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         PLANNING & ZONING COMMISSION 

REGULAR MEETING AGENDA 
June 11, 2025, at 6:30 P.M. 
OPEN TO THE PUBLIC 

Located in Grain Valley City Hall – Council Chambers 
711 Main Street – Grain Valley, Missouri 

 
ITEM I: CALL TO ORDER 
 
ITEM II: ROLL CALL 
 
ITEM III: PLEDGE OF ALLEGIANCE 
 
ITEM IV: APPROVAL OF MINUTES 

• April 9, 2025, Regular Meeting 
 
ITEM V: CITIZEN PARTICIPATION 

• Citizens are asked to please limit their comments to two (2) minutes. 
 
ITEM VI: PUBLIC HEARINGS 
 

1. Key Cannabis Dispensary- Requesting a Conditional Use Permit in accordance with 
City Code 400.240 for a proposed marijuana dispensary with drive-thru development on 
approximately 1.37-acre lot. The property is zoned District DTZ (Downtown Transition 
Zone). The 1.37-acre proposed marijuana dispensary is generally located a quarter of a 
mile west of Buckner Tarsney Road, on the south side of Jefferson Street, just west of the 
Quik-Trip. AKA 205 NW Jefferson St.  

 
ITEM VII: ACTION ITEMS 
 
1. Key Cannabis Dispensary- Requesting a Conditional Use Permit in accordance with 

City Code 400.240 for a proposed marijuana dispensary with drive-thru development on 
approximately 1.37-acre lot. The property is zoned District DTZ (Downtown Transition 
Zone). The 1.37-acre proposed marijuana dispensary is generally located a quarter of a 
mile west of Buckner Tarsney Road, on the south side of Jefferson Street, just west of the 
Quik-Trip. AKA 205 NW Jefferson St. AKA 205 NW Jefferson St.  
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2. Key Cannabis Dispensary- Site plan review for a proposed dispensary with drive-thru 
development on approximately 1.37-acre lot. The property is zoned District DTZ 
(Downtown Transition Zone). The proposed marijuana dispensary is generally located a 
quarter of a mile west of Buckner Tarsney Road, on the south side of Jefferson Street, 
just west of the Quik-Trip. AKA 205 NW Jefferson St.. AKA 205 NW Jefferson St. 

 
3. Site Plan Review - all of Tracts 1, 2, and 3 of Interstate Development Park– Bush 

Business Park LLC is requesting site plan review for two buildings with warehousing/ 
office space. The property is in the Downtown Overlay District – Transition Zone.  The 
site is generally located on the east side of Jefferson Ct between Jefferson St and 
Jefferson St AKA 1101 Jefferson Ct.  

 
ITEM VIII: PREVIOUS BUSINESS 

• None 
 

ITEM IX: NEW BUSINESS 
• None 

 
ITEM X: ADJOURNMENT 

PLEASE NOTE 
 

The next scheduled meeting, if needed, of the City of Grain Valley Planning & Zoning 
Commission will take place on July 9, 2025, at 6:30 pm. 
 
PEOPLE REQUIRING ACCOMMODATION TO ATTEND AND PARTICIPATE IN THE 
MEETING SHOULD CONTACT THE CITY CLERK AT 816-847-6210 AT LEAST 48 HOURS 
BEFORE THE MEETING. UPON REQUEST, THE MINUTES FROM THIS MEETING CAN 
BE MADE AVAILABLE BY CALLING 816-847-6210. 
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Commissioners Present                                                                                       
Justin Tyson 
Scott Shafer 
Chris Bamman 
Elijah Greene 
Debbie Saffell 
 

Commissioners Absent     
Bob Headley 
Craig Shelton 
Rick Knox BOA Liaison 
 
 
 

Staff Officials Present 
Patrick Martin – CD Director 

 
 

   
  
  

ITEM I: CALL TO ORDER 
• The Planning & Zoning Commission of the City of Grain Valley, Missouri, met in 

Regular Session on April 9, 2025, in the Council Chambers at City Hall. 
 

• The meeting was called to order at 6:30 PM by Chair Justin Tyson.  
 

ITEM II: ROLL CALL 
• Present: Scott Shafer 
• Present: Elijah Greene 
• Present: Chris Bamman  
• Present: Justin Tyson 
• Present: Debbie Saffell  
• Absent: Rick Knox (BOA Liaison) 
• Absent: Craig Shelton 
• Absent: Bob Headley 
• There was a quorum.  

 
ITEM III: PLEDGE OF ALLEGIANCE 
 
ITEM IV: APPROVAL OF MINUTES 

• Commissioner Bamman motioned to approve minutes from the February 26, 2025 
workshop meeting Commissioner Shaffer seconded the motion. The motion was 
approved by a vote of 5 to 0. 

• Commissioner Bamman motioned to approve minutes from the March 12, 2025 regular 
schedule planning and zoning meeting Commissioner Shaffer seconded the motion. The 
motion was approved by a vote of 5 to 0. 

•  
 
ITEM V: CITIZEN PARTICIPATION 

• None 
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ITEM VI: PUBLIC HEARINGS 
 • Commissioner Bamman motioned to open the public hearing for Auto Tow and 
Recovery LLC, Commissioner Shaffer seconded the motion. The motion was approved by a 
vote of 5 to 0. 6:32 PM  
1. Auto Tow & Recovery- Requesting a Conditional Use Permit for a vehicle tow yard on 
approximately 0.5-acre lot.  The property is zoned District C-1 (Central Business District).  The 
0.5-acre lot is generally located less than ¼ mile west of Buckner Tarsney Road on the south side 
of Harris Street towards the end of Harris Street and is legally described as CANNONS FIRST; 
LOTS 1-5 BLK 2 – 1st Plat AKA 205 NW Harris Street.  

• Director Martin presented the staff report. Staff recommended approval of the proposed 
Conditional Use Permit for renewal. 

• Commissioner Greene asked about the location of the property. 
• Director Martin explained where the property was located. 
• Commissioner Greene asked what the previous business at this location was. 
• Director Martin responded a repossession lot. 
• Commissioner Greene asked about the current fencing. 
• Director Martin responded it is currently chain link fence and surrounds the entire property. 

The Right of Way to the east of the property currently with no fence is not a part of the 
property.  

• Commissioner Greene asked about the location of the requested privacy fence in the staff 
report. 

