
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): 

 

 

 


