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CITY PLANNING COMMISSION 
 

DECEMBER 13, 2021 
 

MINUTES 
 

The City Planning Commission met in regular session on Monday, December 13, 2021, 
at 7:54 p.m., (via Zoom Webinar starts at 1:53:30) with the following members present:  
Mr. Jeff Carson, Chairman Presiding, Mrs. Karen Jones, Vice Chairman, Ms. Brandie 
Armstrong, Ms. Joanne Huey, Mr. Jake Miller, and Mr. Mark Mohler. (Absent: Connelly, 
Ernst, Hill and Pauley). Mr. Gunnar H. Hand, AICP, Director of Planning, Ms. Janet L. 
Parker, CSC/APC, Executive Assistant, Mr. Byron Toy, AICP, Lead Planner and Mr. 
Patrick Waters, Senior Counsel, were also present. 
 
Chairman Carson called the meeting to order at  7:54 p.m. 
 
Recording Secretary Parker read the Planning Commission Statement: “We would like 
to welcome those participating to the meeting of the City Planning Commission.  Due to 
COVID-19, the members are participating remotely by Zoom Webinar.  Mr. Jeff Carson is 
serving as chairman this evening. 
 
Please note the following instructions for the meeting: 
 

1. If you are joining by Zoom Video, please make sure you have an appropriate 
background and plan to stay visible during the meeting. 

2. Planning Commission Members - Use the raise your hand feature to speak, after 
Chairman Carson recognizes you, unmute your microphone and please state your 
name when you begin to speak.  If you need to recuse or if you need a personal 
break, use the raise your hand feature. 

3. For those in attendance, use the “raise your hand” feature when you want to 
speak on an issue.  The Chairman will recognize you when it is your time to 
speak, unmute your microphone and state your name and address before giving 
your comments. 

4. If you have called in by telephone only or if you are having trouble logging into the 
Zoom meeting, please email planninginfo@wycokck.org as Secretary Parker is 
monitoring that email. 

5. Proper meeting decorum is expected of all participating in the meeting and 
anyone who fails to act properly may be removed from the meeting.  The City 
reserves the right to discontinue a meeting if any improper behavior occurs which 
prevents the uninterrupted conduct of business. 

 
The Planning Commission is a voluntary body of citizens, which will review each zoning 
proposal.  For all change of zones, special use permits, vacations, and preliminary plan 
reviews on tonight’s agenda, the Planning Commission makes recommendations to the 
Unified Government Board of Commissioners, who will then make the final decisions on 
Thursday, January 6, 2022. For final plats and final plan reviews heard tonight, the 
Planning Commission’s decision is final and there will not be another hearing. The format 
for this evening’s meeting is as follows: 
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1. The applicant will make the opening statement explaining the proposal.  
Please note that the applicant will be given fifteen (15) minutes to present their 
case.  The fifteen (15) minutes includes the applicant, consultants, and other 
members of the applicant’s team.   

2. Members of the Planning Commission will then address any questions they 
may have to the applicant.  Any persons wishing to speak in favor will be 
called upon and allowed to do so at that time. 

3. Then those persons in opposition will be called upon and allowed to make their 
statements and ask questions.  Please note that each member of the public 
who wishes to speak will be given five (5) minutes to express their opinions.  
Time may not be shared between speakers.   

4. A speaker may request to extend their time and the Planning Commission may 
by two-thirds (2/3) majority vote extend any speaker’s time in five (5) minute 
increments. 

5. The applicant will then answer questions and make a closing statement. 
6. The public hearing portion of the meeting will be closed, and the public will 

only be allowed to address the Commission if a question is directed to them. 
7. The Planning Commission will discuss the application and make their 

recommendation. 
 

If persons in opposition want to formally protest a change of zone or special use permit, 
a means is available by a legal protest petition which can be obtained along with the 
necessary instructions, by emailing the Urban Planning and Land Use Department at 
planninginfo@wycokck.org  tomorrow morning. Any application receiving a unanimous 
vote of recommendation by the Planning Commission will appear on the consent agenda 
of the Unified Government Board of Commissioners.  Unless there is a request to 
remove an item from the consent agenda by the applicant, a member of the Unified 
Government Commission, or other interested parties, the Planning Commission’s 
recommendation will be adopted.  The consent agenda is heard at the beginning of the 
meeting at 7:00 p.m.   
 
The Planning Commission will also have a consent agenda as part of their meeting this 
evening. The Consent Agenda is the first part of the agenda.  Items on the Consent 
Agenda are Final Plats, Final Plans or Special Use Permit Renewals that have received 
a staff recommendation to approve.  Unless there is a request to REMOVE an item from 
the Consent Agenda by the applicant, a member of the staff, a member of the Planning 
Commission or other interested parties, the staff recommendation on all the items on the 
Consent Agenda will be adopted by the Planning Commission at one time. 
 
I will read a list of agenda items on the Consent Agenda, and when I have completed the 
list, the Chairman will ask if there are any requests to remove items. This is your time to 
use the raise your hand feature, be recognized, and request that an item be removed 
from the Consent Agenda if you do not agree with the staff recommendation.   
 
The Planning Commission is required to disclose contacts about any item on the 
Planning Commission Agenda. Before each item I will ask if any contacts have been 
made and members of the Commission will be asked to disclose those contacts. 
 
Please note that your opinions will be forwarded to the Governing Body for their 
consideration in making a final decision.  In addition, those who received notices for this 
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hearing will again receive them for the hearing on Thursday, January 6, 2022 at 7:00 
p.m.  
 
I will now read the items on the Consent Agenda at 2:00:10: 
 
CONSIDERATION OF NOVEMBER 8, 2021 CITY PLANNING COMMISSION 
MINUTES. 
 
PLAT2021-024 – WIL ANDERSON WITH BHC RHODES – SYNOPSIS:  Final Plat for 
two (2) single-family lots at 5621 and 5701 North 107th Street.  Detailed Outline of 
Requested Action: The applicant, Wil Anderson with BHC, has submitted a Final Plat for 
two (2) residential lots created from the current parcels addressed 5621 and 5701 North 
107th Street. The Final Plat is being applied for in conjunction with a variance from 
Section 27-280(b), which sets the maximum depth-to-width ratio of a new lot’s 
dimensions at three (3)-to-one (1). Both parcels of the subject property have pre-existing 
single-family residences; the applicant has not submitted any additional development 
plans. 
 
