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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:   City Planning Commission 
          
From:   City Staff  
  
Date:   March 28, 2019 
   
Re: Change of Zone Petition #3183 
  
GENERAL INFORMATION 
 
Applicant:  
Matt Schlicht, P.E.,P.L.S. 
 
Status of Applicant:  
Representative 
Engineering Solutions 
50 Southeast 30th Street 
Lee’s Summit, MO 64082 
 
Requested Actions:     
Change of Zone from 
RP-1 Planned Single Family District 
to R-1 Single Family District. 
 
Date of Application:  
January 25, 2019 
 
Purpose:   To create a single family 
residential subdivision with 25 lots 
and a 37.9 acre common area. 
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Property Location: 4401 North 115th Street 
 
Existing Zoning: RP-1 Single Family District 
 
Existing Surrounding Zoning: North:    AG Agriculture District 

         South:   R-1 Single Family District 
             East:    RP-1 Planned Single Family District 
             West:    AG (WYCO) Agriculture District 
 
Existing Uses: North:   Agriculture, single family houses 
       South:   Platted single family subdivision 
       East:   Platted single family subdivision 
       West:   Agriculture 
 
Total Tract Size: 163.3 acres 
 
Master Plan Designation:   The majority of the property is designated Planned Low 
Density Residential district in the Prairie Delaware Piper Master Plan.  The southern 
portion is designated Planned Suburban Residential District.    
 
Major Street Plan:  The City-Wide Master Plan designates 115th Street as a Class C 
Thoroughfare and Hollingsworth as a Collector Street 
 
Advertisement:   The Wyandotte Echo – Change of Zone - February 14, 2019 

Letters to Property Owners – Change of Zone – February 13, 2019, 
March 19, 2019 and April 2, 2019 

 
Public Hearings:  March 11, 2019, March 28, 2019 and April 8, 2019 
 
Public Opposition: There were 2 people present at the March 11, 2019 City Planning 
Commission meeting. 
 
PROPOSAL 
 
Detailed Outline of Requested Action:  Matt Schlicht with Engineering Solutions has 
applied to create a single family subdivision with 25 lots and a 37.9 acre common area.  
The subdivision includes large lots that are approximately 5 acres in size with a few lots 
smaller than 5 acres. 
 
City Ordinance Requirements: Article XXII Sections 27-1001 – 27-1419 and Article XXI 
Sections 27-501 - 27-1000 
 
FACTORS TO BE CONSIDERED 
 

1. Neighborhood character 
 

This area is surrounded by single family subdivisions with agricultural uses to the 
north and west. 
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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. 

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

Will removal of the restrictions detrimentally affect nearby property? 
 
Removal of restrictions will not detrimentally affect nearby property. 
 

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

The property has not been developed in the past. 
 

5. The extent to which the proposed use is reasonably necessary for the 
convenience and welfare of the public and will not substantially or 
permanently injure the appropriate use, visual quality or marketability of 
nearby property. 

 
The proposed use will provide additional single family lots and housing options 
for the community. 

 
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. 

 
Lots 1, 2, 11, and 12 have either less than 5 acres, less than 300 feet of frontage 
or both on a major thoroughfare.  This could create an excessive number of 
driveways on a major thoroughfare without adequate spacing.  Variance petition 
#2318 is a variance request that includes these issues. 
 

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

The Prairie Delaware Piper Master Plan designates this property as low density 
residential.  A small portion of the property in the south is designated planned 
suburban residential. The lot sizes are larger than the 3 acre to 1/3 acre range 
stated in the land use plan.  The low density residential land use district also 
discourages development proposals for lots that front a major arterial.  The 
district does encourage clustering of units to allow for open space and other 
community amenities. 

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

enhance the environment. 
 

