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Case Number July 15-130CUP 
 

Case Type Conditional Use Permit 
 

Project Name Kasserman Exotic/Dangerous/Wild (EDW) animal 
facility 

 
 

 

Applicant/Owners Jennifer Kasserman 
 (Owner, “JK Animals LLC” d/b/a “Exotics R Us”) 
 7815 Houser Street 
 Kansas City, MO 64167-1061 

 

Request Conditional Use Permit for an Exotic/Dangerous/Wild 
(EDW) animal facility 

 

 
 

Application Submittal 2015-05-29 
 

Public Notice Published 2015-06-18 
 
Neighbor Letters Sent 2015-06-18 
 

Report Date 2015-06-30 
 

 
 

REPORT AUTHOR(S) Matt Tapp, Director 
 Debbie Viviano, Planner 
  
Recommendation DENIED 
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  General Information 
 

Site Location: 7815 Houser Street 
 Section 10 | Township 52 | Range 32 
  

Site Size: 3.03+ Acres 
 

Existing Landuse & Zoning:   Rural Residential (R-1) 
  

Zoning/Platting History: Carrie Hills (R-1), recorded 07/16/1985. 
 

Surrounding Landuse & Zoning: 
 

North - AG-zoned land, Carrie Hills North (R-1), Burton Estates (R-1/R-1A), Ferrell 
Estates Replat Lot 2 (AG) 

East - AG-zoned land, Endicott’s Estates (AG), Millen Subdivision (AG/R-1A) 
South - AG-zoned land, Ballybrook Acres (R-1A), City of Kansas City [approx. 1 mile] 
West - AG-zoned land 

 

Current Conditions:  
  

 
Courtesy Clay County 
Assessor GIS/Mapping 

 
 

Courtesy Microsoft® Bing™ 
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  Assessment 
 

Jennifer Kasserman, owner of “JK Animals LLC” (d/b/a “Exotics R Us”) is requesting approval of 
a Conditional Use Permit (CUP) for an Exotic/Dangerous/Wild (EDW) animal facility at 7815 
Houser  (3.03+ acres). 
 

Ms. Kasserman is pursuing this request to continue the operation of an EDW animal facility.  
According to the attached business plan, JK Animals d/b/a Exotics R Us currently holds a U.S. 
Department of Agriculture (USDA) Class “B” License animal dealer, which authorizes them to 
broker, breed, and raise animals.  Ms. Kasserman states her organization “provides Education, 
Collects Research Data and on-going care to only Small Carnivores and other small Non-
Dangerous exotic animal species”. 
 

2008 Comprehensive Plan Considerations 
The Comprehensive Plan (“Plan”) indicates that the subject property is located in 

the , as well as the 1-Mile Urban Coordination Sub-Tier.  
 

The following tables illustrate two (2) of the most pertinent policies shaped by the Plan.  The first 
(1st) table shows the landuse tiers and corresponding guidelines, and the second (2nd) explains 
the exceptions to the 20-acre minimum lot size policy directed by the Plan. 
 

 

URBAN SERVICES TIER 
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Character of the General Neighborhood 
Carrie Hills North (R-1), Burton Estates (R-1/R-1A), and Ferrell Estates Replat Lot 2 (AG) are to 
the north. AG zoned land, Endicott’s Estates (AG), and Millen Subdivision (AG/R-1A) are to the 
East. Ballybrook Acres (R-1A) and City of Kansas City [approximately 1 mile] are to the south.  
To the West is AG zoned land.  
 

Code Considerations 
The Conditional Use Permit (CUP) application was properly noticed in the Kearney Courier on 
June 18, 2015.  Adjacent property owners within the statutory law mandated 1,000 foot distance 
were notified by means of a certified letter dated mailed on June 18, 2015.  
 

The subject request for an Exotic/Dangerous/Wild (EDW) animal facility is handled under 
multiple sections of the 2011 Clay County Land Development Code (LDC). The use table inside 
Section 151-6.1 includes an “Exotic/Dangerous/Wild (EDW) Animal” designation requiring 
approval of a Conditional Use Permit (CUP) in the Agricultural (AG), Rural Residential (R-1), 
and Commercial Services (C-3) zoning districts.  As such, the subject request must meet all of 
the approval criteria for a CUP in Section 151-3.10 (A) (13) detailed below: 
 

A) The proposed use complies with the intent of the Comprehensive Plan and general 
provisions of the Land Development Code, modified for the specific use request. 
 

B) The proposed use in its proposed location will not have a substantial adverse impact 
on the public health, safety or general welfare. 
 