City Ordinance Requirements: Article VI, Sections 27-196 – 27-216 
 
Zoning Enforcement Issues: There are no outstanding Notices of Violation attached to 
the subject property. The subject property has been previously cited by Property 
Maintenance Compliance: 

• June 25, 2019 – 14-Day Abatement: Weeds (5701 North 107th Street) 
 
PLAN REVIEW APPLICATION PR2021-032 – JOE STEWART/JOE STEWART 
ARCHITECT – SYNOPSIS:  Final Plan Review to convert Krispy Kreme donut shop to 
Starbucks Coffee Shop at 7628 State Avenue.  Detailed Outline of Requested Action: 
The applicant, Joe Stewart with Joe Stewart Architects, is requesting a Final Plan 
Review for a fast casual coffee chain restaurant at 7648 State Avenue. The subject 
property is one (1) stand-alone commercial building with a drive thru. This is a renovation 
of the existing building of 2,740 square feet that is currently used for a similar tenant 
whose lease is ending. The subject property has its own designated parking but shares 
approach and bounds with the neighboring credit union to the west. 

City Ordinance Requirements: Article VI Sections 27-196 – 27-209, 27-212 
 
Code Enforcement History: There are no outstanding code violations for this property’s 
current tenant. 
 
PLAN REVIEW APPLICATION PR2021-036 – REID ROBERTS – SYNOPSIS:  Final 
Plan Review to add new catering kitchen to New Olive @ Willow Creek event space at 
3150 North 91st Street.  Detailed Outline of Requested Action:  The applicant and owner, 
Reid Roberts, wants to build a 3,040 square foot building for storage, kitchen, tasting 
room and office associated with the New Olive at Willow Creek event space on 9.42 at 
3150 North 91st Street.  
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765 
 
Code Enforcement History:  None to date. 
 

Byron Toy, AICP
Include building square footage.
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The items I have just read are on the Consent Agenda.  At this time, does any member 
of the Commission wish to disclose any contact on any of the items?  (No one responded 
in the affirmative). 
 
“Please include the following items as part of the record for all of the Items on the 
Consent Agenda: 
 

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 December 13, 2021;  
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; and, 
6. The notices to property owners. 

 
The Commission will vote to approve in one vote these items unless someone requests 
that an item be removed from the Consent Agenda.”  
 
Chairman Carson asked if any member of the Commission, staff or public wished to 
remove an item from the Consent Agenda.  (No one responded in the affirmative). 
 
On motion by Mrs. Jones, seconded by Mr. Miller, the Planning Commission voted as 
follows to APPROVE the items on the Consent Agenda:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to APPROVE Passed: 5 to 0 
Subject to: 
 
PLAT2021-024: 
 

1) The plat must conform to the Final Plat submitted by the applicant; 
2) Per the Prairie-Delaware-Piper Master Plan, residential developments of any 

unit type with fewer than 50 dwelling units are required to have one small 
amenity. The applicant must provide a small amenity. The subject property 
is within Area 2 of Map 12: Development Policies. Per the Development 
Policies and Guidelines for Area 2 Table, identifies amenities are gazebo 
and tot lot, trails, and barbeque and picnic areas; 

3) Per the Prairie-Delaware-Piper Area Master Plan, the subject property is 
within Area 2 of Map 12: Development Policies. Per the Development 
Policies and Guidelines for Area 2 Table, land under the Low-Density 
Residential land use designation requires 12% open space; 
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4) Any approval by the City Planning Commission of this case, and the 
conditions of approval contained herein, are contingent upon and shall only 
go into effect upon the approval of Petition BOZA2021-032 by the Unified 
Government Board of Zoning Appeals and upon any ordinance publications 
required by law; 

5) This City Planning Commission case is being heard in conjunction with 
BOZA2021-032. The following are conditions for BOZA2021-032 and are 
stated here for reference only, as BOZA2021-032 is solely for a variance 
from the depth-to-width ratio: 

a. The plat must conform to the Final Plat submitted by the applicant; 
b. A building permit is required for a permanent structure greater than 

120 square feet; 
c. The applicant, contractors, subcontractors, and related third parties 

shall comply with Planning Engineering Comments, as applicable; 
and, 

d. Site improvements that include land disturbance activity on greater 
than 1 acre of surface area of land shall require a land disturbance 
permit issued by the Unified Government and shall be compliant with 
all applicable local ordinances and State Statutes and Regulations 
(Article XIV, Sections 8-610—8-618); 

6) A building permit is required for a permanent structure greater than 120 
square feet. Please contact the Building Inspection Department to begin that 
process; 

7) 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, 

8) Site improvements that include land disturbance activity on greater than 1 
acre of surface area of land shall require a land disturbance permit issued 
by the Unified Government and shall be compliant with all applicable local 
ordinances and State Statutes and Regulations (Article XIV, Sections 8-
610—8-618). Land disturbance fees shall be processed by UG Public Works 
during the land disturbance/ Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works Department, 701 North 7th Street, Room 712, Kansas 
City, KS 66101, (913) 573-5700. With the issuance of the Land Disturbance 
Permit, a grading permit is required and issued by the Building Inspections 
Department, Neighborhood Resource Center, 4953 State Avenue, Kansas 
City, KS 66102, (913) 573-8620. 

 
PR2021-032: 
 

a) The sidewalk handrail shall be updated for condition and stability on the 
East side of the property. 

b) Per Commercial Design Guidelines Section “Architectural Design” 
(E)(2)(d) there shall not be the use of field painted or pre-finished 
corrugated metal siding. The use of this siding is considered a deviation 
from the design guide standards and is per approval by the Director, 
Planning Commission, and/or Board of Zoning Appeals. 

c) All parking, landscaping, lighting, and commercial design requirements 
have outlined in the Staff Comments and Suggestions section of this 
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report must be complied with or a deviation must be granted by the City 
Planning Commission. 

d) The trash enclosure shall be detailed to ensure compliance with the 
Commercial Design Guidelines. 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 

e) Per Section 27-576(e)(2)(f), Exterior building materials shall not include 
the use of EIFS at the ground level or comprising more than 15 percent 
of any facade. The use of thirty (30) percent EIFS on the North façade of 
the building is considered a deviation from these guidelines and is 
subject to approval by the Director, Planning Commission, and/or Board 
of Zoning Appeals. 

f) A building permit is required. Please contact the Building Inspection 
Department to begin that process at (913) 573-8620. 

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

h) 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 

i) The approval of this site development plan does not release the 
Applicant from any further review by the Building Inspection Department 
or other Authorities Having Jurisdiction. 

