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BOARD OF ZONING APPEALS 
April 12, 2021 

Decisions 

 
The Board of Zoning Appeals met in regular session on Monday, April 12, 2021, at 6:00 
p.m., (via Zoom Webinar) with the following members present:  Mr. Jeff Carson, Chairman 
Presiding, Mr. Jim Ernst, Vice Chairman, Ms. Brandie Armstrong, Mr. James Connelly, Ms. 
Joanne Huey, Ms. Karen Jones, Mr. Mark Mohler, Ms. Susannah Pauley, and Mr. Nathan 
Reasons (Absent: Cho and Miller).  Mr. Gunnar H. Hand, AICP, Director of Planning, Ms. 
Janet L. Parker, CSC/APC, Executive Assistant, Mr. Byron Toy, AICP, Lead Planner, Mr. 
Martin Ntonjira, Planning Engineering Supervisor and Mr. Patrick Waters, Senior Legal 
Counsel, were also present.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                   
 
Chairman Carson called the meeting to order at 6:00 p.m. 
 
Recording Secretary Parker read the Board of Zoning Appeals Statement: “We would like 
to welcome those participating by telephone or Zoom to the meeting of the Board of Zoning 
Appeals.  Due to COVID-19, the members are participating remotely by Zoom.  Mr. Jeff 
Carson is serving as chairman this evening. 
 
Please note the following instructions for the meeting: 
 

1. If you are joining by Zoom Video, please make sure you have an appropriate 
background and plan to stay visible during the meeting; 

2. Board Members - Use the raise your hand feature when you want to speak,and after 
Chairman Carson recognizes you, please unmute your microphone and state your 
name when you begin to speak.  If you need to recuse or if you need a personal 
break, use the raise your hand feature. 

3. For those attending the meeting this evening, please use the “raise your hand” 
feature if you want to speak on an application.  After Chairman Carson recognizes 
you, please state your name and address and make your comments.   

4. If you are having issues getting in the Zoom meeting, please email 
planninginfo@wycokck.org and let Secretary Parker know. 

5. Proper meeting decorum is expected of all participating in the meeting and anyone 
who fails to act properly may be removed from the meeting.  The City reserves the 
right to discontinue a meeting if any improper behavior occurs which prevents the 
uninterrupted conduct of business. 
 

The format for this evening’s meeting is as follows: 
 

1. The applicant will make the opening statement explaining the proposal.  The 
applicant will be given fifteen (15) minutes to present their case, which includes 
the applicant, consultants, and other members of the applicant’s team.   
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2. Members of the Board will then address any questions they may have to the 
applicant.   

3. Any persons wishing to speak in favor will be recognized and allowed to do so at 
that time. 

4. Then those persons in opposition will be recognized to make their statements 
and ask questions with each member of the public being given five (5) minutes to 
express their opinions.  Time may not be shared between speakers.   

5. A speaker’s time may be extended in five-minute intervals by a 2/3rd majority vote 
of the Board. 

6. The applicant will then answer questions and make a closing statement. 
7. The public hearing portion of the meeting will be closed, and the public will only 

be allowed to address the Board if a question is directed to them. 
8. The staff will make their recommendation. 
9. The Board will discuss the application and make their decision with a brief 

statement of the reason for the motion preceding the making of the motion. 
10. Motions to approve shall include the staff stipulations unless otherwise stated in 

the motion. 
 
Application starts at 6:23: 

