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Project Name 

Vivion and Chouteau Amendment 

 

Docket # 5 

 

Request 

CD-CPC-2023-00178 

Rezoning to UR 

 

Applicant 

Shawn Duke 

Snyder & Associates 

 

Owner 

Joe Mandacina 

 

APPROVAL PROCESS 

 
 

PROJECT TIMELINE 

The application for the subject request was filed on 12/11/2023. 

Scheduling deviations from 2024 Cycle 1.2 have occurred.  

 

- The applicant needed additional time to comply with the 

public engagement requirements (88-505-12).  

 

REQUIRED PUBLIC ENGAGEMENT 

Public engagement as required by 88-505-12 does apply to this 

request. The applicant hosted a meeting on March 19th, 2024, 

and an additional meeting on March 25th, 2024. A summary of 

the meeting is attached to the staff report, see Attachment #3. 

 

EXISTING CONDITIONS 

The site is located at the northeast corner of N. Chouteau 

Parkway which is a boulevard and NE Vivion Road. The two 

structures are included within the Antioch Mall Urban 

Redevelopment Plan. The two structures have been vacant for 

more than a year and require a major plan amendment in order 

for a drive-through to be a permitted use. 

 

SUMMARY OF REQUEST + KEY POINTS  

A request to approve a major amendment to an approved 

development plan to allow for a drive-through facility in District 

UR (Urban Redevelopment) on about 1.5 acres generally located 

at NE Vivion Road and N Chouteau Trafficway. 

 

CONTROLLING + RELATED CASES 

On March 2, 2006, the Council rezoned the Antioch Shopping 

Center (6485-URD-16) and some of the surrounding area, 

including the two subject properties within this request (Ord. No. 

060166). 

 

On September 25, 2008, the Council approved an amendment 

(Case No. 6485-URD-17) to the Antioch Shopping Center UR Plan 

(Ord. No. 080861). 

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket # Recommendation 

05               APPROVAL WITH CONDITIONS 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

2906 NE Vivion Road 
About 1.5 Acres 

UR 

2nd  

Clay 

North Kansas City 250  

Surrounding Land Uses 

North: Commercial, zoned UR 

South: Commercial, zoned UR 

East: Residential, zoned R-6 

West: Commercial, zoned UR 

 

KC Spirit Playbook Alignment 

N/A 

 

Land Use Plan 

The Briarcliff/Winnwood Area Plan 

recommends mixed use community for 

this location. 

 

Major Street Plan 

N. Chouteau Trafficway is identified on 

the City’s Major Street Plan as a 

Boulevard. NE Vivion Road is identified as 

a thoroughfare on the City’s Major Street 

Plan. 

 

Staff 
Review

City Plan 
Commission

City Council
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PLAN REVIEW & ANALYSIS 

The applicant is proposing a major amendment to the previously approved Antioch Mall redevelopment 

(Case. No. 6485-URD-17) to allow for drive-through facilities at the northeast corner of N. Chouteau Trafficway 

and NE Vivion Road. The two lots identified on the plan as “Y” and “Z” are seeking approval through this major 

amendment application to allow for a drive-through restaurant on each lot. Due to the structures being 

unoccupied for over a year and located on a boulevard (N. Chouteau Parkway) requires a major amendment. 

The applicant is not proposing to expand the structures more than 30% which makes them exempt from having 

to comply with 88-323 (Boulevard and Parkway Standards) of the Zoning and Development Code. The 

applicant will comply with 88-340 (Drive-Through Standards) of the Code by screening the drive-through uses 

by providing 3’ of continuous screening and constructing a permanent porte-cochere. 

 

 

Standards Applicability Meets More Information 

Boulevard and Parkway Standards 

(88-323) 

No -   

Parking and Loading  

Standards (88-420) 

Yes Yes  

Landscape and Screening Standards 

(88-425) 

Yes Yes, subject to 

conditions 

 

Outdoor Lighting Standards (88-430) Yes Yes, subject to 

conditions 

 

Sign Standards (88-445) Yes Yes, subject to 

conditions 

 

Pedestrian Standards (88-450) Yes Yes, subject to 

conditions 

 

 

SPECIFIC REVIEW CRITERIA 

Zoning and Development Code Map Amendments, Rezonings (88-515-08) 

In reviewing and making decisions on proposed zoning map amendments, the City Planning and Development 

Director, City Plan Commission, and City Council must consider at least the following factors:  

A. Conformance with adopted plans and planning policies;  

The proposed use complies with the Briarcliff/Winnwood Area Plan. The proposed drive-through uses 

comply with 88-340 of the Zoning and Development Code.  