The proposed use is not foreseen to cause environmental harm or enhance the 
environment. 
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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 
 

Septic 
 

c. Storm water control 
 

To be designed to city code. 
 

d. Police 
 

Police service is provided by West Patrol, District #223 
 

e. Fire 
 

Fire service is provided by Fire District #4 
 

f. Transit 
 

None 
 

g. Schools 
 
  Piper USD 203 
 

h. Streets  
 

See item #6 above 
 

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

The low density of the development may result in lower tax revenue overall for 
the amount of land.  However, the ability to develop on septic and the lack of 
internal local streets may provide a cost benefit for future maintenance. 
 

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

 
The proposed use is capable of meeting applicable ordinance requirements, 
except the zoning code requirements which the developer has applied for a 
zoning variance. 
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12. The relative gain to the public health, safety, and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 

  
The proposed use will provide additional housing lots and will not impose a 
hardship on individual landowners.  

 
 13. Development of such character that it can be used safely without danger to 

health, or peril from fire, flood, erosion, excessive noise or other adversity. 
 

In general, the development is of such a character that it can be used safely 
without danger to health, or peril from fire, flood, erosion, excessive noise or 
other adversity.  The lots that do not meet the requirements for lot frontage or 
size on a major thoroughfare may pose a safety risk due to excessive number of 
driveways or inadequate spacing of driveways on a major thoroughfare. 

 
 14. Streets are designed so as to provide a safe, convenient and functional 

system for vehicular traffic, and having such width, gradient, location and 
structural quality as to accommodate prospective traffic as determined by 
existing and probable future land and building uses. 

   
This development has limited internal local street circulation; the lots are largely 
served from the existing streets.  The lots that do not meet the requirements for 
lot frontage or size on a major thoroughfare may pose a safety risk due to 
excessive number of driveways or inadequate spacing of driveways on a major 
thoroughfare.  Additionally, the Prairie Delaware Piper Master Plan discourages 
developments that have lot frontages on major thoroughfares. 

 
15.  Assurance that buildings, lots, blocks, parcels and streets are so arranged 

as to afford adequate light, open space or air, to facilitate fire protection, 
and to provide for long-term sustained real estate values. 

 
The buildings, lots, blocks, parcels and streets are so arranged as to afford 
adequate light, open space or air, to facilitate fire protection, and to provide for long-
term sustained real estate values. 

 
 16. Development patterns are designed with due regard to topography, so that 

the natural features of the land and vegetation shall be protected and 
enhanced. 

 
The development is designed with due regard to topography.  The large common 
lot is largely a response to the topography of the site. 

 
 17. Adequate sites are provided for schools, parks, playgrounds, and other 

community services so that residents of all neighborhoods shall have 
convenient access to such facilities. 

 
This development is near Piper Elementary, Middle School and High School.  
The area does not have great access to  parks and playgrounds.  It is unclear 
what amenities will be available in the subdivision and whether all lots will have 
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access to amenities, such as the lots that do not have access to the large 
common area. 
 

PREVIOUS ACTIONS 
 
A Preliminary Plat for Northridge First Plat Lots 1-239 & Tracts A, B, C, D, E & F was 
submitted in August 2017, but was withdrawn before any action was taken. 
 
At the March 28, 2019 Board of Commissioners meeting this application was referred 
back to the City Planning Commission for further discussion/commitment to the 
recommended stipulations by the City Planning Commisson. 

 
NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting on February 21, 2019.  The neighborhood 
meeting minutes are attached to this report. 
 
KEY ISSUES 
 
Lots with frontages on major thoroughfares 
Amenities. 
 
PREVIOUS PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission voted 7 to 0 to recommend APPROVAL of Change of Zone 
Application #3183, subject to: 
 
Urban Planning and Land Use Comments: 
 

1. Please describe why it is necessary to have lots that have less than 300 
feet of frontage and less than 5 acres on 115th Street as required by the 
code. 
 
