANK 1010 GRAND BLVD 4TH FLOOR KANSAS CITY, MO 64106
FOX GARY D TRUSTEE 10004 E 63RD ST RAYTOWN, MO 64133
CITY OF RAYTOWN 10000 E 59TH ST RAYTOWN, MO 64133
RETAIL CENTERS LLC 9508 E 63 RD ST RAYTOWN, MO 64133



dotloop signature verification: dtlp.us/aqg9-9r2S-C9rl

https://dtlp.us/aqg9-9r2S-C9rl
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Property Owner: 
Name of Owner:                                               Company (If Applicable): 

Address: 
 
                                                         City:                                                      State:              Zip: 
Phone:                                                                            Email: 
 

Property Owner Signature:                                                                                                                                                                
 
X 
 

Please Give a Detailed Description of the Proposal Below: 

 

 

T&T Real Property LLC T&T Real Property LLC

Tina D McKinney dotloop verified
10/15/25 7:42 AM CDT
8UZ9-M0RM-RF5P-AIYK Travis Dietz dotloop verified

10/14/25 3:50 PM CDT
VKTO-EGIN-R9NZ-O69W

dotloop signature verification: dtlp.us/aqg9-9r2S-C9rl

Billy Kaine
We will need to install and operate a commercial paint booth within the building located at 6220-6226 Raytown Rd. The paint booth will be ETL Ul certified to ensure safety and compliance within industry standards. It will be used exclusively for painting and restoration of classic automobiles.

https://dtlp.us/aqg9-9r2S-C9rl
https://dtlp.us/aqg9-9r2S-C9rl
https://dtlp.us/aqg9-9r2S-C9rl
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Additional Contact Information 

Please provide additional contact information if applicable below: 

Project Lead: 
Name:                                                                     Company: 

Address: 
                                                         City:                                                      State:              Zip: 

Phone:                                                                            Email: 
 
Developer: 
Name:                                                                     Company: 

Address: 
                                                         City:                                                      State:              Zip: 

Phone:                                                                            Email: 
 
Engineer: 

Name:                                                                     Company: 

Address: 
                                                         City:                                                      State:              Zip: 
Phone:                                                                            Email: 
 
Architect: 
Name:                                                                     Company: 

Address: 
                                                         City:                                                      State:              Zip: 
Phone:                                                                            Email: 
 
Surveyor: 
Name:                                                                     Company: 

Address: 
                                                         City:                                                      State:              Zip: 
Phone:                                                                            Email: 
 
 

 

 

dotloop signature verification: dtlp.us/aqg9-9r2S-C9rl

Billy Kaine
William Kaine

Billy Kaine
7604 Harris Ave

Billy Kaine
Black Anvil Customs

Billy Kaine
Raytown

Billy Kaine
MO

Billy Kaine
64138

Billy Kaine
913-999-8456

Billy Kaine
Raisingkaineautomotive@gmail.com

https://dtlp.us/aqg9-9r2S-C9rl
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Landscape Architect: 
Name:                                                                     Company: 

Address: 
                                                         City:                                                      State:              Zip: 

Phone:                                                                            Email: 
 
Attorney: 
Name:                                                                     Company: 

Address: 
                                                         City:                                                      State:              Zip: 

Phone:                                                                            Email: 
 
Other: 
Name:                                                                     Company: 

Address: 
                                                         City:                                                      State:              Zip: 
Phone:                                                                            Email: 
 
 

 

1. The proposed action will be in keeping with the character of the neighborhood because: 

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

2. The proposed use will be consistent with the uses and zoning on nearby parcels because: 

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

3. Prior to submitting this application, the property has been vacant for: 

__________________________________________________________________________________

__________________________________________________________________________________ 

dotloop signature verification: dtlp.us/aqg9-9r2S-C9rl

Billy Kaine
It will in no way affect the outside appearance of the property.

Billy Kaine
It provides a retail service. 

Billy Kaine
N/A

https://dtlp.us/aqg9-9r2S-C9rl
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4. This property is more suited for the proposed use than its current use(s) because: 

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

5. The proposed use could have the following detrimental effects on nearby parcels: 

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

6. If the application is denied, the property owner(s) will face the following hardships: 

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

7. Public facilities and utilities are adequate to serve the proposed use as follows: 

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

8. The proposed development implements the Comprehensive Plan in the following ways: 

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

9. Additional comments: 

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

dotloop signature verification: dtlp.us/aqg9-9r2S-C9rl

Billy Kaine
It is consistent with the city’s plan to migrate from industrial to commercial space thats welcoming and attractive to the surrounding community.

