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To:     Board of Zoning Appeals 
          
From:     Planning and Urban Design Staff  
  
Date:     February 13, 2022 
   
Re:     Appeal BOZA2022-068 
 
GENERAL INFORMATION 
 
Applicant:  
Scott Brewer 
  
Status of Applicant:  
Representative 
Great Plains Annual Conference of the 
United Methodist Church 
1207 Southwest Executive Drive 
Topeka, Kansas 66615 
 
Requested Actions: 
Approval of variance requests. 
 
Date of Application:  
November 28, 2022 
 
Purpose: 
Variance 1: This appeal has been filed 
to grant a variance from the minimum 
size of a residential lot that abuts a 
major street. Section 27-280(f) states 
that a residential lot facing or receiving 
access onto a street designated as a 
major street must have a minimum lot 
size of five (5) acres. Lot 1, created by 
PLAT2022-043, receives access from 
Swartz Road, which is designated as a 
Collector Street per Section 27-
763(f)(39).  

↑ 
N 

↑ 
N 
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Purpose (cont.):  Variance 1 (cont.): Lot 2, created by PLAT2022-043, 
receives access from South 78th Street, which is 
designated as a Class A Thoroughfare per Section 
27-763(c)(6). The appellant is requesting that Lot 1 be 
3.41 acres and Lot 2 be 0.34 acre, a violation of 1.59 
acres and 4.66 acres, respectively. 

 
 Variance 2: This appeal has been filed to grant a 

variance from the minimum frontage of a residential 
lot that abuts a major street. Section 27-280(f) states 
that a residential lot facing or receiving access onto a 
street designated as a major street must have a 
minimum frontage of 300 feet. Lot 2, created by 
PLAT2022-043, receives access from South 78th 
Street, which is designated as a Class A 
Thoroughfare per Section 27-763(c)(6). The appellant 
is requesting that Lot 2 have a frontage of 88.5 feet, a 
violation of 211.5 feet. 

 
Property Location:     7819 Swartz Road & 1020 South 78th Street 

Kansas City, Kansas 66115 
 
Commission Districts:   Commissioner At-Large, District #2: Tom Burroughs 

District #6 Commissioner: Angela Markley 
 
Existing Zoning: R-1 Single Family District 
 
Adjacent Zoning:     North: R-1 Single Family District 

South: R-1 Single Family District 
East: R-1 Single Family District 
West: R-1 Single Family District 

 
Adjacent Uses:      North: Single-family residences 

South: Single-family residences 
East: Single-family homestead  
West: Single-family residence 
 

Neighborhood Characteristics: The subject property is within the Muncie-Story Point 
Statistical Neighborhood and is within the Grinter 
Neighborhood Group. The neighborhood marked by 
rolling hills leading to the Kansas River, and due in 
part to these hills the neighborhood has remained 
relatively rural and is limited to agricultural and single-
family residential uses. There are some institution 
uses scattered throughout the neighborhood, 
including the church and cemeteries on the subject 
property. 
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Total Tract Size:    3.76 Acres 
   3.41 (Lot 1, 7819 Swartz Road) 
   0.35 (Lot 2, 1020 South 78th Street) 
 
Master Plan Area: The subject property is within the City-Wide Master 

Plan. 
 
Master Plan Designation: The City-Wide Master Plan designates this property 

as Public/Semi-Public. The Public/Semi-Public Land 
Use District includes publicly owned or non-profit 
property. When these uses are sold, the UG should 
carefully consider alternative uses for redevelopment. 
Allowed uses include schools, publicly owned lands 
and buildings, places of worship, and other non-for-
profit owned land and buildings. Discouraged uses 
within the Public/Semi-Public Land Use District 
include adult-oriented businesses, and night clubs 
and bars selling alcohol. 

 
Major Street Plan:  The Major Street Plan designates Swartz Road as a 

Collector Street. The Major Street Plan designates 
South 78th Street as a Class A Thoroughfare. 