 

B. Zoning and use of nearby property;  

The subject properties are adjacent to residential uses and a residential zoning district on the east. 

Commercial uses are located to the north, west and south of the subject properties. 
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C. Physical character of the area in which the subject property is located;  

The general character of the area is commercial and the site is located along two major corridors.  

 

D. Whether public facilities (infrastructure) and services will be adequate to serve development allowed by 

the requested zoning map amendment; 

The site is currently served by all public facilities to allow for the proposed use.  

 

E. Suitability of the subject property for the use to which it has been restricted under the existing zoning 

regulations; 

The subject properties shall comply with the Boulevard and Parkway Standards if the applicant is to 

construct a new building or expand the existing building by more than 30%.   

 

F. Length of time the subject property has remained vacant as zoned; 

The subject properties have been vacant for more than one year.  

 

G. The extent to which approving the rezoning will detrimentally affect nearby properties; and 

The site is currently zoned UR (Urban Redevelopment) and will maintain the existing zoning district. This 

application is to allow for drive-through uses on the subject properties. 

  

H. The gain, if any, to the public health, safety, and welfare due to denial of the application, as compared 

to the hardship imposed upon the landowner, if any, as a result of denial of the application.  

A rezoning is required to allow for a drive-through use on the subject properties which will encourage 

more commercial activity at this major intersection. 

Development Plans, Project Plan, or Site Plan (88-516-05) 

In order to be approved, a development plan, project plan, or site plan must comply with all of the following 

criteria:  

A. The plan must comply with all standards of the Zoning and Development Code and all other applicable 

city ordinances and policies;  

The applicant will continue to work with Development Management Division staff to ensure that the site 

plan complies with 88-340 of the Zoning and Development Code. 

 

B. The proposed use must be allowed in the district in which it is located;  

A major amendment to the approved plan is required to allow for the drive-through use. 

 

C. Vehicular ingress and egress to and from the site, and circulation within the site must provide for safe, 

efficient, and convenient movement of traffic not only within the site but on adjacent roadways;  

The site plan is providing for safe, efficient and convenient movement of traffic. The applicant will 

coordinate with Public Works and the Parks Department to discuss turning movements along N. 

Chouteau Trafficway. 
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D. The plan must provide for safe, efficient, and convenient non-motorized travel opportunities, being 

pedestrian and bicycle movement, on the subject site; 

The plan shall comply with the Pedestrian Standards (88-450) of the Zoning and Development Code. 

 

E. The plan must provide for adequate utilities based on City standards for the particular development 

proposed.  

The site is currently served by utilities. 

 

F. The location, orientation, and architectural features, including design and material, of buildings and 

other structures on the site must be designed to be compatible with adjacent properties. 

The applicant is not proposing any changes to the existing structures but is required to provide a porte-

cochere for each drive-through. 

 

G. Landscaping, berms, fences, and/or walls must be provided to buffer the site from undesirable views, 

noises, lighting, or other off-site negative influences and to buffer adjacent properties from negative 

influences that may be created by the plan. 

The applicant will have a solid fence along the eastern perimeter of the site adjacent to the residential 

uses. All site lighting and landscaping will comply with the Zoning and Development Code. 

 

H. The design of streets, drives, and parking areas within the project should result in a minimum of area 

devoted to asphalt or other impervious surfaces consistent with the needs of the project and city code 

requirements. 

The applicant is not proposing any additional impervious surfaces. 

 

I. The plan must identify trees to be removed and trees to be preserved during the development of the 

subject property with the goal of saving trees that are not required to be removed for the development 

of the property.  

No trees are being removed from the site. 

 

ATTACHMENTS 

1. Conditions Report  

2. Applicants Submittal  

3. Public Engagement Materials  

 

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends APPROVAL WITH CONDITIONS as stated in the conditions report. 