• Director Martin stated the entire lot would need to be screened. 
• Commissioner Tyson asked about the map of the parcel. 
• Director Martin stated the plat should be in the packet.  
• Commissioner Tyson asked for any additional comments none were noted. 
• Commissioner Tyson made a motion to close the public hearing regarding the Auto Tow 

and Recovery LLC 6:39 PM 
 

• Commissioner Saffell motioned to open the public hearing for City Code Chapter 400 
Zoning Regulation Amendment Section 400.290, Commissioner Bamman seconded the 
motion. The motion was approved by a vote of 5 to 0.  6:40 PM. 
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2. City Code Chapter 400 Zoning Regulation Amendment Section 400.290- A Resolution 
(2025-01) recommending to the Board of Aldermen that Title IV (Land Use) of the Code of 
Ordinances be amended in Section 400.290 (Off-Street Parking and Loading Regulations) 
limiting the type and number of items allowed that could be parked in the rear yard in certain 
zoning districts.  

• Dale Arnold- 31603 E Ryan Road Grain Valley MO 64029 feels the ordinance as 
written will make people have to purchase an expensive fence and feels the exception 
makes the ordinance more expensive for homeowners and would recommend removing 
the exception. Mr. Arnold also feels it would make neighbors against each other. He 
understands the grandfather clause and would like for the Cimmission to take his 
comments into consideration.  

• Commissioner Tyson asked for any additional comments, none were noted. 
• Commissioner Bamman motioned to close the public hearing for City Code Chapter 

400 Zoning Regulation Amendment Section 400.290, Commissioner Saffell seconded 
the motion. The motion was approved by a vote of 5 to 0.  6:44 PM. 

 
ITEM VII: ACTION ITEMS 

1. Auto Tow & Recovery- Requesting a Conditional Use Permit for a vehicle tow yard on 
approximately 0.5-acre lot.  The property is zoned District C-1 (Central Business District).  
The 0.5-acre lot is generally located less than ¼ mile west of Buckner Tarsney Road on the 
south side of Harris Street towards the end of Harris Street and is legally described as 
CANNONS FIRST; LOTS 1-5 BLK 2 – 1st Plat AKA 205 NW Harris Street.  

• Commissioner Greene asked about the location of the lot pertaining to the plat provided. 
• Director Martin showed the parcel on the plat. 
• Commissioner Tyson asked about the screening material. 
• Director Martin stated it was satisfactory for the purpose. 
• Commissioner Greene asked about the history of the lot and asked about savaging. 
• Director Martin said the lot is currently empty and it will be a tow lot only. 
• Commissioner Greene asked where the city tows cars. 
• Director Martin responded the City currently has a contract with Hookers Towing and they 

are located off James Rollo Drive. 
• Commissioner Bamman asked if the recommendation for a two-year conditional use permit 

would align with the lease agreement with the property owner. 
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• Director Martin stated the recommendation of two years does align with the owner’s lease 
agreement of two years.  

• Commissioner Greene asked the property owner about surveillance and lighting. 
• Nick Logan 205 NW Harris Street Grain Valley MO 64029 “property owner” said light 

and surveillance was there currently and nothing more would be added unless needed. 
• Commissioner Greene asked about entrance and exit from the property 
• Nick Logan helped identify the entrance and exit in the packet pictures. 
• Mike Switzer 210 Cannon Street Grain Valley MO 64029 questioned for any special 

conditions for fluids or fire. 
• Director Martin stated nothing was required from the Missouri Department of Natural 

Resources. 
• Commissioner Greene confirmed the screening required by the city and what is expected. 
• Director Martin stated the screening would need to be complete and part of the fence is 

wood privacy currently.  
• Commissioner Greene made a motion to approve the Conditional Use Permit with a term 

of two years. Commissioner Bamman seconded the motion. The Commission voted 5-0 to 
approve the motion. 

 
2. City Code Chapter 400 Zoning Regulation Amendment Section 400.290- A Resolution 
(2025-01) recommending to the Board of Aldermen that Title IV (Land Use) of the Code of 
Ordinances be amended in Section 400.290 (Off-Street Parking and Loading Regulations) 
limiting the type and number of items allowed that could be parked in the rear yard in certain 
zoning districts. 

• Commissioner Shafer stated he believes the fencing will help to screen items and feels 
this update to the city code is needed and helps protect neighbors from each and help 
maintain property values. Also, with no Homeowners Associations in place in some 
locations this will help property owners and agrees how it’s written.  

• Commissioner Tyson stated the exception is in place to help people where no one can 
see the items, it’s not hurting anyone, and they can do it.  

• Commissioner Tyson asked if the new code was written as discussed in the previous 
workshop meeting. 

• Director Martin stated the code update was written exactly as discussed in the previous 
workshop.  
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•  Commissioner Saffell stated she thought privacy fencing helped with screening and 
believes having the city be able to enforce items to help people is best.  

• Commissioner Saffell stated a lot of hard work and effort went into drafted the new 
code considering multiple items and comparing to other jurisdictions and really believe 
Grain Valley was and still is one of the most lenient cities in the area.  

• Commissioner Greene stated and confirmed the intent of the exception written in the 
new code. 

•  Commissioner Shafer made a motion to approve the update to City Code Chapter 
400 Zoning Regulation Amendment Section 400.290. Commissioner Bamman 
seconded the motion. The Commission voted 5-0 to approve the motion. 
 

 
 
ITEM VIII: PREVIOUS BUSINESS 

• None 
 
ITEM IX: NEW BUSINESS 
 

• None 
 
 
 
 
 
ITEM X: ADJOURNMENT 
 

• Commissioner Bamman made a motion to adjourn the meeting. Commissioner Shafer 
second the motion. The Commission approved the motion by a vote of 5 to 0. 

 
-The Regular Meeting Adjourned at 7:14 PM-  



Application Review Status

Application Form Data

(Empty fields are not included)

First Name

Jacob

Last Name

Dobbs

Phone Number

(816) 468-5858

Email

jacobd@kveng.com

Do you have an additional contact person?