C) The proposed use will not cause substantial injury to the value of other property in 
the vicinity. 
 

D) Adequate access routes will be provided and designed to prevent traffic hazards and 
to minimize traffic congestion in public streets. 
 

E) Adequate public safety, transportation and utility facilities/services  will be available 
to service the subject property while maintaining adequate levels of service for 
existing development, and 

 

F) The proposed use is compatible with adjacent uses in terms of scale, site design, 
and operating characteristics (i.e., hours of operation, traffic generation, lighting, 
noise, odor, dust, and other external impacts). 
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The LDC also provides certain use standards within Section 151-6.2 (E) for “Animals, 
Exotic/Dangerous/Wild (EDW)”, which are listed below. 

 

E. Animals, Exotic/Dangerous/Wild (EDW) 
It is the intent of Clay County to protect the public against health and safety risks that exotic, 
dangerous or wild animals pose to the community and to protect the welfare of the individual 
animals held in private possession.  By their very nature, exotic animals are wild and potentially 
dangerous and, as such, do not adjust well to a captive environment. 
 

1. Exotic/Dangerous/Wild (EDW) animals include but are not limited to any or all of the 
following orders and families, whether bred in the wild or in captivity, and also any or all 
of their hybrids with domestic species.  The animals listed in parentheses are intended to 
act as examples and are not to be construed as an exhaustive list or limit the generality 
of each group of animals, unless otherwise specified: 
 

a. Artiodactyl (hippo, antelope, giraffe, camel, yak, zebra) 
b. Bats (bat, flying fox) 
c. Cannabis satina and indica (skunks) 
d. Canine (wolf, coyote, fox, jackal, dingo) 
e. Crocodilian (alligator, crocodile, gharials, and caimans) 
f. Edentata (anteater, sloth, armadillo) 
g. Feline (lion, tiger, bobcat, cougar, leopard, jaguar, jaguarondi, lynx, Canada 

lynx, ocelot, mountain lion, panther, cheetah, margay) 
h. Fowl (raptors, fowl not native to the continental United States)   

Canary, finch, parakeet, lovebirds, parrots, pheasants, and peacocks 
bred domestically, legally imported, or naturally occurring population are 
exempt. 

i. Hyaenidae (hyena) 
j. Marine animals and sea mammals (seal, dolphin, whale, walrus)  

Fish for aquarium use and native fish are exempt. 

k. Marsupial (kangaroo, opossum, wombat, koala) 
l. Mustelid (weasel, otter, badger)  

Ferret, mink, and sable bred domestically or legally imported are exempt. 
m. Perissodactyl (rhinoceros, tapir) 
n. Non-human primates (monkey, chimpanzee, baboon, ape, gibbon, gorilla) 
o. Proboscidian (elephant) 
p. Procyonidae (raccoon, coatis, panda, mongoose) 
q. Reptiles (all venomous snakes, constricting snakes, iguana, venomous lizards, 

and nonpoisonous/nonconstricting snakes more than six (6) feet in length) 
r. Rodents weighing more than one (1) pound.   

Guinea pigs and rabbits are exempt. 
s. Ungulate (wild cattle, wild deer, wild boar, takin, water buffalo) 
t. Ursine (all bears) 
u. Viverrine (mongoose, civet, and genet) 
v. Any other poisonous creature such as certain spiders or tarantulas. 
w. Endangered species shall be considered EDW animals and are not permitted 

as pets. 
 

2. EDW animals as listed in Section 151-6.2 (E) (1) are allowed only under an approved 
Conditional Use Permit (CUP) in AG, R-1, or C-3 Districts in accordance with Section 
151-3.10, in addition to being registered with the Clay County Sheriff’s Department.  

  

If a CUP is granted for an EDW animal, a display sign shall be placed upon the premises 
stating that there are EDW animals on the property.  The sign shall be visible and 
capable of being read from the public street that abuts the property. 
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3. It shall be unlawful for any person or corporation to own, possess, keep, harbor, shelter, 
sell, offer for sale, bring, or have in one’s possession an EDW animal within 
unincorporated Clay County without an approved CUP and registration with the Clay 
County Sheriff’s Office. 
 

4. It shall be unlawful for the owner, possessor, or any other person in control of a lot, tract, 
or parcel of land within unincorporated Clay County or any residence or business 
premises situated thereon to knowingly permit any other person to be in possession of an 
EDW animal upon the property, residence or premises without an approved CUP and 
registration with the Clay County Sheriff’s Office. 
 

