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14-900 SPECIAL PURPOSE AND OVERLAY DISTRICTS GENERALLY 

14-900-01 SPECIAL PURPOSE DISTRICTS 

14-900-01-A. PURPOSE 

Special purpose zoning districts are tools for dealing with special situations or accomplishing special 

planning and zoning goals. Special purpose districts are base zoning district classifications and not 

overlay other district classifications.  

14-900-01-B. ESTABLISHMENT 

Special purpose zoning districts may be established, amended or removed only in accordance with the 

zoning map amendment procedures of Article 14-701. 

14-900-02 OVERLAY DISTRICTS 

14-900-02-A. PURPOSE 

As with special purpose districts, overlay zoning districts are tools for dealing with special situations or 

accomplishing special planning and zoning goals. Unlike special purpose districts, overlay districts are 

not base zoning classifications. As the name implies, overlay districts are “over-laid” on base zoning 

district classifications to alter some or all of the regulations that apply in the underlying, base zoning 

district.  

14-900-02-B. ESTABLISHMENT 

Overlay zoning districts may be established, amended or removed only in accordance with the zoning 

map amendment procedures of Article 14-701. 

14-900-02-C. INTERPRETATION 

Overlay zoning district regulations apply in combination with underlying (base) zoning district 

regulations and all other applicable standards of this development ordinance. When overlay district 

standards conflict with standards that otherwise apply in the underlying, base zoning district, the 

regulations of the overlay zoning district govern. All applicable regulations of the underlying base zoning 

district apply to property in an overlay zoning district unless otherwise expressly stated. 
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14-901 HSQ, HISTORIC SQUARE DISTRICT 

14-901-01 PURPOSE 

The HSQ, Historic Square district is a special purpose zoning classification that is intended to preserve 

and enhance the unique character of the city’s historic square area.  

14-901-02 ALLOWED 

14-901-02-A. USE TABLE 

Uses are allowed in the HSQ district in accordance with Table 901-1, below. 

14-901-02-B. USE CLASSIFICATION SYSTEM 

For the purpose of this development ordinance, uses are classified into “use groups,” “use categories,” 

and “specific use types.” These are described and defined in Article 14-200. The column of Table 901-1 

lists the groups, categories and types allowed. 

14-901-02-C. PERMITTED USES 

Uses identified with a “P” in Table 901-1 are permitted as-of-right in the subject zoning district, subject to 

compliance with all other applicable standards of this development ordinance. 

14-901-02-D. PERMITTED USES WITH MINIMUM USE STANDARDS 

Uses identified with a “C” in Table 901-1 are permitted as-of-right in the subject zoning district, subject to 

compliance with the Use Standards referenced in the right column of Table 901-1, and all other applicable 

standards of this development ordinance. 

14-901-02-E. SPECIAL USES 

Uses identified with an “S” in Table 901-1 may be allowed if reviewed and approved in accordance with 

the special use procedures of Article 14-704. 

14-901-02-F. PROHIBITED USES 

Uses not listed and those identified with a “–”in are expressly prohibited.  

14-901-02-G. USE STANDARDS 

The “use standards” column of Table 901-1 identifies use-specific standards that apply to some uses. 

Compliance with such standards is required. Variances to use standards are prohibited.  

Table 901-1 

U S E  G R O U P     

Use Category 

   └specific use type 
 

HSQ 

District 
 

Supplemental 

Standards 

     
R E S I D E N T I A L     

Household Living     

   └In single-purpose residential building  S   

   └above ground floor (in mixed-use building)  P   

P U B L I C / C I V I C     

Library/Cultural Exhibit  P   

C O M M E R C I A L     

Animal Service     

   └Sales and grooming  P   

   └Other  –   

Artist Work or Sales Space  P   

Eating and Drinking Establishments     

   └Tavern or nightclub  P  
Maximum gross floor  

area: 5,000 sq. ft. 

   └All other eating/drinking establishments  P   
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U S E  G R O U P     

Use Category 

   └specific use type 
 

HSQ 

District 
 

Supplemental 

Standards 

     
Entertainment and Spectator Sports     

   └Indoor small venue (1–149 capacity)  P   

   └Indoor medium venue (150–499 capacity)  P   

   └Indoor large venue (500+ capacity)  S   

   └Outdoor (all sizes)  –   

Financial Service     

   └Pawn shop  –   

   └Short-term loan service  –   

   └All other financial services  P   

Food and Beverage Retail Sales  P   

Lodging     

   └Bed and Breakfast  P   

   └Hotel/motel  P   

Medical Service  P   

Office  P   

Personal Improvement Service  P   

Repair or Laundry Service  P   

Retail Sales  P   

Sports and Recreation, Participant     

   └Indoor  P   

   └Outdoor  –   

I N D U S T R I A L      

Manufacturing, Production and Industrial Service     

   └Artisan  P   

   └Limited  –   

   └General  –   

O T H E R     

Wireless Communication Facility  S/C  14-410 

14-901-03 LOT AND BUILDING STANDARDS 

All residential and nonresidential development in the HSQ District must comply with the lot and 

building standards of Table 901-2, except as otherwise expressly provided. Rules for measuring 

compliance with the lot and building standards established in Table 901-2 and applicable exceptions to the 

standards can be found in Article 14-202. 

Table 901-2 

Lot and Building Standards 
 HSQ 

   
Lot Size   

  └Min. lot area (square feet)  None 

  └Min. lot area per unit (sq. ft.)  1,000 

  └Min. lot width (feet)  None 

Min. Exterior Setback [1]  None 

Min. Interior Setback  None 

Maximum Height  45 feet 

14-901-04 FLOOR AREA LIMITS FOR COMMERCIAL ESTABLISHMENTS 

Commercial establishments may not occupy more than 15,000 square feet of gross floor area on any single 

floor. Food stores (groceries) are not subject to this floor area limit. 
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14-901-05 SPECIAL CHARACTER STANDARDS 

14-901-05-A. BUILDING PLACEMENT 

1. Buildings must abut the sidewalk or be located within five feet of the sidewalk along exterior lot 

lines. 

2. These building placement standards do not apply to public plazas or recessed building entries.  

3. Recessed building entries are subject to the following standards: 

(a) The entrance width may not exceed 12 feet or 5% of the building’s street-facing façade 

width; 

(b) The entrance depth may not exceed the entrance width; and 

(c) The entrance may not exceed two stories in height. 

 

Figure 900- 1 

 

14-901-05-B. GROUND-FLOOR TRANSPARENCY 

1. At least 60% of the street-facing building façade between four feet and 10 feet above the sidewalk 

must be comprised of clear, non-reflective windows that allow views of indoor commercial space 

or product display areas. On corner lots, this 60% transparency requirement applies only along 

the front of the building; the minimum transparency requirement on the exterior side of the 

building is 30%. 

2. Display windows that do not provide views into the interior of the building may be counted 

towards satisfying up to 50% of the minimum transparency requirements, provided that they 

internally illuminated and are at least two feet in depth. 
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3. The bottom of any window or product display window used to satisfy these transparency 

requirements may not be more than four feet above the adjacent sidewalk. 

 

Figure 900- 2 

 

14-901-05-C. DOORS AND ENTRANCES 

1. Buildings must have a primary, working entrance door facing the primary street. Angled 

entrances at building corners may be used to satisfy this requirement.  

2. Building entrances may include doors to individual shops or businesses, lobby entrances, 

entrances to pedestrian-oriented plazas or courtyard entrances to a cluster of shops or businesses. 

 

Figure 900- 3 

 

14-901-05-D. PARKING 

1. No off-street parking is required for nonresidential uses unless such uses exceed 10,000 square 

feet of gross floor area, in which case off-street parking must be provided for the floor area in 

excess of 10,000 square feet. (See Article 14-501 for off-street parking ratios)  

2. Any off-street parking that is provided must be located behind the building or within or under 

the building.  

3. When the depth of the lot is insufficient to permit required parking to the rear of the building, 

parking may be located to the side the side of the building, provided that it does not occupy more 
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than 30% of the subject lot’s primary street frontage and is set back at least seven feet from the 

right-of-way.  

14-901-05-E. DRIVEWAYS AND VEHICLE ACCESS 

Driveways and vehicle access, when provided, must come from and alley or secondary street if either is 

present. Access may come from the primary street if no access alternatives exist. The maximum driveway 

width is 26 feet. 

14-901-05-F. PROHIBITED ACTIVITIES 

The following uses and activities are expressly prohibited in the HSQ district: 

1. drive-in and drive-through facilities; 

2. vehicle sales and service uses that involve servicing of automobiles, trucks or larger motor 

vehicles or that involve any outdoor storage or display; and 

3. outdoor storage of goods or materials. 

14-901-06 OTHER APPLICABLE REGULATIONS 

Uses and development in the HSQ district are subject to other standards including the following: 

14-901-06-A. LANDSCAPING AND SCREENING 

(See Article 14-503) 

14-901-06-B. NONRESIDENTIAL DESIGN STANDARDS 

(See Article14-506) 

14-901-06-C. SIGNS 

(See Article 14-504) 

14-901-06-D. ACCESSORY USES AND STRUCTURES (INCLUDING FENCES) 

(See Article 14-400) 

14-901-06-E. SIDEWALKS 

Sidewalks are required for all commercial developments. Sidewalks must be installed in the public right-

of-way on both sides of all streets and must be constructed in accordance with the Public Works Manual. 

14-901-06-F. PRINCIPAL BUILDINGS 

Principal uses must meet the definition of a “building.” The following may not be used as principal 

buildings: mobile homes, camper trailers, or portable facilities on skids, wheels, or other moveable 

devices.   
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14-902 /PUD, PLANNED UNIT DEVELOPMENT OVERLAY DISTRICT 

14-902-01 PURPOSE 

The /PUD, Planned Unit Development overlay district regulations are intended to: 

14-902-01-A. ensure development that is consistent with the comprehensive plan; 

14-902-01-B. ensure that development can be conveniently, efficiently and economically served by 

existing and planned utilities and services; 

14-902-01-C. allow design flexibility that results in greater public benefits than could be achieved 

using conventional zoning district regulations; 

14-902-01-D. preserve natural, historic and cultural resources; and 

14-902-01-E. promote attractive and functional residential, nonresidential and mixed-use 

developments that are compatible with surrounding areas. 

14-902-02 PROCEDURE 

PUDs must be reviewed and approved in accordance with the procedures of Article 14-703. 

14-902-03 EFFECT OF OTHER DEVELOPMENT ORDINANCE STANDARDS 

Except as expressly authorized by the regulations of this section and approved as part of a PUD plan (in 

accordance with the procedures of Section 14-703), all of the standards of this development ordinance 

apply to development within a PUD District. 

14-902-04 STANDARDS ELIGIBLE FOR MODIFICATION 

Unless otherwise expressly approved by the City Council as part of the PUD approval process, PUDs are 

subject to all applicable standards of this development ordinance. The City Council is authorized to 

approve PUDs that deviate from strict compliance with specified standards if they determine that the 

resulting development provides a greater level of public benefit than would normally be expected for 

projects developed under conventional zoning district standards. 

14-902-04-A. ALLOWED USES 

A list of uses to be allowed in a PUD must be approved as part of the PUD approval process. Regardless 

of the underlying zoning, the City Council may approve a mix of use types within a PUD as a means of 

accommodating mixed-use developments and developments with a range of housing and commercial 

options.  

14-902-04-B. LOT SIZE 

The minimum lot area and width size standards of the base zoning district may be reduced as part of the 

PUD approval, provided that lot sizes must be adequate to safely accommodate all proposed buildings 

and site features.  

14-902-04-C. RESIDENTIAL DENSITY 

The maximum allowable residential density of the base zoning district may be increased by up to 30% if 

the City Council determines that such an increase is warranted to support the public benefit likely to 

result from the proposed development and such density increase can be supported by existing and 

planned public facilities and services.   
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14-902-04-D. SETBACKS 

The minimum setback standards of the base zoning district may be reduced as part of the PUD approval, 

provided that: 

1. buildings located along any PUD district boundary that is adjacent to an R zoning district must 

be set back a distance at least equal to the height of the proposed building or a depth equal to the 

setback requirement of the abutting R district, whichever is greater; and 

2. all exterior walls of detached buildings within the PUD must be separated by a minimum 

distance of 10 feet.  

14-902-04-E. HEIGHT 

The City Council may allow an increase in allowable building heights if the City Council determines that 

such an increase is warranted to support the public benefit likely to result from the proposed 

development. No building height increases are allowed within 100 feet of the outer perimeter of the PUD. 

14-902-04-F. PARKING AND LOADING 

Off-street parking and loading requirements may be reduced when the City Council determines that 

decreased requirements are in keeping with projected parking and loading demand of the PUD. 

14-902-04-G. STREETS 

Alternatives to otherwise “standard” street cross-sections and designs may be approved when the City 

Council determines that such alternative designs would better the context of the proposed development 

while still providing a safe an efficient circulation system. 

14-902-05 ADDITIONAL REQUIREMENTS AND STANDARDS 

14-902-05-A. UNIFIED CONTROL 

No application for a PUD will be accepted or approved unless all of the property included in the 

application is under unified ownership or a single entity’s control. 

14-902-05-B. ZONING MAP 

Approved PUDs must be identified on the zoning map by appending the map symbol “/PUD” as a suffix 

to the base zoning district classification, as in “R-4/PUD” or “C-1/PUD.”  
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14-903 /U, UNDERGROUND OVERLAY DISTRICT 

14-903-01 PURPOSE 

The /U, Underground district is an overlay zoning classification established for the following purposes:  

14-903-01-A. to accommodate and permit the reasonable use of underground space;  

14-903-01-B. to protect other properties and persons from adverse effects caused by underground 

activities; and  

14-903-01-C. to protect the health, safety and welfare of persons in or around /U districts.  

14-903-02 ESTABLISHMENT OF DISTRICT 

14-903-02-A. The /U district may be established when either of the following conditions exists:  

1. Where usable underground space exists; or  

2. Where subsurface-located material intended to be extracted exists that adjoins an existing /U 

district or where the surface land at the entrance has an I zoning classification.  

14-903-02-B. The /U zoning classification may be established, amended or removed only in accordance 

with rezoning procedures of Article 14-701. The only difference is that the /U district provisions apply 

only to the subsurface area and do not affect the zoning classification of the land surface above the /U 

district.  

14-903-03 USES 

The following uses are permitted by right in the /U district:  

14-903-03-A. Any use permitted by right, permitted by right with minimum use standards, or by 

special use permit in the zoning district controlling the surface property at the primary entrance (that 

having the most traffic) to the underground space is permitted in the /U district under the same terms as 

apply to the surface district.  

14-903-03-B. When not allowed by the surface zoning classification, extraction may be allowed by 

special use permit in accordance with Article 14-704. 