PR2021-036: 
 

1. Sec. 27-668(a)(5) states one (1) space for each 50 square feet of seating or 
assembly area plus one (1) space for each remaining 300 square feet of total 
floor area. The tasting room is 174 square feet, which requires four (4) 
parking spaces, and the remaining 2,866 square feet requires ten (10) 
parking spaces. Fourteen (14) spaces are required and provided; 

2. All lighting shall have 90-degree cutoff fixtures; 
3. Review the Floodplain Management Ordinance. The parcel is in the 

regulatory floodway and Zone AE; therefore, a Floodplain DRC Building 
Permit Application must be filled out. A letter signed and sealed by a 
licensed Kansas Professional Engineer or Surveyor must be provided with 
the building permit explaining that the new building is out (of Zone AE) by 
elevation; 

4. Obtain the necessary local, State and Federal floodplain permits for 
constructing the building addition in the floodplain prior to obtaining a 
building permit from the Development Review Committee; 

5. Site improvements that include land disturbance activity on greater than 
one (1) acre of surface area of land shall require a land disturbance permit 
issued by the Unified Government, and shall be compliant with all 
applicable local ordinances and State Statutes and Regulations (Article XIV, 
Sec. 8-610 through Sec. 8-618). Land disturbance fees shall be processed by 
UG Public Works during the Land Disturbance/Site Development 
application. The Land Disturbance permit and all applicable Public Works 
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permits can be obtained from the Public Works Department, 701 North 7th 
Street, Kansas City, KS 66101, (913) 573-5700. With the issuance of the Land 
Disturbance Permit, a grading permit is required and issued by the Building 
Inspections Division, Neighborhood Resource Center, 4953 State Avenue, 
Kansas City, KS 66102, (913) 573-8620; 

6. The overhead door shall match the garage door at the existing event center; 
7. The building addition shall match the design and materiality of existing 

event center building; 
8. The Commercial Design Guidelines specify that a minimum of 75% of the 

buildings foundation facing the street must be landscaped; 
9. Landscaping shall be irrigated; 
10. Ground cover shall be seed or sod, same as the area around the event 

space; and, 
11. Shall comply with the sign ordinance. 

 
Recording Secretary Parker stated that the Consent Agenda is now complete, and the 
Commission will consider the Non-Consent Agenda.  
 
Hearing starts at 2:03:40: 
 
MASTER PLAN AMENDMENT MPL2021-017 – MARK CROSS WITH CROSSROAD 
TRUCKING,, LLC – SYNOPSIS:  Master Plan Amendment from Low Density 
Residential to Neighborhood Commercial (City-Wide Master Plan) at 7331 Holliday 
Drive. 
 
CHANGE OF ZONE APPLICATION COZ2021-004 – MARK CROSS WITH 
CROSSROAD TRUCKING, LLC - SYNOPSIS: Change of Zone from R-1 Single Family 
and CP-O Planned Non-Retail Business District to CP-1 Planned Limited Business 
District for a single-family residence and accessory structures at 7331 Holliday Drive. 
   
Detailed Outline of Requested Action: The applicant, Mark Cross, is requesting a 
Change of Zone and a Master Plan Amendment. The applicant’s parcel is presently split-
zoned between the CP-0 Planned Nonretail Business District and R-1 Single Family 
District; the applicant proposes a Change of Zone for the entire parcel to the CP-1 
Planned Limited Business District. The applicant is also proposing a Master Plan 
Amendment from Low-Density Residential to Neighborhood Commercial. The applicant 
is simultaneously requesting four (4) variances related to the proposed Change of Zone, 
due to pre-existing setbacks and the proposed addition of an accessory building.  

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 the Property Maintenance Compliance 
Division: 
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• July 29, 2002- Several Inoperable Vehicles 
• August 8, 2002- Trash* 
• September 5, 2002 – Inoperable Vehicle Without License Plate* 
• December 10, 2003 – Inoperable Vehicles; Trash 
• January 9, 2004 – Inoperable Vehicle Without License Plate* 
• January 12, 2004 – Inoperable Vehicle Without License Plate 
• February 23, 2005 – Primary Residence and Property Unfit; Junk* 
• September 6, 2006 – Weeds Abatement; No Utilities Serving Property* 
• November 24, 2009 – No Visible Address Numbers 

* Cited as the alternative address, 7329 Holliday Drive 
 
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 December 13, 2021;  
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;  
7. The Notices to property owners; and, 
8. The testimony tonight at the Board of Zoning Appeals meeting. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Mark Cross, applicant, 7331 Holliday Drive, Kansas City, Kansas 66106 
 Matthew Cross, 12131 West 36th Street, Apartment 817, Overland Park, Kansas 

66221 
 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 2:08:57:  Planning Director Hand stated that these 
applications are being heard in conjunction with BOZA2021-034, which was approved 
with conditions by the Board of Zoning Appeals earlier this evening.  This property is 
located in the Morris Neighborhood adjacent to the small commercial node at 74th and 
Holliday Drive.  The purpose of the Change of Zone is to correct the split zoning that was 
approved for a previous owner, who also converted the home to an office.  The applicant 
has converted the office back to a single-family home.  The Board of Zoning Appeals 
approved the application with the removal of the “historic garage building.”  He further 
stated that there are additional conditions with this application that are outlined in the 
staff report.  There are numerous Notices of Violation prior to Mr. Cross’ ownership of the 
property.  Staff has received no letters in support and there was someone present at the 
Board of Zoning Appeals meeting in opposition.  Staff recommends approval, subject to 
the conditions in the staff report. 



December 13, 2021 9 

 
Motion and Vote starts at 2:11:55:  
 
On motion by Mrs. Jones, seconded by Ms. Armstrong, the Planning Commission voted 
as follows to recommend APPROVAL of Master Plan Amendment MPL2021-017:   
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to APPROVAL Passed: 5 to 0 
Subject to: 
 

1) 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; 

2) No inoperable vehicles may be stored on the property, which exception to 
the 24-hour condition as noted above; 

3) No parking or storage of vehicles is allowed on the street or in the public 
right-of-way; 

4) 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. By December 29, 2021, the applicant must provide a rendering and a 
revised set of elevations of the proposed accessory structure that 
demonstrates at least three (3) of techniques listed in Section 27-576(c)(2); 

5) Per Section 27-576(h)(1), windows, windows with awnings, and covered 
pedestrian walkways for new constructions should total at least 60 percent 
of the building frontage along public streets. By December 29, 2021, the 
applicant must provide a rendering and a revised set of elevations of the 
proposed accessory structure that demonstrates the west, street-facing 
façade as 60% windows; 

6) Any approval by the City Planning Commission of these cases, and the 
conditions of approval contained herein, are contingent upon and shall only 
go into effect upon the approval of Appeal BOZA2021-034 by the Board of 
Zoning Appeals and upon any ordinance publications required by law; 

7) These City Planning Commission cases are being heard in conjunction with 
BOZA2021-034. The following are conditions for BOZA2021-034 and are 
stated here for reference only, as COZ2021-004 and MPL2021-017 are solely 
for a Change of Zone from CP-0 Planned Nonretail Business District and R-1 
Single Family District to CP-1 Planned Limited Business District and a 
Master Plan Amendment from Low-Density Residential to Neighborhood 
Commercial. 

