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         PLANNING & ZONING COMMISSION 

REGULAR MEETING AGENDA 
September 10, 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 

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

• Citizens are asked to please limit their comments to two (2) minutes. 
 
ITEM VI: PUBLIC HEARINGS 
Elevation Onyx 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.  
 
Rezoning- DBL Architecture, INC & Raj Kaur- Requesting a change of zoning from District 
C-1 “Central Business” to C-2 “Central Business District” and R-3 “Multifamily residential 
district” for a convenience store with fueling station and two lots proposed as R-3. Property 
description Lot 56, Hoot Owl Estates, a subdivision in Grain Valley, Jackson County, Missouri. 
This property is located less than a quarter mile south of Duncan Road on the east side of 
Buckner Tarsney Road.   
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ITEM VII: ACTION ITEMS 
 
Elevation Onyx 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.  
 
Rezoning- DBL Architecture, INC & Raj Kaur- Requesting a change of zoning from District 
C-1 “Central Business” to C-2 “Central Business District” and R-3 “Multifamily residential 
district” for a convenience store with fueling station and two lots proposed as R-3. Property 
description Lot 56, Hoot Owl Estates, a subdivision in Grain Valley, Jackson County, Missouri. 
This property is located less than a quarter mile south of Duncan Road on the east side of 
Buckner Tarsney Road.   
 
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 October 8, 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 July 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: Bob Headley  
• Absent: Craig Shelton 
• Absent: Rick Knox (BOA Liaison) 
• There was a quorum.  

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

• Commissioner Bamman motioned to approve minutes from June 11, 2025, regular 
schedule planning and zoning meeting Commissioner Saffell seconded the motion. The 
motion was approved by a vote of 5 to 0. 

 
ITEM V: CITIZEN PARTICIPATION 

• None 
 
ITEM VI: PUBLIC HEARINGS 
 • None  
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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.  

• Commissioner Tyson asked about fence requirements surrounding the property. 
• Director Martin explained no fence is required unless commercial abuts against residential. 
• Commissioner Tyson asked about security lighting. 
• Director Martin stated the security plan was approved by the chief of police and concerns 

around these types of businesses cannot be quantified do to so many circumstances.  
• Commissioner Tyson asked the applicant to come forward. 
• Nico Pento, with Key Cannabis came forward and explained his security plan and 

operations plan. This included the state requirements and mandates in place.   
• Commissioner Greene expressed concerns about loitering by individuals who can’t 

purchase products. 
• Nico P. answered with standard protocol it will be to have staff and managers have them 

leave as this was a mandate. 
• Commissioner Tyson asked about the mode of business being drive thru traffic or in store 

shopping. 
• Nico said weather plays a factor but typically drive thru accounts for 20 percent of sales. 
• Commissioner Saffell Asked about the number of employees working shifts. 
• Nico said the 5-6 employees but heavily dependent on sales and time of day but a minimum 

of two. 
• Commissioner Shaffer asked about hours of operations. 
• Director Martin responded that city code has outlined that the hours of operations is limited 

to 8AM- 6PM for marijuana sales.  
• Commissioner Greene asked why he needs a conditional use permit if all zoning 

requirements are met. 
• Director Martin responded that all marijuana businesses are required to have a conditional 

use permit per code.  
• Commissioner Greene asked about signage of the facility. 
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• Director Martin responded with the sign code in relation to marijuana businesses including 
cultivation facilities. 

• Commissioner Tyson and Shaffer asked about the facility and why building a new building 
versus renting a facility already built. 

• Nico responded they like the floor plan of the new building, and it works very well from 
them, including the location is a prime spot he believes.  

• Commissioner Saffell asked about safes and vaults. 
• Nico said all products are put in the vault when they are not open and stated this is a state 

mandate. 
• Commissioner Shafer asked if this was going to be the first dispensary in town and if there 

was a limit on the total number that could be in town. 
• Director Martin said it would be the first one in Grain Valley and no limit other than the 

buffer zones create limitations.  
• Commissioner Bamman made a motion to pass the vote for the Conditional Use Permit for 

Key Cannabis dispensary. Commissioner Saffell seconded the motion. The Commission 
voted 5-0 to approve the Conditional Use Permit. 

 
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. 

• Commissioner Bamman made a motion to approve the site plan review for Key Cannabis 
dispensary. Commissioner Shafer seconded the motion. The Commission voted 5-0 to 
approve the site plan.  

 
 
ITEM VIII: PREVIOUS BUSINESS 

• None 
 
ITEM IX: NEW BUSINESS 

• Director Martin stated there are two new pending items working through the process 
including Ace Hardware site plan review and a conditional use permit for a concrete 
mixing plant.  
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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 7:27 PM-  
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August 26, 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, 
September 10th, 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: 
 
Elevation Onyx 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.   
 
 
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
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STAFF REPORT 
Elevation Onyx Dispensary  
September 3, 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. 
 