14-903-03-C. Other allowed uses may be allowed in the subject /U district by the City Council at the 

time the /U district is established, provided that such use is not otherwise prohibited by the building 

code, fire code or other relevant City ordinance.  

14-903-04 STANDARDS AND REQUIREMENTS 

Underground space in the /U district is subject to the following standards and requirements:  

14-903-04-A. BUILDING PERMITS 

Building permits are required to develop a habitable underground building and to qualify for a certificate 

of occupancy.  

14-903-04-B. ACCESS 

Access to underground uses must be by means only of nonresidential zoning districts.  

14-903-04-C. SAFETY 

In order to qualify for building permits or certificates of occupancy, the owners or operators of 

underground space must have on file with the city a certificate by a registered professional engineer 
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regarding the structural integrity of the underground space. Such certificate may provide for exceptions 

or conditions that apply as a condition of building permit approval.  

14-903-04-D. SCREENING 

All above-ground ventilation equipment and utility installations must be screened from view of streets 

and adjacent R-zoned lots by landscaping or structures that are architecturally compatible with 

surrounding development.  
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14-904 /SC, SPECIAL SIGN CHARACTER OVERLAY DISTRICT 

14-904-01 APPLICABILITY 

The /SC, Special Sign Character Overlay district may by established within the City of Independence to 

allow special street graphic displays that are in keeping with the unique architectural character, or visual 

environment of an area.  

14-904-02 PURPOSE 

The purposes of /SC districts are: 

14-904-02-A. to allow flexibility in the regulation of street graphics; 

14-904-02-B. to ensure street graphics compliment and or preserve the character of special areas 

within the city where standard sign regulations would result in inappropriate signage; and 

14-904-02-C. to encourage interesting, creative and unique approaches to the design of street graphics. 

14-904-03 STREET GRAPHIC DEFINED 

For the purpose of this article the term “street graphic” means a lettered, numbered, symbolic, pictorial, 

or illuminated visual display designed to identify, announce, direct, or inform that is visible from a public 

right-of-way.  

14-904-04 ZONING MAP 

/SC districts may be established only in accordance with the provisions of Article 14-701 and Article 14-

701-02. The boundaries of /SC districts must be identified on the official zoning map.  

14-904-05 EFFECT OF /SC DISTRICT DESIGNATION 

Special regulations pertaining to street graphics may be adopted by the City Council for each /SC district 

established. The special regulations may be more or less restrictive than the applicable sign regulations 

established for the base zoning district, and in the event of conflict with the base zoning regulations, the 

/SC district regulations will govern. 

14-904-06 GRAPHICS PLANS FOR /SC DISTRICTS 

14-904-06-A. The special regulations may provide for a graphics plan to be approved by the Planning 

Commission and must contain: 

1. a narrative describing the objectives of the special character district; 

2. a narrative describing any special street graphic standards or requirements to be imposed on 

street graphics within the special character district; 

3. visual representations of the lettering, illumination, color, height, size and placement of graphics 

mounted on buildings; and 

4. visual representations of the lettering, illumination, color, height and location of ground street 

graphics.  

(History:  Ordinance No. 17713) 

14-904-06-B. The Planning Commission may approve a street graphics plan for a /SC district, and 

amend an approved plan, if the design standards and illustrations contained in the plan are consistent 

with the purposes of this article and the character of the /SC district. 
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14-904-06-C. Upon approval of a Street Graphics Plan for a /SC district, no sign permit may be issued, 

except in conformity with the special regulations of the /SC district and the approved Street Graphics 

Plan.  

14-904-07 MODIFICATION OF EXISTING STANDARDS 

The Master Street Graphics Plan may be approved, and amended, by the Planning Commission with 

elements that exceed the permitted height, area, number and/or other limitations specified in the base 

district regulations upon finding that: 

14-904-07-A. The development site contains unique or unusual physical conditions such as 

topography, proportion, size or relation to a public street that would limit or restrict normal sign 

visibility; 

14-904-07-B. The proposed or existing development exhibits unique characteristics of land use, 

architectural style, site location, physical scale, historical interest or other distinguishing features that 

represent clear variation from conventional development; or, 

14-904-07-C. The proposed signage incorporates special design features such as logos, emblems, 

murals or statuaries that are integrated with building architecture. 

14-904-08 APPEALS 

Decisions by the Planning Commission with regard to the approval of a street graphics plan may be 

appealed to the City Council.  Appeals must be filed in writing with the Community Development 

Director within 15 calendar days of the Planning Commission’s action.  The Council shall have the right 

to affirm or overrule the decision of the Planning Commission. 

(History:  Ordinance No. 17713) 
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14-905 /PED, PEDESTRIAN STREET OVERLAY 

14-905-01 PURPOSE 

The /PED, Pedestrian Overlay district is intended to preserve and enhance the character of pedestrian-

oriented areas and, in turn, to promote street level activity, economic vitality and pedestrian safety and 

comfort.  

14-905-02 DESIGNATION AS A PEDESTRIAN STREET 

14-905-02-A. Pedestrian streets must be identified on the official zoning map.  

14-905-02-B. The pedestrian street designation may be established or removed only in accordance 

with the rezoning procedure of Article 14-701-02. 

14-905-03 APPLICABILITY 

The standards of the /PED overlay district (set forth in Section 14-905-04 through Section 14-905-09 below) 

apply to all development on lots that abut the right-of-way of designated pedestrian streets unless 

otherwise expressly stated. 

14-905-04 BUILDING PLACEMENT 

14-905-04-A. Buildings must abut the sidewalk or be located within five feet of the sidewalk along 

exterior lot lines. 

14-905-04-B. These building placement standards do not apply to public plazas or parks or recessed 

building entries.  

14-905-04-C. Recessed building entries are subject to the following standards: 

1. The entrance width may not exceed 12 feet or 5% of the building’s street-facing façade width; 

2. The entrance depth may not exceed the entrance width; and 

3. The entrance may not exceed two stories in height. 

 

Figure 900- 4 
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14-905-05 GROUND-FLOOR TRANSPARENCY 

14-905-05-A. At least 60% of the street-facing building façade between four feet and 10 feet above the 

sidewalk must be comprised of clear, non-reflective windows that allow views of indoor commercial 

space or product display areas. On corner lots, this 60% transparency requirement applies only along the 

designated pedestrian street. 

14-905-05-B. Display windows that do not provide views into the interior of the building may be 

counted towards satisfying up to 50% of the minimum transparency requirements, provided they are 

internally illuminated and are at least two feet in depth. 

14-905-05-C. The bottom of any window or product display window used to satisfy these 

transparency requirements may not be more than four feet above the adjacent sidewalk. 

 

Figure 900- 5 

 

14-905-06 DOORS AND ENTRANCES 

14-905-06-A. Buildings must have a primary, working entrance door facing the primary street. 

Entrances at building corners may be used to satisfy this requirement.  

14-905-06-B. Building entrances may include doors to individual shops or businesses, lobby entrances, 

entrances to pedestrian-oriented plazas or courtyard entrances to a cluster of shops or businesses. 

 

Figure 900- 6 
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14-905-07 PARKING 

14-905-07-A. No off-street parking is required for nonresidential uses unless such uses exceed 10,000 

square feet of gross floor area, in which case off-street parking must be provided for the floor area in 

excess of 10,000 square feet. (See Article 14-501 for off-street parking ratios)  

14-905-07-B. Any off-street parking that is provided must be located behind the building or within or 

under the building.  

14-905-07-C. When the depth of the lot is insufficient to permit required parking to the rear of the 

building, parking may be located to the side the side of the building, provided that it does not occupy 

more than 50% of the subject lot’s primary street frontage.  

14-905-08 DRIVEWAYS AND VEHICLE ACCESS 

Driveways and vehicle access, when provided, must come from an alley or secondary street if either is 

present.  

14-905-09 PROHIBITED USES/ACTIVITIES 

The following uses and activities are prohibited: 

14-905-09-A. drive-in or drive-through facilities; 

14-905-09-B. gasoline and fuel stations; 

14-905-09-C. vehicle sales and service uses that involve servicing of automobiles, trucks or larger 

motor vehicles or that involve any outdoor storage or display; and 

14-905-09-D. residential storage warehouses. 
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14-906 /CD, CONSERVATION OVERLAY DISTRICT 

14-906-01 PURPOSE 

The /CD, Conservation Overlay District is intended to:  

14-906-01-A. recognize and protect the physical character of neighborhoods that exhibit unique 

development and building patterns; 

14-906-01-B. encourage neighborhood investment in the form of construction and development that 

conforms to the size, orientation, and setting of existing buildings in the neighborhood; 

14-906-01-C. foster development and redevelopment that is compatible with the scale and physical 

character of original buildings in the neighborhood through the use of development/design standards 

and guidelines;  

14-906-01-D. ensure a stabilized tax base; and, 

14-906-01-E. to promote natural and cultural assets.  

14-906-02 CRITERIA  FOR DESIGNATION OF CONSERVATION DISTRICTS  

The Heritage Commission shall, upon such investigation as it deems necessary, make a determination as 

to whether a group of contiguous buildings or structures, landscape elements, or any integrated 

combination thereof meet one or more of the following criteria: 

14-906-02-A. was developed at least 50 years ago and retains distinctive architectural and historical 

characteristics that are worthy of conservation, but which has less historical, architectural or cultural 

significance than a Historic District; 

14-906-02-B. has a recognized neighborhood identity and character by virtue that it possesses unifying 

distinctive elements of either exterior features or by environmental characteristics that create an 

identifiable setting, character, or association; 

14-906-02-C. has a relationship to an identifiable urban or neighborhood center or historic area where 

preservation of this relationship is determined to be critical to the protection of such center or historic 

area;  

14-906-02-D. owing to its unique location or singular physical characteristics, represents an established 

and familiar visual feature or development pattern of the neighborhood, community or city. 

14-906-03 EFFECT 

The /CD is an overlay zoning classification that establishes additional restrictions and standards on 

buildings and structures permitted by the underlying zoning district. In the event of conflict between the 

overlay zoning district regulations and the regulations of the underlying zoning district, the overlay 

zoning regulations govern. In all other cases, both the overlay zoning and underlying zoning regulations 

apply. 

14-906-04 USES 

The use regulations of the underlying zoning district govern. The /CD overlay does not impose any 

additional use restrictions. 

14-906-05 DEVELOPMENT/DESIGN STANDARDS 

In establishing a /CD overlay, the Heritage Commission is authorized to propose and the City Council is 

authorized to adopt, district-specific development and design standards to guide development and 

redevelopment within the subject /CD district. When development and design standards have been 
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approved, each application for new construction or alteration of an existing building within the 

designated /CD must comply with those standards. When there are conflicts between the standards of the 

underlying base zoning district and adopted /CD district design/development standards, the /CD 

design/development standards will govern. 

14-906-06 ESTABLISHMENT OF DISTRICT 

/CD zoning districts are established in accordance with the rezoning procedures of Article 14-701, except 

as modified by the following provisions. 

14-906-06-A. An application to establish a /CD district may be initiated by the Heritage Commission, 

owner of record, or the City Council. 

14-906-06-B. Applications may also be initiated by petition when signed by at least 51% of the 

property owners within the proposed district. 

14-906-06-C. The Heritage Commission must submit a written recommendation to the City Council 

regarding the creation of /CD districts.  

14-906-06-D. The Heritage Commission is responsible for reviewing /CD zoning applications for 

compliance with the selection criteria of Section 14-906-02 and for recommending development/design 

standards and guidelines for the district.  

14-906-06-E. The City Council is responsible for making a final decision to approve or deny the /CD 

zoning district and the applicable standards and guidelines for the district. 

 

14-906-07 NOMINATION FOR DESIGNATION OF CONSERVATION DISTRICTS 

Property owners within a proposed district may request initiation by the Heritage Commission or City 

Council for consideration of a historic or conservation district nomination. Nomination of a potential 

historic or conservation district may also be initiated by the Heritage Commission or the City Council.  

Nominations for designation of historic or conservation districts shall be made to the Heritage 

Commission and may be submitted by a member of the Heritage Commission, owner of record of the 

nominated property, or the City Council, or any other person or organization with the consent of the 

owners of at least 51% of the affected parcels in the proposed district, exclusive of all publicly owned 

property, streets and alleys. Rescission of any signature on the petition to designate a property within a 

district must be submitted in writing to the Historic Preservation Division in the Community 

Development Department no later than 15 days prior to the public meeting of the Heritage Commission. 

Any request for rescission after that date will be considered invalid and the signature of consent will 

remain.  

Once a district is nominated for designation, at least two public meetings shall be held for information 

gathering and discussion. Upon determination to proceed with the district nomination, a designation 

report shall be prepared and submitted for review during a public hearing by the Heritage Commission. 

All effected property owners within a proposed historic or conservation districts shall be initially notified 

of this meeting for consideration of the potential designation via certified mail. All further notification of 

public hearings shall be posted at City Hall.  

The Historic Preservation Manager shall be available to assist with preparing any designation report. 
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14-906-08 PROCEDURE 

Upon receipt of an application for /CD zoning or upon initiation of a /CD zoning application by the City 

Council or Heritage Commission, the following procedures apply: 

14-906-08-A. Unless otherwise expressly stated, the rezoning procedures of Article 14-701 apply.  

14-906-08-B. A recommendation must be made by the Heritage Commission to the Planning 

Commission concerning all /CD zoning applications.  

14-906-08-C. Public hearings on /CD zoning applications must be held by the Planning Commission 

and City Council.  

14-906-08-D. Following its hearing, the Planning Commission must adopt, by resolution, a 

recommendation that /CD district zoning be approved or denied. The Planning Commission’s 

recommendation must be in the form of a resolution and be submitted to the City Council. The resolution 

must be accompanied by a report containing the following information: 

1. an explanation of the how the area meets the selection criteria contained in Section 14-906-02; 

2. in the case of an area found to meet the criteria in Section 14-906-02, a description of the general 

pattern of development, including streets, lots and buildings in the area; district-specific 

development and design standards to guide redevelopment and development within the district; 

3. a map showing the recommended boundaries of the /CD district; 

4. a record of the proceedings before the Planning Commission; and 

5. an explanation of the planning and zoning implications related to the designation of the 

proposed area and district-specific development and design standards; 

14-906-08-E. Following the public hearings by the Planning Commission, the City Council must hold a 

public hearing and act to approve or deny the application for /CD district zoning.  

