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PLANNING AND ZONING COMMISSION     
     
December 9, 2019 
 
The Planning and Zoning Commission, City of Kearney, Missouri, met in regular session 
at 6:30 P.M., December 9, 2019 at Kearney City Hall with Darren Hiley opening the 
meeting.  Other members present were Kathy Barger, Shawn Warfield, Doyle Riley and 
Chuck Davis.  Kent Porter and Kyle Creeden were absent.  Staff members present were 
David Pavlich, Shirley Zimmerman and Jay Bettis.       
 
Darren Hiley opened the meeting with the Pledge of Allegiance. 
 

CONSENT AGENDA     
 
The following items were presented for the Planning and Zoning Commission to 
approve:     
 

 Minutes of the September 9, 2019 meeting     
 
A motion was made by Doyle Riley and seconded by Chuck Davis to approve the 
consent agenda as presented.  The motion carried unanimously.     
 

PUBLIC HEARING 
 
I-35 HOLDINGS – REZONE SE QUADRANT OF I-35 & 19TH STREET TO M-P 
INDUSTRIAL PLANNED DISTRICT AND REQUEST CUP TO ALLOW 
QUARRY ACTIVITIES AT SE QUADRANT OF I-35 & 19TH STREET 
Staff reported that I-35 Holdings is represented by Craig Porter and Chris Shipley, with 
their engineer, Ron Cowger, also in attendance.  They own approximately 128 acres 
located at the southeast quadrant of Interstate 35 and 19th Street to the M-P – Industrial 
Planned District.  This rezoning request is accompanied by a plan and conditional use 
permit request to allow quarrying of limestone rock on the property for a period of seven 
years. 
 
Quarrying and mining activities are allowed only by conditional use permit in the 
Industrial Zoning District.  The Comprehensive Plan identifies this property as a potential 
location for a public facility or park, but the property is privately owned.  The 
Comprehensive Plan also supports a commercial node around the new interchange 
location. 
 
The proposed zoning would allow only quarry activities per the conditional use permit 
and no other industrial uses.  After quarry activities are completed, the property would be 
rezoned for commercial and residential development. 
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The applicant submitted a plan that identifies areas where rock will be quarried and areas 
where the property will be graded with fill material.  The quarried area is east of I-35, 
north of the Fishing River and west and south of another tributary that runs through the 
property. 
 
Rock processing will include blasting, crushing and screening into different size material.  
Rock will be stockpiled on the southern portion of the property near a scale house.  
Trucks will access the property using a driveway access onto Nation Road.  They 
propose to be open Monday through Saturday from 8:00 AM to 6:00 PM for all activities. 
 
Section 405.705 of City Codes establishes certain standards for quarrying activities: 

1.  Screening from Public Roads: Quarries and mining operations shall be screened by a     
 method approved by the City when visible from public roads;  

2.  Provide for Dust Abatement on all Interior Roads; 
3.  Road Maintenance Agreement required for maintenance of roads that provide  

 ingress/egress to the operation; 
4.  Plan for Reclamation of the site after quarry activities are completed; 
5.  Setbacks of Quarried Areas: A minimum setback of 100 feet from any road right-of  

 way and 30 feet from all other property lines must be maintained free of any  
       quarrying or mining activity, either surface or subsurface; 
6.  Setbacks for Buildings, Equipment, Storage of Quarry Products or Materials: No  

 building, equipment, quarry products or other materials shall be erected or stored  
 within one hundred (100) feet of any property or right-of-way line; 

7.  Site Inspections by City: The quarry shall be inspected by the City every 3rd year, or  
 at any other time that might be warranted, for compliance with the conditional use  
 permit. 

 
Environmental permitting required will include floodplain development permits, due to 
the proximity to the Fishing River; a land disturbance permit from DNR; Corps of 
Engineer approval and installation of sediment and erosion controls throughout the 
project. 
 
