
CITY OF RAYTOWN 

PLANNING & ZONING COMMISSION 

AGENDA 

Raytown City Hall 
Board of Aldermen MeeƟng Chambers 

10000 East 59th Street 
September 5, 2024 

7:00 pm 

1. Welcome by Chairperson and introducƟon of new member, Josh Morales 
 

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

3. Approval of Minutes – August 1, 2024, 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-2024-11 

Applicant: Phil Goode, Variety House III 
Reason: RequesƟng the approval of a Rezoning from HC/350, Highway Commercial/350 
Highway Corridor Overlay to HC-P, Highway Commercial Planned Development for the 
property addressed as 8890 E. 350 Highway. 

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 AddiƟonal 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 Relevant Applicant’s Exhibits into Record as Necessary 
8. Request for Public Comment by Chairman 
9. AddiƟonal Staff Comments and RecommendaƟon 
10. Commission Discussion 
11. Commission Decision to Approve, CondiƟonally Approve or Deny the ApplicaƟon  

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

 
7. Other Business: Reminder of the Special Planning Commission MeeƟng be held on Tuesday, 

September 10, 2024 at 7:00 PM. This meeƟng will be held virtually only.  
 

8. Set Future MeeƟng Date – The next Regular Planning Commission MeeƟng is Scheduled for 
Thursday, October 3, 2024, at 7:00 PM. A Special Planning Commission MeeƟng will be held on 
September 10, 2024 at 7:00pm. This meeƟng will be held virtually only.   
 

9. Adjourn  
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CITY OF RAYTOWN  

PLANNING & ZONING COMMISSION 

REGULAR MEETING 

MINUTES 
August 1, 2024 

7:00 pm 
Council Meeting Chambers 

 

1. Welcome by Chairman Meyers.  Chairman Meyers called the meeting to order at 7:00 PM. 

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

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

3. Approval of Minutes:  Minutes of May 2, 2024, Regular Meeting were approved 5-0-3 upon a motion 
by Ms. Emerson and a second by Mr. Frazier.  

4. Public Discussion: None. 

5. Old Business: None. 

6. New Business: 
A. Case No.: PZ-2024-10 

Applicant: Antenisha Jimerson 
Reason: Requesting the approval of a Conditional Use Permit for an “Assembly Room” to be located 
at the property addressed as 6240 Raytown Trafficway. 
 
1. Introduction of Application by Chair. 

 
Chairman Meyers introduced the application.  

 
2. Explanation of any ex parte’ communication from Commission members regarding the 

application. 
 
No members reported any ex parte’ communications regarding this application. 
 

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

4. Enter Additional Relevant City Exhibits into the Record: 
 

The City Attorney requested to note that we have opened the public hearing.   
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5. Staff Presentation of Applications. 

 
Shana Kelly, Planning & Zoning Coordinator, provided the staff reports and Power Point, 
addressing the background of the request, and purpose of the requested Conditional Use 
Permit application. 
 

6. Commission Discussion. 

Mr. Bruenger asked if the requested application pertained to the entire tenant space or only half. 
The applicant responded that it pertains to only half of the space. Ms. Kelly added that the building 
has been vacant since October of 2023. Mr. Snedded asked for clarification on Condition #2, which 
states, “Intent to serve alcohol by the drink on the premises shall require an application to be filed 
with the City and a permit be issued for such activity before any drinks are served.” Ms. Kelly 
explained that the condition would not apply to caterers that are brought in by clients, but rather it 
would apply to the applicant, if she were to choose to open a for-profit bar inside the facility, which 
she does not intend to do.  

Ms. Emerson stated that at one time, the building was being used as a gymnastics facility and that a 
hole was dug in the concrete. She inquired if the hole is still there. Ms. Kelly responded that 
although she has not been inside the facility, the building official mentioned the hole and that it is 
no longer there.  