14-906-09 INTERIM CONTROL 

No building permit shall be issued by the Building Department for alteration, construction, demolition or 

removal of a nominated Landmark or of any property or structure within a nominated Historic District or 

Conservation District from the date of the meeting of the Heritage Commission at which a nomination 

form is first presented until the final disposition of the nomination through a negative recommendation 

by the Heritage Commission or the Planning Commission or by the vote of the City Council.  During this 

period the City Council may authorize such alteration, construction, demolition or removal when it 

adopts a formal resolution declaring that the proposed work is necessary for public health, welfare or 

safety.  During this period the applicant for the permit shall have the opportunity to explain to the City 

Council the reasons why the permit should be issued promptly.  In no event shall the delay be for more 

than one hundred eighty (180) days. 
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14-907 /HD, HISTORIC OVERLAY DISTRICT 

14-907-01 PURPOSE 

The /HD, Historic Overlay District is intended to help with the protection, enhancement, and 

perpetuation of places, districts, sites, buildings, structures, and other features having a special historical, 

architectural, cultural or aesthetic interest or value. The /HD Overlay District is further intended to:  

14-907-01-A. stimulate revitalization and preservation of the residential, civic and business areas;  

14-907-01-B. promote economic progress through heritage tourism;  

14-907-01-C. provide for the designation, protection, preservation, rehabilitation, and restoration of 

historic districts and properties; and  

14-907-01-D. facilitate the city’s efforts to participate in federal or state historic preservation programs.  

14-907-02 EFFECT 

The /HD is an overlay zoning classification that establishes additional restrictions and standards on those 

uses permitted by the underlying zoning district. In the event of conflict between the overlay zoning 

district regulations and the regulations of the underlying zoning district, the overlay zoning regulations 

govern. In all other cases, both the overlay zoning and underlying zoning regulations apply. 

14-907-03 USES 

The use regulations of the underlying zoning district govern. The /HD district does not impose any 

additional use restrictions. 

14-907-04 DEVELOPMENT/DESIGN STANDARDS 

In establishing an /HD district, the Heritage Commission and Planning Commission are authorized to 

propose and the City Council is authorized to adopt, district-specific development and design standards 

to guide development and redevelopment within the subject /HD district. When development and design 

standards have been approved, each application for new construction or alteration of an existing building 

within the designated /HD must comply with those standards. When there are conflicts between the 

standards of the underlying base zoning district and adopted /HD district design/development 

standards, the /HD design/development standards will govern. 

14-907-05 NOMINATION FOR DESIGNATION OF HISTORIC DISTRICTS 

Nominations for designation of historic districts shall be made to the Heritage Commission and may be 

submitted by a member of the Heritage Commission, owner of record of the nominated property, or the 

City Council, or any other person or organization with the consent of the owners of at least 51% of the 

affected parcels in the proposed district, exclusive of all publicly owned property, streets and alleys. 

Rescission of any signature on the petition to designate a property within a district must be submitted in 

writing to the Historic Preservation Division in the Community Development Department no later than 

15 days prior to the public meeting of the Heritage Commission. Any request for rescission after that date 

will be considered invalid and the signature of consent will remain.  

Once a district is nominated for designation, at least two public meetings shall be held by the City staff 

for information gathering and discussion. Upon determination to proceed with the district nomination, a 

designation report shall be prepared and submitted for review during a public hearing by the Heritage 

Commission.  

All affected property owners within proposed historic districts shall be initially notified by City staff of 

this meeting for consideration of the potential designation via certified mail. The mailed notice shall 
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include the date, time and place of the Heritage Commission meeting and a general description of the 

request. All further notification of public hearings shall be posted at City Hall.  

The Historic Preservation Manager shall be available to assist with preparing any designation report. 

14-907-06 CRITERIA FOR DESIGNATION OF HISTORIC DISTRICTS 

The Heritage Commission shall be guided in its deliberations on or about designation of historic 

properties by the National Register Criteria for Evaluation (36 CFR Part 60).  The criteria set forth to 

establish historically designated properties shall be made available to the public upon request. The 

Heritage Commission shall upon such investigation as it deems necessary, make a determination as to 

whether a nominated property, building, structure or area possesses integrity of location, design, setting, 

materials, workmanship, feeling, and association and: 

14-907-06-A. Is associated with events that have made a significant contribution to the broad patterns 

of the city’s history; or, 

14-907-06-B. Is associated with the lives of persons significant in the city’s past;  

14-907-06-C. Embodies the distinctive characteristics of a type, period, or method of construction, use 

of indigenous materials, or represents the work of a master, or possesses high artistic values, or 

represents a significant and distinguishable entity whose components may lack individual distinction;  

14-907-06-D. Have yielded, or may be likely to yield, information important in prehistory or history; 

14-907-06-E. Displays character, interest, or value as part of the development, heritage, or cultural 

characteristics of the community, county, region, state, or nation;  

14-907-06-F. The location as a site is significant to the local, county, region, state, or national event; 

14-907-06-G. Identification with a person(s), family, or group who significantly contributed to the 

development of the community, county, region, state, or nation; 

14-907-06-H. Is identified as the work of a master builder, designer, architect, or landscape architect 

whose individual work has influenced the development of the community, county, region, state, or 

nation; 

14-907-06-I. Embodies elements of design, detailing, materials, or craftsmanship which renders it 

architecturally significant; 

14-907-06-J. Embodies design elements that make it structurally or architecturally innovative or 

unique; 

14-907-06-K. Its unique location or singular physical characteristics makes it an established or familiar 

visual feature; 

14-907-06-L. Its character displays a particularly fine or unique example of a utilitarian building or 

structure, including, but not limited to, farmhouses, barns, retaining walls, gas stations or other 

commercial buildings, with a high level of integrity or architectural significance;  

14-907-06-M. Is associated with a cemetery with local, regional, state or nationwide significance or 

displays an exceptional craftsmanship, unique material(s), location, and/or site improvements such as 

retaining walls or topographical features; and/or, 

14-907-06-N. Is listed on the National Register of Historic Places.  
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14-907-07 REPORT AND RECOMMENDATION OF HERITAGE COMMISSION 

14-907-07-A. GENERALLY 

The Heritage Commission shall, within 60 days from the receipt of a completed nomination in proper 

form as determined by the Historic Preservation Manager, hold a public hearing on the proposal.  Public 

notice of the hearing shall be given, including posting on the property or within the proposed district.  

Written notice shall be given to the owners of property under consideration for designation, as outlined 

below.  Written notice under this Article shall be considered sufficient when it is mailed to the owner of 

record.  The Heritage Commission shall adopt, by resolution, a recommendation that the nominated 

district does or does not meet the criteria for designation.  The resolution shall be accompanied by 

supporting documentation, including but not limited, to a staff report and designation report. 

14-907-07-B. NOTIFICATION 

The Preservation Division shall mail notices prior to the public hearing. The mailed notices shall be sent 

to all owners of record of the affected property and include the date, time and place of the public hearing 

and a general description of the request. 

14-907-08 NOTIFICATION OF DETERMINATION BY HERITAGE COMMISSION 

Notice of the determination by the Heritage Commission, including a copy of all supporting 

documentation shall be sent to the owners of record and to the nominator within seven calendar days 

following a determination of the Heritage Commission as to whether or not the nominated property 

meets the criteria for designation. Regarding designation of a historic district, a copy of the 

documentation shall also be made available to the owners of all property within a nominated Historic 

District upon request. 

14-907-09 ACTION BY PLANNING COMMISSION 

Upon recommendation of the Heritage Commission, the Planning Commission shall hold a public 

hearing in accordance with the rezoning procedures of Section 14-701. The Planning Commission shall 

adopt by resolution a recommendation to the City Council.  In its resolution the Planning Commission 

shall approve or deny the recommendation of the Heritage Commission. 

If the Planning Commission approves the recommendation for historic designation, it shall be an 

amendment to the Zoning District Map which creates a designation using the boundaries proposed by 

the Heritage Commission. The designation shall be /HD for Historic Districts. When the Planning 

Commission acts favorably on a proposed designation it shall forward the proposed designation and the 

Heritage Commission's reported recommendation for historic designation to the City Council at the same 

time for consideration. 

If the Planning Commission denies the recommendation of the Heritage Commission, the Planning 

Commission shall state all reasons for denial and these shall be forwarded along with all supporting 

documentation and the Heritage Commission’s recommendation to the City Council for its consideration. 

14-907-10 ACTION BY CITY COUNCIL 

The City Council shall act after receiving the recommendation of the Planning Commission and the 

Heritage Commission that the nominated Historic District be designated and that the Zoning District 

Map be amended.  The City Council shall hold a new evidence only public hearing as provided in Section 

14-701 of the City Code.  The Designation Ordinance shall include a legal description of the boundaries of 

the proposed district, information on the significance of the property or properties, a statement of 

significance for the designation, and information about any specific features being protected.  The 

establishment of the overlay district shall not affect other zoning rules and regulations for the property 
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which remain in full force and effect. The Council may approve or disapprove the proposed ordinance 

and the amendment to the Zoning District Map. 

If the report and recommendation from the Planning Commission is against a proposed designation, the 

City Council may accept either the Planning Commission's or the Heritage Commission's 

recommendation.  The City Council shall hold a full public hearing before considering the proposed 

designation ordinance.  The Council may approve or disapprove the proposed ordinance and 

amendment to the Zoning District Map. 

After the decision of the Council, the City Clerk shall provide written notification of the action of the City 

Council to the nominator and the owner(s) of record of the nominated property.  The notice shall include 

a copy of the designation ordinance and the zoning map amendment passed by the City Council and 

shall be sent within 15 calendar days of the City Council action.  A copy of each designation ordinance 

and zoning map amendment shall be sent to the Heritage Commission, the Planning Commission and 

other interested City departments.  In the case of a denial by the City Council, a nomination for 

designation may not be resubmitted for one calendar year. 

14-907-11 AMENDMENT OR RESCISSION OF DESIGNATION 

Designation may be amended or rescinded upon petition to the Heritage Commission and compliance 

with the same procedure and according to the same criteria set forth herein for designation.  

When an amendment is proposed to expand an existing designation, only the consent of the property 

owners in the proposed expansion area will be considered for the amendment. The process for expansion 

of a designation shall follow the procedures of a new designation as stated in Section 14-907.  

Failure to be designated by the City Council for listing in the Local Register of Historic Places is not 

necessarily a finding that the property or district proposed for such designation is lacking in any 

historical, cultural, or architectural significance. 

14-907-12 CERTIFICATE OF APPROPRIATENESS 

A Certificate of Appropriateness issued by the Historic Preservation Manager or the Heritage 

Commission shall be required before the following activities are permitted: 

14-907-12-A. Issuance of any demolition permit; 

14-907-12-B. Issuance of a Special Use Permit to determine effect of use on any Landmark or property 

located within a Historic District; 

14-907-12-C. Actions affecting the exterior architectural appearance of a building, structure, or object 

or any landscape features, including walls, brick streets, and curbs that were defined in the ordinance 

designating any Landmark or property within a Historic District including: 

1. Any construction or alteration, in whole or in part, which requires a permit from the City. 

2. Construction, alteration, or demolition, in whole or in part, not requiring a permit, but affecting 

an exterior architectural feature(s), that is defined in the ordinance designating the Landmark or 

Historic District and as stated in the Certificate of Appropriateness Approval Matrix, as amended 

from time to time.  Such matrix is available on the City’s website or from the Historic 

Preservation Division. 

3. Any construction, alteration, or demolition in whole or in part proposed by the City of 

Independence or any of its agencies or departments, for a Landmark or a building or structure 

located within a Historic District and which affects a significant exterior architectural feature(s) 
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that is defined in the designating ordinance or which would require a building permit if 

undertaken on privately-owned property. 

4. Any public improvements and land acquisition projects by the City of Independence or any of its 

agencies or departments within 300 feet of any Landmark, Historic District or Conservation 

District boundary. 

14-907-12-D. Relocation of a building or structure effecting any Landmark or property within a 

Historic District.  Actions shall include removal, re-orientation, or re-positioning of a building or 

structure from a site and the placement of a building or structure on a site. 

14-907-12-E. The erection or placement of any permanent sign on an individually designated site or 

within a designated historic district. 

14-907-12-F. Removal of existing front yard trees on an individually designated site or within a 

designated historic district. 

14-907-13 APPLICATIONS FOR CERTIFICATES OF APPROPRIATENESS 

14-907-13-A. Application for a Certificate of Appropriateness shall be made on a form available in the 

office of the Community Development Department.  Such form may require submittal of plans, drawings, 

elevations, specifications, materials, and photographs of the property and adjacent properties.  

Applications for Certificates of Appropriateness that are not eligible for administrative review and 

applications for Certificates of Appropriateness that are appealed to the Heritage Commission must be 

accompanied by a filing fee as required by the City schedule of fees and charges, as amended..  An 

application for a Certificate of Appropriateness shall not be considered complete until the information 

requested on the application form has been submitted and been reviewed and approved for sufficiency 

by the Historic Preservation Manager.  No Certificate of Appropriateness shall be issued until approved 

by the Historic Preservation Manager or the Heritage Commission. 

14-907-13-B. Applicants are encouraged to request a pre-application meeting with the Historic 

Preservation staff prior to submittal of a Certificate of Appropriateness application.  The following shall 

apply in accordance with the application review process: 

1. Approvals or denials of applications can only be obtained by an official Commission action.  

2. An applicant may request reconsideration of an application upon presentation of new evidence 

within 30 days of written receipt of the denial in writing.  No additional fee will be required to 

submit new evidence or to appeal the finding to the City Council. 

3. In all cases the Commission has the following options:  

(a) Approve the application based on the facts presented;  

(b) Approve the application with conditions;  

(c) Deny the application based on the facts presented; or, 

(d) Continue the case to the next regular or special meeting.   

If the application is continued to another meeting and the applicant fails to appear at the second 

meeting when the item is called and held over to the end of the agenda and called again, and the 

applicant has not requested a continuance, then the application shall be considered to be 

withdrawn. 

4. Request for approval of any project subject to the control of the Commission shall contain ten 

copies to include, but is not limited to, the following information:  
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(a) site plan;  

(b) survey;  

(c) color rendering;  

(d) photos;  

(e) elevations; and,  

(f) any additional information that may be necessary for the Commission to make an 

informed decision as determined by City staff. 

5. Certificate of Appropriateness applications shall contain signatures by the property owner that 

are not over one year old. Changes to the applications and/or attached petitions must be 

submitted no later than 20 calendar days prior to the public hearing.  

6. Requirements for review of proposed modifications are listed on the Certificate of 

Appropriateness Approval Matrix as adopted by the Heritage Commission and revised by the 

Commission from time to time. Any modification eligible for administrative review and denied 

by staff may be appealed to the Heritage Commission and must be heard within 30 days of the 

issuance of administrative denial in writing.  