 

Respectfully Submitted, 

 

Andrew Clarke, AICP 

Planner 



Report Date: March 27, 2024

Case Number: CD-CPC-2023-00178

Project: Vivion and Chouteau Amendment

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Andrew Clarke at (816) 513-8821 / Andrew.Clarke@kcmo.org 

with questions.

1. The developer shall submit an affidavit, prepared by an engineer licensed in the State of Missouri, verifying that all outdoor 

lighting has been installed in accordance with approved plans and that lighting levels do not exceed that shown on the 

approved lighting plan at the property lines prior to Certificate of Occupancy.

2. The developer shall screen all roof and/or ground mounted mechanical and utility equipment in compliance with 88-425-08.

3. The developer shall submit an affidavit, completed by a landscape architect licensed in the State of Missouri, verifying that 

street trees have been installed in accordance with the approved street tree planting plan and are healthy prior to Certificate 

of Occupancy.

4. All signage shall conform to 88-445 and shall require a sign permit prior to installation.

5. The developer shall submit an affidavit, completed by a landscape architect licensed in the State of Missouri, verifying that all 

landscaping required of the approved plan has been installed in accordance with the plan and is healthy prior to Certificate 

of Occupancy.

6. The applicant is exempt from submitting a UR Final Plan for approval from the City Plan Commission for Building Z as long as 

there is no expansion that would trigger a major amendment to the approved UR preliminary development or demolition of 

the existing structures. All other properties will require a UR Final Plan.

7. All City Planning and Development and Park Department site plan corrections related to landscaping shall be resolved prior 

to the issuance of a final certificate of occupancy.

Condition(s) by Parks & Recreation.  Contact Richard Sanchez at (816) 513-7678 / Richard.Sanchez@kcmo.org with questions.

8. The developer shall submit plans to Parks & Recreation Department and obtain permits prior to beginning construction of 

streetscape improvements (including but not limited to sidewalks, curbs, gutters, streetscape elements, pedestrian and 

street lighting) on the Parks jurisdictional streets and construct improvements, ADA compliant ramps at all required locations 

where new private drives are being added, or where existing sidewalks are modified or repaired. Such improvements shall be 

installed per Parks & Recreation Department Standards

9. The developer shall submit a letter to the Parks and Recreation Department from a Licensed Civil Engineer, Licensed 

Architect, or Licensed Landscape Architect, who is registered in the State of Missouri, stating the condition of the sidewalks, 

curbs, and gutters along boulevard/parkway, which is a parks and recreation jurisdictional street. The letter shall identify 

state of repair as defined in Chapters 56 and 64 of the Code of Ordinances for the sidewalks, curbs, and gutters. It shall 

identify the quantity and location of sidewalks, curbs, gutters that need to be constructed, repaired, or reconstructed. The 

developer shall secure permits to repair or reconstruct the identified sidewalks, curbs, and gutters as necessary along all 

development street frontages, as required by the Parks and Recreation Department, prior to recording the plat/issuance of 

any certificate of occupancy permits including temporary certificate occupancy permits

Page 1 of 1



ANTIOCH MALL UR REDEVELOPMENT PLAN AMENDMENT
1/26/2024

C
:\U

se
rs

\s
du

ke
\D

es
kt

op
\V

iv
on

 a
nd

 C
ho

ut
ea

u.
dw

g 
SH

AW
N

 D
U

KE
, 2

2X
34

 E
XH

IB
IT

 L
, 2

02
4/

01
/2

6,
 6

:0
6 

PM
, A

R
C

H
 F

U
LL

 B
LE

ED
 D

 (2
4.

00
 X

 3
6.

00
 IN

C
H

ES
)

FEET

0 120

ANTIOCH MALL UR REDEVELOPMENT PLAN AMENDMENT
T51N-R32W-S31, KANSAS CITY, CLAY COUNTY, MO

PHASE 1

PHASE 1

AREA AMENDED AS ANTIOCH
CROSSING UR DEVELOPMENT PLAN

N. ANTIOCH RD

NE VIVON RD

CHOUTEAU TRAFFICWAY



ANTIOCH MALL UR REDEVELOPMENT PLAN AMENDMENT - SITE PLAN
1/26/2024
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AREA AMENDED AS ANTIOCH
CROSSING UR DEVELOPMENT PLAN