a. All existing accessory buildings, except for one (1) identified garage, 
must be demolished; 
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b. By December 29, 2021, the applicant must provide a rendering and a 
revised set of elevations of the proposed accessory structure that 
demonstrates at least three (3) of techniques listed in Section 27-
576(c)(2); 

c. By December 29, 2021, the applicant must provide a rendering and a 
revised set of elevations of the proposed accessory structure that 
demonstrates the west, street-facing façade as 60% windows; 

d. A five (5)-foot sidewalk must be installed along the public right-of-
way; 

e. The existing driveway must be paved and curb cuts for the driveway 
installed; 

f. All exterior lighting on the building must be hooded or controlled to 
direct light 90 degrees downward; 

g. No commercial vehicles or vehicles otherwise used for business 
purposes may be stored on the property; 

h. No parking or storage of vehicles is allowed on the street or in the 
public right-of-way; 

i. Any approval of one (1) or more variances therein are contingent 
upon and shall only go into effect upon the approval of Petitions 
COZ2021-004 and MPL2021-017; 

j. Any automotive-related business in Wyandotte County that is 
required to obtain any Special Use Permit, shall be responsible to 
ensure that the business operations are at all times compliant with all 
applicable local ordinances and State Statutes and Regulations; 

k. A building permit is required; 
l. 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; 

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

n. The applicant, contractors, subcontractors, and related third parties 
shall comply with Planning Engineering Comments; 

o. Site improvements including land disturbance activity on greater than 
1 acre of surface area of land require a land disturbance permit 
issued by the Unified Government and shall be compliant with all 
applicable local ordinances and State Statutes and Regulations; and, 

p. Subject to approval, a $125.00 ordinance publication fee must be 
submitted to the Department of Planning and Urban Design. 

8) Any automotive-related business in Wyandotte County that is required to 
obtain any Special Use Permit, shall be responsible to ensure that the 
business operations are at all times compliant with all applicable local 
ordinances and State Statutes and Regulations [27-463 through 27-470; 27-
592 through 27-616] [KSA 65-3424, KAR 28-29-29 through 28-29-33]. Proof of 
proper disposal of waste tires with a Kansas State permit-holding waste tire 
collector or waste tire processor is required to be maintained at the 
management office and provided to any enforcement staff upon request. 

9) A building permit is required. Please contact the Building Inspection 
Department to begin that process; 

10)  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 
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shall be granted a sign permit. Contact the Department of Planning and 
Urban Design to begin this process; 

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

12)  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; 

13)  Site improvements that include land disturbance activity on greater than 1 
acre of surface area of land shall require a land disturbance permit issued 
by the Unified Government and shall be compliant with all applicable local 
ordinances and State Statutes and Regulations (Article XIV, Sections 8-
610—8-618). Land disturbance fees shall be processed by UG Public Works 
during the land disturbance/ Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works department, 701 North 7th Street, KS 66101, (913) 
573-5700. With the issuance of the Land Disturbance Permit, a grading 
permit is required and issued by the Building Inspections Department, 
Neighborhood Resource Center, 4953 State Avenue, Kansas City, KS 66102, 
(913) 573-8620; 

14)  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; 

15)  No current business record is found for applicant. Applicant will need to file 
and maintain a current occupation ta application; and, 

16)  There are comments incorporated herein by the Wyandotte County 
Conservation District. For a full list of the Conservation District comments, 
see the “Conservation District Letter, Dated March 16, 2021” in the 
Attachments section of this report. 

 
On motion by Mrs. Jones, seconded by Ms. Armstrong, the Planning Commission voted 
as follows to recommend APPROVAL of Change of Zone Application COZ2021-004:   
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to APPROVAL Passed: 5 to 0 
Subject to the above conditions 
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Hearing starts at 2:13:45: 
 
MASTER PLAN AMENDMENT MPL2021-018 – WESTON SPARKS WITH RIDE 4 
EVER SKATE PARK – SYNOPSIS:  Master Plan Amendment from Low Density 
Residential to Community Commercial (City-Wide Master Plan) at 230 South 65th Street. 
 
CHANGE OF ZONE APPLICATION COZ2021-029 – WESTON SPARKS WITH RIDE 4 
EVER SKATE PARK - SYNOPSIS: Change of Zone from R-1 Single Family District to 
CP-3 Planned Commercial District to convert warehouse to skate park/skate school at 
230 South 65th Street.   
 
Detailed Outline of Requested Action: The applicant, Weston Sparks with Ride 4Ever 
Skate Park, is requesting a Change of Zone and Master Plan Amendment. The applicant 
is requesting a Change of Zone from R-1 Single-Family District to C-3 Commercial 
District, and a Master Plan Amendment of the City-Wide Master Plan from Low-Density 
Residential to Community Commercial. The Master Plan Amendment and Change of 
Zone have been requested in order to support the Special Use Permit for a skate park 
and skate school, which was granted by the Board of Commissioners on October 28, 
2021. 

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. 
 
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 December 13, 2021;  
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; and, 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 William W. Hutton, attorney representing the owner and applicant, 509 Armstrong 

Avenue, Kansas City, Kansas 66101 
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Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 2:17:40:  Planning Director Hand stated that Special 
Use Permit SP2021-067 was approved two (2) months ago for the skate park/school to 
begin operation.  The applicant is requesting approval of a Change of Zone for the 
property, which Staff feels is a commercial encroachment into the neighborhood.  He 
stated that J. E. Dunn is directly to the north and Staff believes that is further reason not 
to further encroach into the residential core of this neighborhood.  The property is located 
in the Riverview area.  The area is a mix of commercial and industrial primarily along 
major corridors, with extensive non-residential encroachment in historically residential 
neighborhoods immediately adjacent to them north of Kaw Drive and the applicant has 
stated that the one (1) neighbor (pointed out on the map) has no objections.  Director 
Hand further stated that there are Notices of Violations that pre-date this owner.  Staff 
has letters in support and has not received any letters in opposition.  Staff recommends 
denial; however, if the Planning Commission recommends approval, Staff has included 
conditions of approval in the staff report.  He further stated that there is outside storage 
taking place that is not allowed and would require its own Special Use Permit and/or 
meet code standards.    
 
The Planning Commission directed questions to Staff. 
 
