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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:   Planning and Urban Design Staff  
  
Date:   September 13, 2021 
   
Re: Change of Zone COZ2021-029 and Master Plan Amendment 

MPL2021-018 and Special Use Permit SP2021-067 
  
GENERAL INFORMATION 
 
Applicant:  
Weston Sparks 
 
Status of Applicant:  
Representative 
Ride 4Ever Skate Park 
230 South 65th Street 
Kansas City, Kansas 66111 
 
Requested Actions: 
Approval of a Change of Zone. 
 
Approval of a Master Plan Amendment. 
 
Approval of a Special Use Permit. 
 
Date of Application:  
July 24, 2021 
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Purpose: To change the zoning district from R-1 Single Family 
District to C-3 Commercial District. 

 
To amend the land use designation under the City-
Wide Master Plan from Low-Density Residential to 
Community Commercial.   

 
Special Use Permit to operate a skate park and skate 
school.  

 
Property Location:  230 South 65th Street 

Kansas City, Kansas 66111 
 
Commission Districts:  Commissioner At Large: Melissa Bynum  

District #8 Commissioner: Jane Philbrook 
 
Existing Zoning:    R-1 Single Family District 
 
Adjacent Zoning:   North: R-1 Single Family District 

South: MP-2 Planned General Industrial District 
East: R-1 Single Family District and MP-2 

Planned General Industrial District 
West:  R-1 Single Family District 

 
Adjacent Uses:    North:   Single-family residences 
          South:   Industrial business campus 
          East:  Single-family residences; 
       Industrial building 

West:   Single-family residence 
 
Total Tract Size:   4.72 Acres 
 
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 Low-Density Residential. Low-Density Residential 
allows for single-family residences and institutions 
such as elementary and middle schools, libraries, and 
small places of worship. Low-Density Residential 
discourages all industrial uses. The cultural principles 
of the Low-Density Residential land use designation 
state that land use polices are geared to protect 
against industrial, commercial, and multi-family 
encroachment into established single-family 
neighborhoods. 

 
Major Street Plan: The Citywide Master Plan designates South 65th 

Street as a Collector Street.  
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Required Parking: R-1 District (current zoning): Section 27-454(e) 

requires two (2) off-street parking spaces premises for 
each single-family dwelling, at least one (1) of which 
shall be in a garage or carport. 
 
C-3 District (proposed zoning): Section 27-467(e) 
requires paved off-street parking at a ratio of not less 
than four (4) spaces per 1,000 square feet of floor 
area in the building. The proposed accessory 
structure has a footprint of 17,000 square feet. 
Therefore, at least 68 parking spaces are required. 
The applicant has not provided a site plan that 
demonstrates the number of parking spaces 
available. 

 
Advertisement:     The Wyandotte Echo – August 19, 2021 

Letters to Property Owners – August 20, 2021 
 
Public Hearing:    September 13, 2021 
 
Public Support:   None to date. 
 
Public Opposition:  None to date. 
 
PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Weston Sparks with Ride 4Ever 
Skate Park, is requesting a Change of Zone, Master Plan Amendment, and Special Use 
Permit. The applicant is requesting a Change of Zone from R-1 Single-Family District to 
C-3 Commercial District, a Master Plan Amendment of the City-Wide Master Plan from 
Low-Density Residential to Community Commercial, and a Special Use Permit for a 
skate park and skate school. The Master Plan Amendment and Change of Zone have 
been requested in order to support the skate park and skate school, which requires a 
Special Use Permit under Section 27-593(a)(1). 
 
City Ordinance Requirements: Article VI, Sections 27-196 – 27-216 
 
Code Enforcement History: There are no outstanding violations recorded at this 
property. The subject property has been previously cited by Property Maintenance 
Compliance: 
 May 22, 2017- Other Multiple Violations 

May 16, 2017- Weeds & Trash Abatement 
April 10, 2015- Other Multiple Violations 
June 29, 2006- Environmental: Grass & Weeds 
*May 12, 2006- Environmental: Grass & Weeds 

 
*Entry is listed under the subject property’s address, but the overgrown weeds were 
determined to have been in the right-of-way, which is unusually large at the corner. 
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FACTORS TO BE CONSIDERED 
 
Change of Zone 
 

1. The character of the neighborhood. 
 

The subject property is within the Muncie-Stony Point Statistical Neighborhood 
and is not within a Neighborhood Group. The neighborhood has some clusters of 
single-family residences but is growing in the number of industrial properties and 
uses. Most industrial parcels are located along or near Kaw Drive, but properties 
such as the Amazon warehouse has expanded the range of the industrial area.  
 

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

 
The subject property has a unique layout, which includes an enclave parcel that 
holds a single-family residence. This parcel is separate from the subject property 
and will remain in the R-1 district even if COZ2021-029 is approved. Staff’s 
concern is that the proposed skate park will not be compatible with the continued 
use of the residence. There are, however, mitigation measures that the applicant 
can take, such as heavily screening the skate park building and parking lot with 
trees and shrubs so that it will not be visible from the residence. Through these 
mitigation measures, a skate park could be compatible with the existing 
residence.  
 