No

Grain Valley Community Development

NW Jefferson St & State Route

BB

03/18/2025 - 03/17/2026

Planning and Zoning
General

Under Review

Printed: 06/03/2025

0813010

7dbbec20-fdcf-11ef-93ff-b967e865d3c9

Active

Pre-Review Approved

Planning and Zoning Not Reviewed

Final-Review Not Reviewed

03/10/2025

Fees

Conditional Use $500.00

Subtotal $500.00

Amount Paid $500.00

Total Due $0.00

Payments

03/18/2025 Card Visa *6136 $500.00

Total Paid $500.00



Project Street Address

NW Jefferson St & State Route BB

City

Grain Valley

State

MO

Zip Code

64029

Lot #

9

Subdivision

Interstate Develpment Park

Zoning District

Downtown Transition

First Name

Charles

Last Name

Cuda

Phone Number

(816) 268-4493

Street Address

1804 Swift Ave, Suite 101

City

North Kansas City

State

MO

Zip Code

64116

Please provide a legal description of subject property

CONTAINING 56,490 SQUARE FEET OR 1.30 ACRES

ALL THAT PART OF LOT 8, REPLAT OF LOT 1, INTERSTATE DEVELOPMENT PARK AND PART
OF THE SOUTHWEST QUARTER OF SECTION 26, TOWNSHIP 49 NORTH, RANGE 30 WEST,
ALL IN GRAIN VALLEY, JACKSON COUNTY, MISSOURI, BEING DESCRIBED AS FOLLOWS:
BEGINNING AT THE NORTHWEST CORNER OF THE PLAT OF QUIKTRIP STORE NO. 0259 AS



RECORDED IN BOOK I-190 AT PAGE 54 AS INSTRUMENT NUMBER 2020E0039051; THENCE
S06°19'31"E, ALONG THE WESTERLY LINE OF SAID PLAT, A DISTANCE OF 292.57 FEET TO
THE SOUTHWEST CORNER OF SAID PLAT; THENCE N86°48'00"W, A DISTANCE OF 42.84
FEET; THENCE N87°02'21"W, A DISTANCE OF 120.02 FEET TO A POINT ON THE WESTERLY
LINE OF SAID LOT 8; THENCE N01°56'37"E, ALONG SAID WESTERLY LINE, A DISTANCE OF
162.95 FEET TO THE NORTHWEST CORNER OF SAID LOT 8, SAID POINT ALSO BEING THE
NORTHEAST CORNER OF LOT 7, SAID REPLAT OF LOT 1, INTERSTATE DEVELOPMENT
PARK; THENCE N87°02'21"W, ALONG THE NORTHERLY LINE OF SAID LOT 7 AND ALONG THE
NORTHERLY LINE OF LOT 4, SAID REPLAT OF LOT 1, INTERSTATE DEVELOPMENT PARK, A
DISTANCE OF 300.73 FEET TO A POINT ON THE EASTERLY RIGHT OF WAY LINE OF N.
JEFFERSON STREET; THENCE N01°58'41"E, ALONG SAID RIGHT OF WAY LINE, A DISTANCE
OF 5.82 FEET; THENCE N40°17'43°E, CONTINUING ALONG SAID RIGHT OF WAY LINE, A
DISTANCE OF 28.02 FEET TO A POINT ON THE SOUTHERLY RIGHT OF WAY LINE OF SAID N.
JEFFERSON STREET; THENCE EASTERLY ALONG SAID RIGHT OF WAY LINE, ALONG A
CURVE TO THE LEFT HAVING AN INITIAL TANGENT BEARING OF N87°43'56"E, A RADIUS OF
535.00 FEET, AN ARC DISTANCE OF 95.53 FEET; THENCE N77°30'05"E, CONTINUING ALONG
SAID LINE, A DISTANCE OF 250.32 FEET; THENCE EASTERLY, CONTINUING ALONG SAID
LINE, ALONG A CURVE TO THE RIGHT BEING TANGENT TO THE PREVIOUSLY DESCRIBED
COURSE, HAVING A RADIUS OF 496.00 FEET, AN ARC DISTANCE OF 68.70 FEET TO THE
POINT OF BEGINNING,

Please depict general location of site

Please provide a written description of the proposal

A proposal to use the existing open space at the project location to develop and operate a
dispensary with associated drive-thru.

Loading map...



Please upload proof of ownership or control of property (affidavit, deed, contract, lease) or permission from

property owner

Property Owner First Name

Property
Owner Last
Name Street Address City State

Zip
Code

Charles Cuda 1804 Swift Ave,
Suite 101

North
Kansas City

MO 64116

TIMOTHY HARRIS 244 W MILL ST
STE 101

LIBERTY MO 64068

KOSMIDES FAMILY
TRUST UTD

N/A 919 FOOTHILL
BLVD

LA VERNE CA 91750

QUIKTRIP CORP N/A PO BOX 3475 TULSA OK 74101

QUICKTRIP
CORPORATION

N/A 4705 S 129TH
AVE E

TULSA OK 74134

SARGENT AUTO
PROPERTIES LLC

N/A 200 NW
JEFFERSON ST

GRAIN
VALLEY

MO 64029

SHIVEN HOSPITALITY
LLC

N/A 8709 NE 86TH ST KANSAS
CITY

MO 64157

BUSH BUSINESS PARK
LLC

N/A 1120 NW EAGLE
RIDGE BLVD

GRAIN
VALLEY

MO 64029

CRIDER'S INSTITUTE OF
WELDING TECH LLC

N/A 300 NW
JEFFERSON

GRAIN
VALLEY

MO 64029

What type of project is this?

Special/Conditional Use Permit

Please provide a description of the project

A proposed dispensary with drive-thru development on open space.

Company Name

Kaw Valley Engineering

Street Address

8040 N Oak Trafficway

City

Kansas City

State

  B24D5016 Executed 1st Amendment.pdf



MO

Zip Code

64118

Signature
I understand and agree that as a condition to the issuance of this permit the permittee shall agree to defend, indemnify, and
hold harmless the City, its officers, employees, and agents, from any and all suits, claims, or liabilities caused by or arising out
of any use authorized by any such permit. I hereby certify that I have read and examined this application and know the same
to be true and correct. All provisions of laws and ordinances governing this type of work will be complied with. The granting of
a permit does not presume to give authority to violate or cancel the provisions of any other state or local law regulating
construction and that I make this statement under penalty of perjury.

Jacob Edward Dobbs - 03/10/2025 11:48 am



Messages

Your fees are ready to be paid.

Comments:

Your fees are ready to be paid.

Received, thanks.