If the rezoning and conditional use permit are approved by the City, they will submit 
application to DNR for a surface mine permit.  The State permit will require reclamation 
of the property, including grading and re-vegetation of quarried areas. 
 
Staff presented four emails from Greenfield residents in regard to the application. 
 
Craig Porter, partner of I-35 Holdings, said this quarry was opened to provide most of the 
rock to build I-35 from Liberty to Cameron.  He said Clarkson Construction, owner of 
the quarry, shut it down after that project was done.  Ten or fifteen years ago it was re-
opened to provide rock for a bridge on Petty Road. 
 
 
Mr. Porter said they don’t want to be in the quarry business but they need to do this so 
they can do reclamation of the site for future development. 
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Mr. Porter showed a power point of Rock Row Development in Portland, Maine.  They 
had a similar situation of an old rock quarry converted into a mixed-use development.   
 
Mr. Porter said they will start at the top of the property along 19th Street with 
development, which would include a hotel, fast food restaurant and possibly a 
convenience store. 
 
Mr. Porter said they would build a bridge over the water way to then develop retail stores.  
He said they then would work on to the south with apartments and high-rise professional 
buildings. 
 
Mr. Porter said the area above the lake is rock.  He said that area has to be quarried to 
lower the area twenty to twenty-five feet down.  He said they won’t be doing hole 
blasting. 
 
Chris Shipley, partner of I-35 Holdings, said he has been doing mining for fifteen years.  
He said this is really a reclamation of land.  He said mining is a very tightly regulated 
business and DNR is very involved. 
 
Mr. Shipley said this property needs cleaned up.  He said there have been people coming 
out from the City and camping, etc. on the property.  He said they deal with homeless 
people and felons on the property. 
 
Mr. Shipley said they aren’t wanting to quarry to make money but they need to level the 
property to where it can be developed.  He said they have to size the material and only 
way to do that is to use explosives. 
 
Mr. Shipley said they won’t have any more equipment on the site than any excavation 
site would have.  He said they have asked for seven years to complete the project.  He 
said they could do it faster but it would mean more truck traffic. 
 
Mr. Shipley said this same thing was done at I-70 and 291 when Bass Pro went in.  He 
said they have also done the same thing at 87th Street and Bannister Road. 
 
Mr. Shipley said they will use the existing lakes to fill trucks to help keep the dust down. 
 
Mr. Shipley there is a third-party company called Vibra-Tech that will do the monitoring 
of the blasting, sound, etc.  He said they also monitor the vibration. 
 
Mr. Shipley said they will build an interior road along I-35 and then use the roadway to 
go to Nation Road and north. 
 
Mr. Shipley said they will have approximately 506,018 cubic yards of fill.  He said the 
interchange could use approximately 350,000 cubic yards and that would only leave 
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156,000 to haul off.   He said that would amount to six truck loads a day for seven years, 
if their material is used as fill for the interchange. 
 
Craig Porter said he would like to go over the tax ramification if the development plan 
was to build out.  He said at current prices it would be around $211,600,000 market 
value.  He said that would amount to $3,509,386 a year for the school district and 
$426,375 a year for the City in tax revenue. 
 
The floor was opened to the public for comment. 
 
Bruce Miller, 305 Old Trail Run, said he wasn’t concerned about ATVs, snakes, etc. on 
the property but he was concerned about blasting caps and the ground rattling and 
damaging his property. 
 
Linda Hezel, 13318 Plattsburg Road, said she is a clinical nurse specialist.  She said the 
last climate assessment found Missouri the fifth most affected by climate change. 
 
Ms. Hezel said she was concerned about this without an environmental assessment.  She 
requests a full assessment to check for air quality, ground water contamination, toxicity 
of emulsion and contamination of Fishing River. 
 
Ms. Hezel said she was concerned about the traffic impact on Nation Road to 92 
Highway.  She said the hours of blasting from 8:00 am to 6:00 pm each day and the 
impact on quality of life also concern her.  She also worries about the wind in relation to 
dust to the schools and homes. 
 