14-907-14 DETERMINATION BY THE HERITAGE COMMISSION 

14-907-14-A. After giving notice to the applicant and Public Notice, the Heritage Commission shall 

hold a public hearing on each application within 30 calendar days of the filing of a complete application 

as determined by the Historic Preservation Manager.  The Heritage Commission shall utilize both the 

city’s Historic Preservation Design Guidelines, as adopted and amended by approval of the Heritage 

Commission, as well as the Secretary of Interior’s Standards as a basis for their determination. The 

Commission shall approve, approve with modifications, disapprove, or continue each application within 

45 calendar days of the filing of a complete application, and Preservation Staff shall provide written 

notification of its decision including conditions associated with the decision to the applicant within seven 

calendar days after determination. 

14-907-14-B. The Certificate of Appropriateness shall become void unless work commences within six 

months of the date of issuance and is completed within 18 months of the date of issuance, or unless a 

request for an extension has been approved by the issuing authority. Extensions may be granted due to 

adverse weather or other circumstances delaying the work.  

14-907-14-C. In the case of a denial of a Certificate of Appropriateness, the Commission may grant a 

rehearing of an application. The request for re-hearing must include new evidence to be introduced for 

consideration and must be submitted to the Commission within 30 calendar days of the date of 

notification of the Commission's original determination. Only one application for a rehearing may be 

made in any case. Any rehearing will require the presence of the applicant, property owner, or 

authorized agent.  

14-907-15 Standards for Review for Issuing Certificates of Appropriateness 

14-907-15-A. In considering an application for a Certificate of Appropriateness for properties which 

have been designated as architecturally/historically significant Landmarks, or which have been 

designated as significant or contributing properties in Historic Districts, the following guidelines based 

on the Secretary of the Interior's Standards for Rehabilitation (36 CFR Part 68) shall be followed.  The 

Commission shall also use any specific design guidelines that it has adopted and shall further consider 
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architectural style, design, integrity, relationship to the architect/builder, orientation, scale, massing, 

context, texture, profile, age, association, materials and color of materials. 

1. Every reasonable effort shall be made to provide a compatible use for a property which requires 

minimal alteration of the building, structure or site and its environment or to use a property for 

its originally intended purpose. 

2. The distinguishing original qualities or character of a building, structure or site and its 

environment shall not be destroyed.  The removal or alteration of any historic material or 

distinctive architectural features should be avoided when possible.  Distinctive stylistic features, 

historic material or examples of skilled craftsmanship original to the quality or character of a 

building or structure shall be retained or, when necessary replicated in-kind. 

3. All buildings, structures and sites shall be recognized as products in their own time.  Alterations 

that have no historical basis, such as the addition of conjectural features, and which seek to create 

an earlier or alternate appearance are not acceptable.  Changes which may have taken place in the 

course of time and have become historic in their own right based upon age or significance and 

represent evidence of the history and development of a building, structure or site and its 

environment shall be retained.  Alterations which seek to create a false sense of history or 

development shall be avoided.  

4. Whenever possible, new additions or alterations to structures shall be done in such a manner that 

if such additions or alterations were to be removed in the future, the essential form and integrity 

of the building or structure would be unimpaired. 

5. Every reasonable effort shall be made to protect and preserve archaeological resources effected 

by, or adjacent to any project. 

14-907-16 STANDARDS FOR REVIEW FOR ISSUING CERTIFICATES OF APPROPRIATENESS FOR DEMOLITION 

Demolition of designated landmarks or property within designated historic or conservation districts, in 

whole or in part, is not permitted. Exceptions are allowed only if a building or structure has been 

damaged by natural disaster, fire, or structural deterioration, if there is reasonable proof that would not 

be economically or physically feasible to rehabilitate. Alternate exceptions include the loss of a building 

or structure’s integrity, craftsmanship, and age to merit preservation as determined on a case by case 

basis by the Heritage Commission.  

The Commission may grant a Certificate of Appropriateness for demolition which may provide for a 

delayed effective date for up to six months from the date of the Commission’s action. The effective date of 

the certificate will be determined by the Commission based on the relative significance of the building or 

structure and the probable time required to arrange a possible alternative to demolition. In general, the 

Commission may delay the demolition of a designated contributing historic building(s) or structure(s) for 

up to six months.   

During the demolition delay period, the Commission may take such steps as it deems necessary to 

preserve the building(s) or structure(s) concerned. Such steps may include, but are not limited to, 

consultation with community groups, public agencies, and interested citizens, recommendations for 

acquisition of property by public or private bodies or agencies, and exploration of the possibility of 

relocating one or more of the building(s) or structure(s) or other features.   

14-907-16-A. In considering applications for a Certificate of Appropriateness for Demolition the 

Heritage Commission shall determine and consider: 

1. The property's significance and integrity; 
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2. The integrity of the streetscape and surrounding neighborhood; 

3. The grounds for the proposed demolition and data supporting said reason, including but not 

limited to, a structural stability report prepared by a licensed professional engineer, written 

justification, and a site plan and elevations for proposed infill, if applicable.  

4. Whether every reasonable effort has been made to rehabilitate, reuse, or relocate the property; 

and, 

5. The proposed reuse of the parcel and compatibility of proposed infill. Any applicant seeking 

permission to demolish a historic building or structure shall submit evidence that the site will be 

used for a new structure or building and will not be left vacant unless the site will be 

incorporated into development of adjoining contributing property. 

6. Whether the property has sustained damage by a natural or man-made disaster and whether or 

not the building sustained irreparable structural damage; 

7. Whether the property has been declared substandard or a dangerous building by the Building 

Official; 

8. Whether the property owner made a reasonable effort to preserve the building through 

rehabilitation, leasing for rehabilitation, sale, or relocation of the building for rehabilitation; 

9. Whether provisions have been made by the owner for architectural salvage of significant features 

to be retained or offered to interested individuals or groups? 

10. Whether every effort has been made to incorporate the building into the redevelopment 

proposals, if applicable or whether an attempt was made to relocate the building or structure to 

another site for rehabilitation;  

11. Whether retention and rehabilitation of the building represent an economic hardship to the 

owner; and, 

12. Whether the property owner has been cited for previous code violations including demolition by 

neglect. 

13. Whether the demolition has a detrimental impact upon the historical, architectural, cultural, or 

economic character of the district or community in general.  

14-907-16-B. In considering an application for a Certificate of Appropriateness for properties which 

have been designated as part of Conservation Districts or have been classified as "non-contributing" 

properties in a Historic District, the Heritage Commission shall use the following guidelines: 

1. New construction or additions to buildings shall be to a height roughly equal to the average 

height of existing buildings on the streetscape.  New construction that greatly varies in height 

from other buildings in the immediate vicinity shall be considered inappropriate. 

2. The scale, massing, and orientation of proposed buildings or additions to existing buildings shall 

be compatible with older buildings in the immediate vicinity. 

3. The emphasis on horizontality or verticality shall be compatible with the character of buildings in 

the immediate area. 

4. New construction or alterations must follow the existing setback pattern for residential dwellings 

or structures and shall maintain the same entry height as neighboring buildings. 

5. The sense of entry of primary entrance locations shall be compatible with existing patterns in the 

streetscape. 
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6. Roof forms of new buildings and alterations should duplicate the existing or traditional roof 

shapes, pitches and materials found in the area. 

14-907-16-C. In considering an application for a Certificate of Appropriateness for relocation, the 

Heritage Commission shall consider the following: 

1. When a building or structure is to be moved from a Landmark site or a Historic District or 

Conservation District, the factors to be considered shall include: the possibility that the building 

or structure may be demolished in its present location, the contribution that the building or 

structure makes in its present location and the effect of the new location on the historical and 

architectural qualities of the building or structure. 

2. When an application is made for moving a building or structure to a Landmark site or a Historic 

District or Conservation District, the factors to be considered shall include the architectural and 

historical integrity and craftsmanship of the building or structure, the impact on the site and area 

to which the building or structure will be moved, and the possibility that the building or 

structure may be demolished in its present location. 

3. For all applications, the Heritage Commission shall evaluate the evidence submitted on the 

feasibility of successfully moving the building or structure. 

 

14-907-17 CERTIFICATE OF ECONOMIC HARDSHIP 

14-907-17-A. If a Certificate of Appropriateness is denied, the applicant may submit an application for 

a Certificate of Economic Hardship on a form prepared by City staff.  Said application shall be filed 

within 15 calendar days from the date of denial by the Heritage Commission. The Heritage Commission 

shall schedule a public hearing within 30 calendar days after receiving a completed application as 

determined by the Historic Preservation Manager and shall provide Public Notice in the same manner as 

outlined in this Article. Any person may testify at the hearing concerning economic hardship. 

14-907-17-B. The Heritage Commission may solicit expert testimony, and it shall require that the 

applicant for a Certificate of Economic Hardship make submissions justifying the application to include 

any or all of the following information before the Commission makes a determination on the application: 

1. Estimate of the cost of the proposed construction, alteration, demolition, or removal and an 

estimate of any additional costs that would be incurred to comply with the recommendations of 

the Heritage Commission for changes necessary for the issuance of a Certificate of 

Appropriateness; 

2. A report from a licensed engineer or architect with experience in rehabilitation as to the structural 

soundness of any buildings or structures on the property and their suitability for rehabilitation; 

3. Estimated market value of the property in its current condition; after completion of the proposed 

construction, alteration, demolition, or removal; after any changes recommended by the Heritage 

Commission; and, in the case of a proposed demolition, after renovation of the existing property 

for continued use; 

4. In the case of a proposed demolition, an estimate from a licensed architect or contractor, 

appraiser, or other real estate professional experienced in rehabilitation as to the economic 

feasibility of rehabilitation or reuse of the existing building or structure on the property; 

5. Amount paid for the property, the date of purchase, and the party from whom purchased, 

including a description of the relationship, if any, between the owner of record or applicant and 

the person from whom the property was purchased, and any terms of financing between the 

seller and buyer; 
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6. If the property is income-producing, the annual gross income from the property for the previous 

two years, itemized operating and maintenance expenses, and depreciation for the previous two 

years; and annual cash flow before and after debt service, if any, during the same period; 

7. All appraisals obtained within the previous two years by the owner or applicant in connection 

with the purchase, financing, or ownership of the property; 

8. Any listing of the property for sale or rent, price asked and offers received, if any, within the 

previous two years; 

9. Assessed value of the property according to the two most recent assessments; 

10. Real estate taxes for the previous two years; 

11. Form of ownership or operation of the property, whether sole proprietorship, for-profit or not-

for-profit corporation, limited partnership, joint venture, or other; 

12. Information about plans prepared for the property, if a building or structure is demolished, 

including material on the timing and financing of the new construction; and, 

13. Any other information considered necessary by the Heritage Commission to make a 

determination as to whether the property does yield or may yield a reasonable economic return 

to the owner. 

14. Documentation that all financial incentives for historic preservation have been explored prior to 

the submission of an application for economic hardship. 

14-907-18 DETERMINATION OF ECONOMIC HARDSHIP 

The Heritage Commission shall review all the evidence and information required of an applicant on a 

case-by-case basis for a Certificate of Economic Hardship and other evidence submitted to be part of the 

record. 

The Heritage Commission shall make a determination, within 45 calendar days of receipt of the 

completed application, whether the denial of a Certificate of Appropriateness has deprived, or will 

deprive, the owner of the property of reasonable use of, or a reasonable economic return on the property. 

If the Heritage Commission makes a finding of economic hardship; it shall grant a Certificate of Economic 

Hardship and give its approval for the work as proposed by the applicant.  This approval from the 

Commission shall not relieve the applicant from complying with the requirements of other City 

ordinances and regulations. 

If the Commission does not make a finding of economic hardship, it shall disapprove the application, and 

the applicant shall not receive a Certificate of Appropriateness for the work requested.  Written notice of 

determinations under this section shall be provided in the same manner as required by Section 14-907-13. 

In making a determination of economic hardship, the Commission shall consider evidence showing that 

the owner or applicant failed to maintain or protect the property, or performed or permitted any acts to 

the detriment of the property and this evidence may be used as basis to reject allegations of economic 

hardship. 

14-907-19 APPEALS 

Owners who have been denied a Certificate of Appropriateness or a Certificate of Economic Hardship for 

their property may appeal to the City Council. Appeals shall be filed within 15 calendar days from the 

date of denial of the Certificate of Appropriateness by the Heritage Commission, or if an application has 

been filed for a Certificate of Economic Hardship, the appeal shall be filed within 15 calendar days from 
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the date of denial of the Certificate of Economic Hardship, which shall include an appeal of the denial of 

the Certificate of Appropriateness. The City Council shall act within 30 calendar days after receiving the 

appeal.  The City Council shall hold a new evidence only public hearing as provided in Section 14-700 of 

the City Code.  The City Council may approve or disapprove the decision of the Heritage Commission, 

which decision shall be based solely upon the record. 

14-907-20 VIOLATION AND PENALTY 

Any person who knowingly carries out or causes to be carried out any work in violation of the Article 

shall be required to restore the subject improvements, building, site, structure, or landscape feature, to its 

appearance prior to the violation or in accordance with a Certificate of Appropriateness as mandated by 

the Heritage Commission.  The owner of a building or property where a violation of any provision of this 

Article has been committed, or shall exist, or the lessee of an entire building, an entire property or the 

part of a building where such violation has been committed, or shall exist, shall be guilty of a 

misdemeanor punishable by a fine of not less than $10.00 and not more than $100.00 for each and every 

day that such violation continues.  If the offense is willful, on conviction thereof, the punishment shall be 

a fine of not less than $100.00 nor more than $250.00 for each and every day that such violation continues. 

Upon issuance of a stop work order for work initiated without first obtaining a Certificate of 

Appropriateness, the property owner shall incur a double permit fee upon submittal of a request for a 

building permit.  

14-907-21 STOP WORK ORDERS 

All work performed pursuant to a Certificate of Appropriateness or a Certificate of Economic Hardship 

shall conform to the provision of such certificate.  Whenever any work is being done contrary to the 

provisions of a Certificate or whenever work is being done without a required Certificate, the Building 

Official shall order the work stopped by notice in writing served on any person engaged in doing or 

causing such work to be done.  Any such person shall forthwith stop such work until authorized by the 

Building Official to proceed with the work.  The Building Official shall promptly notify the staff of the 

Heritage Commission of the action being taken. 

The Historic Preservation Manager may ask the Building Official to issue a Stop Work Order if they have 

reason to believe that work is not being performed pursuant to a required Certificate, but the Building 

Official is solely responsible for making the determination in this subsection. The City may apply for an 

injunction to enforce its Stop Work Order. 

14-907-22 MAINTENANCE AND REPAIR 

The owner and the tenant of a Landmark or a property in a Historic District or a Conservation District 

shall keep in good repair:  (1) All of the exterior portions of such building or structure; and (2) All interior 

portions thereof which, if not so maintained, may cause such building or structure to deteriorate, or to 

become damaged or otherwise to fall into a state of disrepair.  The purpose of this provision is to prevent 

a person from forcing the demolition of a building or structure by neglecting it and by permitting damage 

to it through weather or vandalism. 