5. It shall be unlawful for any person to own any animal EDW or otherwise that has inflicted 
severe or fatal injury on a human being or domestic animal, livestock or poultry without 
provocation on or outside the owner’s property.  “Severe injury” shall include an animal 
bite or action that results in broken bones or inpatient hospitalization. 
 

6. Any person finding or capturing any EDW animal, as outlined in this ordinance, shall 
make a report to the Clay County Sheriff’s Office within six (6) hours of the time of 
capture. 
 

7. Exemptions 
 

a. Provisions of this act shall not apply to: 
 

i. Institutions accredited by the American Zoo and Aquarium Association 
ii. Circus (Temporary Use Permit required in accordance with Section 151-

6.4) 
iii. Scientific and/or educational institution, research laboratory 
iv. Licensed Humane Societies 
v. Licensed pet shops, veterinary hospitals, or clinics 
vi. Any wildlife rehabilitator, licensed by the state of Missouri who 

temporarily keeps any EDW animals within the limits of unincorporated 
Clay County when the purpose is to return the animals to the wild. An 
animal wildlife refuge public or private is allowed as a CUP in an 
Agricultural (AG), Limited Industrial (I-1), General Industrial (I-2) and an 
Open Space/Trails/Parks/Public Uses (OP) zoning districts. 

vii. An organized event sponsored by a federal, state or county agency 
 

8. Violations and Penalties 
 

a. Conduct made unlawful by this section of this ordinance constitutes a crime 
subject to the provisions set forth in Clay County’s penalty section. 
 

b. Persons found guilty of violating the provisions of this ordinance shall be guilty 
of a misdemeanor. 
 

c. For the purpose of enforcement of this chapter, the Clay County Sheriff’s Office 
is permitted entry without warrant on any private or public property where an 
EDW or diseased animal is or is believed to be kept or running at large, and to 
seize such animal from such private property to abate ordinance violation(s). 
 

9. Nonconforming 
The owner or possessor of any EDW animal who owned, possessed, kept, or harbored 
the EDW animal on or before the effective date of this ordinance may keep the same 
EDW animal as long as he/she satisfies licensing requirements of the Missouri 
Department of Conservation, the United States Department of Agriculture or such other 
applicable federal agencies and complies any other housing and maintenance 
regulations which may be adopted by the County Commission. 
 

In addition, the animal must be registered with the Clay County Sheriff’s Office and 
Planning & Zoning Department within 30 days of the effective date of this ordinance. 
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10. Owner’s Responsibility 
Permitted and registered EDW animals in compliance with Section 151-6.2 (E) (2) shall 
be confined on the owner’s premises either indoors or in a securely enclosed and locked 
pen suitable to prevent the entry of young children and designed to prevent the animal 
from escaping. 

 

Outside Agency Review 
The Clay County Highway Department indicates there will be no adverse road impact “based 
upon MUTCD”. 
 

The Clay County Health Department has given preliminary and final approval.  The Public Water 
Supply District #9 of Clay County currently has a water meter at the subject property and can 
provide any necessary additional service.  
 

On June 26, 2015, staff spoke with Dr. Jamie Niemann, directing veterinarian over the USDA 
animal care unit for the State of Missouri.  She indicated that the applicant/owner is currently in 
good standing with the USDA, and that the subject facility passed its last inspection by USDA 
on 02/12/2015.  Dr. Niemann advised that the USDA generally completes inspections once 
every year, unless they feel there is a key need to complete more frequent inspections for a 
specific facility.  She also explained that the USDA does not have specific dimensional 
standards for enclosures per each animal, except that they must be adequately sized for the 
animal to move freely and clearly.  Dr. Niemann also verified that the USDA does have a 
minimum perimeter fence requirement of 6 feet around a facility, and that the fence must be at 
least 3 feet from any barrier fence and/or enclosure. 
 

  Findings 
 

The applicant/owner has submitted a business plan, and can be found under Attachment D.  
Per the business plan, Ms. Kasserman currently houses the following animals at the site: 
 

- Four (4) Small Carnivore species: 
o Servals, Geoffroy’s cat, Caracal, and Lynx. 

 

- Five (5) Swift Foxes and One (1) Fennec Fox 
 

- Small Fur-Bearing species: 
o Hedgehog, Chinchilla, Wallaby, Prairie Dog, Rabbits, Armadillo, and Porcupine. 

 

- Small Cold-Blooded species: 
o Red & Yellow Footed Tortoises, Leopard Tortoise, Argentine Tegu, and Yellow 

Geyri Uromastyx. 
 