 
 



 

 
 
 
 
STAFF REPORT 
Elevation Onyx Dispensary 
September 3, 2025 
Page 2 
 
 
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, August 23, 2025 and by letter to 
property owners of records within 185 feet of the applicant’s property. 
The Public Hearing September 10, 2025.  
 
STAFF RECOMMENDATION: 
Staff recommends approval.  
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blvvla
yfdìj

blvvla
yfdìj
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hi}fen
keivf
~
ueidf ?�.��

,�.W6

75�6
3>
�
?�

����-

��.T�
(=�,

��+��
���
.+�,���

XV
,�.W6
75�6
��.T
�
�
?�.��
����=�+

aldfn� ��
nhfb̀kg
keivf
vi
dfèij�
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yfdìjn

blvvla
yfdìj
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và
_�ps�
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vàs� z�,�.W6
75�6
�[0X
��
.=+-���
����-

��.T�
(=�,
[V
\
[ ]V
̂

��+�����
.+�,��

�
=+��.--.�=�+
3�.�

4���
��
.-=?+
.+7
>-.��
3.

�=+
?�.��
(=�,
-��4=+

?
��??-�
T�+�-=�,=�
>�5�
�

�=+�����

>��
���5��5�.-
�

�@5=��T�+��
�T���,
>���.�� >�-6T��
���+�,
3

�76
��T>.���7
�.��, �X
=+��.--.�=�+
3.

��p_�
̀a}� ndiayiey qldcfe
̀a}�
i}ìji
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mǹf
nhfb̀k̀fy

_�
ef̀aklebf
ibble
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August 26, 2025 
 
Dear Property Owner: 
As an owner of property located within 185 feet of a proposed rezoning application you 
are being notified that the Grain Valley Planning and Zoning Commission will hold a public 
hearing on Wednesday, September 10th, 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: 
 
Rezoning- DBL Architecture, INC & Raj Kaur- Requesting a change of zoning from 
District C-1 “Central Business” to C-2 “Central Business District” and R-3 “Multifamily 
residential district” for a convenience store with fueling station and two lots proposed as 
R-3. Property description Lot 56, Hoot Owl Estates, a subdivision in Grain Valley, Jackson 
County, Missouri. This property is located less than a quarter mile south of Duncan Road 
on the east side of Buckner Tarsney Road.   
 
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


AFFIDAVIT OF PUBLICATION
[def:$signername|printname|req|signer1] [def:$signersig|sig|req|signer1] [def:$notarysig|sig|req|notary] [def:$date|date|req|notary] [def:$state|state|req|notary] [def:$county|county|req|notary] [def:$disclosure|disclosure|req|notary] [def:$seal|seal|req|notary]

            State of Florida, County of Orange, ss:

I, Anjana Bhadoriya, 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 1 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:
Aug 23, 2025

Printer's Fee: $89.60

[$signersig]

______________________________ [$seal]
Agent

VERIFICATION

State of Florida
County of Orange

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

[$notarysig]

__________________________________________
Notary Public

[$disclosure]

P&Z dispensary and DBL Architechture | Page 1 of 1

Notarized remotely online using communication technology via Proof.

08/26/2025
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Action Description Annotation Type: whitebox
Location: Page: 1, Page Type: doc, Point: 90.2, 696.48
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Performed By User Name Leo Hentschker


Performed By User Role organization_member
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Action Type Annotation Added


Action Description Annotation Type: whitebox
Location: Page: 1, Page Type: doc, Point: 71.93, 696.48
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Action Timestamp 2025-08-26 18:28:36 UTC


Performed By User Name Leo Hentschker
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STAFF REPORT 
Rezoning- DBL Architecture, INC & Raj Kaur 
September 4, 2025  
 
 
Purpose:   
Requesting a change of zoning from District C-1 “Central Business” to C-2 “Central Business 
District” and R-3 “Multifamily residential district” for a convenience store with fueling station 
and two lots proposed as R-3. Property description Lot 56, Hoot Owl Estates, a subdivision in 
Grain Valley, Jackson County, Missouri. This property is located less than a quarter mile south 
of Duncan Road on the east side of Buckner Tarsney Road.   
 
ANAYLSIS: 
The applicant applied for rezoning and after review has met all requirements to have a public 
hearing regarding the rezoning process in front of the planning and zoning commission. The 
applicant has submitted plans to rezone the land from its current zoning of C-1 “Central Business 
district” to C-2 “Central Business District” and two proposed R-3 lots. The C-2 zoning would 
allow him to build the proposed fuel station/ convenience store. In 2018 the land was zoned, and 
the development plan was approved as it currently is. Discussions were had to leave the front lots 
abutting the R-1 zoned land to the east as C-1 to prevent higher traffic volumes and to limit the 
commercial availability uses to the area.   
 
PUBLIC INFORMATION AND PROCESS: 
Public notice was given in the Examiner on Wednesday, August 23, 2025 and by letter to 
property owners of records within 185 feet of the applicant’s property. 
The Public Hearing September 10, 2025.  
 
STAFF RECOMMENDATION: 
Staff does not recommend approval.  
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