Ordinary maintenance and repairs may be undertaken without a Certificate of Appropriateness provided 

this work does not change the exterior appearance of the Landmark or the building or structure in any 

Historic District or a Conservation District. 

In any case where the Building Official determines that there are emergency conditions dangerous to life, 

health or property affecting a Landmark or a property in a Historic District or a Conservation District, the 

Building Official may order the repair of these conditions without the approval of the Heritage 
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Commission.  The Building Official shall promptly notify the staff of the Heritage Commission of the 

action being taken. 

The provisions of this section shall be in addition to all other provisions of State and City ordinance laws, 

and regulations requiring buildings or structures to be kept in good repair. 

14-907-23 DEMOLITION BY NEGLECT 

14-907-23-A. The Code Compliance Division of the City of Independence Health Department shall 

keep a record of all building maintenance code violations addressed as properties identified as a Historic 

Landmark or which is located within a Historic or Conservation District. A listing of these records will be 

provided to the Historic Preservation Manager on a weekly basis. Additionally, Code Compliance will 

notify the Historic Preservation Manager of designated properties that display signs of demolition by 

neglect or of any repairs that appear to have been initiated without a Certificate of Appropriateness 

(COA). 

14-907-23-B. The Historic Preservation Manager will determine whether there is a need for a COA to 

correct violations identified by Code Compliance. The Historic Preservation Manager will institute the 

appropriate approval process and conduct the steps that may be necessary to mitigate any work that was 

not completed according to the Secretary of the Interior’s Standards. The Historic Preservation Manager 

shall ensure that all work initiated without a COA will be reviewed administratively or by the Heritage 

Commission and that the project shall not proceed until such time as the work has received approval and 

is completed according to any conditions imposed on the approval. The Code Compliance Division will 

be notified of these additional requirements and provide the property owners with appropriate 

timeframes to correct the violations. 

14-907-23-C. Any person who knowingly carries out or causes to be carried out any work in violation 

of the Article shall be required to restore the subject improvements, building, site, structure, or landscape 

feature, to its appearance prior to the violation or in accordance with a Certificate of Appropriateness as 

mandated by the Heritage Commission. he owner of a building or property where a violation of any 

provision of this Article has been committed, or shall exist, or the lessee of an entire building, an entire 

property or the part of a building where such violation has been committed, or shall exist, shall be guilty 

of a misdemeanor punishable by a fine of not less than Ten Dollars ($10.00) and not more than One 

Hundred Dollars ($100.00) for each and every day that such violation continues.  If the offense is willful, 

on conviction thereof, the punishment shall be a fine of not less than One Hundred Dollars ($100.00) nor 

more than Two Hundred Fifty Dollars ($250.00) for each and every day that such violation continues. 

(History:  Ordinance No. 17713) 

14-907-24 CONTINUATION OF PRIOR DESIGNATIONS AND DECISIONS 

All existing designations of historic property by the Heritage Commission and all decisions of the 

Heritage Commission that were made before the adoption of this Article pursuant to prior legislation 

shall remain in full force and effect, unless acted upon under the provisions of this Article. 

14-907-25 DEVELOPMENT STANDARDS FOR NEW CONSTRUCTION/ADDITION (OR IMPROVEMENTS) IN 

CONJUNCTION WITH A COA 

14-907-25-A. For the purpose of this Section, exterior architectural features will include, but are not 

limited to, the following: 

1. The architectural style, scale, general design, and general arrangement of the building’s exterior; 

2. The type and texture of building material; and 

3. The type and style of all roofs, windows, doors, and signs. 
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4. The following shall only be moved, reconstructed, altered, or maintained, in accordance with this 

chapter, in a manner that will preserve the historical and architectural character of the building, 

structure, site or district: 

(a) Buildings, structures, and appurtenances. 

(b) “APPURTENANCES” include, but are not limited to, stone walls, fences, light fixtures, 

steps, paving, sidewalks, and signs. 

5. In considering proposals for alterations to the exterior of historic buildings and structures and in 

applying development and preservation standards, the documented, original design of the 

building will be considered, among other factors. 

6. A historic site, or building, structure, site, improvement, or appurtenance within a historic 

district shall be altered, restored, preserved, repaired, relocated, demolished, or otherwise 

changed in accordance with the Secretary of the Interior’s Standards for Rehabilitation, as 

amended from time to time. 

7. Relocation of historic buildings and structures to other sites shall not take place unless it is shown 

that their preservation on their existing or original sites is not consistent with the purposes of this 

Section or would cause undue economic hardship to the property owner. 

8. Demolition of historic sites, archaeological sites, or buildings, structures, improvements, and 

appurtenances within historic districts or are individually listed will be regulated by review of 

the Heritage Commission. 

9. The construction of new buildings or structures, or the relocation, alteration, reconstruction, or 

major repair or maintenance of a non-contributing building or structure within a designated 

historic district shall meet the same compatibility standards as any material change in the exterior 

appearance of any existing non-contributing building, structure, or appurtenance in a designated 

historic district. It shall be generally compatible with the form, proportion, mass, configuration, 

building material, texture, and location of historic buildings, structures, or sites adjoining or 

reasonably approximate to the non-contributing building, structure, or site. 

10. All improvements to buildings, structures, and appurtenances within a designated historic 

district shall be visually compatible.  Visual compatibility shall be complimentary in comparison 

or relation to the height of existing structures and buildings. 

(a) Height:  The height of proposed buildings or modifications shall be visually compatible 

in comparison or relation to the height of existing structures and buildings. 

(b) Front Façade Proportion:  The front façade of each building or structure shall be 

visually compatible with and in direct relationship to the width of the building and to the 

height of the front elevation of other adjacent or adjoining buildings within a historic 

district. 

(c) Proportion of Openings (Windows and Doors):  The openings of any building within a 

historic district shall be visually compatible with the openings exemplified by the 

prevailing historic architectural styles within the district.  The relationship of the width of 

windows and doors to the height of windows and doors among buildings within the 

district shall be visually compatible. 

(d) Rhythm of Solids to Voids; Front Facades:  The relationship of solids to voids in the 

front façade of a building or structure will be visually compatible with the front facades 

of historic buildings or structures within the district. 
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(e) Rhythm of Buildings on Streets:  The relationship of buildings to open space between 

them and adjoining buildings shall be visually compatible with the relationship between 

historic sites, buildings, or structures within a historic district. 

(f) Rhythm of Entrance and/or Porch Projections:  The relationship of entrances and 

porch projections to the sidewalks of a building shall be visually compatible with the 

prevalent architectural styles of entrances and porch projections on historic sites, 

buildings, and structures within a historic district. 

(g) Relationship of Materials and Texture:  The relationship of materials and texture of the 

façade of a building shall be visually compatible with the predominant materials used in 

the historic sites, buildings, and structures within a historic district. 

(h) Roof Shapes:  The roof shape of a building or structure shall be visually compatible with 

the predominant materials used in the historic sites, buildings, and structures within a 

historic district. 

(i) Scale of a Building:  The size of a building, the building mass in relation to open spaces, 

windows, door openings, balconies, and porches shall be visually compatible with the 

building size and building mass of historic sites, buildings, and structures within a 

historic district. 

(j) Orientation:  A building shall be visually compatible with the buildings, structures, and 

sites in its directional character, whether vertical, horizontal, or non-directional. 

11. Visual compatibility standards will be further discussed in greater detail in the Truman Heritage 

Design Guidelines.  Said Manual was developed as a guide to assist property owners as they seek 

to nominate their properties for designation as a historic landmark or to designate an area within 

the city as a historic district. 

14-907-26 /HD DISTRICTS ESTABLISHED 

The following /HD districts are established and have design guidelines in place: 

Historic Preservation Overlay District  Boundaries/Address 

   Truman Neighborhood  See map following this section 
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Figure 900- 7  

Truman Neighborhood 

 Historic Preservation Overlay District Boundaries 

(History:  Ordinance No.  18210) 
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14-907-27 INTERIM CONTROL 

No building permit shall be issued by the Building Department for alteration, construction, demolition or 

removal of a nominated Landmark or of any property or structure within a nominated Historic District or 

Conservation District from the date of the meeting of the Heritage Commission at which a nomination 

form is first presented until the final disposition of the nomination through a negative recommendation 

by the Heritage Commission or the Planning Commission or by the vote of the City Council.  During this 

period the City Council may authorize such alteration, construction, demolition or removal when it 

adopts a formal resolution declaring that the proposed work is necessary for public health, welfare or 

safety.  During this period the applicant for the permit shall have the opportunity to explain to the City 

Council the reasons why the permit should be issued promptly.  In no event shall the delay be for more 

than one hundred eighty (180) days. 
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14-908 /HL, HISTORIC LANDMARK OVERLAY DISTRICT 

14-908-01 NOMINATION FOR DESIGNATION OF LANDMARKS. 

Nominations for designation of Landmarks (/HL) shall be made to the Heritage Commission and 

may be submitted with the written consent of the owner(s) of record of a subject property by a 

member of the Heritage Commission, owner of record of the nominated property, the City Council, 

or any other person or organization. 

14-908-02 CRITERIA FOR DESIGNATION OF LANDMARKS PROPERTIES.   

The Heritage Commission shall be guided in its deliberations on or about designation of historic 

properties by the National Register Criteria for Evaluation (36 CFR Part 60).  The criteria set forth to 

establish historically designated properties shall be made available to the public upon request. The 

Heritage Commission shall upon such investigation as it deems necessary, make a determination as 

to whether a nominated property, building, structure or area possesses integrity of location, design, 

setting, materials, workmanship, feeling, and association and: 

14-908-02-A. Is associated with events that have made a significant contribution to the broad 

patterns of the city’s history; or, 

14-908-02-B. Is associated with the lives of persons significant in the city’s past;  

14-908-02-C. Embodies the distinctive characteristics of a type, period, or method of 

construction, use of indigenous materials, or represents the work of a master, or possesses high 

artistic values, or represents a significant and distinguishable entity whose components may lack 

individual distinction;  

14-908-02-D. Have yielded, or may be likely to yield, information important in prehistory or 

history; 

14-908-02-E. Displays character, interest, or value as part of the development, heritage, or 

cultural characteristics of the community, county, region, state, or nation;  

14-908-02-F. The location as a site is significant to the local, county, region, state, or national 

event; 

14-908-02-G. Identification with a person(s), family, or group who significantly contributed to 

the development of the community, county, region, state, or nation; 

14-908-02-H.  Is identified as the work of a master builder, designer, architect, or landscape 

architect whose individual work has influenced the development of the community, county, 

region, state, or nation; 

14-908-02-I. Embodies elements of design, detailing, materials, or craftsmanship which renders 

it architecturally significant; 

14-908-02-J. Embodies design elements that make it structurally or architecturally innovative or 

unique; 

14-908-02-K. Its unique location or singular physical characteristics makes it an established or 

familiar visual feature; 
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14-908-02-L. Its character displays as a particularly fine or unique example of a utilitarian 

building or structure, including, but not limited to, farmhouses, barns, retaining walls, gas stations 

or other commercial buildings, with a high level of integrity or architectural significance;  

14-908-02-M. Is associated with a cemetery with local, regional, state or nationwide significance 

or displays an exceptional craftsmanship, unique material(s), location, and/or site improvements 

such as retaining walls or topographical features; and/or, 

14-908-02-N. Is listed on the National Register of Historic Places.  

14-908-03 REPORT AND RECOMMENDATION OF HERITAGE COMMISSION. 

The Heritage Commission shall, within 60 days from the receipt of a completed nomination in 

proper form as determined by the Historic Preservation Manager, hold a public hearing on the 

proposal.  Public notice of the hearing shall be given, including posting on the property.  Written 

notice shall be given to the owner(s) of the property under consideration for designation.  Written 

notice under this Section shall be considered sufficient when it is mailed to the owner of record.  

The Heritage Commission shall adopt by resolution a recommendation that the nominated 

Landmark does or does not meet the criteria for designation.  The resolution shall be accompanied 

by supporting documentation, including but not limited, to a staff report and designation report. 

14-908-04 NOTIFICATION OF DETERMINATION BY HERITAGE COMMISSION. 

Notice of the determination by the Heritage Commission, including a copy of all supporting 

documentation shall be sent to the owners of record of a nominated Landmark and to the 

nominator within seven calendar days following a determination of the Heritage Commission as to 

whether or not the nominated property meets the criteria for designation. 

14-908-05 ACTION BY PLANNING COMMISSION. 

The Planning Commission shall act within 30 days of receipt of the recommendation of the 

Heritage Commission to designate a Landmark.  The Planning Commission shall hold a public 

hearing and adopt by resolution a recommendation to the City Council.  In its resolution the 

Planning Commission shall approve or deny the recommendation of the Heritage Commission. 

14-908-05-A.  If the Planning Commission approves the recommendation for historic 

designation, it shall be an amendment to the Zoning District Map which creates a designation using 

the boundaries proposed by the Heritage Commission.  In consideration of this amendment, the 

Planning Commission shall follow the same procedures as found in Section 14-906.  The 

designation shall be /HL for individual Landmark properties. When the Planning Commission acts 

favorably on a proposed designation it shall forward the proposed designation and the Heritage 

Commission's reported recommendation for historic designation to the City Council at the same 

time for consideration. 

14-908-05-B. If the Planning Commission denies the recommendation of the Heritage 

Commission, the Planning Commission shall state all reasons for denial and these shall be 

forwarded along with all supporting documentation to the City Council for consideration. 

14-908-06 ACTION BY CITY COUNCIL. 

14-908-06-A. The City Council shall act within 60 calendar days after receiving the 

recommendation of the Planning Commission and the Heritage Commission that the nominated 

Landmark property be designated and that the Zoning District Map be amended.  The City Council 

shall hold a new evidence only public hearing as provided in Section 14-700 of the City Code.  The 
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Designation Ordinance shall include a legal description of the boundaries of the Landmark, 

information on the significance of the property, a statement of significance for the designation, and 

information about any specific features being protected.  The establishment of the overlay district 

shall not affect the other zoning rules and regulations for the property that shall remain in full force 

and effect. The Council may approve or disapprove the proposed ordinance and the amendment to 

the Zoning District Map. 

14-908-06-B. If the report and recommendation from the Planning Commission is against a 

proposed designation, the City Council may accept either the Planning Commission's or the 

Heritage Commission's recommendation.  The City Council shall hold a full public hearing before 

considering the proposed designation ordinance.  The Council may approve or disapprove the 

proposed ordinance and amendment to the Zoning District Map. 