 

 
 
 
STAFF REPORT 
Key Cannabis Dispensary  
June 11th, 2025 
 
 
Purpose:   
Requesting a Conditional Use Permit in accordance with City Code 400.240 for a proposed 
marijuana dispensary with drive-thru development on approximately 1.37-acre lot. The property 
is zoned District DTZ (Downtown Transition Zone). The 1.37-acre proposed marijuana 
dispensary is generally located a quarter of a mile west of Buckner Tarsney Road, on the south 
side of Jefferson Street, just west of the Quik-Trip. AKA 205 NW Jefferson St. 
 
ANAYLSIS: 
The applicant applied for the conditional use permit and after review has met all requirements set 
forth in section 425.040 Marijuana siting requirements. This includes:  
A marijuana dispensary may be located as a conditional use in any Controlled Business District 
(C-B), Central Business District (C-1), General Business District (C-2), Highway Commercial 
District (C-3) and the Downtown Overlay District, upon satisfactory compliance with the 
provisions of this Section: 
1. Marijuana dispensary conditional use permit applicants shall comply with all provisions of 
Section 400.240 of the Code of the City of Grain Valley regarding conditional use permit 
applications, including, but not limited to, the requirements of this Section. 
2. A marijuana dispensary shall have the appropriate State license. An applicant may apply for a 
conditional use permit upon showing that they have applied for State license as required by law, 
but the conditional use permit shall not be issued until such license has been obtained from the 
Missouri Department of Health and Senior Services. 
3. A marijuana dispensary shall not be located closer than five hundred (500) feet to any other 
marijuana dispensary or marijuana facility, except when the facilities share common ownership. 
4. No marijuana dispensary shall be located within seven hundred and fifty (750) feet of any 
then-existing elementary or secondary school, day care, or church. 
5. An applicant for a marijuana dispensary conditional use permit shall provide the following 
plans and documentation for City review and approval: 
a. A site plan for a marijuana dispensary that shall include a floor plan showing where the 
various activities will be conducted. No marijuana products shall be visible from the exterior of 
the building. 
b. All City-adopted building, fire, mechanical, plumbing, and electrical codes shall be complied 
with when submitting building plans for remodel or new construction. 
c. A plan which reasonably shows that the marijuana dispensary is capable, when functioning 
properly, of preventing odors of marijuana from being detected by a person of ordinary sense of 
smell beyond the boundary of the lot on which the marijuana dispensary is located. 
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d. A security plan for review and input from the Grain Valley Police Department, which 
reasonably shows that the marijuana dispensary can be kept secure from access by unauthorized 
persons both during and after normal operating hours and provides adequate overnight security 
for product trucks parked outside the marijuana dispensary at any hour. 
e. A waste disposal plan for any unused product, marijuana byproduct, or hazardous materials 
used as part of normal operations by a marijuana dispensary in accordance with Missouri 
Department of Health and Senior Services guidelines. 
f. All signage shall conform to the standards of Section 400.300 and Section 655.030(A)(4) of 
the Code of the City of Grain Valley as well as the Missouri Department of Health and Senior 
Services guidelines. Signage shall be reviewed and approved under a separate permit process. 
6. If an application for a marijuana dispensary conditional use permit is approved, such 
conditional use permit shall be personal to the applicant at the approved site and shall not run 
with the land. In addition, the conditional use permit shall be subject to the applicant's continued 
compliance with all applicable City ordinances and State law regarding the operation of a 
marijuana dispensary facility. A marijuana dispensary conditional use permit shall be personal to 
the applicant and shall not be transferable. In the event the applicant's State-issued license 
expires, terminates, or is revoked for any reason, their conditional use permit shall terminate 
immediately without any additional notice or action. 
7. If any change occurs from the permitted use of a structure as a marijuana dispensary, a new 
conditional use permit shall be required in all cases. 
8. The State-licensed operator of any marijuana dispensary shall provide a copy of their State 
license, issued by the Missouri Department of Health and Senior Services, to the Community 
Development Department annually to confirm their continuing licensed status with the State of 
Missouri. In the case of a marijuana dispensary that was granted a conditional use permit by the 
City, the State-licensed operator and the applicant to whom the conditional use permit was issued 
shall be the same. The City may request such documentation at any time. 
 
PUBLIC INFORMATION AND PROCESS: 
Public notice was given in the Examiner on Wednesday, May 28, 2025 and by letter to property 
owners of record within 185 feet of the applicant’s property. 
 
STAFF RECOMMENDATION: 
Staff recommends approval.  
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           State of Florida, County of Broward, ss:

I, Rachel Cozart, of lawful age, being duly sworn 
upon oath depose and say that I am an agent of 
Column Software, PBC, duly appointed and 
authorized agent of the Publisher of Examiner, a 
publication that is a "legal newspaper" as that phrase 
is defined for the city of Independence, for the County 
of Jackson, in the state of Missouri, that this affidavit 
is Page 1 of 2 with the full text of the sworn-to notice 
set forth on the pages that follow, and that the 
attachment hereto contains the correct copy of what 
was published in said legal newspaper in consecutive 
issues on the following dates:

Publication Dates:
May 28, 2025

Printer's Fee: $172.43

[$signersig]

______________________________ [$seal]
Agent

VERIFICATION

State of Florida
County of Broward

Signed or attested before me on this: [$date]

[$notarysig]

__________________________________________
Notary Public
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May 27, 2025 
 
Dear Property Owner: 
As an owner of property located within 185 feet of a proposed Conditional Use Permit for 
a proposed dispensary with drive-thru development, you are being notified that the Grain 
Valley Planning and Zoning Commission will hold a public hearing on Wednesday, June 
11th, 2025, at 6:30 p.m. in the Council Chambers of City Hall, located at 711 Main Street 
to receive input concerning the following requests: 
 