Ms. Hezel said she was concerned about them taking the water out of the lakes, in 
reference to existing water quality and potential contaminants.  She said she thought the 
City should be inspecting every six months instead of every three years.  She said she 
didn’t think it was good to stock pile above Fishing River.  She also thought the meeting 
notice should be on the website. 
 
Bill Shull, 1805 Paddock, said there are many unanswered questions.  He said there 
should have been a major engineering study.  He said he didn’t like having to deal with 
traffic, noise, dust, etc. for the next seven years. Mr. Shull said the decision should be 
based on what is best for the citizens of the community. Mr. Shull submitted a comments 
letter to the Commission. 
 
Leon Stone, 318 W. 19th Street, said he doesn’t want the trucks, blasting, dust and noise.  
He said this is making Kearney like Kansas City.  He said people come to Kearney for 
the school district and country living. Mr. Stone said this all comes down to money and 
he is against it. Mr. Stone began addressing comments directly to the applicant and was 
corrected by the Chairman to address comments to the Commission. 
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Derek Melhorn, 17022 NE 142nd St, said he moved here in 2004.  He said he is worried 
about what this will do to home values if the quarry goes in.  He wanted to know who 
would help the homeowners if the property values go down. 
 
Laurie Coffey, 1711 Paddock Drive, said they came here from New Hampshire.  She said 
there was blasting done by their home in New Hampshire just build one house near theirs.  
She said the blasting caused her artesian well to collapse.  She said you couldn’t prove it 
was caused by blasting. 
 
Ms. Coffey said when Watson Drive went in the dust from that affected her pool and she 
had to clean it daily.  She said there was a lot of noise from the construction.  She is 
worried the quarry would damage her foundation of her home. 
 
Darlene Bailey, 400 South Prospect, said she is representing Jim Thomason, who owns 
property on Nation Road.  She said he is concerned about the exit plan to Nation Road.  
He wanted to know how they could use the easement that was granted for the sole reason 
of accessing a home. 
 
Craig Porter said the driveway is not an easement and they now own the property. 
 
Adam Miller, 309 Old Trail Run, said he would like more information on this 
application. He asked how much fill was removed for the Maine project.  Craig Porter 
said they went 30 to 40 feet deep but he didn’t know how much they exported. 
 
Mr. Miller said he worked for the railroad and he knows if mining is done properly it can 
be beneficial to the community.  He said it is highly regulated and can be unforgiving. 
He asked what does MoDOT think about the proposal.  David Pavlich said they received 
a notice but had not heard back from them. 
 
Mr. Miller requested permission to ask the owner a direct question. He asked if they are 
developing the land or just prepping the land.  Craig Porter said if he lives long enough, 
he intends to develop the proposed plan. 
 
Mr. Miller asked what happens if this gets approved and then nothing happens with the 
development.  He said he wants a definite plan to move forward.  He said we also need 
more engineering for the shock waves from blasting. 
 
David Campbell, 1605 Paddock Drive, said he is concerned about property values as he 
will downsize when the Interchange goes in. 
 
Fred Rinck, 1104 E 15th Street, said he is building in Greenfield subdivision.  He said he 
is concerned about his property value.  He said he heard if you are quarter mile from the 
quarry there would be a thirty percent reduction in property value, referencing a study he 
read. 
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Tom Anderson, 13905 Petty Road, said if we have dust, noise, blasting, etc. Monday thru 
Saturday, then we only have one day a week to enjoy our home  He said he is concerned 
about property values going down. 
 
Kyle Brown, 1610 Paddock Drive, said it should be clear that seven years is the 
maximum number of years to be blasting.  He said after these seven years then it could be 
several more years of construction to get the project built out. He said he is worried about 
property values and isn’t for this big development. 
 