APPEAL #2401 – RIAD BAGHDADI WITH RB ARCHITECTURE ENGINEERING 
CONSTRUCTION, 927 Kansas Avenue, Zoned M-2 General Industrial District.  This appeal 
has been filed in order to develop the property to operate a new automotive repair, auto 
body, and used car sales business. Sec. 27-469(e) states that commercial uses shall 
provide parking as would be required in the C-3 District.  Sec. 27-467(e) states that uses in 
this district require paved off-street parking at a ratio of no less than four spaces per 1,000 
square feet of floor area in the building. Appellant is requesting 8 parking stalls for the 
building; a violation of 15 parking stalls. Sec. 27-469(d)(2) Setbacks from property lines 
shall be ten feet for buildings and structures, six feet for al parking, loading, display and 
storage areas, except that alongside and rear property lines adjacent to residentially zoned 
property, a 15-foot setback is required. Appellant is requesting for the building: 2.75 feet 
from the front yard property line, 5 feet from the side yard, corner property line and 9 feet 
from the rear yard property line; a violation of 7.75 feet, 5 feet, and 6 feet, respectively.  
Appellant is requesting for the parking area:  0 feet from the west property line, and 5 feet 
from the south property line; a violation of 6 feet, and 10 feet respectively.  Sec. 27-
699(b)(5) states that no trash enclosure may be located in required yards adjacent to street 
right-of-way.  Appellant is proposing to locate a trash enclosure south of the southeast 
corner of the proposed building and is requesting a 5-foot setback in a side corner yard and 
a 0-foot rear yard setback; a violation of 10 feet and 15 feet respectively. Sec. 27-700(b)(3) 
states that in M-1, M-2, and M-3 Districts, a buffer area shall be provided alongside and 
rear property lines common to or across an alley from residentially zoned property and shall 
consist of an area 15 feet in width improved with a six (6) foot architectural screen adjacent 
to the property line and one row of shade trees spaced not more than 40 feet on center and 
row of large shrubs spaced not more than eight feet on center.  Appellant is proposing no 
landscape buffer area; a violation of a 15-foot landscape buffer area, a row of shade trees, 
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and a row of large shrubs.   
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 
Appeared in Support: 
 
 Riad Baghdadi, 11661 College Boulevard, Overland Park, Kansas 66210 

 
Appeared in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 9:04: Planning Director Hand stated staff has been 
working with the applicant and owner of the property in order to reach agreement in their 
development proposal.  Prior to the 60-day holdover there was a 30-day hold over to 
finalize the design of the site as there was confusion regarding what had been submitted by 
the applicant.  The plan before the Commission reflects the design solutions agreed upon 
by staff and the applicant.  He further stated that the plan has several necessary variances, 
as this is a historic neighborhood and a constrained site.  Staff believes this proposal best 
accommodates all the zoning requirements and Commercial Design Guidelines.  The 
applicant mentioned that they are keeping the existing building which is like the neighboring 
business further west on Kansas Avenue.  (He showed the Board the addition to the 
building on the screen.)  Staff has added additional conditions to the approval as there is a 
history of overflow parking for these types of uses in Armourdale and specifically on 
Kansas Avenue.  Director Hand stated that the corresponding Special Use Permit (#SP-
2020-97) will be heard at the City Planning Commission meeting later this evening.  He 
stated that the variances for this application are:  parking, front yard, side yard, rear yard, 
setback for trash enclosure and landscaping.  Director Hand showed the Board the 
variances on the plan being requested.  Kansas Avenue will have an open fence and the 
rear yard will have an enclosed fence in lieu of landscaping.  He further stated that staff has 
a revision to Condition 2.  The condition reads “Auto sales, automotive body work, and 
automotive repair must all be parked inside the building.”  He stated that auto sales should 
be removed from this condition as the site plan calls for auto sales to be conducted in a 
portion of the outdoor surface parking lot.  
 
Motion/Vote starts at 14:33:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mrs. Jones, seconded by Ms. Huey, the Board of Zoning Appeals 
voted as follows to APPROVE this appeal:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
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Connelly  Not Present for vote 
Ernst   Aye 
Huey   Aye 
Jones   Aye 
Miller   Not Present 
Mohler  Aye 
Pauley  Aye 
Reasons  Aye  
Motion to APPROVE Passed 7 to 0  
Subject to: 

1. Vehicles undergoing work or in a state of disrepair will be stored inside the 
building and will not occupy any of the reduced required parking spaces 
allowed by this variance. 

2. Required on-site parking spaces are for customers, employees, and the public 
only.  Automotive body work and automotive repair must all be parked inside 
the building.  

3. Sec. 27-469(c)(2) No equipment, material, or vehicles, other than operable 
motor passenger cars, may be kept, parked, stored or displayed closer than 25 
feet to a street line unless such area is screened from the street by a solid 
fence or other obstruction, set back not less than six feet from the street line 
and not less than three feet in height.  

4. All corner lots shall provide two (2) sight distance triangles, the short leg of 
which shall be 15 feet and the long leg of which shall be 140 feet measured 
along the curbline or edge of pavement. Such area shall be and shall remain 
free of shrubbery, fences, or other obstruction to vision more than two feet 
high measured from the roadway. (Section 27-637(b)(1)). 