3. The suitability of the property for the uses to which it has been restricted.  
Will removal of the restrictions detrimentally affect nearby property? 
 
The adjacent single-family residence was constructed in 1920, but the primary 
building on the subject property—the building that is undergoing interior 
renovations to become an indoor skate park—has existed since 1973, when it 
initially served as a school. Therefore, the enclave parcel has already existed in 
conjunction with the subject property for 50 years, and for some of that time 
school buses and cars drove by the residence twice a day, 180 days a year. The 
C-3 Commercial District allows for a range of uses, many of which rely on in-
person visits from customers. Patrons using the subject property’s long driveway 
from South 65th Street to access the primary building does require them to drive 
by the neighboring property, but again, this amount of traffic is not a new 
phenomenon to either property. As the applicant is specifically applying to 
operate a skate park, the concern over traffic—the ancillary use most likely to 
detrimentally affect the enclaved property—is lessened even further. The skate 
park’s proposed hours of operation are unknown, but even the most optimistic 
business model does not predict a school’s worth of skaters coming to the site 
every day. Since the traffic will likely be much lower and at more limited hours 
than it was when the subject property operated as a school, Staff has determined 
that removal of the restrictions will not detrimentally affect the nearby property. 
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4. The length of time the property has remained vacant as zoned. 
 

The subject property is not vacant. The accessory structure is being rented out to 
store lawncare and landscaping equipment.  
 

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. 

 
Based on a cursory search, it does not appear that there is an indoor skate park 
in Kansas City. While a skate park is not reasonably necessary for the 
convenience and welfare of the public, an indoor park does give the Kansas City 
skating community the opportunity to continue to skate locally when the 
temperature or inclement weather prevents use of outdoor facilities. Rezoning 
the subject property to C-3 and using it for a skate park will not harm the 
appropriate use, visual quality or marketability of the nearby industrial properties. 
For the adjacent residential properties to the north, a skate park will create a 
buffer between the industrial uses to the south, and also bring in business that 
many members of the local community can actually use, instead of a construction 
company, bulk supplies sales, a warehouse, or a bar. 

 
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. 
 
The subject property was once a school, and so has previously experienced 
heavy traffic for small but predictable times of day. The site is designed to handle 
a quick influx of traffic, with its large parking lot and long driveway. The 
deteriorated driveway that once accessed Speaker Road could even be restored 
and open up a second entry/exit point for the property. But, as the applicant is 
specifically applying to operate a skate park, the concern over traffic is minimal. 
The skate park’s proposed hours of operation are unknown, but it is unlikely that 
the 68 required parking spaces will ever be simultaneously filled. The only 
measures that the applicant needs to take is to repave and restripe the parking 
lot, update the driveway apron to South 65th Street, and possible restore the 
driveway leading north from the parking lot to Speaker Road. 
 

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

The existing land use designation for the property is Low-Density Residential. A 
land use designation under the City-Wide Master Plan, Low-Density Residential 
allows for single-family residences and institutions such as elementary and 
middle schools, libraries, and small places of worship. Low-Density Residential 
discourages all industrial uses and the cultural principles of the Low-Density 
Residential land use designation state that land use polices are geared to protect 
against industrial, commercial, and multi-family encroachment into established 
single-family neighborhoods. Therefore, the proposed use does not conform with 
the Master Plan, which is the reason that the applicant is simultaneously 
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requesting a Master Plan Amendment. The proposed Master Plan Amendment is 
from Low-Density Residential to Community Commercial. The Community 
Commercial land use designation allows for larger buildings such as grocery 
stores, medium-sized (25,000 to 75,000 square-foot) big box stores, and 
commercial centers. At 17,000 square feet, the proposed skate park building is 
within the range of a grocery store. While a skate park is not explicitly 
anticipated, the spirit of the use is consistent with the Community Commercial 
land use designation. 
 

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

 
Neither the Change of Zone nor any of the other planning entitlements involve 
additional construction or paving. The increase of impermeable surface areas is 
highly unlikely. The parking lot and driveway accessing South 65th Street will 
have to be repaved, but unless the Kansas City, Kansas Fire Department 
(KCKFD) requires the second driveway accessing Speaker Road to be repaved 
and useable for fire safety purposes, there will be no increase in impermeable 
area. A Change of Zone will actually increase the amount of flora on site, as 
landscaping and screening requirements will result in several more trees being 
planted. The purposed use will not involve runoff or airborne pollutants. 
 