Jay Hedges, 16018 NE 136th Street, said he lives directly south of the Lawhorn property.  
He said he has 40 acres and has a lot of rock.  He said he is concerned that the blasting 
will affect the foundation of his home. 
 
Steve Raye said he is representing his parents, who live at 1716 Paddock Drive.   He said 
he grew up in the Gracemor area and they experienced blasting which affected his 
friend’s house.  He said Gracemor residents have sued Hunt Midwest. 
 
Mona Synder, 1816 Paddock Drive, said she was concerned about her property value and 
also damage to her foundation. 
 
David Wharton, 2206 Prairie Creek Drive, said he had submitted a letter but wanted to 
speak also.  He said he is concerned that this property is surrounded by residential and 
they feel threatened for the next seven years.  
 
Mr. Wharton said there are unknowns with this project. He asked if there is a fund set up 
to help residents with damages or is there no recourse.  He said maybe there would be a 
bonding that would cover costs from damages. 
 
Mr. Wharton said how will Nation Road be addressed.   He said there should be an 
impact study for truck traffic and speeding.  He said what if any of the heavy trucks hit a 
car or hit a kid crossing the road.  He said how are we to be assured there won’t be 
negative consequences. 
 
Mr. Wharton said he thought we should do inspections more frequently than every three 
years.  He said we should have very strict guidelines and more immediate penalties for 
violations of the permit or other city codes. 
 
Mr. Wharton said this is a pretty presentation but there is a big IF about it happening.  He 
said there is already commercial property along Watson Drive available and it’s not 
developing very fast. 
 
Mr. Wharton said he liked the third-party monitoring.  He asked what happens if they 
violate the guidelines. He would also like to see information on the number of residences 
at several distances out from the property, and commentary related to a quarry’s impact 
on property values. 
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Adam Friese, 2207 Prairie Creek Drive, said today’s hearing has left more questions.  He 
said there is not enough draw to support the future commercial project.  He said it should 
be tabled till the middle of January at least. 
 
Julie McMillin, 2106 Prairie Creek Drive, asked what the population is in a two-mile 
radius, and asked what is the magic number to shoot this down. 
 
Rona Anderson, 13905 Petty Road, said they just found out about this on Saturday.  She 
said she wondered how many more people don’t know. 
 
Chris Shipley said the timing of this project is to coincide with the I-35 Interchange.  He 
said they hope to try and reduce timing of construction for the Interchange. 
 
Mr. Shipley said if we don’t do this, when the Interchange construction starts, there will 
be lots of trucks hauling fill and rock to the site.  They will be traveling City streets to get 
to the site. 
 
Craig Porter said we hope to provide 350,000 cubic yards of fill for the Interchange and 
that the material doesn’t come from other areas.  We will access the interchange site 
directly from our site with the trucks. 
 
Bob Hanson, 405 Park Court, said he is worried about blasting damage to his foundation.  
He said he is also concerned how we will keep trucks off 19th Street and Petty Road. 
Maybe they would use Petty Road for access when it is more convenient. 
 
Cliff Dunn, 300 Prairie Point, said he moved here in 2001.  He was in Holmes Creek and 
then downsized to a house in Greenfield.  He said he doesn’t want to be inconvenienced 
by dust and seven years of blasting which will affect the value of his property. 
 
Mr. Dunn said he wondered when the development would actually happen.  He said he 
wonders if the City can support such a development. 
 
Laurie Coffey, 1711 Paddock Drive, addressed the Commission a second time and said 
Watson Drive was supposed to bring lots of business and growth but it hasn’t happened.  
She said she doesn’t see this development happening. 
 
Matt Harding, 210 Old Trail Run, said the area of 87th Street and Interstate 435 is mostly 
industrial area and not a residential area.   
 
Chris Shipley said this is heavily regulated and pre-blast surveys can be done in certain 
areas.  He said the vibrations are monitored.  He said the DNR does inspections very 
regularly. 
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Leon Stone, 318 West 19th Street, addressed the Board a second time and said he wanted 
to know why he was told to only address the Commission and yet others were allowed to 
talk to the developer. 
 