Motion and Vote starts at 2:27:21:  
 
On motion by Mr. Mohler, seconded by Mr. Miller, the Planning Commission voted as 
follows to recommend APPROVAL of Master Plan Amendment MPL2021-018:   
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1) Any approval by the City Planning Commission of this case, and the 
conditions of approval contained herein, are contingent upon and shall only 
go into effect upon the approval of Case MPL2021-018, a Master Plan 
amendment from Low-Density Residential to Community Commercial, by 
the Unified Government Board of Commissioners and upon any ordinance 
publications required by law; 

2) 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 
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four (4) months of the approval of COZ2021-029 by the Board of 
Commissioners; 

3) A 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 C-3 District. 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 four (4) months of the approval of COZ021-
029 by the Board of Commissioners; 

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

5) 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; 

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

7) 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; 

8) 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; and, 

9) Subject to approval, a landscaping plan in conformance with the 
landscaping requirements below must be submitted to and approved by 
Staff. The ordinance will not be published in the newspaper until a 
landscape plan is successfully submitted and approved. 

 
On motion by Mr. Mohler, seconded by Mr. Miller, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-029:   
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions 
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Hearing starts at 2:29:01: 
 
MASTER PLAN AMENDMENT APPLICATION MPL2021-021 – ERIC FLETCHER - 
SYNOPSIS: Master Plan Amendment from Single Family Residential to General Urban 
(Rosedale Area Master Plan) at 4461 Eaton Street.  
 
CHANGE OF ZONE APPLICATION COZ2021-037 – ERIC FLETCHER - SYNOPSIS: 
Change of Zone from R-1 Single Family District to R-3 Townhouse District to bring 
existing non-conforming triplex into compliance at 4461 Eaton Street.  
 
Detailed Outline of Requested Action: The Applicant, Eric Fletcher, is requesting a 
Change of Zone and Master Plan Amendment for the subject property at 4461 Eaton 
Avenue. The Applicant is requesting a Change of Zone from R-1(B) Single Family 
District to RP-3 Townhome District and a Master Plan Amendment to the Rosedale Area 
Plan from Single-Family Residential to General Urban. The Change of Zone and Master 
Plan Amendment has been requested so that the non-conforming use becomes 
conforming. The subject property was originally constructed as a single-family residence 
but was converted to a triplex between the years 1950 and 1956. A certificate of legal 
non-conforming use was issued in 2001 which expired in 2011. The house has been 
used as a rental since the time of its renovation, and as a licensed rental until 2016. The 
Applicant is now the new owner and desires the rezone to complete to obtain a rental 
license, which requires the zoning to reflect the building’s physical condition.  

City Ordinance Requirements: Article VIII Sections 27-340 – 27-765 and Article VII 
Sections 27-454 – 27-457, Sections 27-592 – 27-606. 
 
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 December 13, 2021;  
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;  
7. The Notices to property owners; and, 
8. The testimony at the Board of Zoning Appeals meeting this evening. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Eric Fletcher, applicant, 4461 Eaton Street, Apartment 2, Kansas City, Kansas 

66103 
 
Present in Opposition: 
 
 Erin Stryka, Rosedale Development Association, 1403 Southwest Boulevard, 

Kansas City, Kansas 66103 
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Staff Recommendation starts at 2:33:47:  Planning Director Hand stated that this case 
is being heard in conjunction with Board of Zoning Appeals BOZA2021-042, which was 
approved earlier this evening, subject to the conditions that are carried over to this 
Change of Zoning and Master Plan Amendment.  This is a single-family home that was 
converted over the years.  Should the property be completely demolished, the future use 
of this property’s reconstruction must follow the Rosedale Master Plan’s design 
guidelines for single-family properties.  Director Hand stated that Staff is amenable to the 
condition requested by the Rosedale Development Association that if this use is 
discontinued, the use would revert back to single-family.  Staff is recommending 
approval to a planned district, which requires further design review by Staff for any future 
development.  Director Hand discussed the conditions of approval in the staff report.  
There are no Notices of Violation on this property.  Staff has received two (2) letters in 
support and no letters in opposition and recommends approval subject to the conditions 
in the staff reports. 
 
Motion and Vote starts at 2:36:25:  
 
On motion by Mrs. Jones, seconded by Ms. Armstrong, the Planning Commission voted 
as follows to recommend APPROVAL of Master Plan Amendment MPL2021-021:   
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. Subject to approval, rental licensing shall be obtained; 
2. Subject to approval, parking shall be upgraded to an improved surface 

with repaired curbs, aprons, and approaches as required and approved 
by the UG Building Inspection Office and Public Works. If no improved 
surface is installed, an additional variance will be required; 

3. Subject to approval, and should the property be completely demolished, 
the future use of this property’s reconstruction must follow the Rosedale 
Master Plan’s Design Standards for single-family properties; 

4. Subject to approval, sidewalks and curbs shall be repaired or improved 
in a manner approved by the UG Public Works and Building Inspection 
Departments; 

5. A right of way permit is required. Please contact the Public Works 
Department at to begin that process; 

6. If repair work is going to be done to the right of way of the property, a 
site plan will be required; 

7. Based on the above comment, the driveway entrances shall be thirty (30) 
foot max in accordance with UG standards and criteria and conform to 
the Unified Government of Wyandotte County and Kansas City, Kansas 
Technical Provisions specifications i.e., UG 4100-G. If a wider drive 
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entrance is required, please submit a waiver request and indicate 
reasons for the wider drive entrance. Further discussion with staff may 
be required; 

8. Regarding the above comment, with the repair of the existing driveway 
the sidewalk section shall be restored to match the adjacent sidewalk 
areas; 

9. Construction plans shall meet UG standards and criteria and shall be 
reviewed and approved by UG prior to construction permit acquisition; 
and, 

10. This Board of Zoning Appeals case is being heard in conjunction with 
BOZA2021-042.  

 
On motion by Mrs. Jones, seconded by Ms. Armstrong, the Planning Commission voted 
as follows to recommend APPROVAL of Change of Zone Application COZ2021-037 
to RP-3 Planned Townhouse District:   
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions 
 
Hearing starts at 2:40:35: 
 
MASTER PLAN AMENDMENT APPLICATION MPL2021-030 – JOHN PRENGER 
WITH A&J FREEDOM PROPERTIES, LLC - SYNOPSIS: Master Plan Amendment from 
Urban Density to Mixed Use (Central Area Master Plan) at 3159 Orville Avenue.   
 
CHANGE OF ZONE APPLICATION COZ2021-039 – JOHN PRENGER WITH A&J 
FREEDOM PROPERTIES, LLC - SYNOPSIS: Change of Zone from R-1(B) Single 
Family District to TND Traditional Neighborhood Design District for an existing non-
conforming three (3) unit residential building at 3159 Orville Avenue.   
 