14-908-06-C. After the decision of the Council, the City Clerk shall provide written notification 

of the action of the City Council by regular mail to the nominator and the owner(s) of record of the 

nominated property.  The notice shall include a copy of the designation ordinance and the zoning 

map amendment passed by the City Council and shall be sent within 15 calendar days of the City 

Council action.  A copy of each designation ordinance and zoning map amendment shall be sent to 

the Heritage Commission, the Planning Commission, and other interested City departments.  In the 

case of a denial by the City Council, a nomination for designation may not be resubmitted for one 

calendar year. 

14-908-07 CERTIFICATE OF APPROPRIATENESS FOR /HL PROPERTIES 

Refer to Sections 14-907-12 through 14-907-19 for information concerning the Certificate of 

Appropriateness process, request for consideration of economic hardship, and applicable 

Development Standards that apply to all individually listed Historic Landmark (/HL) properties as 

referenced in the list below.  

14-908-08 /HL PROPERTIES ESTABLISHED 

The following /HL districts are established landmark properties: 

Truman Heritage District Home and Neighborhood  

Palestine Missionary Baptist Church-138 East Farmer  

Owens-McCoy House-410 West Farmer  

Twyman/McGuire/Harper House-803 West Waldo  

Bullene Choplin House-702 North Delaware  

Bryant House -519 South Main  

Hughes Childers House-801 South Main  

Pitcher Hinde Johnson House-627 South Liberty  

Porter Chiles House-522 West Maple  

Noel House -409 North Pleasant  

Prewitt Wright House-611 Maple  

Lobb Cemetery-2515 Lobb Cemetery Road  

Vaile Mansion-1500 North Liberty  

Bingham-Waggoner Estate-313 W. Pacific  

Missouri Pacific/Truman Depot-1111 W. Pacific  
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1827 Log Courthouse-107 West Kansas  

Woodlawn Cemetery-701 South Noland  

Pioneer Spring Cabin Site-201 North Dodgion  

Chicago & Alton Depot-318 West Pacific  

Fire House #1-223 North Main  

Truman Memorial Building-416 West Maple  

Kirby-Kille House-9867 East Winner Road  

Ginger Rogers Birthplace-100 West Moore  

Woodson/Sawyer House-1604 W. Lexington  

Hiram Young Community Service Center-501 Dodgion  

Raasch House-9725 East Winner Road 

Schowengerdt/Walker House-13407 East 35th Street S. 

(History:  Ordinance No. 17713) 

14-908-09 INTERIM CONTROL 

No building permit shall be issued by the Building Department for alteration, construction, 

demolition or removal of a nominated Landmark or of any property or structure within a 

nominated Historic District or Conservation District from the date of the meeting of the Heritage 

Commission at which a nomination form is first presented until the final disposition of the 

nomination through a negative recommendation by the Heritage Commission or the Planning 

Commission or by the vote of the City Council.  During this period the City Council may authorize 

such alteration, construction, demolition or removal when it adopts a formal resolution declaring 

that the proposed work is necessary for public health, welfare or safety.  During this period the 

applicant for the permit shall have the opportunity to explain to the City Council the reasons why 

the permit should be issued promptly.  In no event shall the delay be for more than one hundred 

eighty (180) days. 
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14-909 /PW, PARKWAY OVERLAY DISTRICT 

14-909-01 PURPOSE 

The /PW, Parkway Overlay district regulations are intended to: 

14-909-01-A. Preserve open space and park-like land are deemed essential to quality of life and 

the general health and welfare in the City of Independence, Missouri; 

14-909-01-B. Preserve the appearance and functionality of any parkways as intended and 

designed; 

14-909-01-C. Promote attractive and functional residential, nonresidential and mixed-use 

developments that are compatible with surrounding areas; 

14-909-01-D. Adoption of appropriate limitations on land adjacent to, and in close proximity to, 

a parkway will enhance the public interest. 

14-909-02 APPLICABILITY 

A Parkway shall be defined as a thoroughfare street or any part thereof by the City Thoroughfare 

Plan with at least two travel lanes in each direction generally separated by green open space as a 

median and characterized by features such as a wide median, sidewalks, bicycle paths, 

landscaping, and access restrictions.  A parkway will function as an arterial street to transport 

traffic and shall have limited drive and intersection connections.  The designation as a parkway 

shall only be granted by the City.   

14-909-03 REGULATIONS 

Properties along a designated parkway shall be subject to the following regulations: 

14-909-03-A. Aboveground utility locations 

14-909-03-B. There shall be no above ground utilities within 500 feet of a Parkway right-of-way, 

except for perpendicular crossing of high-voltage transmission lines when necessary. 

14-909-03-C. Parking areas 

14-909-03-D. Parking areas adjacent to a Parkway right-of-way shall be set back at least 50 feet 

from the edge of the Parkway right-of-way, shall be screened by buildings, plant materials and 

natural shaped berms, and shall utilize plantings to break up large areas of pavement. 

14-909-03-E.  Uses and structures prohibited within 100 feet  

14-909-03-F. The following uses and structures shall not be located within 100 feet of a Parkway 

right-of-way: 

1. Trash dumpsters; 

2. Fences or walls, except those which are determined to be architecturally and aesthetically 

compatible with the parkway design; and 

3. Drive-through lanes for fast-food businesses. 

14-909-03-G. The following uses and structures shall not be located within 250 feet of a Parkway 

right-of-way: 

1. Billboards and free-standing signs, except for ground or monument signs; 
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2. Outdoor storage; 

3. Trash dumpsters other than those enclosed in masonry structures; 

4. Unscreened loading docks and loading areas, unless located on the side of a building 

opposite the parkway; 

5. Buildings not having the similar architectural treatment on all four sides. 

14-909-03-H.  PROHIBITED BUSINESSES WITHIN 250 FEET 

The following businesses shall not be located within 250 feet of a Parkway right-of-way: 

1.  Self or mini-storage; 

2.  New or used car dealerships; 

3.  Vehicle repair including but not limited to engine repair and body shops; 

4.  Service (gasoline) stations; 

5.  Convenience stores; 

6.  Pawn shops and short term loan service businesses; 

7. Businesses holding licenses as retailer of intoxicating liquor, non-intoxicating  beer, malt 

liquor or light wine in the original package or by the drink; 

8.  Adult businesses; or 

9.  Gambling establishments, including those licensed by the State of Missouri. 
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14-910 ARTS, ARTS DISTRICT 
(History:  Ordinance No. 17642) 

14-910-01 PURPOSE 

The ARTS district is a special purpose zoning classification that is intended to encourage the 

preservation and enhancement of arts-related uses.  The district is also intended to preserve and 

enhance the area as a center for a variety of retail, business services, housing and office uses and to 

promote a strong pedestrian character and scale throughout the district through the use of 

consistent sidewalks, landscaping and business signage.  Utilizing the existing scale of structures, 

new structures and buildings will provide the opportunity to create a focus for revitalization and 

promotion of the cultural and artistic environment. 

14-910-02 APPLICABILITY 

The regulations in this section apply to all property in the ARTS district. 

14-910-02-A. USES 

Uses are allowed in the ARTS district in accordance with Table 910-1 below. 

14-910-02-B. PERMITTED USES 

Uses identified with a “P” in Table 910-1 are permitted as-of-right, subject to compliance with all 

other applicable standards of this development ordinance. 

14-910-02-C. PERMITTED USES WITH MINIMUM USE STANDARDS 

Uses identified with a “C” in Table 910-1 are permitted as-of-right, subject to compliance with the 

Use Standards referenced in the right column of Table 910-1, and all other applicable standards of 

this development ordinance. 

14-910-02-D. SPECIAL USES 

Uses identified with an “S” in Table 910-1 may be allowed if reviewed and approved in accordance 

with the special use procedures of Article 14-704. 

14-910-02-E. PROHIBITED USES 

Uses not listed and those identified with a “-“ in Table 910-1 are expressly prohibited. 

14-910-02-F. USES STANDARDS 

The “Use Standards” column of Table 910-1 identifies use-specific standards that apply to some 

uses.  Compliance with such standards is required.  Variances to use standards are prohibited. 

Table 910-1 

(History:  Ordinance No. 17832) 

U S ES     

Use Category 

   └specific use type 
 

ARTS 

District 
 

Supplemental 

Standards 

     
R E S I D E N T I A L     

Household Living     

   └above street level floor (in mixed-use building)  P   

   └Detached house  S   

Group Living     

   └Nursing Home  –   
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U S ES     

Use Category 

   └specific use type 
 

ARTS 

District 
 

Supplemental 

Standards 

     
   └Recovery Center  –   

P U B L I C / C I V I C     

Day Care  S   

Library/Cultural Exhibit  P   

C O M M E R C I A L     

Animal Service     

   └Sales and grooming  P   

   └Veterinarian  P   

   └Other  –   

Artist Work or Sales Space  P   

Eating and Drinking Establishments     

   └Tavern or nightclub  P  
Maximum gross floor  

area: 5,000 sq. ft. 

   └All other eating/drinking establishments  P   

Entertainment and Spectator Sports     

   └Indoor small venue (1–149 capacity)  P   

   └Indoor medium venue (150–499 capacity)  P   

   └Indoor large venue (500+ capacity)  P   

   └Outdoor (all sizes)  P   

Financial Service     

   └Pawn shop  –   

   └Short-term loan service  –   

   └Bail Bonds/Surety Recovery Agent  –   

   └All other financial services  P   

Food and Beverage Retail Sales  P   

Gasoline and Fuel Sales  S   

Lodging     

   └Bed and Breakfast  P   

   └Hotel/motel  P   

Medical Service  P   

Office  P  
Maximum street level 

area: 2,000 sq ft 

Personal Improvement Service  P   

   └Fortune Telling  –   

   └Body Art Service  S   

Repair or Laundry Service  P   

Retail Sales  P   

   └Gun and/or Ammo Sales/Service  –   

   └Knife Sales  –   

   └Military Surplus Sales  –   

Sports and Recreation, Participant     

   └Indoor  P   

   └Outdoor  S   

Vehicle Sales and Service     

   └Car Wash/Cleaning Service  S  14-413 

   └Heavy Equipment Sales/Rental  –   

   └Light Equipment Sales/Rental (indoor)  S   

   └Light Equipment Sales/Rental (outdoor)  S  14-409 

   └Motor Vehicle Repair, limited  S   

   └Motor Vehicle Repair, general  S   

   └Vehicle Storage/Tow Lot  –   

   └Tow Service Dispatch Center  –   

I N D U S T R I A L      

Manufacturing, Production and Industrial Service     
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U S ES     

Use Category 

   └specific use type 
 

ARTS 

District 
 

Supplemental 

Standards 

     
   └Artisan  P   

   └Limited  –   

   └General  –   

Residential Storage Warehouse  –   

 

14-910-03 SIGN REQUIREMENTS 

Signs are allowed in the ARTS district in accordance with Table 910-2 below: 

Table 910-2 

Land Use 

 

 

Sign Type 

 

 

Max. 

Number 

Max. Area  Max. 

Height  

Type of 

Illumination 

Additional 

Requirements 

       

PERMANENT SIGNS      

Single Tenant 

Building/ Multi-

Tenant 

Building 

A-Frame 

(Sandwich 

Board) 

1 6 sq ft 5 ft 
None, direct 

illuminated  

No off-site advertising is 

permitted. 

Sign shall be weighted to 

the ground 

Awning 1 18 sq ft N/A 
None or direct 

illuminated 

 

Projecting 1 40 sq ft N/A 

None, direct 

illuminated or 

neon 

A minimum clearance of 8 

feet from finished grade to 

bottom of sign 

Top edge of sign shall not 

exceed the height of the 

wall from which it projects. 

The sign shall not project 

more than 4 feet from 

building or 2 feet from 

curb, whichever is less. 

Wall 1 

10% of 

tenant 

lease 

space 

N/A 

None, direct 

illuminated or 

neon 

Sign shall not project more 

than 6 inches from 

façade. 

Raceways shall be 

painted to blend with the 

main building. 

Over 

Canopy/ 

Under 

Canopy 

1 50 sq ft 
3 foot 

letters 

None, direct 

illuminated or 

neon 

A minimum clearance of 8 

feet from finished grade to 

bottom of sign 
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Land Use 

 

 

Sign Type 

 

 

Max. 

Number 

Max. Area  Max. 

Height  

Type of 

Illumination 

Additional 

Requirements 

       

Window  

20% of 

window 

surface 

area 

N/A None or neon 
 

DISTRICT IDENTIFICATION SIGN     
 

      Allowed pursuant to Sec. 

14-910-03 

TEMPORARY SIGNS     
 

Single Tenant 

Building/ Multi-

Tenant 

Building 

Banner 
1 per 

business 
32 sq ft N/A None 

See Sec. 14-504-14-F 

Window  

20% of 

window 

surface 

area 

N/A None 
Maximum duration of 14 

days per event.  Maximum 

of 12 events per calendar 

year. 

 

14-910-03-A. ALTERNATIVE SIGNS 

As an alternate to the sign requirements in Table 910-2, any property owner in the ARTS District 

can seek approval of any sign regulated by this section in accordance with Section 14-904-06. 

14-910-03-B. PROHIBITED SIGNS 

The following signs are expressly prohibited: 

1. electronic message signs; 

2. portable signs; 

3. signs on trees and benches; and 

4. inflatable signs. 

14-910-03-C. SIGNS AS ART 

Signs or murals used as art that meets the following criteria and can be shown to support the intent 

of this section are exempt from the sign requirements set forth within this section.   

1. The sign is not used as advertisement; 

2. The sign is structurally safe; 

3. The sign meets all other applicable codes; 

4. Signage should not block windows or entranceways, nor obstruct normal pedestrian 

circulation in and out of a building, or creating a “blind” spot for traffic or pedestrians; and 

5. The signs must be in general good repair and fully functioning if the sign includes lights or 

animation. 
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14-910-04 NON-RESIDENTIAL DESIGN STANDARDS 

14-910-04-A. APPLICABILITY 

New Development.  The regulations in this section apply to all new building construction.   

Existing Buildings.  The regulations in this Section to all renovation, remodeling, expansion of an 

existing building, or reconstruction of a damaged or destroyed building when:   

1. the cost of the renovation, remodeling, expansion or reconstruction is greater than 50% 

of the current-year Jackson County market valuation or  

2. structural façade renovation will be done. 

Exemptions.  Painting and ordinary maintenance/repair are exempted from the regulations in this 

section. 

14-910-04-B. FAÇADE MATERIALS 

All buildings and other structures shall be constructed of brick, stone, glass or other material 

compatible to the district approved through the Administrative Adjustment procedures of Sec. 14-

706-01.  The following materials are not allowed: 

(History:  Ordinance No. 17832) 

1. Painted concrete block; 

2. Aluminum or vinyl siding; 

3. Precast concrete panels; 

4. Painting previously unpainted brick with the exception of murals identified in Sec. 14-910-

03-C; and 

5. Wood siding. 

14-910-04-C. ENTRANCE STANDARDS 

1. Buildings must have a primary, working entrance door facing the primary street.  

Entrances at building corners may be used to satisfy this requirement. 