 
Required Parking:  Section 27-454(e) requires two (2) off-street parking 

spaces on the premises for each single-family 
dwelling, at least one of which shall be in a garage or 
carport. Section 27-668(a)(4) requires a place of 
worship to provide one (1) parking space for each six 
(6) seats or 9 linear feet of seating area. Lot 2, the 
parcel created for the existing single-family residence, 
has an attached garage that can accommodate at 
least one (1) vehicle and has a paved driveway that 
will have a driveway that can accommodate at least 
one (1) vehicle. Lot 1 is the parcel created for the 
existing place of worship, parking lot, and cemeteries. 
It is unclear how much seating is located within the 
vacant church, but there is an existing parking lot from 
when the church was operational and said parking lot 
will remain the same size after the platting process. 
Compliance with the parking minimum and ADA-
compliant parking spaces will be reviewed before the 
church would be granted a Certificate of Occupancy. 
Therefore, Lot 1 is in compliance with Sections 27-
454(e) and 27-676(a) and will maintain its current 
parking lot. 

 
Advertisement:      The Wyandotte Echo – December 15, 2022 

Letters to Property Owners – December 16, 2022 
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Public Hearing:       February 13, 2023 
 
Public Support:      None to date. 
 
Public Opposition:     None to date. 
 
RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. The previous property owners have received no noise or disturbance complaints.  
2. The current property owner has received no noise or disturbance complaints.  

 
Building or Code Enforcement Complaints: 
 

1. The previous property owners have not received any building or code 
enforcement complaints.  

2. The current property owner received a citation for a 14-day abatement for weeds 
0n 8/27/2019 (19225-04273). 

 
Outstanding or Related Permits and Cases: 
 

1. The previous property owners have no outstanding or related permits and cases. 
2. The current property owner has no outstanding or related permits and cases. 

 
STATUTORY REQUIREMENTS/FACTORS TO BE CONSIDERED 

 
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. 
 
Variances 1-2: These variance requests have been filed to grant a variance from 
the lot size and frontage required for all newly created residentially zoned lots 
that access a major street. The newly created lots have existing, legally non-
conforming development, which is a condition unique to the subject property. No 
additional development is planned. Merely subdividing the subject property in 
order to address the existing non-conformities is not considered an action of the 
property owner or applicant.  
 

2. The granting of the permit for the variance will not adversely affect the 
rights of adjacent property owners or residents. 
 
Variances 1-2: All variances requested represent a reconciliation between the 
existing development and the conditions thereby created, and the current 
requirements of the Zoning Code, which are triggered by the Preliminary and 
Final Plat of the subject property. The current church building was constructed in 
1953; it is unclear when the single-family residence on site was constructed, but 
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it was likely constructed contemporary with or after the church. Therefore, these 
are conditions which have been in place for years. Not only have adjacent 
property owners had notice as to the uses, site layout, size, and density of the 
subject property, but there will be no changes to these aspects of the subject 
property. Therefore, granting the variances will not adversely affect the rights of 
adjacent property owners or residents. 
 

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. 
 
Variances 1-2: Strict application of the provisions of the zoning ordinance would 
prevent the subject property from being replatted and subdivided to allow for the 
church and residence to split into separate parcels. This is because the size and 
dimensions of the subject property simply do not meet the requirements of 27-
280(f), regardless of any proposed subdivision. Therefore, strict application 
would prevent the residence to be sold and thus constitutes unnecessary 
hardship upon the property owner.  
 

4. The variance desired will not adversely affect the public health, safety, 
morals, order, convenience, prosperity, or general welfare. 
 
Variances 1-2: All variances requested represent a reconciliation between the 
existing development and the conditions thereby created, and the current 
requirements of the Zoning Code, which are triggered by the Preliminary and 
Final Plat of the subject property. Not only has the greater community had notice 
as to the uses, site layout, size, and density of the subject property, but there will 
be no changes to these aspects of the subject property. Therefore, granting the 
variances will not adversely affect the public health, safety, morals, order, 
convenience, prosperity, or general welfare. 
 