 
Board Member Ernst thanked staff and the applicant for working together to develop an 
agreed upon plan. 
 
Application starts at 16:30: 
 
BOZA2020-048 – ALICIA ELLINGSWORTH WITH KC FARM SCHOOL AT GIBBS 
ROAD, 4223 Gibbs Road, Zoned R-1 Single Family District.  This appeal has been filed in 
conjunction with a Change of Zone application to AG Agriculture District. This appeal has 
been filed to grant a variance from the minimum acreage requirement for a parcel zoned 
AG Agriculture District. Section 27-492(d)(3)b states that the lot area of a parcel zoned AG 
Agriculture District shall be not less than five (5) acres per dwelling unit. The appellant is 
requesting a parcel measuring 3.47 acres, which would be a violation of 1.53 acres if the 
Change of Zone from R-1 to AG is approved.  
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 



APRIL 12, 2021 Page 5 
 
 

 

Appeared in Support: 
 
 Alicia Ellingsworth, applicant, Co-Founder and Director of KC Farm School at Gibbs 

Road, 4223 Gibbs Road, Kansas City, Kansas 66106 
 Jennifer Thomas, Board Chairman and Co-Founder 

 
Appeared in Opposition: 
 
 No one appeared 
 

Staff Recommendation starts at 24:25: Planning Director Hand stated that  the applicant 
has a corresponding Change of Zone (#3233) request for agricultural zoning that will be 
heard by the City Planning Commission later this evening.  The zoning code requires five 
(5) acres for agricultural zoning and the applicant has 3.47 acres, hence this appeal.  The 
nascent zoning code update that is currently being developed will expand agricultural 
zones and typologies to conform to this type of use on smaller parcels, but for now must 
seek this variance.   He further stated that the staff has conditions of approval for both 
applications regarding no parking in the public right-of-way, to restripe their parking lot, and 
for all exterior lighting to be hooded and pointed. A building permit is required for the 
construction of the deck and the change of occupancy review of their existing office.  Staff 
recommends approval subject to the conditions in the staff report. 
 
Motion/Vote starts at 26:37:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Ernst, seconded by Mrs. Jones, the Board of Zoning Appeals 
voted as follows to APPROVE this appeal:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Aye 
Ernst   Aye 
Huey   Aye 
Jones   Aye 
Miller   Not Present 
Mohler  Aye 
Pauley  Aye 
Reasons  Aye  
Motion to APPROVE Passed 8 to 0  
Subject to: 
 

1) The parking lot must be striped in compliance with Section 27-669; 
2) Employee and guest parking on the public right-of-way is prohibited; 
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3) Rumble strips must be installed on the paved driveway apron to catch gravel 
from the rest of the driveway and drive aisle and prevent the gravel from 
tracking onto Gibbs Road; 

4) All exterior lighting on the building must be hooded or controlled to direct 
light 90 degrees downward.  No light may cast light or glare off the property or 
onto the public street; 

5) A building permit is required for the construction of the deck. Please contact 
the Building Inspection Department to begin that process; 

6) A building permit is required for a change of occupancy. Please contact the 
Building Inspection Department to begin that process; and,  

7) Site improvements that include land disturbance activity on greater than 1 
(one) acre of surface area of land shall require a land disturbance permit 
issued by the Unified Government and shall be compliant with all applicable 
local ordinances and State Statutes and Regulations [Article XIV, Section 8-
610 through Section 8-618]. Land disturbance fees shall be processed by UG 
Public Works during the land disturbance/ Site Development application. The 
Land Disturbance permit and all applicable Public Works permits can be 
obtained from the Public Works department, 701 N. 7th Street, KS 66101, (913) 
573-5700. With the issuance of the Land Disturbance Permit, a grading permit 
is required and issued by the Building Inspections Department, Neighborhood 
Resource Center, 4953 State Avenue, Kansas City, KS 66102, (913) 573-8620. 

 
The meeting was adjourned at 6:26 p.m.   

THE BOARD OF ZONING APPEALS 
 
BY: ______________________________ 
      Janet L. Parker, Secretary, CSC/APC 
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