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Urban Planning and Land Use 

  

 
 
701 North 7th Street, Room 423                Phone: (913) 573-5750  
Kansas City, Kansas 66101                                       Fax: (913) 573-5796  
Email: planninginfo@wycokck.org                          www.wycokck.org/planning 

 
 
To:   Board of Zoning Appeals and City Planning Commission 
          
From:   City Staff  
  
Date:   August 12, 2019 
   
Re:   Petition #2341 and SP-2019-87       
 
GENERAL INFORMATION 
 
Applicant: 
Nikole Henson 
 
Status of Applicant:  
Project Manager 
KZK Properties 
6612 Kimball Avenue 
Kansas City, KS 66104  
 
Requested Action:   
Variance for setback and reduction 
in sight triangle distance 
 
In conjunction with a Special Use Permit for a car dealership 
 
Date of Application:  
June 26, 2019 
 
Purpose:  
This appeal has been filed to allow for the installation of a structure within the required 
setback, and a fence within the sight distance triangle. Sec. 27-467(d)(2)a states that 
setbacks in the front yard shall be not less than 25 feet. The appellant is requesting to 
construct a carport that is 19 feet, 1 ¼ inches from the property line, a violation of 5 feet, 
10 ¾ inches. Sec. 8-198 states that all corner lots shall provide two sight distance 
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triangles, the short leg of which shall be 20 feet and the long leg of which shall be 140 
feet measured along the curb line 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. The appellant is requesting to erect a fence in which 17 
feet, 6 ½ inches of the fence is within the south-southeast portion of the sight distance 
triangle and 15 feet, 7 inches of the fence is within the east-southeast portion of the 
sight distance triangle, a violation of a total 33 feet, 1 ½ inches linear and a violation of 
136.68 square feet of the distance triangle area.  
 
Applicant is also applying for a Special Use Permit to operate a car dealership with 
automotive repair, auto detailing, and auto stereo installation. 
 
Property Location: 1830 Quindaro Boulevard 
 
Existing Zoning: C-3 Commercial District 
 
Existing Surrounding Zoning: North:  R-2 Two Family District 

         South:  C-3 Commercial District 
             East:   C-3 Commercial District 
             West:   C-3 Commercial District 
 
Existing Uses: North:   Residential 
       South:   Commercial 
       East:   Gas station 
       West:   Commercial 
 
Neighborhood Characteristics: The neighborhood features a residential strip along 
Quindaro Boulevard with residential to the blocks north and south of Quindaro. 
 
Total Tract Size:  0.3 acre  
 
Master Plan Designation: The City-Wide Master Plan designates this property as 
Community Commercial   
 
Major Street Plan: The Major Street Plan designates Kansas Avenue as a Class C 
Thoroughfare 
 
Advertisement:   Property Owners Letters – July 11, 2019 
   Wyandotte Echo – July 18, 2019 
 
Public Hearing: August 12, 2019 
 
Public Opposition: None to Date 
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PROPOSAL 
 
Detailed Outline of Requested Action: Applicant is requesting a Special Use Permit 
to operate a car dealership on the property. Besides selling cars, the dealership will also 
engage in automotive repair, auto detailing, and auto stereo installation.  
 
Applicant is requesting two variances related to the business. First is a variance on the 
setback. Applicant is requesting a setback of 19 feet, 1.25 inches, a violation of 5 feet, 
10.75 inches. Applicant is also requesting a variance to the sight distance triangle. 
Applicant plans to build a fence that enters the sight distance triangle for a total violation 
of 33.125 linear feet.  
 
City Ordinance Requirements: Sections 27-196 through 27-208, 27-592 through 27-606 
 
STATUTORY REQUIREMENTS 
 

1. The variance requested arises from such condition which is unique to the 
property in question and which is not ordinarily found in the same zone or 
district; and which is not created by an action or actions of the property 
owner or the applicant. 

 
Because the property in question is on a corner the 25-foot setback applies at 
two of the four sides of the property, which is not the case for most properties. 
However, the sight distance triangle only applies to properties at corners. All 
corner properties have a sight distance triangle, and this one is no different. 

 
2. The granting of the permit for the variance will not adversely affect the 

rights of adjacent property owners or residents. 
 
A setback variance of just over 5 feet will not have a major effect on the adjacent 
landowners, especially since the land closest to the proposed setback variance is 
the 18th Street right-of-way. 
 