Sue Meinders, 307 Old Trail Run, said she is concerned about the blasting six days a 
week.  She wanted to know if the monitoring will be done on all the homes and if the 
developer would pay for it. 
 
Ms. Meinders said she didn’t see the need for this development.  She said we have lost 
businesses in Kearney now and there are available places. 
 
Craig Porter said the quarry activity would take four to five more years, which is not 
much longer than construction of the interchange. 
 
David Wharton, 2206 Prairie Creek Drive, addressed the Commission a second time 
asked if there is a mechanism in place to prevent them from quarrying deeper if they find 
good material.  Darren Hiley said they could only quarry in compliance with the 
approved plan, not deeper. 
 
Wharton said the apartments will only bring more kids into the school district.  He said 
we need to know what is in the lakes and should be testing the water quality, as the intent 
is to use the lake water for dust control. 
 
Derek Melhorn, 17022 NE 142nd Street, said years ago he was allowed to go onto the 
property.  He said there are caves there and he wondered if they would be in danger of 
collapsing. Chris Shipley said the caves are to the east and they don’t own the property 
where the caves are located. 
 
Melhorn also asked if the blast analysis information is public information.  Shipley said 
the information is public and maintained for public access through an internet website. 
 
Linda Hezel, 13318 Plattsburg Road, addressed the Commission a second time and asked 
how close this project is to schools.  She said she is concerned about the air quality and 
the disruption to classroom caused by the noise of the blasting.   
 
There being no further comments from the public, the floor was closed. 
 
Chuck Davis asked how they will do the blasting.  Chris Shipley said they will be doing 
small blasting.  He said they will do a twenty foot by 40-foot site with ten holes.  He said 
they will only blast once every couple days.  He said they have to process the rock as 
they go.  He said when they are close to I-35 they won’t use as large a charge. 
 
Craig Porter said if they get the Interchange project, the slopes for the on and off ramps 
will use large rock so they won’t have as much crushing to do. 
 



9 
 

Chuck Davis asked how they do the reclamation.  Chris Shipley said they put up a bond 
for the area they have disturbed.  He said they will do 10 or 15 acres at a time.  When its 
complete, they move on to next area.  He said they reclaim the land right behind the 
blasting project.  He said the DNR inspects the site and then releases the bond.  They then 
bond the next area. 
 
Chuck Davis said if this quarry doesn’t get the Interchange project then we will be worse 
off with truck traffic because the trucks will be using our city streets. 
 
Chuck Davis asked about the time of blasting.  Chris Shipley said generally we blast 
between 10:00 am and 3:00 pm.  He said they don’t blast on Saturdays. 
 
Chuck Davis asked about the roadway under I-35.  Craig Porter said they own the house 
and the road there. 
 
Shawn Warfield said she had received numerous calls and emails in regard to this 
application.  She said she hears the noise from the interchange so this is bound to create 
more noise.  She said it concerns her about property values.  She said she is also 
concerned about seven years to prep the property and that doesn’t include time to develop 
the property.  She said she is afraid people won’t continue to buy in the area. 
 
Kathy Barger said we spent a lot of money on the Comprehensive Plan and it was 
designated as park land and place for public facility.  She said we need to have a valid 
reason to deviate from the Plan.  Staff said at the time of the Comprehensive Plan we 
thought the land was undevelopable and maybe the City would own it for a public facility 
or park. 
 
Kathy Barger asked what is the time line for the development.  Craig Porter said they 
hope to develop the area along 19th Street as soon as the interchange is completed. 
 
Ms. Barger said she would like no explosives to be stored on site except the day of 
blasting.  She wondered how we can insure that.  Chris Shipley said they won’t self-blast.  
He said they will out-source the blasting and it is state regulated. 
 