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

 
a. Water service 

 
There is water service available on the property, serviced by BPU. 
  

b. Sanitary sewer service 
 

The subject property is served by a sanitary sewer line along South 65th 
Street. 
 

c. Storm water control 
 

The subject property is served by a storm water line along South 65th 
Street. 
 

d. Police 
 

Police service is provided by Midtown District, #221. 
 

e. Fire 
 

Fire service is provided by Fire Station #2, located 1.6 miles from the 
subject property. 
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f. Transit 
 

Public transportation is not reasonably available to the subject property. 
The closest bus stop is approximately one-half (0.50) mile to the north, at 
the Amazon warehouse. The next closest bus stop is at South 65th Street 
and Carriage Park Lane, approximately 0.3 mile to the south and across 
Kaw Drive. This bus stop is served by the Kansas Avenue (115) bus route. 
 

g. Schools 
 

Oak Grove Elementary School, Turner Middle School, and Turner High 
School are provided by Turner USD #202. 

 
h. Streets  
 

The property is accessible by South 65th Street, with a parking pad and 
deteriorated driveway accessing Speaker Road. 

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

 
The applicant is bringing a business from Johnson County to Wyandotte County. 
A skate park operating in on the subject property will bring in both occupation 
taxes and increased property tax. It is unclear from the applicant’s business 
model, but additional employees for the skate park may need to be hired. If so, 
the applicant should consider looking to employ members of the local community, 
as they will already have a connection to the neighborhood and can help 
establish connections and credibility for the skate park.   
 

11. The capability of the proposed use to meet applicable ordinance 
requirements. 
 
The property has the capability to meet all applicable zoning ordinance 
requirements. A Special Use Permit for an athletic field—the umbrella under 
which a skate park falls—is required regardless of the zoning district. Change of 
Zone to C-3 places the subject property under the Commercial Development 
Guidelines Overlay District (CDGOD). There are property maintenance 
requirements stemming from the C-3 district and CDGOD ordinances that the 
site does not currently meet, but Staff is confident that such requirements can be 
met. The most major of these requirements include repaving the driveway and 
parking lot, restriping the parking lot, and planting landscaping trees and shrubs.  
 

12. The relative gain to the public health, safety, and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 
 
The single-family residence at 234 South 65th Street will face the largest hardship 
overall, due to the increase in traffic and use of the property. The traffic, however, 
is not being caused by the Change of Zone, but rather by the Special Use Permit 
for the skate park. Furthermore, Staff has previously pointed out that the 
neighboring residences has co-existed with a school at the subject property, and 
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that traffic from a skate park would very likely be less than the traffic that would 
consistently be at a school, especially during drop-off times in the morning and 
pick-up times in the afternoons. Furthermore, there are mitigation measures that 
the applicant can take, such as heavily screening the skate park building and 
parking lot with trees and shrubs so that it will not be visible from the residence.  
 

Master Plan Amendment 
 

1. Neighborhood character. 
 

See Change of Zone Review Factor #1. 
 

2. 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. 

 
See Change of Zone Review Factor #6. 

 
3. The extent to which utilities and public services are available and adequate 

to serve the proposed amendment and the extent to which the environment 
would be impacted. 

 
The subject property is a pre-established site and will not involve any new 
construction or development. Furthermore, the property was previously a school 
and presumably has adequate utilities to serve a skate park. Unless relevant 
entities such as BPU or Public Works provide comments otherwise, Staff has no 
reason to think that additional utilities and public services will need to be brought 
to the site. Staff will also note that other allowed uses in the C-3 District may 
need additional utilities and public services to support them. 
 

4. The difference between the existing and proposed Master Plan.  
 

See Change of Zone Review Factor #7. 
 

5. Analysis of the impact on surrounding properties. 
 

See Change of Zone Review Factors #2, 3, and 6. 
 

6. Estimate the future costs and revenues to the Unified Government and 
property owner and Market Impact. 

 
See Change of Zone Review Factor #10. 

 
Special Use Permit 
 

1. The character of the neighborhood. 
 

See Change of Zone Review Factor #1.  
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2. The zoning and uses of properties nearby and the proposed use’s expected 
compatibility with them. 
 
See Change of Zone Review Factor #2. 
 

3. The suitability of the property for the uses to which it has been restricted.  
Will removal of the restrictions detrimentally affect nearby property? 
 
See Change of Zone Review Factor #3. 
 

4. The length of time the property has remained vacant as zoned. 
 
See Change of Zone Review Factor #4. 
 

5. Whether 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 adjoining property. 

  
See Change of Zone Review Factor # 5.  
 

6. Whether the proposed use will result in increasing the amount of vehicular 
traffic to the point where it exceeds the capacity of the street network to 
accommodate it. 
 
See Change of Zone Review Factor #6. 
 

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

See Change of Zone Review Factor #7. 
 

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

 
See Change of Zone Review Factor #12. 
  

9. Whether the noise, vibration, dust, or illumination that would normally be 
associated with such use is of such duration and intensity as to create 
problems for near-by property. 