Detailed Outline of Requested Action:  The applicant, Joe Prenger with A&J Freedom 
Properties, LLC, wants to rezone the property from R-1(B) Single Family District to TND 
Traditional Neighborhood Design District and seek a Master Plan Amendment from 
Urban Residential to Mixed Use (Central Area Master Plan) to keep two (2) dwelling 
units above a vacant storefront and add a third dwelling unit on the ground floor on the 
property on 0.16 acres at 3159 Orville Avenue. 

City Ordinance Requirements: Article VIII Sections 27-340 – 27-765 and Article VII 
Sections 27-245 – 27-339 
 

Farley, Michael
For the BOZA staff report conditions of approval only.
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Code Enforcement History: There were Code Enforcement citations on the property from 
2016 – 2018 for weeds, furniture outside the property and trash. 
 
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 December 13, 2021;  
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; and, 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Joe Prenger, applicant, 10809 Northwest 106th Terrace, Kansas City, Missouri 

64157 
 

Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 2:44:  Planning Director Hand stated that this is a 
legal non-conforming parcel in the Central Area Master Plan.  He stated that the 
applicant is requesting TND Traditional Neighborhood Design zoning to add a third 
dwelling unit to an existing mixed-use building.  The applicant will provide some 
additional parking on the parcel to the east, which is above the standards as TND does 
not require parking.  He further stated that this use does meet the character of the 
neighborhood and Staff requests that they build a 4’ sidewalk on Orville Avenue and that 
all parking on-site be an improved surface of asphalt or concrete.  He further stated that 
there are additional conditions in the staff report.  Director Hand stated that there are old 
Notices of Violation on the property. Staff has not received any letters in support nor 
opposition, and recommends approval of these applications subject to the conditions in 
the staff report. 
 
Motion and Vote starts at 2:46:20:  
 
On motion by Mrs. Jones, seconded by Mr. Mohler, the Planning Commission voted as 
follows to recommend APPROVAL of Master Plan Amendment Application MPL2021-
030: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
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Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. The two (2) story structure was built in 1920 per the Appraiser’s Office. 
From Rental License Division records, a rental license for two (2) units 
occurred in 1996 to 2020. Between 2020 and now, a third dwelling unit was 
converted within the structure and a rental license was applied for and 
denied by Planning and Urban Design because a third dwelling unit was not 
legally established; 

2. Sec. 27-458(f) A reasonable amount of landscaping is required on all 
projects with emphasis on softening the visual impact of parking areas and 
enhancing the overall appearance. Trees are required at not less than one 
(1) per 4,500 square feet of site area.  

 
Two (2) trees are required to be planted in the front yard. Per Sec. 27-702 
shade trees shall be at least two (2) inch caliper as measure twelve (12) 
inches above ground. Evergreen trees shall be between five (5) to six (6) 
feet in height. Trees shall not be planted within the utility easement or under 
water lines; 

3. Install a four (4) foot sidewalk from the parking pad on the east side of the 
building along Orville Avenue, around the corner to the parking pad on the 
south side of the building along North 32nd Street;  

4. Pave the unimproved surface (asphalt or concrete) and stripe five (5) off-
street parking spaces on the along Orville Avenue and North 32nd Street; 

5. If approved, confirm with the Building Inspection Department to ensure the 
third dwelling unit complies with the International Building Code (IBC); 

6. If approved, a rental license from the Rental Licensing Division shall be 
obtained; and, 

7. 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. 
 

On motion by Mrs. Jones, seconded by Mr. Mohler, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-039: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions 
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Hearing starts at 2:48:00: 
 
CHANGE OF ZONE APPLICATION COZ2021-040 – LORENZO GARCIA - SYNOPSIS: 
Change of Zone from R-1(B) Single Family District to A-G Agriculture District for 
agricultural uses at 3740 North 35th Street.   
 
Detailed Outline of Requested Action:  The applicant, Lorenzo Garcia, wants to rezone 
the property from R-1(B) Single Family District to A-G Agriculture District at 3740 North 
35th Street to keep livestock (a horse, pony, cow, goat, sheep, chickens, and ducks) and 
accessory structures on 5.05 Acres. 

City Ordinance Requirements: Article VIII Sections 27-340 – 27-765 and Article VII 
Sections 27-245 – 27-339. 
 
Code Enforcement History: There were Code Enforcement citations on the property in 
2018 for excess accessory structures, repair/rebuild exterior fence, keeping of fowl, 
removing junk trash and debris, and keeping a mobile home on the property. 
 
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 December 13, 2021;  
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; 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Lorenzo Garcia, representing his father the applicant, 1420 North 86th Street, 

Kansas City, Kansas  
 

Present in Opposition/Concerns: 
 
 Elnora Jefferson 
 Barry Anderson 
 Marvin Robinson 

 
Staff Recommendation starts at 3:01:12:  Planning Director Hand stated the request 
before the Commission is to rezone from R-1(B) Single Family District to A-G Agriculture 
District and it does meet the five (5) acre minimum requirement.  The property is in the 
Sortor Drive area and is adjacent to the Quindaro Town Site and abuts the Northeast 
Area Master Plan, but is not in the master plan area.  This area has been a target area 
for the Unified Government due to code violations.  One of the solutions is to consolidate 
properties into more than five (5) acres for agricultural purposes.  Director Hand further 
stated there is no primary structure on the property, but several small structures that 
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have a Notice of Violation for the property to be cleaned up.  He showed the Commission 
plans that have been submitted by the applicant.  Staff has asked that all existing 
dilapidated structures be removed, or retroactive building permits acquired.  The 
Conservation District developed a conservation plan for this property, which is included 
in the staff report.  Director Hand showed the Commission pictures of the property that 
were taken by staff.  Staff has received no letters in support nor opposition and this 
property is not within the environs of any historic site/district. The subject property is also 
outside of the recently established area defined by a Memorandum of Understanding 
between the UG and community to rehabilitate that Historic site. Staff recommends 
approval subject to the conditions in the staff report. 
 
The Commission directed questions to Staff. 
 