Applicant Response:  Lot 1 is the only lot that is less than 300 feet and it is 
only 2 inches short, we ask this be allowed as a variance.  The area of Lots 
1 and 2 are less than 5 acres but greater than 3 acres, due to the irregular 
lot shapes.  The 2 lots are equal to and in most cases larger than the lots in 
the existing Piper Estates subdivision and because the lots are consistent 
with the surrounding areas the developer is requesting a variance.  
Additionally, if the lots were combined the total area of the two lots would 
be nearly twice the size of the existing adjacent lots. 
 

2. The cul-de-sac lots should have side lot lines that are radial to the cul-de-
sac and do not have bends in the side lot lines.  Please adjust the lines 
between lots 19 and 20, and 21 and 22.  
 
Applicant Response:  The new side lots lines for lots 19-22 are radial to the 
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cul-de-sac except the existing lot lines that were existing from previous 
plats. 
 
Staff Response:  The above comment was meant to remove the bends in 
the side lot lines to provide side lot lines that are straight and radial to the 
cul-de-sac.  The diagram below provides a visual example. 

 
 
 

3. How will lots with no common property line with the common area be able 
to access and use the common area? 
 
Applicant Response: An access easement has been added to access the 
Common Area 
 
Staff Response:  The tract must access to a public street meeting the 
minimum lot width of the zoning district. 
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4. What are the proposed covenants and restrictions? 
 
Applicant Response: proposed CC&R’s have been provided for review 
 

5. What are the proposed amenities? Developers with less than 50 lots shall 
provide one amenity such as those listed in the table below: 

 
 

 
 
Applicant Response: The developer is proposing to make a series of nature 
trails thorughout the common area. 

 
6. Applicant must change the subdivision name so it will not be confused 

with the existing adjacent subdivision and its amenities. 
 

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): 
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1) Final development plans and a final plat will have to be approved by UG 
staff and Planning Commission prior to construction permit acquisition. 
This will include final engineering, calculations, and complete drawings 
with construction notes and details. The Final Development Plans/Plat 
must meet the requirements of UG standards and criteria. 

2) The County Surveyor makes separate technical review of the plat and 
submits comments directly to the preparer of the plat.  Provide revised 
plat in accordance with engineering and County Surveyor comments. 

3) Construction plans shall meet UG standards and criteria and shall be 
reviewed and approved by UG prior to construction permit acquisition. 

C) Comments that are not critical to engineering’s recommendations for this 
specific submittal, but may be helpful in preparing future documents: 

None 
 
Additional Stipulations from City Planning Commission Meeting: 
 
1. Eleven lots on 115th Street to comply with Board of Zoning Appeals 

approval. 
2. Animals and farm restrictions are included in the CCR. 
3. Code-compliant access to the open space. 
4. Change the subdivision name. 
5. Tree preservation of at least half the area and then at final plat show what 

percentage larger than that (50%) they can preserve on each lot and record 
that. 

6. Lot 25 should be squared up and access to Lot 132 of the existing 
subdivision.   

7. Work with Public Works for signage on the cul-de-sac. 
 

STAFF COMMENTS AND SUGGESTIONS 
 
The staff concurs with the recommendation of the City Planning Commission.  However, 
the staff would like a firm commitment from the applicant regarding the recommended 
stipulations. 
 
STAFF RECOMMENDATION 

 
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 
recommends APPROVAL of Petition #3183, subject to all comments and suggestions 
outlined in this staff report. 
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ATTACHMENTS 
 
March 11, 2019 City Planning Commission Minutes 
Photos 
Conservation District Comments 
Fire Department Comments 
GeoSpatial Services Comments 
Neighborhood Meeting Minutes 

 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action  Planning Commission Board of Commissioners   
Public Hearing March 11, 2019  March 28, 2019      
Rezoning Approval  Referred Back       
  
        
      
STAFF CONTACT:  Zach Flanders 
    zflanders@wycokck.org  
 
MOTIONS 
 
I move the Kansas City, Kansas City Planning Commission uphold its previous 
recommendation of APPROVAL of Petition #3183 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: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 
OR 
 
I move the Kansas City, Kansas City Planning Commission reverse its previous 
recommendation and recommend DENIAL of Petition #3183 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. 
 