Billy Kaine
We do not see any negative affects on nearby parcels, but to the contrary it will attract businesses and patrons to the Town Square. This planned zoning overlay will not be visable to any neighboring parcel.

Billy Kaine
Being able to operate a paint booth is an integral part of the restoration process in which our business is built around. Not being approved for it would mean the business would not be financially viable and therefore would fail.

Billy Kaine
The property has adequate public facilities and utilities that we need to operate.

Billy Kaine
Economic Develepoment: The project supports local economic growth by creating a specialized automotive restoration business, attracting customers and related businesses to the area. Revitalization of Commercial Corridors: The proposed use is consistent with the charachter of surrounding commercial and light industrial areas, complementing existing businesses without creating a negative impact on the neighborhood.

https://dtlp.us/aqg9-9r2S-C9rl


Black Anvil Hub

CLASSIC CAR SHOP & COMMUNITY SPACE PROPOSAL

August 2025

Classic Car Hub – Community
Showroom & Café

6220-6226 RAYTOWN RD, RAYTOWN MO 64133



Vision Statement

Black Anvil  & Mac’s Snacks

An innovative concept that combines a premier hot rod and restoration car shop with a nostalgic retro coffee and malt shop
serving artisanal beverages and pastries.

This isn’t a typical restoration shop or café—it’s a destination where classic cars comes to live, culinary creativity, and local
culture intersect, delivering both practical services and unforgettable experiences under one roof.

A Unique Community Destination



Current Site Overview

Alignment with the City’s Vision: Transition from Industrial Zoning

The City of Raytown has expressed a clear vision to gradually move away from traditional industrial zoning in certain areas,
creating opportunities for innovative, mixed-use developments that serve the community while preserving economic activity.
Black Anvil Restoration & Mac’s Snacks exemplifies this forward-thinking approach. While honoring the city’s industrial heritage
through classic cars expert automotive services, the concept simultaneously introduces a retail component - a vibrant public-
facing component—a nostalgic retro coffee and malt shop with artisanal offerings.

This dual-purpose setup:
Maintains community-friendly format.
Activates the space for broader public use, generating foot traffic and local engagement.
Supports economic diversification by blending service, retail, and hospitality in a single destination.
Honors the city’s evolving vision by transforming a purely industrial site into a dynamic community hub 

By combining a specialty automotive service with a social, culinary experience, the project bridges the gap between industrial
functionality and community-oriented redevelopment, providing a model for sustainable, innovative use of the city’s evolving
zoning landscape.

Property address: 6220-6226 Raytown Rd
Size: 16,000 sf
Current Zoning: Industrial
Proposed Zoning: Mixed Use

Transition Opportunity



Concept Overview

Classic Car Showroom: 

A curated space to showcase rare and vintage vehicles with rotating displays, celebrating automotive craftsmanship and history
while attracting car enthusiasts and visitors.

Community Café: 

A nostalgic retro coffee and malt shop offering artisanal beverages and pastries, serving as a welcoming gathering place for
locals, tourists, and car lovers alike.

Event Space: 
Flexible areas designed for classic car meets, educational workshops, and weekend events, fostering engagement, learning, and
social interaction within the community.

Retail Component: 
A boutique offering branded merchandise, memorabilia, and small automotive art/collectibles, creating an additional revenue
stream while enhancing the visitor experience.

Synergy and Impact: 
Together, these components create a vibrant, multi-dimensional destination that preserves the industrial heritage of the space,
supports local engagement, and drives economic activity—demonstrating a forward-thinking approach that aligns with the city’s
vision for evolving zoning and community-centered development.

Multifaceted Community Destination



Concept Overview

Finalizing details for presentation
at the city meeting

Renderings



Economic & Community Benefits

Job Creation

Generates local employment opportunities through café staff, event coordinators, and showroom operations, supporting
workforce development and economic growth.

Increased City Revenues

Drives additional sales tax through café, retail, and event activity, and income tax revenue through new jobs created, providing a
measurable financial benefit to the city alongside cultural and community enrichment.

Tourism & Visitors

Attracts car enthusiasts, families, and tourists, increasing foot traffic and benefiting nearby businesses and services.