BLDG X
BLDG Y BLDG Z

EX. RETAIL BUILDINGS

OPEN SPACE
EX. RETAIL

BLDG

AREA AMENDED AS
ANTIOCH CROSSING UR
DEVELOPMENT PLAN

EX. DRIVE
THUR

RESTURANT
BLDG

EX. DRIVE
THUR

RESTURANT
BLDG

EX. RETAIL
BLDG



BIG BLUESTEM
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DROPSEED
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ANTIOCH MALL UR REDEVELOPMENT PLAN AMENDMENT  - LANDSCAPE SCREENING PLAN
1/26/2024
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PLANT SCHEDULE

QTY KEY BOTANICAL NAME COMMON NAME INSTALL
SIZE

MATURE
SIZE COMMENTS

SHRUBS  & ORNAMENTAL GRASSES

11 Taxus x media 'Densiformis' DENSIFORMIS YEW 18" Ht. 3'h x 4'w #5 CONT.

3 Juniperus virginiana 'Taylor' TAYLOR JUNIPER 24" Ht. 12'h x 3'w #5 CONT.

42 Sporobolus heterolepis PRAIRIE DROPSEED 8" Ht. 2'-4' Ht. #1 CONT.

11 Pennisetum alopecuroides 'Hameln' DWARF HAMELN GRASS 8" Ht. 2'-3' Ht. #1 CONT.

7 Andropogon gerardii BIG BLUESTEM 8" Ht. 4'-8' Ht. #1 CONT.

38 Calamagrostis x acutiflora 'Karl Foerster' KARL FOERSTER GRASS 8" Ht. 3'-5' Ht. #1 CONT.















 

Meeting Sign-In Sheet 
 

Project Name and Address  
 
 
 
 
                       
 
Name       Address          Phone            Email 

    

    

    

    

    

    

    

    

    

    

    

March 19, 2024 6:30pm - Northland Neighborhood Office 5340 Chouteau Trfy



Project Case # 

Meeting Date: 

Meeting Location: 

Meeting Time (include start and end time):

Additional Comments (optional): 



 

Meeting Sign-In Sheet 
 

Project Name and Address  
 
 
 
 
                       
 
Name       Address          Phone            Email 

    

    

    

    

    

    

    

    

    

    

    

March 25, 2024 5:30pm - Microsoft Teams

Sandra Turner sandrat714@gmail.com



Project Case # 

Meeting Date: 

Meeting Location: 

Meeting Time (include start and end time):

Additional Comments (optional): 


	Project Name and Address: Antioch Mall UR Redevelopment Plan Amendment CD-CPC-2023-00178
	Additional Comments: Meeting was held as part of regular Neighborhood Meeting. 
	Additional Comments 2: Chrisy who lives direct behind corner lot is happy to hear that something is going into the
	Project Case Number: CD-CPC-2023-00178
	Meeting Date: March 19, 2024
	Meeting Location: Northland Neighborhood Office 5340 Chouteau Trfy
	Meeting Start and End Time: 6:30pm
	Addtional Comments 3: former Chinese restaurant because she is more concerned with the homeless who try to 
	Additional Comments 4: get into the building or with individuals that try to steal copper or vandalize the buildings.
	Project Name and Address 1: 
	Project Name and Address 2: 
	Project Name and Address1: 2906 NE Vivion Rd and 5219 NE Chouteau Trfy
	Additional Comments 5: She also stated she was not concerned with the noise or car headlights. Her house sits 
	Additional Comments 6: down some from the restaurant and there is a fence that separates her from the area.
	Additional Comments 7: 
	Project Name and Address#1: Antioch Mall UR Redevelopment Plan Amendment CD-CPC-2023-00178
	Additional Comments#1: Only 1 person logged into Teams Meeting. Sandra had questions on what was going to
	Additional Comments 2#1: be done with Pawn Shop Building. She doesn't like that the buildings are vacant and 
	Project Case Number#1: CD-CPC-2023-00178
	Meeting Date#1: March 25, 2024
	Meeting Location#1: Microsoft Teams
	Meeting Start and End Time#1: 5:30pm
	Addtional Comments 3#1: would like to see something go into them.
	Additional Comments 4#1: 
	Additional Comments 5#1: 
	Project Name and Address 1#1: 
	Project Name and Address 2#1: 
	Project Name and Address1#1: 2906 NE Vivion Rd and 5219 NE Chouteau Trfy