 
 
 
 
 

mailto:zflanders@wycokck.org
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March 11, 2019 City Planning Commission Minutes: 
 
Hearing Starts At 44:40:    
 
CHANGE OF ZONE APPLICATION #3183 – MATT SCHLICHT – SYNOPSIS: Change 
of Zone from RP-1 Planned Single Family District to R-1 Single Family District for 
continuation of the residential development at 4401 North 115th Street. 
 
NORTHRIDGE FIRST PLAT – SYNOPSIS:  Preliminary Plat for 25 single-family lots at 
4401 North 115th Street 
 
Detailed Outline of Requested Action:  Matt Schlicht with Engineering Solutions has 
applied to create a single family subdivision with 25 lots and a 37.9 acre common area.  
The subdivision includes large lots that are approximately 5 acres in size with a few lots 
smaller than 5 acres. 
 
The following items were included as part of the record for this case: 

1. The City’s currently adopted zoning and subdivision regulations;  
2. The official zoning map for the area in question;  
3. The City’s currently adopted Master Plan for the area in question;  
4. The staff report and attachments dated March 11, 2019  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file;  
6. The Notice in the Wyandotte Echo dated February 14, 2019 for the change of 

zone application;  
7. The Notices to property owners dated February 13, 2019; and 
8. The testimony from the Board of Zoning Appeals meeting tonight. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on 
this application.  (No one responded in the affirmative.) 
 
Present in Support: 
 
 Matt Schlicht, applicant, Engineering Solutions, 50 Southeast 30th Street, Lee’s 

Summit, MO 64082 
 Guy Tiner, 924 South 132nd Street, Bonner Springs, Kansas 

 
Present in Opposition: 
 
 Bill Hurrelbrink, 11022 Cleveland Avenue, Kansas City, Kansas, under contract 

to purchase 4316 North 112th Street, Kansas City, Kansas 
 Dana Bye,  10708 Augusta Drive, Vice President of the Northridge at Piper 

Estates Neighborhood Association 
 

Staff Recommendation starts at 1:07:44:  Planning Director Richardson stated that 
the Board of Zoning Appeals approved 11 lots along 115th Street.  The owner has 
indicated that they will do restrictions in their covenants related to animals and farm 
uses and he would make that an additional stipulation for this application.  He further 
stated that they will also be required to do a code-compliant access to the open space 
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which would be a 65 or 70 foot access off one of the internal streets.  They will change 
the name of the subdivision and inform staff and the neighborhood association of the 
name change.  They said that they were going to preserve the trees and for now he 
would stipulate that they have to preserve half of the trees on every lot.  As they come 
back for review of the final plat he wants them to clarify how much more (percentage) 
they can do to preserve the trees on each lot.  It will be shown on the final plot plan and 
the plat which will be recorded with the Register of Deeds.  He stated that he does not 
really have a problem with Lot 25 but it might be better if it was squared off like the other 
subdivision because if there is another fence it is going to look odd.  He would 
recommend squaring off the shape a little bit so there is not a long narrow lot behind 
someone’s property and off-set the access so the driveway access would be east of the 
southern extension of 112th Street similar to Lot 132.  With regard to the cul-de-sac, 
they need to work with Public Works for some type of signage.  Director Richardson 
stated that with these additional seven stipulations, the staff recommends approval. 
 
Motion and Vote Starts at 1:13:09:  
 
On motion by Dr. Serda, seconded by Mr. Reasons, the Planning Commission voted as 
follows to RECOMMEND APPROVAL of Change of Zone Application #3183:     
Carson  Chairman 
Cho   Aye 
Connelly  Aye 
Ernst   Aye 
Jones   Aye 
Miller   Aye 
Neal   Not Present 
Reasons  Aye 
Serda   Aye 
Huey   Not Present 
Pauley  Not Present 
Motion to recommend APPROVAL Passed: 7 to 0 
Subject to: 
 
Urban Planning and Land Use Comments: 
 

1. Please describe why it is necessary to have lots that have less than 300 
feet of frontage and less than 5 acres on 115th Street as required by the 
code. 
 