Ms. Barger said she is interested in safety records to show history of safety and 
operations of the company doing the work. 
 
Ms. Barger asked about the road maintenance agreement and what it would cover.  Staff 
said an agreement isn’t prepared at this time, but anticipates it would include such things 
as truck route, repairs to damaged streets and cleaning up of debris. 
 
Ms. Barger asked what guarantees they will do the reclamation.  Staff said reclamation is 
required as part of state permitting. Chris Shipley said they have a bond to cover that.  
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Doyle Riley said he made visit to the quarry in Mosby and places around it.  He said they 
blast three times a day and have 40 to 50 trucks a day.  He said they have residential 
around it as well as the railroad tracks and the Clay County Airport. 
 
Mr. Riley said the people around it say they can hear it but don’t feel anything.  If they go 
beyond the limit it becomes a federal violation and you incur fines and damages.  He said 
their roads do take a beating with the volume of trucks. 
 
Mr. Riley said the quarry operator lives within 200 feet of the pit and he says it doesn’t 
bother him. 
 
Mr. Riley said he did have some concern about the caves.  Chris Shipley said the caves 
are not on their property.  
 
Mr. Riley asked if they do a pre-blast study.  Chris Shipley said it is done within a certain 
number of feet of the property. 
 
Mr. Riley asked how the lakes are fed.  Chris Shipley said he wasn’t sure but the 
elevations don’t change much.  He said there is a water sampling that takes place during 
the process. 
 
Darren Hiley said this is a timing opportunity.  He said with the Interchange we could see 
a shift of traffic and this area will be a prime site.  He said timing the quarry activity with 
the Interchange makes sense.  He said if we delay this project, we could be making more 
problems. 
 
Mr. Hiley said it will be hard to eliminate dust and noise from the trucks.  He said 
property damage is a concern.  He said we have to rely on state standards and regulations 
to protect our residents’ properties. 
 
Mr., Hiley said we have to have paths for the trucks.  He said the CUP will cover 
building the road on site and go to Nation Road.  We must limit trucks to a certain path. 
 
Mr. Hiley said we must control the level of blasting and make sure the state is regulating 
it. 
 
Doyle Riley asked what the zoning currently is.  Staff said it was not zoned to a City 
classification when annexed, but prior to annexation it was zoned County Agricultural. 
 
Chuck Davis said we need time to read over everything and digest the comments. 
 
A motion was made by Chuck Davis and seconded by Shawn Warfield to table the 
application from I-35 Holdings to rezone the southeast quadrant I-35 and 19th Street to 
M-P – Industrial Planned District with Plan for quarry activities until January 13, 2020.  
Kathy Barger asked for the purpose in a motion to table.  Chuck Davis responded that the 
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Commission needs more information related to the effect of blasting on surrounding 
properties. The motion carried by a vote of 4 to 1, with Darren Hiley voting against the 
motion to table. 
 
Doyle Riley said everyone on the Commission needs to visit a quarry site and 
surrounding properties to see how their operation works and affects surrounding 
properties. 
 
A motion was made by Doyle Riley and seconded by Chuck Davis to table the 
application from I-35 Holdings for the southeast quadrant I-35 and 19th Street for a 
conditional use permit to allow quarry activities to January 13, 2020.  The motion carried 
unanimously. 
 

COMMISSION DISCUSSION 
 
DARREN HILEY   Darren Hiley said he noticed that building permits are down this 
year.  He said Certificate of Occupancy numbers are up so at least we don’t have a lot of 
completed houses setting. David Pavlich commented that permits are down throughout 
the metro area. 
 
ADJOURNMENT   There being no further business on the agenda, a motion was made 
by Chuck Davis and seconded by Doyle Riley to adjourn.  The motion carried 
unanimously. 
 
Approved: _________________________ Attest: __________________________ 
                  Darren Hiley, Chairperson  Doyle Riley, Secretary 
 