1. Key Dispensary- Requesting a Conditional Use Permit for a proposed dispensary with 
drive-thru development on approximately 1.37-acre lot. The property is zoned District DTZ 
(Downtown Transition Zone). The 1.37-acre lot ALL THAT PART OF LOT 8, REPLAT OF LOT 1, 
INTERSTATE DEVELOPMENT PARK AND PART OF THE SOUTHWEST QUARTER OF SECTION 26, 
TOWNSHIP 49 NORTH, RANGE 30 WEST, ALL IN GRAIN VALLEY, JACKSON COUNTY, MISSOURI, 
BEING DESCRIBED AS FOLLOWS: BEGINNING AT THE NORTHWEST CORNER OF THE PLAT OF 
QUIKTRIP STORE NO. 0259 AS RECORDED IN BOOK I-190 AT PAGE 54 AS INSTRUMENT NUMBER 
2020E0039051; THENCE S06°19'31"E, ALONG THE WESTERLY LINE OF SAID PLAT, A DISTANCE OF 
292.57 FEET TO THE SOUTHWEST CORNER OF SAID PLAT; THENCE N86°48'00"W, A DISTANCE OF 
42.84 FEET; THENCE N87°02'21"W, A DISTANCE OF 120.02 FEET TO A POINT ON THE WESTERLY 
LINE OF SAID LOT 8; THENCE N01°56'37"E, ALONG SAID WESTERLY LINE, A DISTANCE OF 162.95 
FEET TO THE NORTHWEST CORNER OF SAID LOT 8, SAID POINT ALSO BEING THE NORTHEAST 
CORNER OF LOT 7, SAID REPLAT OF LOT 1, INTERSTATE DEVELOPMENT PARK; THENCE 
N87°02'21"W, ALONG THE NORTHERLY LINE OF SAID LOT 7 AND ALONG THE NORTHERLY LINE OF 
LOT 4, SAID REPLAT OF LOT 1, INTERSTATE DEVELOPMENT PARK, A DISTANCE OF 300.73 FEET TO 
A POINT ON THE EASTERLY RIGHT OF WAY LINE OF N. JEFFERSON STREET; THENCE N01°58'41"E, 
ALONG SAID RIGHT OF WAY LINE, A DISTANCE OF 5.82 FEET; THENCE N40°17'43°E, CONTINUING 
ALONG SAID RIGHT OF WAY LINE, A DISTANCE OF 28.02 FEET TO A POINT ON THE SOUTHERLY 
RIGHT OF WAY LINE OF SAID N. JEFFERSON STREET; THENCE EASTERLY ALONG SAID RIGHT OF 
WAY LINE, ALONG A CURVE TO THE LEFT HAVING AN INITIAL TANGENT BEARING OF N87°43'56"E, 
A RADIUS OF 535.00 FEET, AN ARC DISTANCE OF 95.53 FEET; THENCE N77°30'05"E, CONTINUING 
ALONG SAID LINE, A DISTANCE OF 250.32 FEET; THENCE EASTERLY, CONTINUING ALONG SAID 
LINE, ALONG A CURVE TO THE RIGHT BEING TANGENT TO THE PREVIOUSLY DESCRIBED COURSE, 
HAVING A RADIUS OF 496.00 FEET, AN ARC DISTANCE OF 68.70 FEET TO THE POINT OF BEGINNING. 
AKA 205 NW Jefferson St.  

  
Attendance at this meeting on your part is not required; however, all interested people 
are encouraged to attend. If you have any questions, please feel free to contact me at 
(816) 847-6221 or pmartin@cityofgrainvalley.org. 
 
Sincerely, 
 

 
Patrick Martin      
Community Development Director  
 

mailto:pmartin@cityofgrainvalley.org


 

 
 
 
STAFF REPORT 
Key Cannabis Dispensary  
June 11th, 2025 
 
Action: Requesting a Site plan review in the Downtown Transition Zone. 
 
Purpose:   
For a proposed marijuana dispensary with drive-thru development on approximately 1.37-acre 
lot. The property is zoned District DTZ (Downtown Transition Zone). The proposed marijuana 
dispensary is generally located a quarter of a mile west of Buckner Tarsney Road, on the south 
side of Jefferson Street, just west of the Quik-Trip. AKA 205 NW Jefferson St. 
 
ANAYLSIS: 
The applicant applied for site plan review and after staff review the applicant has met all 
requirements set forth for the development. 
 
The applicant met all items in section 425.040 Marijuana siting requirements.  
 
The application shows renderings meeting section 400.220 Additional controls for exterior walls 
and materials standards. 
 
The applicant submitted plan has met the planting requirements set forth in section 400.280 
Landscaping and Screening. 
 
The applicants plan identified and met section 400.290 Off-Street Parking and Loading 
Regulations. 
 
   
 
STAFF RECOMMENDATION: 
Staff recommends approval.  
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Jacob Dobbs

From: Ed Turner <eturner@grainvalleypolice.org>

Sent: Wednesday, April 16, 2025 9:09 PM

To: Stout, Scott

Cc: Patrick Martin

Subject: Re: Security Plan

Scott, 

 

Yes, it looks good. I approve your hardware plan you presented. You can proceed with Community 

Development and move to the next step.  

 

Could you send me your policy, procedures, and training for staff? I'm specifically looking for any 

background hiring standards, panic alarms tested, procedures for transporting cash to the bank, etc. I 

will need to get a digital copy of the completed floor plan as well.  

 

Please let me know if you have questions.  

 

Respectfully,  

Ed 

 

Sent from my T-Mobile 5G Device 

Get Outlook for Android 

From: Stout, Scott <sstout@elevatecannabis.com> 

Sent: Wednesday, April 16, 2025 9:13:37 AM 

To: Ed Turner <eturner@grainvalleypolice.org> 

Subject: Re: Security Plan  

  

WARNING:Email originates outside the organization. Please stop and think before clicking a link, opening 

attachments or entering credentials.  

 

Morning Ed.  Was just touching base to see if you received my last email? 

 

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 
this pictu re  
from the  
In ternet.

 

 

Scott Stout 

Security Director 

C: (816) 508-7815 

Elevate Cannabis  

 

 

 

On Mon, Apr 14, 2025 at 9:33 AM Stout, Scott <sstout@elevatecannabis.com> wrote: 



2

Ed, it was nice talking to you today. Attached you will find the security plan for the Key dispensary that 

will be coming to your area soon.  Let me know if you need anything else. I look forward to meeting you 

soon. Thanks   

Security Plan for Grain Valley 

 

• 1 customer entrance, 1 employee entrance  
• There are 3 glass breaks, 9 motion detectors  2 IDS Keypads, 2 Alarm sounders, 17 panic alarms. 
• There are 53 fixed cameras with a 60min battery backup and 60 days of retention on playback. 
• There are 8 Access control readers.  These are the areas that customers are not allowed to be in.   
• The vault has a security mesh surrounding it on all 4 sides.   
• The alarm system is monitored 24/7, 7 days a week. 
• 20ft exterior perimeter covered by cameras 
• All interior has a min of 2 camera angles at 1080P 
• 1 overhead door for delivery of product.  The van pulls inside the building and doors remain closed the 

entire time.   
• 6 soffit cans, 1 wall pack, 2 canopy lights and 4 parking lot lights to provide more than enough lights at 

night.   
• All sites have a command station to monitor cameras and activities 24/7 

 

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 
this pictu re  
from the  
In ternet.