Interference with the sight distance triangle does not necessarily affect the rights 
of adjacent property owners, but it could affect drivers. 
 

3. The strict application of the provisions of the zoning ordinance of which 
variance is requested will constitute unnecessary hardship upon the 
property owner represented in the application. 

 
Strict application could result in applicant being unable to erect a canopy related 
to her business. It may also cause applicant to move the positioning of her fence, 
but not to necessarily stop the fence from going up at all. 
 
 

4. The variance desired will not adversely affect the public health, safety, 
morals, order, convenience, prosperity, or general welfare. 
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A fence in the sight distance triangle could potentially be a hazard for drivers, 
both those approach 18th Street from the west on Quindaro Boulevard, and for 
those drivers on 18th Street north of Quindaro who are trying to make either a 
right or left turn 
 

5. The granting of the variance desired will not be opposed to the general 
spirit and intent of the zoning ordinance.  

 
Setbacks ordinances ensure that structures do not crowd the streetscape. In the 
applicant’s case, the canopy should not create much of a crowding effect, 
especially given the nature of the area. 
 
Sight distance triangles are a little different. There is a major safety rationale 
behind them. While granting a variance for a setback is more of an aesthetic 
issue, granting a variance for a fence in the sight distance triangle is a potential 
danger to drivers and pedestrians alike. Variances should only be allowed when 
the ordinances in place are unreasonable and onerous. In the case of the sight 
distance triangle, there is a good reason for maintaining it, and applicant is not 
prevented from erecting a fence outside of the sight distance triangle. 
 

FACTORS TO BE CONSIDERED 
 

1. Neighborhood character 
 
The neighborhood features a residential strip along Quindaro Boulevard with 
residential to the blocks north and south of Quindaro.  
 

2. The zoning and uses of properties nearby and the proposed use’s expected 
compatibility with them. 

 
The proposed use is expected to be compatible with the surrounding zoning and 
uses, especially with the properties to the east and south. 

 
3. The suitability of the property for the uses to which it has been restricted.  

Will removal of the restrictions detrimentally affect nearby property? 
 
Quindaro Boulevard is a commercial area, and a car dealership and auto-related 
business is technically suitable for this area. 
 

4. The length of time the property has remained vacant as zoned. 
 

Staff is currently unsure how long the property has been vacant, but applicant 
has stated that the previous owner did not have the funds to obtain the proper 
permits in order to open the business. 
 

5. The extent to which the proposed use is reasonably necessary for the 
convenience and welfare of the public and will not substantially or 



#BZA-2341 & SP-2019-87 August 12, 2019 5 

permanently injure the appropriate use, visual quality or marketability of 
nearby property. 

 
There are several car dealerships and automotive-related businesses in the area. 
This one additional automotive business is not particularly necessary. However, it 
is not likely to cause substantial injury or harm to nearby properties, so long it is 
well-maintained and complies with Commercial District Design and Landscape 
Guidelines. 

 
6. The extent to which the proposed use would increase the traffic or parking 

demand in ways that would adversely affect road capacity, safety, or create 
parking problems. 

 
Traffic is likely to increase at the corner of 18th Street and Quindaro Boulevard 
because of the proposed business. This arouses safety concerns such as a 
compromised sight distance triangle. 
 

7. The degree of conformance of the proposed use to the Master Plan. 
 

Car dealerships and auto repair shops are allowed in Community Commercial 
designations by the City-Wide Master Plan. 

 
8. The extent to which the proposed use could cause environmental harm or 

enhance the environment. 
 

Environmental concerns include fluid leakage from automotive parts and the 
repair process. Gases from the detailing process may also be a concern. 
 

9. The extent to which utilities and public services are available and adequate 
to serve the proposed use. 

 
a. Water service 

 
Available 
 

b. Sanitary sewer service 
 

Available  
 

c. Storm water control 
 

Available 
 

d. Police 
 

Police service is provided by District #111 
 

e. Fire 
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Fire service is provided by Fire District #11 

 
f. Transit 

 
Route 104 
 

g. Schools 
 
  USD 500 
 

h. Streets  
 

See item #6 above 
 

10. The economic impact of the proposed use on the community. 
 

The number of businesses on this particular part of Quindaro Boulevard are few. 
The right types of businesses could stimulate growth and investment in the 
community. The concern from staff is that another car dealership and auto repair 
shop may not be the type of business that the neighborhood needs to see. 
 