 
While a skate park will bring in more traffic than does the current uses, a skate 
park is also a much more productive use of the property. Staff has previously 
assessed the impact that traffic will have on the neighborhood, especially the 
adjacent residential parcel at 234 South 65th Street and has concluded that 
mitigation measures such as landscape screening will greatly reduce any 
interference of noise or vibration. There are other uses allowed in the C-3 
District, however, with physical externalities that landscape screening may not 
adequately mitigate. All drivable surfaces will have to be repaved, so dust is not a 
concern, and all lighting in the parking lot and on the building is required to face 
downward at a 90-degree angle, so light pollution off-site is also not a concern. 
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10. Whether the proposed use will pollute the air, land or water. 

 
See Change of Zone Review Factor #8. 

 
11. Whether the use would damage or destroy an irreplaceable natural 

resource. 
 
See Change of Zone Review Factor #8. 

 
12. Whether the proposed use would result in overcrowding of land or cause 

undue concentrations of population. 
 

The floor area of the proposed skate park building is 17,000 square feet, which in 
turn requires 68 parking spaces under the C-3 District parking regulations. While 
the current parking lots around the building can accommodate this number 
(although any area used for parking will have to be repaved and restriped), it is 
unlikely that all 68 parking spaces will be needed. Therefore, the proposed use 
will not result in overcrowding of land or cause undue concentrations of 
population. 
 

PREVIOUS ACTIONS 
 
N/A 

 
NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting at 3:00 PM on August 26, 2021, at 230 
South 65th Street. Attached is the list of persons who attended the meeting, minutes, 
affidavit and/or submitted comments to the applicant (see the “Attachments” section of 
this report). 
 
KEY ISSUES 
 
Commercial Development Guidelines Overlay District 
Compatibility of Uses 
Landscaping Plan 
Parking Lot 
Pedestrian Access 
Site Improvements 
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 

General: 
 

1) What are the anticipated hours of operation for the skate park? 
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Applicant Response: Hours of operation are 12:00 to 7 pm daily. 
 

2) How many patrons do you expect to have at peak hours? What is the capacity 
and average patronage at the current location? 
 
Applicant Response: 25 visitors at peak times, current visitors is 10 on average 
and 30 is capacity. 

 
3) Will the entirety of the primary building be used for the skating facilities, offices, 

or storage? Are there any significant portions of the building that are not being 
renovated and will remain vacant? 
 
Applicant Response: Only 8,000 sq ft of building is used for skatepark. See 
attached drawing. 
 

4) Will the garage structure on the property continued to be used as a leased 
storage area for lawncare and landscaping equipment storage? 
 
Applicant Response: Yes, the garage will stay landscape storage. 
 
Staff Response: If the subject property remains in the R-1 Single-Family 
Residential District, then storage is subject to Section 27-609(6), which states 
that use of any yard area for commercial or any non-residential or ongoing non-
resident parking purposes is prohibited, and only allows storage of the following: 

a. Motor passenger cars, other operable domestic equipment, material or 
vehicles, or a truck of 10,000 pounds GVWR or less, to be kept, parked or 
stored for more than 48 hours in any 30-day period; and, 

b. Only a single one (1) of each of the following may be stored: truck other 
than customary vans or pickup trucks, camping trailer, hauling trailer, boat, 
or recreational vehicle. Use of any yard area for commercial or any non-
residential or ongoing non-resident parking purposes is prohibited. 

If the subject property is rezoned to the C-3 Commercial District, then storage of 
the lawncare/landscape equipment is subject to Section 27-476(c)(6), which only 
allows the outside storage or keeping of parts, equipment, inoperable vehicles or 
for residual materials which is necessary, normally related and accessory to the 
principal use of the premises. Therefore, regardless of the zoning district, the 
applicant must successfully receive a Special Use Permit for temporary use of 
land for commercial or industrial use, per Section 27-593(a)(28). Note that under 
this Special Use Permit, any stored equipment or material shall be removed upon 
the date of expiration of the special use permit, which permit shall not be 
approved for more than two (2) years.  

5) Provide additional photographs of the property, showing all four (4) sides of the 
primary building and a good representation of the accessory building. 
 
Applicant Response: Will send pictures will meeting info after today. 
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Staff Response: Additional photos has been received by Staff and can be found 
under “Photos of the Property Submitted by the Applicant” in the Attachments 
section of this report. 
 

6) Provide a floor plan of the primary building.  
 
Applicant Response: Attached. 
 
Staff Response: A floor plan has been received by Staff and can be found as 
“Floor Plans Submitted by the Applicant” in the Attachments section of this 
report. 

 
Commercial Development Guidelines Overlay District: 

 
1) Per Section 27-576(c)(2), in order to break up the monotonous appearance of 

long facades, a building wall no more than 45 feet in length should be divided 
into increments of no more than 45 feet through articulation of the facade. This 
can be achieved through combinations of at least three (3) of the following 
techniques: divisions or breaks in materials, building offsets (projections, 
recesses, niches), window bays, separate entrances and entry treatment, or 
variation in rooflines. 