5. The granting of the variance desired will not be opposed to the general 
spirit and intent of the zoning ordinance. 
 
Variances 1-2: The spirit and intent of Section 27-280(f) is to maintain the 
aesthetics of collector streets and the surrounding area, as well as to limit the 
number of access points to the collector street, thus addressing vehicular safety 
concerns. The subject property is an existing development and no additional 
access points to Swartz Road or to South 78th Street will be created. Therefore, 
there will be no changes to the aesthetics of the area nor any additions of access 
points that create more opportunities for vehicle crashes with pedestrians or 
other vehicles. Thus, the variances are not opposed to the general spirit and 
intent of the zoning ordinance. 
 
 
 
 

PREVIOUS ACTIONS 
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• PLAT2022-040, a Preliminary and Final Plat to separate a place or worship and a 

single-family residence. 
 

NEIGHBORHOOD MEETING 
 

The applicant held a neighborhood meeting at 7819 Swartz Road on December 23, 
2022. Attached is the list of persons who attended the meeting, minutes, affidavit and/or 
submitted comments to the applicant. 
 
KEY ISSUES 

 
ADA-Compliant Parking Spaces 
Landscape Buffering 
Parking 
Proximity of Residential and Institutional Uses 
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 

 
General 
 
1. A complaint preliminary plat must be provided in conjunction with the final plat. 

The preliminary plat requirements are listed under Section 27-215(e). The full 
requirements are listed under “Planning and Urban Design Comments: General” 
under the Attachments section of the corresponding PLAT2022-043 staff report. 
 

2. Due to the vacant nature of the existing church, Grinter Chapel, it is unclear if Lot 
1 comply with the current parking minimums. As the church is currently vacant 
but has an existing parking lot, any question of parking requirements would not 
arise until the property has been renovated and a certificate of Occupancy is 
requested. At the time of request for a Certificate of Occupancy, Applicant or 
their successor’s must provide a floor plan demonstrating the maximum amount 
of seating within the building. 
 

3. The driveway apron at 1020 South 78th Street is in need of repair. The driveway 
apron must be fixed before the lot split can be reflected by the GeoSpatial 
Services Division. 

 
Planning Engineering Comments: 
 

1. Items that require plan revision or additional documentation before engineering 
can recommend approval: 

a. None 
 

2. Items that are conditions of approval: 
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a. None 
3. Comments that are not critical to engineering’s recommendations for this specific 

submittal, but may be helpful in preparing future documents: 
a. None 

 
STAFF RECOMMENDATION 

 
Staff recommends that the Board of Zoning Appeals APPROVE Appeal BOZA2022-068 
subject to all comments and suggestions outlined in this staff report, and summarized 
by the following conditions: 
 

1. Due to the vacant nature of the existing church, Grinter Chapel, it is unclear 
if Lot 1 comply with the current parking minimums. As the church is 
currently vacant but has an existing parking lot, any question of parking 
requirements would not arise until the property has been renovated and a 
certificate of Occupancy is requested. At the time of request for a 
Certificate of Occupancy, Applicant or their successor’s must provide a 
floor plan demonstrating the maximum amount of seating within the 
building; 

2. The driveway apron at 1020 South 78th Street is in need of repair. The 
driveway apron must be fixed before the lot split can be reflected by the 
GeoSpatial Services Division; 

3. 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; 

4. Per Section 27-723(a), no sign (including the structure or sign surface) 
shall be erected, installed, altered, relocated, rebuilt, or refaced until the 
unified government issues a sign permit. Only those signs permitted in this 
division shall be granted a sign permit. Contact the Department of Planning 
and Urban Design at (913) 573-5750 or signpermits@wycokck.org to begin 
this process; 