Applicant Response:  Lot 1 is the only lot that is less than 300 feet and it is 
only 2 inches short, we ask this be allowed as a variance.  The area of Lots 
1 and 2 are less than 5 acres but greater than 3 acres, due to the irregular 
lot shapes.  The 2 lots are equal to and in most cases larger than the lots in 
the existing Piper Estates subdivision and because the lots are consistent 
with the surrounding areas the developer is requesting a variance.  
Additionally, if the lots were combined the total area of the two lots would 
be nearly twice the size of the existing adjacent lots. 
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2. The cul-de-sac lots should have side lot lines that are radial to the cul-de-
sac and do not have bends in the side lot lines.  Please adjust the lines 
between lots 19 and 20, and 21 and 22.  
 
Applicant Response:  The new side lots lines for lots 19-22 are radial to the 
cul-de-sac except the existing lot lines that were existing from previous 
plats. 
 
Staff Response:  The above comment was meant to remove the bends in 
the side lot lines to provide side lot lines that are straight and radial to the 
cul-de-sac.  The diagram below provides a visual example. 

 
 
 

3. How will lots with no common property line with the common area be able 
to access and use the common area? 
 
Applicant Response: An access easement has been added to access the 
Common Area 
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Staff Response:  The tract must access to a public street meeting the 
minimum lot width of the zoning district. 
 

4. What are the proposed covenants and restrictions? 
 
Applicant Response: proposed CC&R’s have been provided for review 
 

5. What are the proposed amenities? Developers with less than 50 lots shall 
provide one amenity such as those listed in the table below: 

 
 

 
 
Applicant Response: The developer is proposing to make a series of nature 
trails thorughout the common area. 

 
6. Applicant must change the subdivision name so it will not be confused 

with the existing adjacent subdivision and its amenities. 
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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) Final development plans and a final plat will have to be approved by UG 

staff and Planning Commission prior to construction permit acquisition. 
This will include final engineering, calculations, and complete drawings 
with construction notes and details. The Final Development Plans/Plat 
must meet the requirements of UG standards and criteria. 

2) The County Surveyor makes separate technical review of the plat and 
submits comments directly to the preparer of the plat.  Provide revised 
plat in accordance with engineering and County Surveyor comments. 

3) Construction plans shall meet UG standards and criteria and shall be 
reviewed and approved by UG prior to construction permit acquisition. 

C) Comments that are not critical to engineering’s recommendations for this 
specific submittal, but may be helpful in preparing future documents: 

None 
 
Additional Stipulations from City Planning Commission Meeting: 
 
1. Eleven lots on 115th Street to comply with Board of Zoning Appeals 

approval. 
2. Animals and farm restrictions are included in the CCR. 
3. Code-compliant access to the open space. 
4. Change the subdivision name. 
5. Tree preservation of at least half the area and then at final plat show what 

percentage larger than that (50%) they can preserve on each lot and record 
that. 

6. Lot 25 should be squared up and access to Lot 132 of the existing 
subdivision.   

7. Work with Public Works for signage on the cul-de-sac. 
 
On motion by Dr. Serda, seconded by Mr. Connelly, the Planning Commission voted as 
follows to APPROVE NORTHIDGE FIRST PLAT:     
Carson  Chairman 
Cho   Aye 
Connelly  Aye 
Ernst   Aye 
Jones   Aye 
Miller   Aye 
Neal   Not Present 
Reasons  Aye 
Serda   Aye 
Huey   Not Present 
Pauley  Not Present 
Motion to APPROVE Passed: 7 to 0 
Subject to the above stipulations 
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