Motion and Vote starts at 3:06:49:  
 
On motion by Mr. Mohler, seconded by Mr. Miller, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-040: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. All Conservation District comments, as found in the Conservation District 
comments (as found in the “Staff Comments and Suggestions” section of 
this report) and in the Conservation District Letter (found in the 
“Attachments” section of this report), must be met; 

2. The existing accessory structures that can be seen from the road are 
dilapidated and must be removed and new structures built in their place. A 
retroactive building permit is required from the Building Inspection 
Department for any accessory structures that will remain following the 
Change of Zone request; 

3. A building permit is required for a new, permanent structure greater than 
120 square feet. Please contact the Building Inspection Department at (913) 
573-8620 to begin that process; 

4. Driveways must be constructed and/or updated to comply with Section 27-
575(a). If the Change of Zone to A-G Agriculture District is not granted, all 
new or updated driveways must be paved with two (2) inches of asphalt 
over six (6) inches of gravel, four (4) inches of concrete, or another 
alternative as approved by the UG Engineer. If approved, shall pave 
driveway apron with concrete in accordance with Public Works Department 
standards, but will allow for gravel driveway; 

5. The A-G Agriculture District allows for enumerated uses that are either 
personal or agricultural in use. Any commercial operation outside of 
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standard agricultural practices requires a Special Use Permit as well as 
filing and maintaining a current business occupation tax application with 
the Business Licensing Department; 

6. Any property owner or business owner that is required to obtain a Special 
Use Permit for an entitlement to keep fowl or livestock animals as described 
in Section 27-593, or any other animal related activity as described in 
Section 27-593, is required to comply at all times with all the requirements 
of Chapter 7 and Chapter 27 of the Code of Ordinances. This shall include 
all ordinance sections that relate to: the care, feeding, and keeping of 
animals; the proper housing, shelter, and restraint of animals from roaming 
at large; access to proper veterinary care; and the operation and 
maintenance of land, property, and any building or structure related to 
animal keeping. The permit holder and the property owner are responsible 
to register any animal keeping activity with Kansas City, Kansas Animal 
Services, and to maintain annually that registration, and to arrange and 
participate in annual property and animal inspections with Kansas City, 
Kansas Animal Services; 

7. Site improvements that include land disturbance activity on greater than 1 
acre of surface area of land shall require a land disturbance permit issued 
by the Unified Government and shall be compliant with all applicable local 
ordinances and State Statutes and Regulations (Article XIV, Sections 8-
610—8-618). Land disturbance fees shall be processed by UG Public Works 
during the land disturbance/ Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works department, 701 North 7th Street, KS 66101, (913) 
573-5700. With the issuance of the Land Disturbance Permit, a grading 
permit is required and issued by the Building Inspections Department, 
Neighborhood Resource Center, 4953 State Avenue, Kansas City, KS 66102, 
(913) 573-8620; and, 

8. 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. 

 
Hearing starts at 3:07:46: 
 
MASTER PLAN AMENDMENT APPLICATION MPL2021-029 – JON SIMPSON WITH 
BHC RHODES - SYNOPSIS: Master Plan Amendment from Public/Semi-Public to 
Community Commercial at 1150 North 38th Street. 
 
CHANGE OF ZONE APPLICATION COZ2021-041 – JON SIMPSON WITH BHC 
RHODES - SYNOPSIS: Change of Zone from R-1(B) Single Family District to CP-O 
Planned Non-Retail Business District to split office from cemetery property at 1150 North 
38th Street. 
 
PRELIMINARY AND FINAL PLAT APPLICATION PLAT2021-025 – JON SIMPSON 
WITH BHC RHODES - SYNOPSIS: Preliminary and Final Plat for two (2) commercial 
lots (Mount Calvary Cemetery Plat) at 1150 North 38th Street. 
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Detailed Outline of Requested Action: The applicant, Jon Simpson with BHC Rhodes, 
has submitted a request for Change of Zone and a Preliminary Plat. The applicant is 
requesting a Change of Zone from R-1(B) Single-Family Residential District CP-0 
Planned Non-Retail Commercial District. The applicant is requesting a Plat separating 
the current cemetery office from the burial grounds. After the replat, the property owner 
wishes to change the use of the property to a portion of the property unrelated to the 
cemetery while keeping the burial grounds intact, and commercial uses are not allowed 
in the current zoning. 
 
City Ordinance Requirements: Article VI, Sections 27-196 – 27-216 
 
Code Enforcement History: There are no code enforcement issues. There is a history of 
police activity that is common among semi-public open space areas of a similar nature 
however they should not affect the property’s usages. 
 
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 December 13, 2021;  
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 for the Change of Zone and Master Plan 

Amendment; and, 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Wil Anderson, applicant, BHC Rhodes, 712 State Avenue, Kansas City, Kansas 

66101 
 Matt Watkins 
 

Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 3:11:25:  Planning Director Hand stated that this 
property is on the edge of the Northeast Area Master Plan at 38th and State Avenue.  He 
showed the Commission on the map the area that is being split out of the existing 
property with the plat and it does include an access agreement, which is one (1) of the 
conditions of approval.  The two (2) properties would share access of a single, existing 
driveway, and Staff showed the Commission pictures of the property.  Director Hand 
stated that there are conditions of approval in the staff report.  He further stated that 
there are no Notices of Violation. Staff has received no letters in support nor opposition 
prior to the meeting.  Staff recommends approval subject to the conditions in the staff 
report. 
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Motion and Vote starts at 3:13:25:  
 
On motion by Ms. Armstrong, seconded by Mr. Mohler, the Planning Commission voted 
as follows to recommend APPROVAL of Master Plan Amendment Application 
MPL2021-029: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. The applicant, contractors, subcontractors, and any 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, for any future development. All 
future development is subject to additional review approval; 

2. Curbs, gutters, and drainage shall be repaired to proper UG Standards; 
3. The parking lots to the front and rear shall be repaved and restriped to 

reflect the additional walkway between the connecting sidewalk on North 
38th Street, parking spaces, and accessible parking spaces;  

4. If approved, additional landscape screening on the north of the property line 
shall be added to further screen parking from adjacent lots per the 
Commercial Design Guidelines; 

5. An access agreement must be maintained for the private drive access into 
the burial grounds, so parking remains accessible; 

6. Proposed development within this plat will require civil drawings to be 
submitted, which may result in submitting a revised replat; and, 

7. 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. 

 
On motion by Ms. Armstrong, seconded by Mr. Mohler, the Planning Commission voted 
as follows to recommend APPROVAL of Change of Zone Application COZ2021-041: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
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Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions 
 
On motion by Ms. Armstrong, seconded by Mr. Mohler, the Planning Commission voted 
as follows to APPROVE  PLAT2021-025: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions 
 
Hearing starts at 3:16:10: 
 
MASTER PLAN AMENDMENT APPLICATION MPL2021-023– SHERRIE GAYED 
WITH FRIENDSHIP INN - SYNOPSIS: Master Plan Amendment from Urban Mixed Use 
to General Urban (Rosedale Master Plan) at 4403 Rainbow Boulevard.  
 
CHANGE OF ZONE APPLICATION COZ2021-043 - SYNOPSIS: SHERRIE GAYED 
WITH FRIENDSHIP INN Change of Zone from R-1 Single Family District to R-3 
Townhouse District for a 17-unit building for Friendship Inn for family members/guests of 
patients at The University of Kansas Health Systems at 4403 Rainbow Boulevard. 
 
