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To:   Board of Zoning Appeals 
          
From:   Planning and Urban Design Staff  
  
Date:   July 10, 2023  
  
Re:   Petition BOZA2023-025       
 
GENERAL INFORMATION 
 
Applicant:  
Roger Barrett 
 
Status of Applicant:  
SK Design Group, Inc. 
4600 College Boulevard, Suite 100 
Overland Park, KS 66211 
 
Requested Action:     
Approval of a variance.  
 
Date of Application:  
May 26, 2023 
 
Purpose:  
This appeal has been filed to build a 60-
unit, six (6) story apartment building with 
ground floor retail. Sec. 27-465(f)(1) states 
uses in this district need not provide off-
street parking, except that residential 
occupancies shall provide not less than 
one (1) off-street parking space for each 
dwelling unit, and hotels shall provide one 
(1) off-street parking space for each room. 
Such parking spaces shall be paved and 
shall be on the premises or off the 
premises within 200 feet of the main 
entrance to the building served. Appellant 
is requesting 14 parking spaces, a violation 
of 46 spaces. 
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Purpose (cont’d): Sec. 27-465(f)(1) Such spaces shall be paved and 
shall be on the premises or off the premises within 
200 feet of the main entrance to the building served. 
The Wyandotte County Public Health Department 
Parking Lot (Lot E) is within 200 feet of the main 
entrance of the building. City Hall Lofts garage is 250 
feet from the main entrance of the building served and 
the Unified Government Parking Lot #6 is 465 feet 
from the main entrance of the building served 
violations of 50 feet and 265 feet, respectively. 
 
A total of 60 off-street spaces are required. 14 spaces 
are provided on-site, 20 spaces are provided in UG 
Lot E (WYCO Health Department), 15 spaces in UG 
Lot 6 (across the street from the KCKFD 
Headquarters) and 11 spaces in City Hall Lofts 
garage. A violation of zero (0) spaces. 
 

Property Location:   810 North 6th Street 
 Kansas City, KS 66101 
 
Commission Districts:   Commissioner At-Large, District #2: Tom Burroughs 

District #2 Commissioner: Brian McKiernan 
 
Existing Zoning:   C-D Central Business District 

 
Adjacent Zoning:   North:  C-0 Nonretail Business District  

 South: CP-0 Planned Nonretail Business District 
 East:   C-D Central Business District  
 West:  C-0 Nonretail Business District 

 
Adjacent Uses:                            North:  Huron Park 

        South: City Hall and WYCO Health Department 
parking lot 

        East:   Apartments and KCKFD Headquarters 
        West:  Huron Park 

 
Neighborhood Characteristics: The character of the neighborhood is comprised of a 

mixture of single-family homes to the south and east 
known as the Strawberry Hill neighborhood including 
a variety of churches and City Hall as the defining 
landmarks of the neighborhood and commercial 
businesses and commercially zoned parcels along 6th 
Street and Ann Avenue, west of 6th Street.  

 
Total Tract Size:     0.53 Acres  
 
Master Plan Area: Downtown Area Plan 
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Master Plan Designation: The Downtown Area Plan designates this property as 

Catalyst Block, which seeks to allow a 
community/regional cultural destination, provide 
mixed-use development, maintain public open space.  

 
Major Street Plan:   The Major Street Plan classifies North 6th Street as a 

Class C Thoroughfare and Ann Avenue as Local 
Street. 

 
Required Parking: This appeal has been filed to build a 60-unit, six (6) 

story apartment building with ground floor retail. Sec. 
27-465(f)(1) states uses in this district need not 
provide off-street parking, except that residential 
occupancies shall provide not less than one (1) off-
street parking space for each dwelling unit, and hotels 
shall provide one (1) off-street parking space for each 
room. Such parking spaces shall be paved and shall 
be on the premises or off the premises within 200 feet 
on the main entrance to the building served. 60 
parking spaces are required. 14 parking spaces are 
provided. 

 
 Note: The proposed zoning code amendment parking 

requirement for apartments is one (1) space per 
dwelling unit. 60 dwelling units are proposed. 60 
parking spaces are required, a violation of 46 parking 
spaces. 46 off-site parking spaces are proposed 
between UG Parking Lot #6, UG Parking Lot E and 
City Hall Lofts garage. 
 