11. The capability of the proposed use to meet applicable ordinance 
requirements. 

 
The building on the property is not currently in compliance with the Commercial 
Design Guidelines. Furthermore, applicant has not provided any design plans for 
the building itself. 
 

12. The relative gain to the public health, safety, and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 

  
The car dealership itself is not too much of a public safety issue, but the auto 
repair aspect—as well as the fencing issue addressed in the variance—may be a 
public safety issue. 

  
PREVIOUS ACTIONS 
 
N/A 
 
NEIGHBORHOOD MEETING 
 
Applicant held a neighborhood meeting on July 26, 2019. One neighbor was in 
attendance and asked several questions. Ultimately, she seemed in favor of the project. 
 
KEY ISSUES 
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Parking, environmental, design, landscaping 
 
STAFF COMMENTS AND SUGGESTIONS 
 
Urban Planning and Land Use Comments: 
 

1. If the fence is not allowed in the sight distance triangle, would Applicant still be 
able to sufficiently erect it? If no, explain why. 
 
Applicant Response: Yes, we would be able to erect the fence, however it goes 
so far back into the property that it limits the ability to park and/or establish 
parking.   
 
As you can see from the images below, the city property makes up a lot of space 
outside the triangle.  By granting me the variance the fence will not pose a threat 
to the viewability of drivers or pedestrians.   
 
 

 
 
Staff Response: A sight distance triangle of 15’ and 140’ legs are allowed in 
Section 27-637(b) of the Code of Ordinances. This is in contrast to the 20’-140’ 
sight distance triangle in Section 8-198. If the proposed fence does not enter the 
15’-140’ sight distance triangle from Sec. 27-637(b), then it is acceptable. 
 
 
 
 

2. How long has the property been vacant? 
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Applicant Response: The property was active and non-vacant when acquired.  
Previous owner didn’t have the financial resources to perform steps necessary to 
obtain permits to legally open business. 
 

3. Provide a parking plan, including parking stripes, that sufficiently allows parking 
for all employees, customers, cars to be sold, and cars being repaired. Note that 
the parking plan cannot take into account any street parking, and that absolutely 
no cars in the procession of the business (whether for sale or for repair) may be 
parked on the public right of ways. 
 
Applicant Response: Updated site plans provided. 
 

4. What steps has or will applicant take to prevent automotive fluids from 
contaminating the groundwater? 
 
Applicant Response: Spill prevention plan has been developed that all shop 
staff will be trained to address as daily preventive maintenance and larger spills 
(see attached). Oil/water separator has been identified on the property that has 
been cleaned and serviced by reputable waste disposal company. Oil pans/mats 
will be used at location with proper waste disposal procedures in place to contain 
hazardous, flammable, and nonflammable materials.    
 

5. What steps has or will applicant take to mitigate any potential ill effects of the 
gases from detailing paint? 
 
Applicant Response: There will not be any paint related services taking place 
on the property. Detailing will consist primarily of internal cleaning with the use of 
EPA approved cleaning detergents.   
 

6. What is the business plan for the car dealership? For the automotive-related 
services business? 
 
Applicant Response: Car dealership will be for used car sales.  Applicant will 
apply to obtain dealer license to which if approved will purchase vehicles from 
auctions then fix and repair as necessary.  Applicant has years of experience in 
the automotive industry.  Applicant plans to work closely with industry contacts 
for guidance during the start-up and set up.   
 

7. Provide a design plan for the building. Be sure that it is in compliance with the 
Commercial Design Guidelines. 
 
Applicant Response: Applicant will not make any internal structural changes to 
the existing building.  When the property was acquired the property was pretty 
much already established for use per the requested actions by way of special 
use permit.  Painting and cleanout are the only changes made to the building. 
Building has been approved for Zone 3 Commercial establishment for quite some 
time.  Due to the lack of action by previous owner we’re now in need of being 
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approved for Zone 3 Commercial. In compliance with district design guidelines.  
Applicant will obtain a list of UG approved trees/shrubs that will be planted in 
accordance to the Commercial District Design Guidelines.   
 

8. Provide a landscaping plan for the building. Be sure that it is in compliance with 
the Commercial District Landscape Guidelines. 
 