5. All existing and future driveways must feature curb cuts that are 
constructed to UG standards; 

6. A Right-of-Way Permit may be required. Applicant is required to contact the 
Public Works Department at (913) 573-5311 or by info@wycokck.org to 
confirm if they need a right-of-way permit, and if so, must take it upon 
themselves to initiate the permit process accordingly; 

7. Approval of this case by the Board of Zoning Appeals, and the conditions 
of approval contained herein, has been granted independent of any and all 
covenants, conditions, and restrictions (CC&R) of the plat or subdivision 
within which the subject property is located. It is the responsibility and 
duty of the applicant and/or landowner to ensure that the exercise of 
variance(s) approved, or any portion thereof, do(es) not violate the 
applicable and enforceable CC&R of the plat or subdivision within which 
the subject property is located; and, 

8. This Board of Zoning Appeals case is being heard in conjunction with 
PLAT2022-040. Any approval by the Board of Zoning Appeals of this case, 
and the conditions of approval contained herein, are contingent, and shall 

mailto:signpermits@wycokck.org
mailto:info@wycokck.org
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only go into effect, upon the approval of Petition PLAT2022-040 by the 
Unified Government City Planning Commission and upon any ordinance 
publications required by law. 

 
ATTACHMENTS 

 
Aerial Map 
Zoning Map 
Land Use Map 
Five Statutory Requirements Answered by Applicant 
Neighborhood Meeting Materials 
Preliminary & Final Plat of Grinter’s Chapel 
Photographs of 7819 Swartz Road Provided by Applicant 
Photographs of 1020 South 78th Provided by Applicant 
Site Visit Photographs by Staff, Dated December 15, 2022 
 
REVIEW OF INFORMATION AND SCHEDULE 

 
Action     Board of Zoning Appeals   
Public Hearing            
Variance    February 13, 2023 
       
      
STAFF CONTACT:  Michael Farley 
       mfarley@wycokck.org  
 
MOTIONS 

 
I move the Kansas City, Kansas Board of Zoning Appeals APPROVE Appeal 
BOZA2022-068 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 of the Kansas City, Kansas 
Board of Zoning Appeals: 
 

1. _________________________________________________________ 
 
2. _________________________________________________________; AND 
 
3.                                                                                                                    _ 

OR 
 
I move the Kansas City, Kansas Board of Zoning Appeals DENY Appeal BOZA2022-
068, as it is not in compliance with the City Code, as it will not promote the public 
health, safety and general welfare of the City of Kansas City, Kansas; and other such 
reasons that have been mentioned. 

mailto:mfarley@wycokck.org
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AERIAL MAP 

 
 
 
 

ZONING MAP 
 
 

  

↑ 
N 

↑ 
N 
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LAND USE MAP 
 
 

 

↑ 
N 

City-Wide Master Plan Land Uses 
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FIVE STATUTORY REQUIREMENTS ANSWERED BY THE APPLICANT 
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FIVE STATUTORY REQUIREMENTS ANSWERED BY THE APPLICANT, CONT. 
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NEIGHBORHOOD MEETING MATERIALS 
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NEIGHBORHOOD MEETING MATERIALS, CONT.  
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NEIGHBORHOOD MEETING MATERIALS, CONT.  
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NEIGHBORHOOD MEETING MATERIALS, CONT.  
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PRELIMINARY & FINAL PLAT OF GRINTER’S CHAPEL 
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PRELIMINARY & FINAL PLAT OF GRINTER’S CHAPEL, CONT. 
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PHOTOGRAPHS OF 7819 SWARTZ ROAD PROVIDED BY APPLICANT 
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PHOTOGRAPHS OF 1020 SOUTH 78TH PROVIDED BY APPLICANT 
  



 
BOZA2022-068 February 13, 2023 21 

SITE VISIT PHOTOGRAPHS BY STAFF, DATED DECEMBER 15, 2022  
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SITE VISIT PHOTOGRAPHS BY STAFF, DATED DECEMBER 15, 2022, CONT. 

 

 