Advertisement:   Property Owners Letters – June 16, 2023 
Wyandotte Echo – June 15, 2023 

 
Public Hearing:   July 10, 2023 
 
Public Support:   None to date. 
 
Public Opposition:   None to date. 
  
RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. None 
 
 
Building, Zoning, or Code Enforcement Complaints: 
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1. None  

 
Outstanding or Related Permits and Cases: 
 

1. COZ2022-042 – Change of Zone from C-0 Planned Nonretail Business District to 
C-D Central Business District (Approved).  

2. BOZA2023-060 – Variance for minimum distance for off-street parking (Denied). 
 

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. 

 
This specific corner of 6th and Ann Avenue is unique because this undeveloped 
parcel is within the Huron Place Historic District and is directly across the street 
to the west from the Historic City Hall Lofts. The Downtown Area Plan 
encourages mixed use development in the downtown and provides enhanced 
pedestrian connection to and within the block, which the Applicant is attempting 
to do. The Applicant has not created an action to cause this variance request.  
 
While the zoning code does not require off-street parking for the majority of uses 
within the C-D District, residential and hotel uses are the exception. The 
Applicant has entered into an agreement with the Unified Government (UG) for 
off-site, off-street parking that is approximately 145 feet (UG Health Department 
– Lot E) and 465 feet (UG Parking Lot 6) from the front door of the City Hall 
Place (proposed apartments) and City Hall Lofts garage that is approximately 
250 feet from the front door, which again, exceeds Sec. 27-465(f)(1), but reduces 
the overall variance request from 46 spaces to zero (0). 
 

2. The granting of the permit for the variance will not adversely affect the 
rights of adjacent property owners or residents. 

 
The 46 off-street, off-site parking spaces between City Hall Lofts Garage, UG 
Parking Lot E and UG Parking Lot #6 in addition to the 14 on-site parking spaces 
account for 100% of the parking required to comply with the parking code. The 
applicant has an agreement in place for 20 spaces with the Unified Government, 
which is contingent upon this variance and has agreed to allow with an adjacent 
property owner to alleviate the strain that already exists in Strawberry Hill 
regarding single family residences and on-street parking. 
 
The off-site, off-street parking spaces that are allocated for this development are 
currently not in use by residents in City Hall Lofts or UG employees or customers 
within UG Parking Lot #6.  
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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. 

 
If the request is denied, the Applicant will need to modify the site and floor plans 
by reducing the number of units, obtain a parking agreement for additional off-
street parking that are closer than what is advertised in the variance request or 
assemble more land to meet the minimum parking requirements. 

 
4. The variance desired will not adversely affect the public health, safety, 

morals, order, convenience, prosperity, or general welfare. 
 

The variance desired will not adversely affect the public health, safety, morals, 
order, convenience, prosperity, or general welfare as the Downtown Area Plan 
encourages development closer to and density along major thoroughfares. 
 

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

 
The spirit and intent of the zoning ordinance is to ensure that there is enough 
parking for residents based on a two (2) car household. This is unique because 
guests will most likely have one (1) car and there are two (2) bus stops at the 
northwest corner and southwest corner of the 6th and Ann Avenue intersection.  
In addition to providing 85% of the required parking through on- and off-site, off-
street parking agreements, there is a bus stop directly in front of the proposed 
site, and appears to meet the spirit and intent of the zoning ordinance.  
 
The spirting and intent on the zoning ordinance regarding establishing the 
maximum distance for off-street, off-site parking is to ensure that it is not 
burdensome for residents. While the distances exceed the 200-foot distance 
requirement, the parking lots themselves are relatively close in the context of 
parking in a downtown, urban environment. They are all within a single, standard 
size block in Downtown KCK. 
 

PREVIOUS ACTIONS 
 

• BOZA2022-060 was denied by the Board of Zoning Appeals on February 13, 
2023 to exceed the 200-foot maximum distance requirement for off-street parking 
for residential developments in the C-D Central Business District. 