2. Building entrances may include doors to individual shops or businesses, lobby entrances, 

entrances to pedestrian-oriented plazas or courtyard entrances to a cluster of shops or 

businesses. 

3. Recessed building entrances are subject to the following standards: 

a. The entrance width may not exceed 12 feet; 

b. The entrance depth may not exceed the entrance width; and 

c. The entrance may not exceed two stories in height. 
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Figure 910-1 

 

14-910-04-D. FAÇADE TRANSPARENCY 

1. At least 60% of the street-facing façade between 3 feet and 10 feet above the sidewalk must 

be comprised of clear, non-reflective windows that allow views of indoor commercial space 

or product display areas.  On corner lots, this transparency requirement applies along the 

front of the building. 

2. Display windows that do not provide views into the interior of the building may be 

counted towards satisfying up to 60% of the minimum transparency requirements, 

provided that they are internally illuminated and are at least two feet in depth. 

3. The bottom of any window or product display window used to satisfy these requirements 

may not be more than four feet above the adjacent sidewalk. 

4. Upper Level Windows.  A minimum of 15% of the building’s façade area above the first 

floor shall consist of transparent material.   

5. Street Side or Rear Façade Windows.  A minimum of 15% of the building’s rear faced 

facing a public right-of-way, parking area, or open space shall consist of transparent 

material. 

6. Reflective Glass.  Tinted or reflective glass that blocks more than 40% of incident visible 

light is prohibited. 

 



14-910 ARTS, ARTS DISTRICT   |   14-910-04 NON-RESIDENTIAL DESIGN STANDARDS 

U N I F I E D  D E V E L O P M E N T  O R D I N A N C E  

AMENDMENT # 16 

9-47 

Figure 910-2 

 

14-910-04-E. SETBACKS 

No building shall be set back more than 5 feet from a sidewalk, except for residential structures.  

Residential structures shall comply with the front setback requirements as provided in Section 14-

505-06-D.  There are no interior setbacks required. 

(History:  Ordinance No. 17727) 

14-910-04-F. HEIGHT 

No building shall exceed 115% or be less than 85% of the average height of the buildings on the two 

nearest developed lots on either side of the subject lot.  In no case shall a building height exceed 45 

feet. 

14-910-04-G. AWNINGS AND CANOPIES 

1. Materials.  Awnings and canopies shall be constructed of durable, protective, and water 

repellant materials.  Vinyl and fiberglass awnings/canopies are prohibited. 

2. Lighting.  Backlit or internal illuminated awnings/canopies are prohibited.   

3. Length.  Awnings shall be no longer than a single storefront. 

4. Color.  Awning colors shall be compatible with the overall color scheme of the façade from 

which it projects.  Solid colors or subtle striped patterns are preferred. 

5. Projection.  Awnings are allowed to project to within two feet of the curb line. 

6. Minimum Clearance.  A minimum clearance of 8 feet from finished grade to the bottom of 

the awning is required. 

14-910-04-H. ROOFS AND PARAPETS 

1. Rooflines shall mimic or complement the character or design of the rooflines of the two 

nearest developed lots on either side of the subject lot.   

2. Sloped roofs are not allowed unless the roof form is concealed by a parapet on all sides of 

the building.   

14-910-04-I. UTILITY AREAS AND MECHANICAL EQUIPMENT SCREENING 

1. Utility areas, mechanical equipment, and screening will be designed so that they do not 

detract from the aesthetic appeal of the district. 
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2. Materials.  The screening of exterior trash, storage areas, service yards, loading areas, and 

mechanical equipment must use the same materials, color and/or style as the primary 

building in order to be architecturally compatible with the primary building. 

3. Roof Equipment.  All roof equipment shall be screened from public view using parapet 

walls equal to the height of the unit(s) or individual screen walls incorporating similar 

detailing, features, and colors used in the building.   

4. Ground Mounted Equipment.  All ground mounted equipment shall be screened from 

public view with materials used on the exterior of the building or other alternative 

acceptable to the Community Development Director.  Building mounted equipment, 

including but not limited to, vents, meters and flues, shall match or complement the 

permanent color of the adjacent building wall. 

5. Screening.  All exterior trash and loading areas, and service yards shall be screened in 

accordance with Sec. 14-503-08 and 14-503-09. 

14-910-04-J. PARKING 

1. No off-street parking is required for nonresidential uses unless such uses exceed 10,000 

square feet of gross floor area, in which case off-street parking must be provided for the 

floor area in excess of 10,000 square feet. (See Article 14-501 for off-street parking ratios) 

2. Any off-street parking that is provided must be located behind the building or within or 

under the building. 

3. When the depth of the lot is insufficient to permit required parking to the rear of the 

building, parking may be located to the side of the building, provided that it does not 

occupy more than 30% of the subject lot’s primary street frontage and is set back at least 

seven feet from the right-of-way.  Existing parking areas shall be exempted from this 

requirement.   

14-910-05 PROHIBITED ACTIVITIES 

The following uses and activities are expressly prohibited in the ARTS District: 

1. Outdoor storage of goods or materials. 

14-910-06 OTHER APPLICABLE REGULATIONS 

Uses and development in the ARTS District are subject to other standards including the following: 

1. Landscaping and Screening.  The regulations of Section 14-503, excluding Sections 14-503-

08 and 14-503-09, do not apply. 

2. Sidewalks.  Sidewalks are required on both sides of all streets or in the context of the 

district.  Any sidewalk required shall be installed in accordance with the Public Works 

Manual.   

3. Accessory Uses and Structures.  The regulations of Section 14-400 apply. 
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14-911  DFD, DRUMM FARM DISTRICT 

(History:  Ordinance No. 18129) 

14-911-01 PURPOSE 

The Drumm Farm District (hereafter DFD or district) is a special purpose zoning classification that 

is intended to allow the planned growth of Drumm Farm to preserve, enhance, and ensure the 

unique character of the Drumm Farm area. 

14-911-01-A. DEFINITIONS 

The following definitions apply to the DFD only. 

Family Home Care – A type of residential use provided in licensed foster homes for children, 

generally age 0-18, who have been abused or neglected and placed in the custody of the State or 

private placement, or children in need of care.  This term includes the living of foster parents and 

their biological and adopted children, as well as foster children.  

Independent Living Care –A type of residential use for homeless or aging out of foster care youth, 

generally age 17 to 22, with the purpose of providing a living environment, a planned transition 

towards self-sufficiency, and the life skills to live independently. 

Transitional Living Care –A type of residential use for homeless or aging out of foster care youth, 

generally age 17 to 22, with the purpose of providing a living environment, a planned transition 

towards Independent Living Care, and the life skills to live independently. 

Special Needs Living – A type of residential use for care provided to children age generally 0-18 

who have a mental, emotional, or physical disability or a psychological or physical addiction. Also 

includes the living of parents and their biological and adopted children, as well as foster children, 

and/or Special Needs Living. 

The Counseling Center – A type of commercial use that provides individual and family therapy 

for children, birth families and foster families as well as psychiatric services as needed for on-site 

and off-site users. 

Farmers Market Shelter – An accessory use structure that is mostly open, that has a solid floor and 

roof, and is used for the display and sales of agricultural and associated goods, as well as inclement 

weather shelter, school bus shelter, or rentable shelter. It may also include internal lighting, internal 

power, enclosed restrooms, and enclosed storage area. Additionally, it may have 

moveable/closeable doors that enclose the shelter for inclement weather. Manufactured food 

products prepared on-site or off-site, and prepared under the USDA food preparation standards, 

are allowed to be sold at the Farmers Market. Private vendors are allowed to sell products in 

association with events in the DFD.   

Community Center – A type of public use that is primarily for recreational, sports, social or multi-

purpose uses for private use for those living in the DFD and those invited or are renting buildings 

in the DFD.   
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Gymnasium – A type of public use that is primarily focused on sports and recreation in an 

enclosed building, for private or rental use. 

Domestic Animals – Animals that are kept for non-farm, and non-commercial purposes, typically 

as a family or individual pet. Domestic Animals include, but are not limited to Dogs and Cats. 

Refer to Chapter 3, Article 3 of the City Code for the Licensing and Control regulations for Dogs 

and Cats.       

Farm Animals – Animals that are livestock or fowl as defined by Chapter 3, Article 1, Section 

3.01.001 Definitions.  

Open Area – The undeveloped area of the DFD that excludes roads, buildings, parking, 

playgrounds, walks, accessory structures and the central campus area within the loop road. 

Landscaped and Natural Open Space - Landscaped and natural open space shall be provided. At 

least 50% of the DFD shall be landscaped and natural open space. Landscaped and natural open 

space is undedicated open space that shall include all areas not in building or drive. Landscaped 

and natural open space shall include all areas of open field, farm fields, animal grazing areas, 

pasture, athletic fields, natural areas, landscape beds, gardens, orchards, trails, sidewalks and 

pedestrian paving areas, landscape site amenities and features, open pavilions, gazebos, and 

playgrounds. 

Unit – Used in conjunction with residential densities, a unit refers to a single family dwelling. In 

the case of special needs, transitional, or independent living, it refers to a single bedroom, which 

may have individual or shared kitchen, recreational, living, study or restrooms. These units may be 

grouped together in the same structure, or mixed in the same structure. 

14-911-02 USE REGULATIONS 

14-911-02-A. USE TABLE 

Uses allowed in the DFD are indicated in Table 911-1, below. 

14-911-02-B. USE CLASSIFICATION SYSTEM 

For the purpose of this development ordinance, uses are classified into “use groups”, “use 

categories”, and “specific use types”. These are described and defined in Article 14-200. In addition, 

the uses unique to the DFD are defined in Section 14-911-01-A. The column of Table 911-1 lists the 

groups, categories and types allowed. 

14-911-02-C. PERMITTED USES 

Uses defined with a “P” in Table 911-1, below are permitted uses as-of-right in the subject zoning 

district, subject to compliance with all other applicable standards of this development ordinance. 

Table 911-1 Use Table  

U S E   G R O U P         Drumm    

Use Category       
 

Farm District 

    Specific Use Type     
 

(DFD) 

 

         R E S I D E N T I A L            

Group Living       
       Type 1 Group Home     

 

            P 
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Type 2 Group Home 

   
  P 

   Domestic Violence Residence   

 
S 

 
 

Domestic Violence Shelter 

  
S 

 Household Living      
   

 

Detached House 

   
P 

   Multi-Unit House     
 

P 

 
 

Multiplex 

   
P 

   Apartment      
 

P 

   Manufactured Housing Unit   
 

P 

 P U B L I C  /  C I V I C           

College / University     

 

S 

 Day Care       

   
 

Home-Based Day Care     

 

S 

 
 

Family Day Care 

   

S 

 
 

Group Day Care     

 

S 

 
 

Day Care Center     

 

S 

 School         

 

P 

 Utilities and Services     

   
 

Minor, Basic      

 

P 

 C O M M E R C I A L            

Animal Services       
 

  
 

 

Shelter or Boarding Kennel 

  
S 

 

 

Stable      
 

P 

 Artist Work or Sales Space     
 

P 

 Business Support Services 

   
P 

 Eating and Drinking Establishments   
 

P 

 Entertainment and Spectator Sports   
 

  

 

 

Small Venue      
 

P 

 

 

Outdoor entertainment and Spectator Sports 

 
P 

 Food and Beverage Retail Sales   
 

S 

 Office         
 

P 

 Personal Services     
 

P 

 Retail Sales 

    
P 

 Sports and Recreation, Participation   
 

P 

 I N D U S T R I A L              

Manufacturing, Production and Industrial Services 

 
  

 

 
Artisan       

 
P 

 O T H E R              

Agriculture, Crop       
 

P 

 Agriculture, Animal     
 

P 

 Agriculture, Urban     
 

  

 
 

Home Garden     
 

P 

 
 

Community Garden     
 

P 

 Domestic, Non-Farm Animals   
 

P 

 Wireless communication Facility   
 

  

 
 

Co-Located Facility     
 

P 

 
 

Freestanding Facility     
 

P 

 D F D   A D D I T I O N A L   U S E S           

DFD Special Uses       
 

  

   Family Home Care     
 

P 

   Independent Living Care   
 

P 
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  Transitional Living Care     
 

P 

   Special Needs Living     
 

P 

   The Counseling Center     
 

P 

   Farmers Market Shelter     
 

P 

 
 

Community Center 

   

P/S 

   Gymnasium       
 

P/S 

  

14-911-03 RESIDENTIAL DENSITY 

The maximum number of residential units is as follows: 

 Single Family Dwellings (Detached House/ Family Home Care) = 24 

 Special Needs Living Units = 24 

 Independent Living Units = 24 

 Transition Living Units = 24 

Residential units may be mixed in the same building. 

14-911-04 FLOOR AREA LIMITATIONS BY USE FOR NON RESIDENTIAL USES 

The following non-residential uses have limitations in floor area. Uses not listed below but are a 

permitted use, per Table 911-1, shall have no floor area restriction. Additionally, several specific 

uses below are not restricted. These are shown for clarification. 

 Counseling Center - Uses 

o Counseling Center – 50,000 sf 

o Career Training – 50,000 sf 

 Agriculture Uses 

o Agriculture (all) – Not Restricted 

o Animals (all) – Not Restricted 

o Accessory Buildings, Barns, Loafing Sheds, Lean-to’s, Sheds, Greenhouses and 

associated Out-buildings – Not Restricted 

 Retail Uses  

o Farmers Market – 10,000 sf  

o Rental for Parties and Functions –Not Restricted 

o Goods, agriculture, and food products produced on site – 10,000 sf 

o Goods compatible with sales of goods produced on site – 10,000 sf 

o Catering – Not Restricted 

o Country Store – 10,000 sf 

o Eating and Drinking Establishments – 10,000 sf 

 Office Uses 

o Office and associated uses for management of the facility – Not Restricted 

o Office Lease/Rental – 20,000 sf 

 Open Space and Recreation Uses  

o Community Center - Permitted use up to 50,000 square feet of building area, and a 

special use over 50,000 square feet 
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o Gymnasium - Permitted use up to 25,000 square feet of building area, and a special 

use over 25,000 square feet  

o Other uses – Not Restricted 

 Accessory Uses 

o Barns and Sheds – Not Restricted 

o Existing Cellular Tower – Not Restricted 

o Historic Smokehouse – Not Restricted 

o Covered Recreation Areas – Not Restricted 

o Accessory Structures – Not Restricted 

14-911-05 LOT AND BUILDING STANDARDS 

The area governed by the DFD is identified as a single lot. Subdivision of that lot is not required for 

development, open space dedication, or construction. All residential and non-residential 

development in the DFD must comply with the building standards below, except as expressly 

provided. Rules for measuring compliance with the building standards established below, and 

applicable exceptions to the standards can be found in Article 14-202. All existing buildings are 

exempt from these standards. These standards apply only to new buildings and development 

within the district.  