USDA requires a minimum 6-foot tall perimeter fence surrounding all animal care facilities.  The 
applicant currently has an 8-foot tall fence surrounding most of the EDW animal facility.  
However, a portion of the Serval area does not have the 8-foot tall fence behind it.  Staff 
recommends that the 8-foot tall fence be extended to fully surround the EDW animal facility. 
 

Ms. Kasserman states in the business plan that she has an emergency plan in place per USDA 
regulations, but staff has not been able to review a copy.  Staff recommends that a copy of the 
emergency plan be included in the subject request for review. 
 

The applicant has submitted five (5) support letters, one of which is a neighbor, as well as a 
letter from her facility’s veterinarian (see Attachment D).  One (1) neighbor has communicated 
with staff their opposition to the subject request.  Their concern rests on the health and safety of 
themselves and their family members with the existence of EDW animals next door. 
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The LDC allows for an EDW with an approved CUP in AG, R-1, and C-3 zoning districts.  The 
subject property currently is zoned R-1, but signifies a pre-existing (commonly referred to as 
“grandfathered”) 3+ acre lot.  Staff’s interpretation of the LDC code covering EDW animal 
facilities centers on protecting the health, safety, and welfare of the owner/operator, their staff, 
and surrounding property residents.  Under this light, the LDC restricts EDW to larger acreage 
AG (20+ acre minimum lot size) and R-1 (10+), and more intense commercial districts (C-3).  
More specific to the subject request, the LDC intent allowing an EDW animal facility on R-1 
zoning with an approved CUP presumes the current minimum lot size standard of 10+ acres for 
R-1.  This means there are existing or may exist smaller sized lots within close proximity that 
house current or future residents. 
 

The purpose of this larger acreage minimum lot size is to provide for an adequate buffering 
distance between the EDW animal facility and surrounding properties so as to preserve the 
health, safety, and welfare of those individuals.  The neighbor’s residence directly to the east is 
approximately 185 feet from the facility, and the neighboring residence to the west is 
approximately 325 feet.  The subject property resides within Carrie Hills, a grandfathered R-1 
subdivision with a dominant lot size of approximately 3.5+ acres.  Ballybrook Acres, a relatively 
newer R-1A subdivision directly to the south of Carrie Hills, represents a dominant lot size of 
around 3.5+ acres.  The surrounding area represents a relatively denser residential area versus 
the intent of the LDC to locate EDW on larger acreage in AG and R-1, or more intense 
commercial districts (C-3). 
 

    Recommendations 

 

Staff recommends the request for the Conditional Use Permit for an Exotic/Dangerous/Wild 
(EDW) animal facility on Lot 10 of Carrie Hills North (3.03+ acres) be denied due to the lack of 
adequate buffer distance thereby causing concern for the health, safety, and welfare of 
surrounding residents (the residences are or will be too close to this proposed EDW location).  
However, if the Planning & Zoning Commission votes to approve, staff recommends the 
following conditions as shown on Exhibit A: 

 

Exhibit A 
 

1. The applicant shall comply with all the conditions and requirements of the Land 
Development Code (LDC) Section 151-3.10, Conditional Use Permits, and Section 
151-6.2 (E), Animals, Exotic/Dangerous/Wild (EDW), or as amended. 

  

2. The CUP shall be based on a time frame of two (2) years. 
  

3. This CUP may be revoked at any time based on validated public complaints for 
violations to the LDC substantiated by County staff. 

 

4. Proper notification and registration with the Clay County Sheriff’s Office of the EDW 
animal facility. 

  

5. 8-foot perimeter fence at least 3 feet from any enclosure must be extended around 
the entirety of the EDW animal facility. 

   

6. Emergency Plan must be submitted and approved by staff. 
 

7. Screening must be required to provide for an uninterrupted obstruction of view 
along Houser Street and adjacent properties so as to block the view of the EDW 
animal facility.  Screening must be in the form of natural vegetation that adequately 
shields the view from Houser Street and adjacent properties. 
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8. The applicant shall comply with and meet all codes and regulations stipulated by 
any local, state and federal governmental entities having jurisdiction over animal 
care and/or EDW animal facilities, or as amended. 

 

9. Lighting shall be directed downward and shielded from direct glare on nearby 
properties and roadways. 

  

10. Display sign must be placed upon the premises stating that there are EDW animals 
on the property.  The sign shall be visible and capable of being read from the public 
street that abuts the property. 

 

11. Once approved, this CUP is non-transferable; therefore, if ownership changes a 
new CUP must be filed with the Clay County Planning and Zoning office. 
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  Attachments 
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Attachment A – Vicinity Map 
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Attachment D – Applicant Cover Letter, Business Plan, 
& Support Letters 
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