 
NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting via Zoom on June 26, 2023. Attached is the 
list of persons who attended the meeting, minutes, affidavit and/or submitted comments 
to the applicant. 

 



BOZA2023-025 July 10, 2023 6 

STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 

1. For clarification, the applicant is providing 14 on-site, off-street parking spaces. 
The Applicant has a signed agreement with the Unified Government for 20 
spaces within Lot E, across the street from 810 North 6th Street. Lot E is within 
200 feet of the property in question; therefore these 20 spaces can be included in 
the total for on-site, off-street parking. 34 parking spaces are provided by the 
Applicant that complies with Sec. 27-465(f)(1). 
 
The remaining off-site, off-street parking spaces are included within two (2) 
agreements, the Unified Government for 15 spaces within Lot 6 (525 Minnesota 
Avenue) approximately 465 feet from the property in question and 16 spaces 
within City Hall Lofts garage (538 Ann Avenue) approximately 250 feet from the 
property in question. Both sites are greater than 200 feet from the 810 North 6th 
Street, therefore a variance is required. 
 
Including all off-street parking for this development, there is a surplus of five (5) 
parking spaces within 465 feet of 810 North 6th Street. 

2. Provide a parking agreement between City Hall Place and UG Parking Lot E to 
show the Board of Zoning Appeals that 20 spaces are available for City Hall 
Place residents.  
 
Applicant Response: The Owner is working with the UG to finalize the parking 
agreement. Also note that in addition to the 20 spaces in Lot E, the parking 
agreement will also provide 15 spaces in Lot 6. 
 

3. This Board of Zoning Appeals case was heard in conjunction with COZ2022-042, 
which is to rezone the property from CP-0 Planned Nonretail Business District to 
C-D Central Business District to build 60 multi-family units. 
 
Applicant Response: Noted. 
 

4. What is the new unit to parking ratio for City Hall Lofts? 
 
Applicant Response: The rehab of City Hall Lofts and new construction of City 
Hall Place will be collectively owned under the same ownership. When 
combined, the total parking spaces to units of housing provided will be 109 
parking spaces to 104 units (1.05 spaces to units). Broken down at the individual 
building level: 
 
City Hall Lofts: There are a total of 60 spaces in the garage. City Hall Lofts 
contain 44 units and have one (1) space per unit for a 1:1 parking ratio. City Hall 
Place will have 65 spaces to 60 apartments (1.08 spaces to apartments). 

a. 14 spaces in the building parking lot; 
b. 16 spaces in the City Hall Lofts garage; 
c. 20 spaces in Lot E (619 Ann Avenue); and, 
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d. 15 spaces in Lot 6 (525 Minnesota Avenue). 
 

5. Now that there are additional parking spaces being utilized, will there be 
rideshare (Uber, Lyft, etc.) or other vehicle services provided either in the lot itself 
or a dedicated space at the curb along North 6th Street or Ann Avenue? 
 
Applicant Response: Rideshare and similar services can utilize the parking lot at 
the site for drop offs and pick-ups, but a dedicated spaces will not be provided in 
the lot. 
 

6. Does the owner/operator intend to decouple parking from monthly rents?  
 
Applicant Response: No, as the owner will not charge residents for parking. 
Owner will pay this expense without reimbursement from tenants. 
 

Planning Engineering Comments: 
 
A) Items that require plan revision or additional documentation before engineering can 

recommend approval: 
1) None 

B) Items that are conditions of approval: 
1) None 

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 BOZA2023-025 
subject to all comments and suggestions outlined in this staff report, and summarized 
by the following conditions: 
 

1. This Board of Zoning Appeals case was heard in conjunction with 
COZ2022-042, which is to rezone the property from CP-0 Planned Nonretail 
Business District to C-D Central Business District to build 60 multi-family 
unit mixed use development; 

2. Review Appendix A in the Downtown Master Plan as building design, 
streetscape design and open space design are discussed as length. 
Incorporate these elements into the development plan. 
 
https://www.wycokck.org/files/assets/public/planning-amp-urban-
design/documents/downtown_master_plan.pdf; 