Revitalization
 
Transforms an industrial space into a dynamic cultural destination, preserving heritage while fostering a vibrant community hub.

City Branding
 
Positions the city as a center for heritage, classic car culture, and community-focused events, enhancing its reputation as a
forward-thinking and culturally rich destination.

Driving Growth and Community



Why This Fits City Goals

Supports Transition from Industrial Use

This project aligns with the city’s long-term vision to move away from traditional industrial zoning, introducing innovative uses
that maintain economic activity while responding to evolving urban needs.

Creates a Mixed-Use Cultural and Commercial Space
 
By combining automotive services, a retro café, event areas, and retail, the project transforms a single-purpose industrial
property into a vibrant, multi-dimensional destination that serves multiple community needs simultaneously.

Encourages Walkability and Community Engagement

The design promotes public access, social interaction, and neighborhood activation, turning what was once an isolated
industrial site into a lively gathering spot for locals and visitors alike.

Promotes Arts, Culture, and Tourism

Through curated vintage car displays, workshops, events, and a café experience rooted in nostalgia and craftsmanship, the
project fosters cultural enrichment, attracts tourists, and supports local creative enterprises—shifting the focus from heavy
industry to a more sustainable, community-centered economy.

Quality of Life & City Branding

Creative, safe, and engaging community spaces help improve perception of city of Raytown for investors and new businesses

From Industrial Legacy to a Vibrant Cultural Hub



Design & Aesthetic

Modernized Industrial with Community-Friendly Design

The project maintains the authenticity and character of industrial architecture while incorporating modern finishes, open layouts, and
welcoming design elements that make the space approachable for families, visitors, and the broader community.

Visual Experience & Renderings

Concept renderings or mood boards showcase:

Open Café Spaces: Nostalgic retro coffee and malt shop with artisanal beverages and pastries, designed for comfort and social
interaction.
Showroom with Cars: Rotating displays of rare and vintage vehicles, highlighting craftsmanship and automotive history.
Event Setup: Flexible spaces for workshops, community gatherings, and weekend events that encourage engagement and
cultural programming.

Family-Friendly & Community-Oriented Environment

The design emphasizes low noise levels and limits heavy mechanical activity to behind-the-scenes areas, ensuring a safe, enjoyable
environment for all visitors. By balancing operational functionality with public access, the space fosters a welcoming, inclusive
atmosphere with attention to details while supporting the unique dual-purpose concept.

Vision Alignment

This design approach reinforces the city’s goals of adaptive reuse, vibrant mixed-use spaces, and community engagement, turning a
former industrial site into a cultural, social, and economic asset that benefits both residents and visitors.

 Classic Cars, Coffee & Community



Community Engagement Plan

Educational Partnerships

The project will collaborate with local schools, technical programs, and youth organizations to offer automotive history classes, hands-on
workshops, and STEM-focused learning opportunities. Students can learn about classic cars, engineering principles, and craftsmanship, turning
the space into an educational hub that complements the city’s focus on lifelong learning and workforce development.

Charity & Philanthropic Events

 By hosting charity car shows and benefit events, the project will give back to the community, supporting local causes and nonprofits while
fostering civic pride. These events will strengthen community ties and attract visitors from across the region, creating a positive social and
economic impact.

Free Weekend Events for Residents

The site will feature accessible, family-friendly weekend programming, including car showcases, community gatherings, and interactive activities
that encourage local engagement. These initiatives transform the space into a living, breathing community hub, reinforcing its role as more than
just a business, but as a cultural and social asset for the city.

Alignment with the City’s Vision

Through education, philanthropy, and community programming, the project supports the city’s broader goals of promoting arts, culture, tourism,
and community-centered redevelopment, all while maintaining a connection to the area’s industrial heritage.

Activating Spaces for Community, Creativity, and Connection.



Zoning Request & Proposal
Commercial/Mixed-Use with Cultural Component Request

We are seeking approval to rezone the property from industrial to commercial/mixed-use to support a unique, community-
focused destination that combines a classic car showroom, a retro coffee and malt café, event spaces, and curated retail.

Emphasis on Non-Industrial Operations

The proposed use eliminates noise, fumes, and heavy mechanical operations, creating a safe, family-friendly, and
community-oriented environment. While the space preserves its industrial heritage through design and curated automotive
displays, all mechanical work is carefully limited to small-scale, specialty automotive services compatible with a public-
facing setting.