 

 

Scott Stout 

Security Director 

C: (816) 508-7815 

Elevate Cannabis  

 

 

The content of this email is confidential and intended for the original recipient only. Do not disseminate, 

distribute or copy any part of this communication without prior written consent of the sender. If you 

received this message in error, please reply to this message and follow with its deletion, so that we can 

ensure such an oversight does not occur in the future. 



State of Missouri
Department of Health & Senior Services

Division of Cannabis Regulation

Comprehensive Dispensary License Issued:

TC AppliCo, LLC

6820 E FRONT ST 

KANSAS CITY, MO 64120

DIS000078

The Division of Cannabis Regulation hereby grants a license to dispense marijuana at the above named

location in accordance with Article XIV of the Missouri Constitution and the rules promulgated thereunder,
subject to all the provisions thereof and to the regulations of the Missouri Department of Health & Senior
Services, Division of Cannabis Regulation.

Issued: 01/23/2020 Expires: 01/23/2026

























































 

 
 
 
STAFF REPORT 
1101 Jefferson Warehouse/ Office 
June 11th, 2025 
 
Action: Requesting a Site plan review in the Downtown Transition Zone. 
 
Purpose:   
All of Tracts 1, 2, and 3 of Interstate Development Park– Bush Business Park LLC is requesting 
site plan review for two buildings with warehousing/ office space. The property is in the 
Downtown Overlay District – Transition Zone.  The site is generally located on the east side of 
Jefferson Ct between Jefferson St and Jefferson St AKA 1101 Jefferson Ct. 
 
ANAYLSIS: 
The applicant applied for site plan review and after staff review the applicant has met all 
requirements set forth for the development. 
 
The application shows renderings meeting section 400.220 Additional controls for exterior walls 
and materials standards. 
 
The applicant submitted plan has met the planting requirements set forth in section 400.280 
Landscaping and Screening. 
 
The applicants plan identified and met section 400.290 Off-Street Parking and Loading 
Regulations. 
 
   
 
STAFF RECOMMENDATION: 
Staff recommends approval.  
 



Application Review Status

Application Form Data
(Empty fields are not included)

First Name

Bryan

Last Name

RAHN

Phone Number

(816) 985-2641

Email

Bryan@countryclub-homes.com

Do you have an additional contact person?

No

Grain Valley Community Development

1101 Jefferson

05/20/2025 - 05/19/2026

Planning and Zoning
General

Under Review

Printed: 06/03/2025

8052201

be259aa0-34f6-11f0-a26c-41f20f881377

Active

Pre-Review Approved

Planning and Zoning Not Reviewed

Engineering Not Reviewed

Final-Review Not Reviewed

05/19/2025

Fees

Site Plan Review $400.00

Subtotal $400.00

Amount Paid $400.00

Total Due $0.00

Payments

05/20/2025 Check #1692 $400.00

Total Paid $400.00



Project Street Address

1101 Jefferson

City

Grain Valley

State

MO

Zip Code

64029

Lot #

1

Subdivision

N/A

Zoning District

Downtown Transition

First Name

Bryan

Last Name

RAHN

Phone Number

(816) 229-8115

Street Address

1120 NW Eagle Ridge Blvd

City

Grain Valley

State

MO

Zip Code

64029

Please provide a legal description of subject property

All that part of Tracts 1, 2, and 3 of Interstate Development Park (Per Doc. 202E0046777B0P01),
City of Grain Valley,
Jackson County, Missouri, more particularly described as follows:
Beginning at the Northwest corner of Tract 1, part of Lot 4, a replat of Lot 1 Interstate Development
Park; Thence S86°47'44”E
along the North line of said Tract, a distance of 150.73'; Thence S01°57'11”W along the East line of



Tracts 1 Interstate
Development Park, a distance of 200.31' measured (200.00' platted); Thence S01°57'11”W along
the East line of Tract 2 of
said development, a distance of 106.50' measured (106.47' platted); Thence S01°57'11”W along the
East line of Tract 3 of
said development, a distance of 106.39' measured (106.48' platted) to the Southeast corner of said
Tract; Thence N87°01'14”
along the South line of Tract 3, a distance of 149.56' measured (150.00' platted) to a point on the
East Right of Way of NW
Jefferson Court; Thence N01°47'32”E along said Right of Way, a distance of 106.49' measured
(106.48' platted); Thence
N01°47'32” continuing along said Right of Way, a distance of 106.50'; Thence N01°47'32” continuing
along said Right of Way,
a distance of 200.82' to the Point of Beginning. Containing 1.42 Acres, more or less.

Please upload the final development/site plan

Please upload the landscaping plan

Please upload the building elevations

Please upload proof of ownership or control of property (affidavit, deed, contract, lease) or permission from
property owner

What type of project is this?

Final Development/Site Plan

Please provide a description of the project

A two lot two building commercial project at the corner of NW Jefferson Street and NW Jefferson Ct

Company Name

Bush Business Park, LLC

Street Address

1120 NW Eagle Ridge Blvd

City

Grain Valley

State

MO

Zip Code

64029

  Interstate Commercial PDP-20250519.pdf

  Interstate Commercial PDP-20250519.pdf

  INTERSTATE FLEX COMMERCIAL ARCHITECTURAL EXHIBIT.pdf

  2024E0059356.pdf



Signature
I understand and agree that as a condition to the issuance of this permit the permittee shall agree to defend, indemnify, and
hold harmless the City, its officers, employees, and agents, from any and all suits, claims, or liabilities caused by or arising out
of any use authorized by any such permit. I hereby certify that I have read and examined this application and know the same
to be true and correct. All provisions of laws and ordinances governing this type of work will be complied with. The granting of
a permit does not presume to give authority to violate or cancel the provisions of any other state or local law regulating
construction and that I make this statement under penalty of perjury.