Applicant Response: Landscaping and tree requirements is identified within site 
plans. 
 

9. Provide a rendering or drawing of the fence as it is proposed. 
 
Applicant Response: Fence and location are identified within the site plans.  
Fence will be standard wrought iron that will run along the front and south side of 
property. Applicant will not close off current driveway entries of property, instead 
there will be swinging gates at each of the four (4) driveway openings of the 
property. 
   
 
 
 
 
 
 
 
 
 
 

10. Please provide photos (or a description, if the space is not yet ready) of the 
interior of the building. 
 
Applicant Response: Photos provided. 
 
Staff Response: Applicant did not acquire a sign permit for the front mural nor 
erect a fence with a masonry pillar/column every 32 feet on center as per the 
Commercial Design Guidelines. Approval of the Special Use Permit is contingent 
on the successful acquiring of a sign permit and have fence plans approved by 
the DRC. 
 

11. In order to maintain the Special Use Permit, applicant and the business must 
remain in compliance with all local, State, and Federal business and automotive 
sales- and repair-related laws and regulations. 
 
Applicant Response: Understood. 
 

12. Special Use Permit may be approved for two (2) years 
 
Applicant Response: Understood. 
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13. The applicant will also need a deviation to the Public Works code in Chapter 32 

on site distance triangle. 
 

Public Works Comments: 
 
A) Items that require plan revision or additional documentation before engineering can 

recommend approval: 
1) None. 

B) Items that are conditions of approval (stipulations): 
1) Construction plans shall meet UG standards and criteria, and shall be reviewed 

and approved by UG prior to construction permit acquisition. 
 

Applicant Response: Please see attached. 
 

C) Comments that are not critical to engineering’s recommendations for this specific 
submittal, but may be helpful in preparing future documents: 
1) None 
 

STAFF RECOMMENDATION 
 

Staff recommends that the Board of Zoning Appeals APPROVE case #2341 subject to 
all comments and suggestions outlined in this staff report. 
 
Staff recommends that the City Planning Commission make the findings contained 
within the staff report related to Factors to be Considered, and Key Issues and 
recommend APPROVAL of SP-2019-87, subject to all comments and suggestions 
outlined in this staff report. 
 
ATTACHMENTS 
 
Proposed Site Plan 
Photos of Exterior 
Photos of Interior 
 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action    Board of Zoning Appeals   Board of Commissioners 
Public Hearing        
Appeal    August 12, 2019    N/A 
Special Use   August 12, 2019   August 29, 2019 
     
      
STAFF CONTACT:  Mike Farley, mfarley@wycokck.org  
 
MOTIONS 
 

mailto:mfarley@wycokck.org
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Variance Petition 
 
I move the Board of Zoning Appeals APPROVE Case #2341 as meeting all the 
requirements of the City code and being in the interest of the public health, safety and 
general welfare subject to such modifications as are necessary to resolve to the 
satisfaction of City Staff all comments contained in the Staff Report; and the following 
additional requirements: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 
OR 
 
I move the Board of Zoning Appeals DENY Case #2341, as it is not in compliance with 
the City Ordinances as it will not promote the health, safety and general welfare of the 
City of Kansas City, Kansas; and other such reasons that have been mentioned. 
 
Special Use Permit 
 
I move the Kansas City, City Planning Commission RECOMMEND APPROVAL of 
Petition #SP-2019-87 to the Unified Government Board of Commissioners as meeting 
all the requirements of the City code and being in the interest of the public health, safety 
and welfare subject to such modifications as are necessary to resolve to the satisfaction 
of City Staff all comments contained in the Staff Report; and the following additional 
requirements of the Kansas City, City Planning Commission: 
 
 1._________________________________________________________; 

 
2. _____________________________________________________; And  

 
 3. ________________________________________________________. 
 
OR 
 
I move the Kansas City, City Planning Commission RECOMMEND DENIAL of Petition 
#SP-2019-87, to the Unified Government Board of Commissioners as it is not in 
compliance with the City Ordinances and as it will not promote the public health, safety 
and welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
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PROPOSED SITE PLAN 
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PHOTOS OF EXTERIOR 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Above: Before 
Below: After (some renovations were done 
without proper permits) 
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PHOTOS OF INTERIOR 
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