3. Replace, prune, and maintain all street trees and street wells along all 
pedestrian paths of travel, including northern length of Armstrong Avenue 
between 5th Street and 6th Street, north along Ann Avenue to the garage, 
and both sides of 6th Street from Armstrong Avenue to Ann Avenue; 

4. Restripe all crosswalks at 6th and Armstrong Avenue and 6th and Ann 
Avenue, and upgrade to ADA compliance as needed; 

https://www.wycokck.org/files/assets/public/planning-amp-urban-design/documents/downtown_master_plan.pdf
https://www.wycokck.org/files/assets/public/planning-amp-urban-design/documents/downtown_master_plan.pdf
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5. All overstory trees shall be at least two (2) inch caliper when planted. All 
ornamental trees shall be at least two (2) inch caliper when planted. All 
evergreens shall be at least six (6) feet when planted. All shrubs shall be 
five (5) gallons when planted; 

6. Record the parking agreement between City Hall Place and City Hall Lofts 
Garage to show the Board of Zoning Appeals that 16 spaces are available 
for City Hall Place residents with the Register of Deeds; and, 

7. Record the parking agreement between City Hall Place and the Unified 
Government for 20 spaces within Lot E (619 Ann Avenue) and 15 within Lot 
6 (525 Minnesota Avenue) for City Hall Place residents with the Register of 
Deeds. This agreement shall be notarized and recorded prior to filing an 
application for a Final Development Plan. 
 

ATTACHMENTS 
 
Aerial Map 
Zoning Map 
Land Use Map 
Applicant’s Five (5) State Statute Criteria 
Applicant Response Letter 
Neighborhood Meeting Minutes 
Parking Agreement between City Hall Place and City Hall Lofts 
Parking Agreement between City Hall Place and the Unified Government  
Off-Site Parking Distance Map 
Unified Government – Downtown Parking Lot Map 
Site Plan 
Grading Plan 
Landscape Plan 
Building Elevations 
Site Photographs taken by Staff dated November 15, 2022 
Letter from the Unified Government Department of Economic Development 
Letter from the Kansas City, Kansas Housing Authority  
 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action    Board of Zoning Appeals  
Public Hearing       July 10, 2023 
          
      
STAFF CONTACT:  Byron Toy, AICP 
    btoy@wycokck.org  
 
 
 
MOTIONS 
 

mailto:btoy@wycokck.org
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I move the Board of Zoning Appeals APPROVE Case BOZA2023-025 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 BOZA2023-025, as it is not in 
compliance with the City Ordinances 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. 
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Figure 1. Aerial Photograph of 810 North 6th Street (provided by UG Maps).
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Figure 2. Zoning Map of 810 North 6th Street (provided by UG Maps). 
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Figure 3. Downtown Master Plan Land Use Designation Map of 810 North 6th Street (provided by 
ArcMap). 
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Figure 4. Site Photograph of 810 North 6th Street looking northwest from North 6th Street 
(provided by Planning Staff). 
 

 
Figure 5. Site Photograph of 810 North 6th Street looking west from North 6th Street (provided by 
Planning Staff). 
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Figure 6. Site Photograph of 810 North 6th Street looking southwest from North 6th Street 
(provided by Planning Staff). 
 

 
Figure 7. Site Photograph of 810 North 6th Street looking south from North 6th Street (provided by 
Planning Staff). 
 



BOZA2023-025 July 10, 2023 49 

 
 



BOZA2023-025 July 10, 2023 50 

 
 



BOZA2023-025 July 10, 2023 51 

 
 
 
 
 


	Re:   Petition BOZA2023-025
	GENERAL INFORMATION
	RELATED ENFORCEMENT AND ACTION ITEMS
	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.
	While the zoning code does not require off-street parking for the majority of uses within the C-D District, residential and hotel uses are the exception. The Applicant has entered into an agreement with the Unified Government (UG) for off-site, off-s...
	2. The granting of the permit for the variance 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.
	4. The variance desired 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.
	PREVIOUS ACTIONS
	NEIGHBORHOOD MEETING
	STAFF COMMENTS AND SUGGESTIONS
	REVIEW OF INFORMATION AND SCHEDULE
	MOTIONS


	OR