7. Presentation of Application by Applicant. 
 
Mr. Frazier inquired if there would be construction. The applicant responded that, no, there would 
not be any construction taking place and if there is a wall dividing the space. The applicant, Ms. 
Antenisha Jimerson, said that yes, there is a wall dividing the space and that they are only using half 
of the entire space. Mr. Jean-Paul stated that he is excited about an event space coming to 
Raytown. He asked why she chose Raytown and what she felt she needed from the community to 
have a successful business here. Ms. Jimerson responded that she chose Raytown because she 
loves the City and many things about it including the police department and the cleanliness. Mr. 
Jean-Paul asked more questions about the details of the business. Ms. Jimerson responded that she 
makes centerpieces and enjoys teaching others how to make their own. Mr. Jean-Paul thanked her 
again for choosing Raytown. 
 
Ms. Stock asked if there is a specific time at night for events to stop. Ms. Jimerson responded that it 
would be determined case-by-case. Mr. Frazier asked if there are any laws requiring event spaces to 
close at a certain time. Ms. Kelly responded that there is no law requiring event spaces to close at 
any particular hour, and because the subject property is located in a commercial zone, away from 
residential uses, she did not feel the need to stipulate a condition of time. 
 
Mr. Sneddon stated that he felt that an event space is needed in the community and that he 
believes it will be a good fit.  
 

8. Request for Public Comment by Chairman. 
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Chairman Meyers asked if there was anyone in the audience who would like to speak on this 
matter. Ms. Julie Riddle came to the microphone and spoke in support of the application and of Ms. 
Jimerson. Ms. Rose Banks came to the microphone spoke in support of the application and of Ms. 
Jimerson.  
 
Mr. Jean-Paul asked Ms. Jimerson if she had connections to resources in order to help her business 
survive and suggested that she connect with KC Source Link and the Chamber of Commererce. Ms. 
Jimerson stated that she is involved with organizations and is connected to the community, but that 
she is interested in learning more.  
 
Ms. Stock stated that she has been serving on the Planning Commission for over 20 years and she  
has never seen so much excitement for an application and eagerness for the business to open.  
 

9. Additional Staff Comments and Recommendation.  
 
There was no additional staff discussion.   
 

10. Commission Discussion. 

There was no additional Commission discussion. 

11. Commission Decision to Approve, Conditionally Approve or Deny the Application.  
 
Mr. Sneddon made a motion to approve the application with the Conditions as written. Mr. Jean-
Paul seconded the motion.  

 
VOTE: Motion passed 7-0-1. 

 
7. Other Business:  

 
Ms. Kelly stated that the Lakota Group requests that a Special Planning Commission Mee  ng be 
held on Tuesday, September 10, 2024 at 7:00 PM.  

 
8. Set Future Mee  ng Date – The next Regular Planning Commission Mee  ng is scheduled for Thursday, 

September 5, 2024, at 7:00 PM. A Special Planning Commission Mee  ng will be held on September 10, 2024 
at 7:00pm in the City Hall Council Chambers. 
 

9. Additional Commission Discussion. 
 

Ms. Stock inquired about the Blue Ridge Blvd Conditional Use Permit application. Ms. Kelly responded that 
the application is currently on hold as the applicant continues to work on the Stormwater Management 
Plan. Ms. Stock inquired about the timeline. Ms. Kelly responded that there are several steps that need to 
be completed by December 18, 2024, and she is unsure if they will be able to meet that deadline.  

 
10. Adjourn 

 
The meeting was adjourned at 7:35 PM. 
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Staff Report 

To: City of Raytown, Planning & Zoning Commission 

From: Shana Kelly, Planning & Zoning Coordinator 

Case #: Rezoning PZ-2024-11  

Planning & Zoning Meeting Date: September 5, 2024 

Board of Aldermen Date: October 1, 2024, and 
           October 15, 2024 

____________________________________________________________________________ 

Applicant: Phil Goode | The Peridot Entertainment Plaza 

Location: 8809 E. 350 Highway  

Ward: 1 

Property Owner: Phil Goode | Variety House III 

Project Summary: The applicant is requesting a Rezoning from HC/350, Highway 
Commercial Highway 350 Corridor Overlay to HC-P, Highway Commercial Planned 
Development for the purpose of the development of an “Entertainment Plaza.”  