 
2) Per Section 27-576(e)(1)-(4), building materials must meet the following: 

a. Building materials must be durable, economically maintained, and of a 
quality that will retain its appearance over time, including but not limited to: 
natural or synthetic stone, brick, stucco, integrally-colored, textured, or 
glazed concrete masonry units, high quality prestressed concrete 
systems, cementious siding (hardy board), or glass. The director may 
approve other high-quality materials. 

b. Exterior building materials shall not include the following: vinyl siding; 
smooth-faced grey concrete block, painted or stained concrete block, tilt-
up concrete panels; field-painted or prefinished corrugated metal siding; 
standard single-tee or double-tee concrete systems; or EIFS at the ground 
level or comprising more than 15 percent of any facade. 

c. Exterior building material must be continued down to within nine (9) inches 
of finished grade on any elevation. Exterior masonry materials must be 
continued to the top of grade. 

d. All building facades shall be at least 50 percent (50%) masonry. 
Cementious siding may be used to meet 50 percent (50%) of the total 
masonry requirement. 

 
3) The applicant must continue to comply with the following Outdoor Storage 

Areas and Mechanical Equipment sections of the Commercial 
Development Guidelines Overlay District: Per Section 27-575(g)(3), all 
trash receptacles shall be enclosed with a screening wall or fence 
constructed of the same materials as the primary structure. The screen 
must be a minimum of six (6) feet in height on all sides and designed with 
the gate facing away from streets or adjacent land uses. All screening 
materials must be well maintained at all times. 
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Staff Response: Based on a site visit by Staff on August 31, 2021, all 
dumpsters on the property are currently unscreened and in the open. 

 
Site Plan: 
 
Provide a revised site plan that demonstrates compliance with the Zoning Code, as 
identified below. 
1) Per Section 27-575(d)(3), a sense of entry or arrival shall be created at primary 

entryways into the development. Building placement, landscaping, gates, entry 
monuments, specialty lighting, and other design elements can be used to create 
this design effect. Such elements should be incorporated into the site plan. 
 

2) Per Section 27-575(d)(8), internal vehicular, bicycle and pedestrian circulation 
must connect in a manner obvious to users. 
 

3) Per Section 27-575(d)(9), to the maximum extent possible, there shall be 
pedestrian circulation from the perimeter of the site to the principal customer 
entrance to all buildings. Within the site, there shall be pedestrian connections 
provided to all pedestrian activities, including transit stops, street crossings, open 
space, building and store entry points, and adjacent pedestrian systems. 
 

4) Per Section 27-575(d)(10), sidewalks in front of buildings must be designed to 
accommodate pedestrian activity both for that use and for movement between 
uses. 
 

5) Per Section 27-575(d)(11), internal pedestrian walkways within parking lot or 
drive area must be distinguished from other surfaces. A pedestrian walkway must 
be added to the design and striping of the parking lot. 

6) Per Section 27-575(d)(12), pedestrian connections must be clearly defined in a 
combination of two (2) or more of the following ways: 

a. Six-inch vertical curb; 
b. Trellis; 
c. Special railing; 
d. Bollards; 
e. Special paving; 
f. Low seat wall or other architectural features; 
g. Pedestrian scale lighting; 
h. Traffic calming devices. 

The pedestrian walkway and access points between the parking lot and front 
door must have at least two (2) of the above elements listed. 

 
7) Per Section 27-575(e)(2), pedestrian walkways through the parking area to 

building entrances should be clearly marked. A pedestrian walkway must be 
added to the design and striping of the parking lot. 

 
8) Per Section 27-575(e)(4), parking must be screened from adjacent streets by 

walls, shrubs, trees, or other design elements. Therefore, the applicant must 
provide landscaping along the east side of the parking lot, to mitigate the amount 
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of light, noise, and visuals reaching the adjacent residence at 234 South 65th 
Street. 
 

9) Per Section 27-575(e)(8), parking should be divided into blocks of 40 to 50 
spaces. Where this is not easily defined, groups of 20 spaces should be divided 
by a landscape island at least the size of one (1) stall. Parking lot islands must be 
added to the sections of parking spaces designated for the proposed use. 
 

10) Per Section 27-575(f)(1), there should be a designated walkway or clear pathway 
to the main entrance of a building so that pedestrians are not required to walk 
through parking lots. A pedestrian walkway must be added to the design and 
striping of the parking lot. 
 

11)  Per Section 27-575(f)(5), entrances should be easily identifiable as primary 
points of access to buildings. Similar to the requirement under 575(d)(3), such 
elements should be incorporated into the site plan.  

 
Parking Plan: 

 
1) Provide a scaled parking plan that demonstrates the following: 

a. Striped parking spaces that meet the following requirements: 
i. The minimum quantity as specified by Section 27-467(e); and, 
ii. The dimensions as specified by Section 27-669(a)(1)-(7). 

b. Marked internal pedestrian walkways through the parking lot, as required 
and defined by Sections 27-575(d)(9)-(12) and 27-575(e)(1). 

c. Specify the number of parking spaces reserved by the parking agreement. 
 