Bryan Rahn - Invalid date
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INTERSTATE COMMERCIAL
A REPLAT OF TRACTS 1, 2, AND 3 OF INTERSTATE DEVELOPMENT PARK

GRAIN VALLEY, JACKSON COUNTY, MISSOURI
PRELIMINARY DEVELOPMENT PLANS

INDEX OF SHEETS

1. The contractor shall have one (1) signed copy of the plans (approved by the City of Grain Valley) and one (1) copy of the approved
Construction Standards and Specifications at the job site at all times.

2. Construction of the improvements shown or implied by this set of drawings shall not be initiated or any part thereof undertaken until the City
is notified of such intent, and all required and properly executed bonds and permit fees are received and approved by the City.

3. The City of Grain Valley plan review is only for general conformance with City of Grain Valley Criteria and the City Code.  The City is not
responsible for the accuracy and adequacy of the design, or dimensions and elevations, which shall be confirmed and correlated at the job
site.  The City of Grain Valley through approval of this document assumes no responsibility other than that as stated above for the
completeness and/or accuracy of this document.

4. Development plans are approved initially for one (1) year after which they automatically become void and must be updated and re-approved
by the City Engineer before any construction will be permitted.

5. All construction materials and methods used shall comply with the current City of Grain Valley standards and construction specifications.
6. All materials and workmanship associated with this project shall be subject to inspection by the City of Grain Valley.  The City of Grain

Valley reserves the right to accept or reject any such materials and workmanship that does not conform to the City Standards and Technical
Specifications.

7. The Contractor shall satisfy himself as to the accuracy of all measurements prior to construction of any permanent structure.
8. The contractor shall notify the City of Grain Valley Engineering Services Department forty-eight (48) hours prior to beginning construction.
9. All existing utilities indicated on the drawings are according to the best information available to the Engineer; however, all utilities actually

existing may not be shown.  Utilities damaged through the negligence of the contractor to obtain the location of same shall be repaired or
replaced by the contractor at his expense and with immediate notice to the City prior to repair or replacement.

10. Contractor shall not be allowed to work on Saturdays, Sundays or Holidays without prior approval by the City.
11. By use of these plans the Contractor agrees that he shall be solely responsible for the safety of the construction workers and the public.
12. The Contractor shall notify the engineer immediately of any discrepancies in the plans.
13. All fill areas indicated shall be compacted to 95% Standard Proctor Density at +/-2% optimum moisture content.  Documentation shall be

provided and approved by the City.
14. All ditch lines within the Street right of way shall be compacted to 95% Standard Proctor Density at +/- 2% optimum moisture content.

Documentation shall be provided and approved by the City.
15. Excavation and the removal of existing paving and curbs may not be wasted on site and is to be hauled off by the contractor.  Contractor to

be responsible for the disposal of excess materials.
16. It shall be the responsibility of the Contractor to control erosion and siltation during all phases of construction.  All areas disturbed by the

contractor shall be sod or seeded if approved by City unless otherwise noted on the plans.
17. Relocation of any water line, sewer line or service line thereof required for the construction of this project shall be the responsibility of the

contractor at his expense and with prior notice to the City.
18. The Contractor shall be responsible for the removal and/or temporary mounting and replacement of all existing street marker signs, stop

signs, speed limit and other traffic control signs affected by construction with prior notice to the City.
19. Storm sewer pipe under streets shall be reinforced concrete pipe with HDPE as a potential alternative at the discretion of the City.
20. All proposed and existing street crossings shall be tamped granular backfill (Type 3) from the bottom of the trench to a point that is 15"

below the finished grade of the street.  All existing street crossings shall be filled with flowable fill per detail STR-011.
21. Pipes that are to be encased and or anchored with concrete, the trench line is to remain open until the concrete has reached 2000 PSI or 7

days, whichever comes first.
22. The location of existing utilities as shown are approximate.  It shall be the responsibility of the Contractor to verify the locations of all exiting

utilities.
23. Contractor shall submit all Asphaltic Concrete and PCC mix designs to the City of Grain Valley for approval prior to the start of construction.

1. See architectural submittal for all building dimensions, monument signs and lighting details.
2. See architectural/structural/mechanical/electrical drawings for miscellaneous site equipment and pads.
3. There shall be two way traffic movement.
4. All dimensions are to the back of curb unless otherwise noted.
5. All curb shall be CG-1 unless otherwise noted.
6. All sidewalk shall be ADA compliant.
7. All sidewalks are 5' wide unless otherwise noted.
8. Handicap parking signs, 5' above finish grade, shall be placed at the head of the designated parking spaces.
9. ADA accessible ramp to have detectable surface on public handicap ramps only. Detectable surfaces do not need to be installed on the

ramps at commercial drives. See KCAPWA web site for details.
10. The underground utilities shown herein have been plotted from available information and do not necessarily reflect the actual existence, or

nonexistence, size, type, number, or locations of these or other utilities. The contractor shall be responsible for verifying the actual locations
of all underground utilities, shown or not shown, and said utilities shall be located in the field prior to any grading, excavation, or construction
of improvements. These provisions shall in now way absolve any party from complying with the "UNDERGROUND FACILITY SAFETY AND
DAMAGE PREVENTION ACT", Chapter 319, RSMO.

11. Gas, Water, and other Utilities shall not conflict with the depth or horizontal location of existing and proposed sanitary and storm sewers,
including building laterals.

12. Prior to submittal of construction bids, the Contractor shall be required to visit the site to verify existing conditions and proposed
improvements.

13. The Contractor shall be responsible for notification and coordination with all Utility Companies.
14. The Contractor shall notify the Engineer immediately of any discrepancies in the plans.
15. According to the FEMA, this site lies within "FLOODPLAIN Zone X", defined as areas determined to be outside of 0.2% annual chance

floodplain. No base elevations have been determined. Per  FEMA Firmette 29095C0337G, dated 01/20/2017.