The single lot of the DFD shall conform to the following lot standards: 

 Lot size 

o Minimum lot area (SF)  - NA 

o Minimum lot area per Unit (SF) – NA 

o Minimum lot width (LF) – NA 

 Minimum Building Exterior Setback – Lee’s Summit Road Frontage – N/A 

 Minimum Interior Side Setback – 10 feet 

 Minimum Interior Rear Setback – 10 feet 

 Minimum Building Separation – 10 feet from any adjacent building. 

 Maximum Building Height – No new structure may be taller than 45 feet from the grade at 

the main entrance to the building, to the top most ridgeline of the roof.  Accessory 

architectural elements (chimneys, turrets, etc.) may be no taller than 5 feet above the 

ridgeline of the building. 

 Minimum Dedicated Open Space Required - None 

All existing conditions are exempt from these standards. These standards apply only to new 

development. 

14-911-06 ANIMALS 

In the DFD, the Domestic, Non-Farm Animal, Other Use Category of Section 14-200-07-D shall not 

apply. Animal uses and standards are defined as Domestic Animals, Sections 14-911-01-A and 14-

911-06-A, and Farm Animals Sections 14-911-01-A and 14-911-06-B.  
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14-911-06-A. DOMESTIC ANIMALS 

The raising and keeping of domestic animals is allowed with up to two domestic animals may be 

kept on premises per single family dwelling.  

14-911-06-B. FARM ANIMALS 

The raising and keeping of farm animals is allowed in the DFD. The following table, Table 911-2, 

defines the types and number of farm animals that are allowed. For the purposes of Section 

3.02.005, the DFD shall be considered an agricultural use with the number of animals and fowl 

limited to the amount listed in Table 911-2 below.  The numbers of farm animals allowed are based 

upon the number of acres of Open Area, as defined in Section 14-911-01-A, Definitions.  

Table 911-2 

Type 

 

# Per acre of open area 

Farm Animals   

Type I 2 per acre up to a maximum of 40 total for Type I animals 

Cattle 2 

Horses 1 

Hogs 1 

       Mules/Donkeys 1 

Alpaca/Llamas 1 

  
Type II 10 per acre up to a maximum of 200 total for Type II animals 

        Sheep  10 

       Goats 5 

  
 Type III   

        Fowl 40 

 

14-911-06-C. BEES 

Bees or beehives shall be permitted in the DFD. 

14-911-07 SITE DEVELOPMENT STANDARDS 

The following site development standards apply to the DFD: 

14-911-07-A. DRIVES 

In order to preserve the rural character of the DFD, the following standards apply to drives 

constructed in the DFD. Drives may be constructed to allow for pedestrian and vehicular access to 

buildings and uses within the DFD.  

1. All drives shall be private drives. All drives shall be a minimum of 20 feet wide. 

2. Private drives without curbs are allowed. 

3. Primary drives shall be constructed of either asphalt or concrete. 

4. Access roads and drives to agricultural uses may be constructed of gravel. All gravel drives 

shall be a minimum of 20 feet wide. 
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5. Driveways to residential uses shall be a minimum of 10 feet wide. 

14-911-07-B. PARKING 

In order to preserve the rural character of the DFD, the following standards apply to parking 

constructed in the district. The calculation of parking ratios by use is not required.  

1. Parking is permitted on all drives.  

2. A minimum of (1) off-street parking shall be provided for each Detached House/Family Home 

Care Dwelling at the dwelling location.  

3. A parking lot shall be provided off of the main loop drive to accommodate the visitor parking 

needs. 

4. Standards for the design of parking lots in Sec 14-501 shall apply to all parking lots developed 

in the district. 

5. Up to a maximum of 200 parking stalls may be provided for non-residential on-site uses. 

6. The majority of non-residential parking stalls shall be located in a centrally located parking lot 

per Section 14-911-07B-3, above. Up to 50% of the maximum number of stalls for non-

residential uses may be located throughout the district.  

7. Up to a maximum of 20 parking stalls may be provided for the Farmers Market use.  Farmers 

Market stall numbers are included in the maximum parking allowed per Section 14-911-07-B-5. 

8. Curbs are not required but may be used for the exterior edge of parking lots. Interior parking 

stalls in parking lots are not required to have curbs or wheel stops. Wheel stops for on or off 

street parking are not required. Parking lot interior landscape islands are required to have 

curbs. 

9. Storm Water design for parking lots may be surface drainage or underground drainage 

systems with storm drainage inlets, or a combination of the two.  

14-911-07-C. LANDSCAPING AND OPEN SPACE 

The regulations of this article are intended to protect and preserve the rural landscape character of 

the DFD; to provide landscape adjacent to structures to enhance the architecture of the structure 

and the setting; minimize the potential for negative effects of development within the district.    

1. Existing Trees.  The existing tree size, quantity, cover and canopy are an important natural 

feature that reinforces the rural character of the DFD. Existing trees shall be given 

consideration when making design and development decisions. Efforts shall be made to protect 

and preserve healthy existing trees. Diseased or damaged trees, not in the natural stream 

corridors, shall be treated if possible, or removed to help protect the other healthy trees and 

structures on site.  

2. Street Tree Plantings.  Street tree plantings are not required in the district but are encouraged. 

Street trees may be planted along drives as desired to create rhythm and shade. There are no 

restrictions for number, spacing, or species for street trees.  

3. Parking Lots.  All parking lots constructed or expanded in the DFD shall be per Sections 14-

503-05 and 14-503-06, with the following exceptions: 

a. A berm is not required around the parking lot perimeter per Section 14-503-05-C. 

b. Required perimeter parking lot landscape may be placed in random groupings within 

100’ of the parking lot perimeter edge to better fit the existing rural character of the 

district.  
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c. Interior parking lot landscape is required. Interior landscaped islands are only required 

to be located at the end of aisles and rows. Mid-row parking islands are discouraged to 

allow for the dual use of parking lots for hard play surfaces for basketball, kickball, 

and other games requiring a hard court or play field surface.  

d. Interior parking lot landscape requirements are as follows: 1 tree and 3 shrubs are 

required for every 20 spaces within the parking lot. These must be located first in the 

end aisle and row end cap islands, with the excess added to the perimeter of the 

parking lot to increase the perimeter screening of the parking lot. A minimum of 1 tree 

and 3 shrubs or 2 trees and 6 shrubs per double end cap island, must be provided in 

every island provided.  

e. Existing trees saved by modifications to a typical parking lot layout shall be allowed to 

be counted towards the interior parking lot landscape requirements. For each 1” DBH 

for each existing tree saved shall count as 1/2” of required interior landscape trees. 

Minimum tree and shrub requirements in islands must still be met.    

4. Bufferyards.  The existing golf course shall be considered the buffer from all surrounding uses 

to the North, West and South. Bufferyards are not required on the East side of the DFD. 

5. Screening.  Screening is not required in the district.  

6. Plant Materials.  Landscape plant materials shall conform to Sections 14-503-15, 14-503-16, 14-

503-17 and 14-503-18. Additionally, native grasses, wild flowers, and native shrub plantings are 

allowed to be used. Industry standard maintenance practices for the maintenance of quality 

native grasses, wildflowers and native shrubs shall be allowed.   

7. Landscape Plans.  Landscape plans are required only with the construction of parking lots and 

non-residential buildings.  

8. Landscape Maintenance.  Landscape maintenance shall be per Section 14-503-21, with the 

following exceptions: 

a. Irrigation is only required for new construction. Irrigation is only required for 

establishment of plant material for a period of one year. 

b. Agricultural uses are exempt from Section 14-503-21. 

14-911-07-D. SIGNS 

Unless otherwise specified in this section, signs in the DFD shall conform to Section 14-504 for 

applicable standards. 

1. ALLOWED SIGNS 

The following signs are allowed in the DFD: 

Signs 

Allowed Sign type 

Max 

Number 

Max 

Area 

Max 

Height Setbacks 

Type of 

Illumination 

Additional 

Requirements 

                

Façade Wall 
1 per 

building 

5% of 

building 

facade 

N/A N/A 

Non-

illuminated, 

Direct 
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Canopy or 

Projecting 

1 per 

building in 

lieu of wall 

sign 

8 sq ft N/A N/A None 
Section 14-504-

14-B 

Freestanding Monument  

2 per public 

street 

frontage 

32 sq ft  6 feet 
Exterior: 

15 ft. 

Non-

Illuminated, 

internal 

illuminated, 

or direct 

Section 14-504-

14-A 

  Directional 

1 per drive 

intersection 

at public 

right of way 

6 sq ft 5 feet None 

Non-

Illuminated, 

internal 

illuminated, 

or direct 

Must be 

located out of 

the sight 

triangle, 

Section14-504-

014-A 

  
Interior 

Directional 

Not 

restricted  
6 sq ft 5 feet None  

Non-

Illuminated, 

internal 

illuminated, 

or direct 

Must be 

located out of 

the sight 

triangle, 

Section14-504-

014-A 

Farmer’s 

Market 
Monument 2 32 sq ft 6 feet 

Exterior: 

15 ft. 
None 

Time limited to 

March 1 

through 

November 1 

annually 

Temporary  
Temporary 

Banner 
3 60 sq ft 6 feet 

20 feet 

from 

public 

Right-of-

Way 

None 
Section 911-07-

D-2 

  Construction 2 32 sq ft 8 feet None None 
Section 14-504-

14-G 

 

2. TIME LIMITS FOR TEMPORARY BANNERS 

A single banner may be up for a maximum of 30 days, before being down for 5 days.  Banners may 

be up for a total of 150 days per calendar year. 

14-911-07-E. ACCESSORY STRUCTURES 

Accessory structures are permitted in conjunction with the uses allowed in the DFD.  Accessory 

structures must conform to the use standards in the district.  

1. Accessory structures must be of a secondary importance and clearly incidental to the existing 

primary buildings. 

2. Accessory structures shall be constructed of durable building materials. 

3. Accessory structures must be set back a minimum of 50 feet from Lee’s Summit Road, and 10 

feet from all other property boundaries. 

4. Accessory structures must have a minimum building separation of 10 feet from other 

buildings. Exception: Any accessory building used as a parking garage for a residence may be 

closer than 10 feet, if layout, proximity, access, utility conflicts or other obstructions require.  



14-911 DFD, DRUMM FARM DISTRICT   |   14-911-07 SITE DEVELOPMENT STANDARDS 

U N I F I E D  D E V E L O P M E N T  O R D I N A N C E  

AMENDMENT # 16 

9-58 

5. Accessory structures may not exceed 45 feet in height, Exception: wireless telecommunication 

facilities, agricultural windmills and windmill power generation facilities may exceed the 

maximum height, as described in this chapter. 

6. Accessory structures do not have building coverage limitations. 

7. Accessory structures may be located in front of main buildings. 

14-911-07-F. FENCES 

In order to preserve the rural and campus like character and condition of the DFD, Fencing is 

allowed, but is not required.  The following regulations apply to fences constructed within the 

DFD: 

1. Lee’s Summit Road Property Boundary.  Split Rail, Cross Rail, or other non-opaque, decorative 

fencing is allowed. Fencing may be constructed at the property line. Chain link, barbed wire, or 

other industrial style fencing is not allowed. Farm, animal and/or livestock control fencing 

including electric animal control fencing is allowed, provided it is set back 100 feet from the 

right of way of Lee’s Summit Road if it is non-ornamental, or may be at the property line if it is 

behind the allowed ornamental fencing, as indicated above. It must be attached to the property 

side of the ornamental fence. 

2. All other Property Boundaries.  Split Rail, Cross Rail, or other non-opaque decorative fencing is 

allowed. Chain link fencing is not allowed. Farm, animal and/or livestock control fencing is 

allowed, including electric animal control fencing.  Fencing may be constructed at the property 

line. 

3. Electrical animal control fencing must have caution/warning signs that clearly indicates the 

fence as such. 

14-911-07-G. SIDEWALKS 

Sidewalks are not required, except as required to meet egress, fire safety and ADA requirements. 

Sidewalks are encouraged. 

14-911-07-H. BUILDING MATERIALS 

In order to preserve the rural character of the existing property and to ensure that future 

construction is compatible with the existing character of the DFD, the following general materials 

are allowed to be used in exterior building construction.  The Design Standards of Sections 14-505 

and 14-506 shall not apply to this district.  

1. Siding, Cladding, and Overall Building Material.  Exterior finish materials shall be masonry 

(brick and/or stone) in combination with stucco and wood siding. Segmented, horizontal wood 

siding, tongue and groove wood siding and board and batten siding as traditionally seen on 

wood framed farm buildings is appropriate. Limestone, if used, is appropriate when used as a 

part of the building base or foundation however, stone cladding over large portions of a 

surface is not appropriate. Stone, manufactured stone, architectural cast stone, is allowed as an 

accent material only. Concrete block is prohibited on facades but may be used for the interior 

structure of walls. When utilizing brick masonry, the brick should be similar to the existing 

color, hue, intensity and style of brick that currently exists on Swinney and Beals Halls.  

2. Architectural Detailing.  Architectural detailing shall be required on buildings at a similar level 

as existing buildings. Architectural detailing shall be masonry as well as wood. Wood detailing 
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shall be painted white to watch the existing buildings in the DFD to maintain consistency and 

reinforce the existing character of the DFD.    

3. Roofing.  An effort should be made to achieve consistency in roofing material, utilizing similar 

style, materials, or color, where possible. New roofing materials may be allowed based upon 

new technology, longevity, energy efficiency, safety, life cycle costs, and appearance. Wood 

shingles are not allowed except on the existing Smokehouse structure. 

4. Doors and Windows.  Doors and windows types shall be reflective of the existing windows 

and doors on site. Doors and windows shall be of a trim color to match the architectural 

detailing color.  

5. Accessory Buildings.  Accessory buildings may be made by any approved material as 

described in Section 14-911-07H-1-4, above and are not required to be constructed of masonry. 

Additionally, they may also be made of metal siding and/or metal roofing. All metal, including 

roofs shall be painted or galvanized to be compatible with the existing character of Drumm 

Farm, and to prevent rust and visible aging of the metal surfaces.  

6. Existing Materials.  Existing building, façade, roof and trim materials currently being utilized 

on site are an acceptable building material for future development in the DFD.  

14-911-08 NATURAL RESOURCE PRESERVATION 

Per Section 14-500-02-C.1.d, the DFD shall be considered not applicable for the standards of Section 

14-500. 

14-911-09 RELIEF FROM STANDARDS 

Waivers or modifications of Drumm Farm District standards may be approved through the 

Administrative Adjustment procedures of Section 14-706-01. 
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