2) ADA-compliant parking proximate to the entrance must be installed, including the 
required graphics and sign placards. 
 

3) Per Section 27-668(a)(2), the number of parking spaces for athletic fields, 
stadiums, miniature golf courses, gymnasiums, and indoor athletic facilities shall 
be as determined by the City Planning Commission. The applicant may request a 
different number of parking spaces required other than the ratio required by 
Section 27-467(e).  

 
Landscaping Plan: 
 
Provide a landscaping plan that demonstrates compliance with the Zoning Code, as 
identified below. 
1) Per Section 27-467(g), meet the following landscaping requirements: 

a. A reasonable amount of landscaping is required on all projects in this 
district, with emphasis being placed on screening or otherwise softening 
the visual impact of parking or unsightly areas. Such features shall be 
depicted on a properly prepared plan; 

b. Trees are required at not less than one per 7,000 square feet of site area; 
and, 
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c. Six (6)-foot high architectural or landscape screening is to be provided 
along all side and rear property lines common to or across an alley from 
residentially zoned property. 
 

2) Per Section 27-575(e)(4), parking must be screened from adjacent streets by 
walls, shrubs, trees, or other design elements.  
 

3) Per Section 27-577(b)(2), meet the following landscaping requirements: 
a. Landscape berms and/or continuous rows of shrubs are required to 

screen parking from adjacent development or public streets. Therefore, 
the applicant must provide landscaping along the driveway adjacent to 
234 South 65th Street; 

b. All shrubs used in this area must not exceed a maximum height of 30 
inches at maturity; 
 

4) Per Section 27-577(c), meet the following landscaping requirements: 
a. Unity of design should be achieved by repetition of certain plant varieties 

and other materials and by coordination with other landscaping where 
appropriate; 

b. Plant selection should be appropriate to planting zone, hydrozone, specific 
site conditions, and ability to provide year-round ornamental value; 

c. The choices, placement, and scale of plants should relate to the 
architectural and site design of the project. Plantings should be used to 
screen, accent focal points and entries, to contrast with or reinforce 
building design, to break up expanses of paving or wall, to define on-site 
circulation, to provide seasonal interest, and to provide shade; 

d. Landscape areas located between commercial districts and residential 
districts must provide 100 percent sight-obscuring year-round buffer using 
plant material or a combination of fence, berm and plant material; 

e. Landscape and streetscape design should be used to enhance the 
frontage of primary roadways. 
 

5) Per Section 27-577(d), meet the following landscaping requirements: 
a. At least 75 percent of the length of building foundations facing public 

streets, the exterior of the development, or common spaces must be 
planted with ornamental plant material such as ornamental trees, flowering 
shrubs, perennials, and groundcovers; 

b. Planting must be massed and scaled as appropriate for the entryway size 
and space; 

c. Landscaping should breakdown in scale and increase in detail, color, and 
variety to mark entryways into developments. 
 

6) Per Section 27-577(e), meet the following landscaping requirements: 
a. Parking lot landscaping must be used to minimize the expansive 

appearance of parking lots, provide shaded parking areas, and mitigate 
any negative acoustic impacts of motor vehicles; 

b. Parking lot landscaping should reinforce pedestrian and vehicular 
circulation, especially parking lot entrances, end of driving aisles, and 
pedestrian walkways leading through parking lots; 
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c. Groups of parking of between 40 and 50 spaces must be separated by a 
ten-foot-wide landscaped median or berm, or pedestrian walkway within a 
landscaped median; 

d. Parking areas that cannot be grouped must include one landscaped island 
the size of one stall separating each 20 spaces; 

e. The primary landscaping material used in parking lots must be trees that 
provide share or are capable of providing shade at maturity. Shrubbery, 
hedges and other planting materials may be used to complement the tree 
landscaping but shall not be the sole means of landscaping. 
  

Standard Conditions 
 
1) 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 
to begin this process. 

 
2) 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. 
 

3)  If approved, occupying businesses will need to maintain a current business 
occupation tax application with this office. 
 

4)  Subject to approval, a $125.00 ordinance publication fee must be submitted to 
the Planning and Urban Design Department (checks made payable to the Unified 
Treasurer) within 30 days following the Unified Government Board of 
Commissioners meeting.  If a check is not submitted within 30 days, the petition 
becomes invalid.  The approval will not go into effect until the ordinance is 
published in the newspaper. 

 
5) The applicant, contractors, subcontractors, and related third parties shall comply 

with Planning Engineering Comments for General Engineering, Erosion Control, 
Sanitary Sewer, Storm Drainage, Stormwater Quality, Streets and Retaining 
Walls, as applicable. 