Future-Proof Flexibility

Rezoning to commercial/mixed-use ensures the property can sustainably support:

Café Operations: Artisanal beverages and pastries in a welcoming, social setting.
Showroom Displays: Rotating exhibits of vintage and classic cars that attract enthusiasts and tourists.
Event Programming: Workshops, community gatherings, charity car shows, and educational programs.
Retail Opportunities: Branded merchandise, memorabilia, and automotive art/collectibles.

Vision Alignment

This rezoning supports the city’s broader goals of adaptive reuse, economic diversification, cultural enrichment, and
community engagement. By transitioning from traditional industrial use, the project transforms a single-purpose property
into a dynamic, mixed-use cultural hub, enhancing local tourism, activating the streetscape, and positioning the city as a
forward-thinking destination for heritage, culture, and innovation.



Thank you !

Let’s work together to turn this property
into a community landmark

Contact Us :
(913-999-8456

Reach out to us at :
RAISINGKAINEAUTOMOTIVE@GMAIL.COM

August 2025



RECEIPT (REC-035439-2025)
FOR CITY OF RAYTOWN

BILLING CONTACT

BLACK ANVIL CUSTOMS
BILLY KAINE
7604 HARRIS AVE
RAYTOWN, MO 64138

Payment Date:  10/16/2025

Reference Number Payment MethodFee Name Transaction Type Amount Paid

RZNE-000262-2025 Credit CardFee Payment $450.00 Rezone Fee

SUB TOTAL $450.00 6220 Raytown RD RAYTOWN, MO 64133

TOTAL $450.00 

Page 1 of 110000 East 59th St, Raytown, MO 64133

*REC-035439-2025*
October 17, 2025  12:05 PM
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Shana Kelly

From: Erica Baier <ebaier@raytownwater.net>
Sent: Thursday, October 23, 2025 12:29 PM
To: Shana Kelly
Subject: RE: New Application Received - Black Anvil Hub

Hello,  
 
Remarks from Neal S Clevenger below:  
 
“A historical building in downtown Raytown. The building was built by Luther Robinson for his Ford Dealership. 
 
Good idea all the way around. Needs a paint booth for restoration of classic cars. It mostly has been a building 
associated with auto.  
What goes around comes around. We support it 100%  
It has water.  
 
Neal S. Clevenger”  
 
Thanks, 
 

Erica Baier 
Admin/ Sr.CSR  

Raytown Water Company 

10017 E 63rd St. 

Raytown, Mo 64133 

Ph  816-356-0333 

Fax 816-356-0331 

Have a great day ! 
 

From: Shana Kelly <shanak@raytown.mo.us>  
Sent: Friday, October 17, 2025 1:57 PM 
To: Andy Boyd <andyb@raytown.mo.us>; b.pence@pwsd2.org; Chiki Thompson <cthompson@raytownwater.net>; Erica 
Baier <ebaier@raytownwater.net>; EricF@raytownfire.com; jasonh@raytown.mo.us; Mike Hunley 
<MikeH@RaytownFire.com>; Missy Wilson <missyw@raytown.mo.us>; Neal Clevenger 
<nclevenger@raytownwater.net>; p.ertz@pwsd2.org; Robinson Camp <robinsonc@raytown.mo.us>; Ron Knisley 
<ronk@raytown.mo.us> 
Subject: New Application Received - Black Anvil Hub 
 
All, 
 
We have received a new application for Black Anvil Hub, to be located at 6220-6226 Raytown Road. The 
applicant is requesting to use the building as a community café, coƯee shop, classic car showroom and 
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shop. All of the uses proposed are allowed by right in this zoning district, with the exception of an 
automotive paint booth. For this reason, the applicant is requesting the approval of a Planned 
Development to allow for the use of a paint booth.  
 
Please see the attached pdf and let me know if you have any questions, comments, or concerns for the 
applicant. In order to remain on schedule, please send comments to me no later than Thursday, 
October 30th.  
 
 
Thank you, 
Shana 

  
    
  

Shana Kelly 
To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.

 

  
Planning & Zoning Coordinator 
 
Crossroads Community ● Embracing Diversity 
● Growing Together 
———————————————————
———————————— 

Office: (816) 737-6059 Direct 
Address: 10000 East 59th Street, 
Raytown MO. 64133 
Email: shanak@raytown.mo.us 
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