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

____________________________________________________________________________ 

Background Information: The applicant, Mr. Phil Goode, is requesting the approval of a 
rezoning from HC/350, Highway Commercial 350 Corridor Overlay District to HC-P, 
Highway Commercial Planned Development for the purpose of the development of an 
“Entertainment Plaza.” The purpose of the request is to allow entertainment-type land uses that 
aren’t typically allowed in the HC Zoning District or are allowed with the approval of a 
Conditional Use Permit. In addition to the uses that are permitted by right in the HC Zoning 
District, the applicant is requesting to include: 

 “Assembly Room” 
 “Dance Hall, Discotheques, and Night Clubs” 
 “Exhibit Hall” 
 “Auditorium” 
 “Food/Bakery/Product Manufacturing” 
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 “Fraternal Club, Service Club, Private Club, and/or Tavern” 

The building was constructed for the purpose of automotive sales in 1980, but closed in 2011. 
After its closure, the building remained vacant and began to fall into disrepair. Mr. Goode 
purchased the property in 2019.  

This location no longer meets the criteria for automotive sales establishments, and automotive-
related businesses are in excess along 350 Highway. Mr. Goode’s vision for the property is to 
open an Entertainment Plaza, to provide a venue for entertainment, socializing, and recreation. 

The City of Raytown currently has very limited options available for entertainment. Most 
residents seek destinations outside of the city limits for such purposes. The Peridot 
Entertainment Plaza will provide an upscale destination. In addition, the proposed venue will not 
only attract Raytown residents, but will bring patrons from other cities, creating a regional draw 
and bringing people into Raytown who might otherwise spend their money in other 
municipalities. 

____________________________________________________________________________ 

Total Land Area: 3.16 Acres 

Public Noticing: The Daily Record: A public hearing notice was published in The Daily Record 
Kansas City, on August 13, 2024. 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 August 15, 2024. A copy of the letter is 
included with the attachments to this report.  

Neighborhood Meeting: The applicant held a neighborhood meeting on August 20, 2024. No 
one, other than the applicant, attended the meeting.  

Adjacent Properties:   

 Zoning: Current Land Use: 
North: Public Right-of-Way Highway 350 
South: HC/350, Highway Commercial, 

350 Corridor Overlay District 
Commercial Businesses (Casey’s, Asterisk 
Inc. Contractor) 

East: Public Right-of-Way Highway 350 
West: HC/350, Highway Commercial, 

350 Corridor Overlay District 
Commercial Business – (Rightway Auto 
Sales) and Cemetery (Floral Hills 
Cemetery)  

 

Street Classification: 350 Highway is classified as a Highway. Blue Ridge Boulevard is 
classified as an Arterial. 
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Pedestrian Access: Pedestrian access is provided along the frontage of Blue Ridge Boulevard 
and will connect to the ten-foot (10’) bicycle trail to be constructed along the Highway 350 
frontage and will extend along the property line.  

Vehicular Access: Vehicular access exists along Blue Ridge Boulevard. Another access point 
is existing from Highway 350, however, it may not be utilized for this development until MoDOT 
has reviewed the proposal and given the appropriate approvals. 

Parking: There are 188 vehicle parking stalls available on site. Five (5) will be ADA-compliant 
and designated for handicap parking.  

__________________________________________________________________________ 

Rezoning Application Factors to Be Considered: 

1. The Character of the Neighborhood: 

The neighborhood is commercial in nature, with frontage along both 350 Highway and 
Blue Ridge Blvd. The subject property is adjacent to Casey’s convenience store and a 
contractor’s office and across the street from Rightway Auto Sales and Floral Hills 
Cemetery.  