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

recommend approval: 
1) None 

B) Items that are conditions of approval: 
1) 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: 
1) None 
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Special Use Permit: 
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 

 
Wyandotte County Conservation District Comments: 
 

1) There are comments incorporated herein by the Wyandotte County Conservation 
District. For a full list of the Conservation District comments, see the “Wyandotte 
County Conservation District Letter, Dated August 17, 2021” in the Attachments 
section of this report. 

 
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 
recommend DENIAL of COZ2021-029, subject to all comments and suggestions 
outlined in this staff report, and summarized by the following conditions: 
 

1) The C-3 Commercial District is incongruous with the adjacent parcels, 
zoned R-1 Single-Family District, to the north, east, and west of the subject 
property; and, 

2) The proposed Change of Zone from R-1 Single-Family District to C-3 
Commercial District continues an expansion of commercial and industrial 
uses within a residential neighborhood. 

 
If the Board of Commissioners approves COZA2021-029, then Staff recommends the 
following as conditions of that approval: 
 

1) A Final Plan Review of the landscaping, parking lot, and building façade, 
per all relevant zoning district, landscaping, and/or Commercial Design 
Guidelines Overlay District ordinances, must be successfully granted 
within six (6) months of the approval of SP2021-067 by the Board of 
Commissioners; 

2) 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 to begin this process; 

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; 
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4)  If approved, occupying businesses will need to maintain a current 
business occupation tax application with this office; 

5) The applicant, contractors, subcontractors, and related third parties shall 
comply with Planning Engineering Comments for General Engineering, 
Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater Quality, 
Streets and Retaining Walls, as applicable; and, 

6) Subject to approval, a $125.00 ordinance publication fee must be submitted 
to the Planning and Urban Design Department (checks made payable to the 
Unified Treasurer) within 30 days following the Unified Government Board 
of Commissioners meeting.  If a check is not submitted within 30 days, the 
petition becomes invalid.  The approval will not go into effect until the 
ordinance is published in the newspaper. 

 
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 DENIAL of MPL2021-018, subject to all comments and suggestions 
outlined in this staff report, and summarized by the following conditions: 

 
1) The subject property would be the only parcel designated as Community 

Commercial in the area, and would not only be surrounded by land 
designated Low-Density Residential but would be incongruous with the 
Low-Density Residential land use designation; and, 

2) The proposed Master Plan Amendment from Low-Density Residential to 
Community Commercial, in conjunction with the proposed Change of Zone 
continues an expansion of commercial and industrial uses within a 
residential neighborhood. 

 
If the Board of Commissioners approves MPL2021-018, then Staff recommends the 
following as conditions of that approval: 
 

1) A Final Plan Review of the landscaping, parking lot, and building façade, 
per all relevant zoning district, landscaping, and/or Commercial Design 
Guidelines Overlay District ordinances, must be successfully granted 
within six (6) months of the approval of SP2021-067 by the Board of 
Commissioners; 

2) 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 to begin this process; 

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)  If approved, occupying businesses will need to maintain a current 
business occupation tax application with this office; and, 

5) The applicant, contractors, subcontractors, and related third parties shall 
comply with Planning Engineering Comments for General Engineering, 
Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater Quality, 
Streets and Retaining Walls, as applicable. 
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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 SP2021-067, subject to all comments and suggestions 
outlined in this staff report, and summarized by the following conditions: 
 

1) The hours of operation for the skate park will be from 12:00 PM to 7:00 PM 
daily; 

2) Special Use Permit for an athletic facility (skate park) shall only apply to the 
8,000-sqaure-foot area as designated by the applicant on the floor plan 
provided. Any expansion or alteration of the space will require SP2021-067 
to be amended by the City Planning Commission and the Board of 
Commissioners;  

3) A Final Plan Review of the landscaping, parking lot, and building façade, 
per all relevant zoning district, landscaping, and/or Commercial Design 
Guidelines Overlay District ordinances, must be successfully granted 
within six (6) months of the approval of SP2021-067 by the Board of 
Commissioners; 

4) A separate Special Use Permit for temporary use of land for commercial or 
industrial purposes must be issued, as storage of material and equipment 
for a separate business and use is not allowed in either the R-1 or C-3 
Districts. Note that under this Special Use Permit, any stored equipment or 
material shall be removed upon the date of expiration of the special use 
permit, which permit shall not be approved for more than two (2) years. 
This separate Special Use Permit must be granted within six (6) months of 
the approval of SP2021-067 by the Board of Commissioners; 

5) 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 to begin this process; 

6) 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; 

7)  If approved, occupying businesses will need to maintain a current 
business occupation tax application with this office; 

8) The applicant, contractors, subcontractors, and related third parties shall 
comply with Planning Engineering Comments for General Engineering, 
Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater Quality, 
Streets and Retaining Walls, as applicable; and, 