PROJECT BENCHMARK

UTILITIES

#1 Center of Manhole located approximately
22' West of centerline of NW Jefferson Court,
and 272.1' North of NW Jefferson Court and
NW Jefferson Street Intersection
N: 1040131.052
E: 2873672.748
Top Elev. 826.02

ENGINEER

Hg CONSULT, INC.
1533 LOCUST STREET

KANSAS CITY, MO. 64108
(816) 456-6151

CONTACT - Richard Michael

DEVELOPER

BUSH BUSINESS PARK, LLC
1120 EAGLE RIDGE BLVD
GRAIN VALLEY, MO. 64029

(816) 229-8115
CONTACT - Bryan Rahn

CITY OF GRAIN VALLEY GENERAL NOTES

GENERAL NOTES

PROPERTY DESCRIPTION

City of Grain Valley
Department of Public Works
711 Main Street
Grain Valley, MO

EVERGY
130 SE Hamblen Road
Lee's Summit, MO

Spire
(Administrative Offices)
3025 S.E. Clover Drive
Lee's Summit, MO 64082
816-537-4681

Tri-County Water Authority
28405 E. Blue Valley Road
Independence, MO
816-796-4106

Missouri One-Call
1-800-344-7483

AT&T
215 N. Spring
Independence, MO
816-325-5610

Time Warner
6550 Winchester Avenue
Kansas City, MO
913-643-1901

Comcast
New Construction Hotline
866-771-2281

All that part of Tracts 1, 2, and 3 of Interstate Development Park (Per Doc. 202E0046777B0P01), City of Grain Valley,
Jackson County, Missouri, more particularly described as follows:

Beginning at the Northwest corner of Tract 1, part of Lot 4, a replat of Lot 1 Interstate Development Park; Thence S86°47'44”E
along the North line of said Tract, a distance of  150.73'; Thence S01°57'11”W along the East line of Tracts 1 Interstate
Development Park, a distance of 200.31' measured (200.00' platted); Thence S01°57'11”W along the East line of Tract 2 of
said development, a distance of 106.50' measured (106.47' platted); Thence S01°57'11”W along the East line of Tract 3 of
said development, a distance of 106.39' measured (106.48' platted) to the Southeast corner of said Tract; Thence N87°01'14”
along the South line of Tract 3, a distance of 149.56' measured (150.00' platted) to a point on the East Right of Way of NW
Jefferson Court; Thence N01°47'32”E along said Right of Way, a distance of 106.49' measured (106.48' platted);  Thence
N01°47'32” continuing along said Right of Way, a distance of 106.50'; Thence N01°47'32” continuing along said Right of Way,
a distance of 200.82' to the Point of Beginning. Containing 1.42 Acres, more or less.
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TE

LOT 2
31,905 sq. ft.

TRACT A
14,603 sq. ft.

LOT 1
15,565 sq. ft.

TE

GENERAL NOTES:

1. See architectural submittal for all building details, lighting details, and MEP plans.
2. All curb to be CG-1 curb, unless otherwise noted.
3. All dimensions are to back of curb unless otherwise noted.
4. All sidewalks are 5' wide unless otherwise noted. All sidewalks shall be ADA compliant.
5. Meets FAR ratio at 0.8:1 or less
6. Meets impervious area 80% or less
7. A 2 lot Minor Plat will be prepared during the final approval stage
8. Existing water service line is not located in an easement. The line will be relocated around

Building 2. Exact alignment to be shown on final construction plans.Ingress/Egress Easement

PARKING ANALYSIS:
Total Parking Requirements:

OFFICES: 5.5 stalls per 1,000 SF of GFA
WAREHOUSE AND ENCLOSED COMMERCIAL: 1 space per employee, plus storage - 3,000 SF of GFA

TYPICAL BUILDING CONFIGURATION: Office - 20% / Warehouse - 80%

BUILDING 1:
50' x 90' = 4,500 SF (.2) = 900 / 1000 = 0.90 x 5.5 = 4.95, Round up to = 5 STALLS
50' x 90' = 4,500 SF (.8) = 3,800 / 3000 = 1.26 + 1 PER EMPLOYEE (Assumes 3 Employees) = 2 + 3 = 5 STALLS

TOTAL REQUIRED: 10
TOTAL PROVIDED: 11

BUILDING 2:
50' x 180' = 9,000 SF (.2) = 1,800 / 1000 = 1.80 x 5.5 = 9.90, Round up to = 10 STALLS
50' x 180' = 9,000 SF (.8) = 7,200 / 3000 = 2.40 + 1 PER EMPLOYEE (Assumes 6 Employees) = 3 + 6 = 9 STALLS

TOTAL REQUIRED: 19
TOTAL PROVIDED: 22

PROJECT SUMMARY:

Existing Zoning - Downtown Transition Zone

Building Setbacks
Front - 3'
Side - N/A
Rear - 20'

Parking Setbacks
Front - 10'
Rear/Side - 0'

Warehouse/Office
Area : 9,000 sq ft

20' B/L

Dry Detention Basin

See Note 8
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LOT 1 AREA - 15,565 SF
IMPERVIOUS AREA - 11,260 SF
FAR = 28.9%
Impervious Area Coverage = 72.3%

LOT 2 AREA - 31,905 SF
IMPERVIOUS AREA - 21,139 SF
FAR = 28.2%
Impervious Area Coverage = 66.2%
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LOT 2
31,905 sq. ft.

TRACT A
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LOT 1
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Potential Trees / Shrubs

Crape Myrtle

BB

Lagerstroemia Indica

1.5" cal

Symbol

Common
Name

Botanical
Name

Size

Condition BB

Picea Pungens

Baby Blue Spruce

Tree and Shrub Requirements:

1 Tree per 7500 SF of lot.  Lot = (62,070.86)  SF  = 8 Trees
    (8 trees provided)

2 Shrubs per 7500 SF of lot.  Lot = 62,070 SF = 16 Shrubs
    (20 shrubs provided)

GENERAL NOTES:

1. All portions of the site not covered with paving or
buildings shall be landscaped. All interior landscape
area shall be covered with sod as well as all areas
adjacent to the building. All remaining areas shall be
seed. Ground cover shall be utilized on all slopes in
excess of 3:1 slopes.

2. The trees and shrubs shown are for graphical
purposes. They do not represent the actual count
required per the worksheet.

3. Trees shall be located a minimum distance of 5 feet
from the sanitary and water lines as measured from the
outside of the mature tree trunk to the outside of the
pipe.

4. Existing trees that qualify for Landscape Requirements
will be inventoried and accounted for on the Final
Development Plan.

5. A "Developed Area" of 1 acres was used in the
calculations for landscape requirements rather than the
full 1.37 acres of the property boundary. This was
believed to be an acceptable approach because a
portion of this site will remain undeveloped. Please
advise for any changes.
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