2. Zoning and current uses of nearby properties: 

The subject property and the properties immediately adjacent are zoned HC/350, 
Highway Commercial/350 Highway Corridor Overlay District. The property across Blue 
Ridge Boulevard is zoned R-1/350, Low-Density Residential/350 Highway Corridor 
Overlay District, however, it is used as a cemetery.  

3. Suitability of Zoning for current use: 
 
The building was formerly used as a car dealership and has been vacant since 2011. 
The City of Raytown Municipal Code now requires a distance separation of 1,500 feet 
between new and used vehicle dealerships. As there is one existing across Blue Ridge 
Boulevard, this property is not eligible to be used as a dealership. The approval of the 
Planned District rezoning will allow for a more upscale entertainment-type establishment, 
which we do not currently have within the City of Raytown. 
 

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

The subject property is currently zoned HC, Highway Commercial, which allows for a 
variety of commercial land uses. The proposed rezoning will allow a few more land uses 
than what is presently allowed and will bring more traffic to the area; however, the 
building is located between Highway 350 and Blue Ridge Boulevard, which is designated 
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as a major arterial. The proposed uses will not bring more traffic to the area than the 
streets have been designed to handle.  

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

The property has been vacant since 2011.  

6. Consideration of public interest: 
 

a. Public Health:  
 

Approval of the proposed Planned Development will not affect Public Health so 
long as all local, county, state, and federal laws and regulations are followed.  
 

b. Public Safety: 
 
The proposed business will not affect public safety any more than any other 
restaurant, bar, gallery, or entertainment-type business.  
 

c. Public Welfare: 

The proposed use will bring business to the City of Raytown and to a building 
that has been mostly vacant for 13 years.  

7. Impacts on public services and utilities: 

Public services and utilities are available and adequate to serve the proposed use.  

8. Conformance with the Comprehensive Plan: 
 
The Future Land Use Map designates this property for commercial use. The proposed 
use complies with the Comprehensive Plan. 

__________________________________________________________________________ 

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 

____________________________________________________________________________ 
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ATTACHMENTS: 

 Zoning Map 
 Site Photos 
 Site Plans 
 Neighborhood Letter 
 185-ft Buffer Map 
 Affidavit of Publication 
 Application 
 Street Classification Map 
 1996 Comprehensive Plan – Future Land Use Map 

Staff recommends that the Planning & Zoning Commission APPROVE of this rezoning 
application RZ-2024-11 for the subject parcel located at 8809 E. 350 Highway from HC/350, 
Highway Commercial 350 Corridor Overlay to HC-P, Highway Commercial Planned 
Development, subject to the following conditions: 

1. A ten-foot (10’) ADA-compliant bicycle/pedestrian path is required to be constructed 
along Highway 350. It shall connect to the existing sidewalk along Blue Ridge Boulevard 
and shall span the property frontage along 350 Highway.  

2. In accordance with the City of Raytown “Time of Performance in Rezoning” clause, the 
pathway must be completed within eighteen (18) months from the date the ordinance is 
signed.  

3. MoDOT must approve the plan and issue Right-of-Way Permits prior to the use of the 
350 Highway access drive. Only the Blue Ridge Boulevard access drive is allowed to be 
used for vehicular traffic prior to MoDOT approvals.  

4. Parking stalls must be striped and handicap stalls must be clearly marked.  
5. Any food trucks operating on the site must have an active business license with the City 

of Raytown.  
6. Must abide by all state, local, and federal laws and regulations. 
7. The sale of tobacco/vape/e-cigarette products must equal less than fifty percent (50%) of 

the gross receipts for the applicable business license.  
8. The sale of package alcohol and liquor products must equal less than fifty percent (50%) 

of the gross receipts for the applicable business license.  
9. Outdoor events must cease operating by or before 11:00PM. 
10. Any food and/or drink establishment must obtain a Health Permit from the Jackson 

County Health Department. 
11. Exterior signage must be properly permitted and is a separate process.  
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Zoning Map: 
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Site Photos 
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