9) Subject to approval, a $125.00 ordinance publication fee must be submitted 
to the Planning and Urban Design Department (checks made payable to the 
Unified Treasurer) within 30 days following the Unified Government Board 
of Commissioners meeting.  If a check is not submitted within 30 days, the 
petition becomes invalid.  The approval will not go into effect until the 
ordinance is published in the newspaper. 
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ATTACHMENTS 
 
Aerial Map 
Land Use Map 
Zoning Map 
Photos of the Property Provided by Staff, Dated August 31, 2021 
Photos of the Property Submitted by the Applicant 
Floor Plans Submitted by the Applicant 
Preliminary Landscape Plan Submitted by the Applicant 
Wyandotte County Conservation District Comment Letter, Dated August 17, 2021  
Neighborhood Meeting Materials, Dated August 26, 2021 
 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action    Planning Commission  Board of Commissioners   
Public Hearing 
Change of Zone   September 13, 2021   September 30, 2021 
 
Master Plan Amendment  September 13, 2021   September 30, 2021 
Special Use   September 13, 2021   September 30, 2021  
    
 
STAFF CONTACT:  Michael Farley 
    mfarley@wycokck.org  
 
MOTIONS 
 
Master Plan Amendment 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND DENIAL of 
Petition MPL2021-018, to the Unified Government Board of Commissioners as it is not 
in compliance with the City Ordinances and as it will not promote the health, safety and 
welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
 
OR 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition MPL2021-018 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, Kansas City Planning 
Commission: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 

mailto:mfarley@wycokck.org
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 3. ________________________________________________________. 
 
Change of Zone 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition COZ2021-029 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, Kansas City Planning 
Commission: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 
OR 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND DENIAL of 
Petition COZ2021-029, to the Unified Government Board of Commissioners as it is not 
in compliance with the City Ordinances and as it will not promote the health, safety and 
welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
 
Special Use Permit 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition SP2021-067, 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, Kansas City 
Planning Commission: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 
OR 
 
I move the Kansas City, City Planning Commission RECOMMEND DENIAL of Petition 
SP2021-067, 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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AERIAL MAP 
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LAND USE MAP 

 
 

ZONING MAP 
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PHOTOS OF THE PROPERTY PROVIDED BY STAFF, DATED AUGUST 31, 2021 

 
Upper Left: View of the primary building from the eastern boundary of the 
property (adjacent to South 65th Street). 
 
Upper Right: Closer view of the primary building, facing west. 
 
Center Left: View of the primary building from the northeast corner of the 
block, within the public right-of-way. 
 
Center Right: Closer view of the primary building, demonstrating the current 
façade, from the northeast corner of the parking lot. 
 
Lower Left: View of the property from the parking lot, facing east. South 65th 
Street is hidden beyond the slope of the hill. 
 
Lower Right: View of the rear yard of 234 South 65th Street, a single-family 
residence, from the parking lot.  
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PHOTOS OF THE PROPERTY PROVIDED BY STAFF, DATED AUGUST 31, 2021, CONT. 

 
 

Upper Left: View of the parking lot in front of the 
primary building, facing north. 
 
Upper Right: View of the driveway accessing South 
65th Street. 
 
Lower Left: View of the entrance off Speaker Road, 
which will be removed and returned to grass. 
 
Lower Right: View of unused driveway accessing 
Speaker Road. This driveway will be torn up and 
restored as grass. 
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PHOTOS OF THE PROPERTY PROVIDED BY STAFF, DATED AUGUST 31, 2021, CONT. 

 
Various views of the 
lawncare/landscaping storage area. 
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PHOTOS OF THE PROPERTY SUBMITTED BY THE APPLICANT 
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PHOTOS OF THE PROPERTY SUBMITTED BY THE APPLICANT, CONT.  
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PHOTOS OF THE PROPERTY SUBMITTED BY THE APPLICANT, CONT. 
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FLOOR PLANS SUBMITTED BY THE APPLICANT 
 

N → 
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FLOOR PLANS SUBMITTED BY THE APPLICANT, CONT.  
 

↑ 
N 
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PRELIMINARY LANDSCAPE PLAN SUBMITTED BY THE APPLICANT
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WYANDOTTE COUNTY CONSERVATION DISTRICT COMMENT LETTER, DATED AUGUST 17, 2021 
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WYANDOTTE COUNTY CONSERVATION DISTRICT COMMENT LETTER, DATED AUGUST 17, 2021, 
CONT. 
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WYANDOTTE COUNTY CONSERVATION DISTRICT COMMENT LETTER, DATED AUGUST 17, 2021, 
CONT. 
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WYANDOTTE COUNTY CONSERVATION DISTRICT COMMENT LETTER, DATED AUGUST 17, 2021, 
CONT. 
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NEIGHBORHOOD MEETING MATERIALS, DATED AUGUST 26, 2021 
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NEIGHBORHOOD MEETING MATERIALS, DATED AUGUST 26, 2021, CONT. 
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NEIGHBORHOOD MEETING MATERIALS, DATED AUGUST 26, 2021, CONT. 
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