SPECIAL USE PERMIT APPLICATION SP2021-074 – SHERRIE GAYED WITH 
FRIENDSHIP INN - SYNOPSIS: Special Use Permit for a 17-unit building for Friendship 
Inn for family members/guests of patients at The University of Kansas Health Systems at 
4403 Rainbow Boulevard. 
 
Detailed Outline of Requested Action:  The representative, Matt Schlicht, with 
Engineering Solutions on behalf of the applicant, Sherrie Gayed, has filed a Change of 
Zone, Special Use Permit, and Master Plan Amendment for the Friendship Inn, a 
seventeen (17) short-term rental unit building (temporary lodging) for families of patients 
at the University of Kansas Health System. 
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765, Article VII Sections 
27-245 – 27-339 and Article XXI Sections 27-502 – 27-709 
 
Code Enforcement History: There were Code Enforcement citations on the property 
between 2000 – 2010 for weeds and expired vehicles parked on the property. 
 
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;  
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3. The City’s currently adopted Master Plan for the area in question;  
4. The staff report and attachments dated December 13, 2021;  
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;  
7. The Notices to property owners; and, 
8. The testimony at the Board of Zoning Appeals meeting this evening. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Sherrie Gayed, applicant, 4146 State Line Road, Kansas City, Kansas 66103 
 Don Roseman, Roseman and Associates Architects 
 Sarah Waggoner, Rosedale Development Association, 1403 Southwest 

Boulevard, Kansas City, Kansas 66103 
 

Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 3:25:10:  Planning Director Hand stated that this case 
is being heard in conjunction with Board of Zoning Appeals application BOZA2021-023, 
which was approved earlier this evening with conditions.  This property is in the 
Rosedale Area Master Plan, and this is a designated neighborhood node in the plan.  
Staff believes that it complies with the intensity of the Rosedale Area Master Plan, but 
not the intended mix of uses on the proposed site.  He stated that the Rosedale Area 
Master Plan Design Guidelines and Commercial Design Guidelines have a materials 
requirement, and that the use of all brick material does not violate these design 
guidelines.  The applicant is requesting a deviation for covered parking and if that 
deviation is approved, Staff would request enhanced additional screening from the 
residential homes on the east.  Regarding the bike-shared location, Staff believes this is 
a perfect location for the bike racks and kiosk.  Staff is asking for a concrete pad 
adjacent to the sidewalk north of their driveway, so it is a shared-bike location.  A final 
development plan is required and the site development plan, etc. will be addressed at 
that time.  There are old Notices of Violations on this property.  Staff recommends 
approval of the Change of Zone and Master Plan Amendment and the Special Use 
Permit for two (2) years subject to the conditions in the staff report. 
 
Motion and Vote starts at 3:30:35:  
 
On motion by Mrs. Jones, seconded by Mr. Mohler, the Planning Commission voted as 
follows to recommend APPROVAL of Master Plan Amendment Application MPL2021-
023: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
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Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 

 
1. This City Planning Commission case is being heard in conjunction with 

BOZA2021-033. The following are conditions for BOZA2021-033 and are 
stated here for reference only, as COZ2021-043 is solely for a change of 
zone to build short-term rental unit building (temporary lodging) for families 
of patients at the University of Kansas Health System: 

a. This parcel is within 500-foot environs of Old Fire Station No. 12 at 
4223 Rainbow Boulevard. Prior to issuance of a building permit, a 
historic environs staff review is required. A Certificate of 
Appropriateness for demolition is required from the Landmarks 
Commission prior to obtaining a demolition permit from Building 
Inspection Department. 

b. Because this is a planned district, a Final Development Plan is 
required to be submitted following this entitlement process. To replat 
the parcel, a Final Plat is required following this entitlement process. 
Final architectural and civil drawings, retaining wall calculations are 
required to be submitted at such time; 

2. Because this is a planned district, a Final Development Plan is required to 
be submitted following this entitlement process. To replat the parcel, a Final 
Plat is required following this entitlement process. Final architectural and 
civil drawings, retaining wall calculations are required to be submitted at 
such time; 

3. A building permit is required. Please contact the Building Inspection 
Department to begin that process; 

4. All dwelling units within a new development must be provided with a 
basement or with a FEMA standard safe room constructed to tornado 
standards for the protection of the occupants. A FEMA safe room 
constructed to FEMA Publication 320 or Publication 361 is required; 

5. Based on the Sidewalk and Trails Master Plan, the sidewalk on the east side 
of Rainbow Boulevard shall be between eight (8) feet and ten (10) feet wide. 
The proper site design, future right-of-way dedications may be needed on 
the plat; 

6. This property is an ideal location for a UG bikeshare e-bike rack. The rack 
should be publicly accessible, along Rainbow Boulevard. Provide the 
necessary specifications. The UG will provide the information kiosk and 
racks accordingly, and the applicant will be required to install. Detailed 
specifications are in the Attachments. 

 
The bikeshare e-bikes are not for the sole use of the guests staying at 
Friendship Inn, however, they will have the ability to use an alternate mode 
of transportation. The UG bikeshare e-bike rack can and will be installed just 
off the sidewalk along Rainbow Boulevard; 

7. Parking visible from any public street must be screened by a fence or 
shrubbery that matures to three (3) feet or greater and is planted to form a 
solid visual barrier; 
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8. The contact information for Kathy Bradley, House Manager shall be 
provided to the business development organization, adjacent neighborhood 
groups and property owners;  

9. Per the Rosedale Master Plan Urban Multi-Family Residential Design 
Guidelines, high quality building materials will be used that are durable, 
attractive, and have low maintenance requirements. In general, materials 
must also be horizontal oriented to match the historic qualities of existing 
urban neighborhoods.  

 
Forty percent (40%) or more of the total net exterior wall area of the 
building’s front and exterior block side elevations, excluding gables, 
windows, doors, and related trim, shall be masonry. 
 
Prohibited materials include: 

• Board and batten wood 
• Smooth-faced or split-faced concrete block 
• Tilt-up concrete panels 
• Corrugated metal siding 
• Standard single or double tee concrete systems 
• Vinyl siding 
• Glass block 
• EIFS 

10.Multi-family developments abutting single-family residences within areas 
zoned strictly for single-family land use, must use the height transition 
strategies listed below: 

• Minimum side yard setback a 10’ from property line abutting single 
family; 

• Within 30’ of the property line abutting the single-family residence, a 
multi-family building may not exceed a half story roof height greater 
than adjacent residence’s roof height; and, 

• Within 50’ of the property line abutting a single-family residence, a 
multi-family building may not exceed one story roof height greater 
than adjacent residence’s roof height;  

11. Since the buildings have high visibility from every angle, scupper and 
downspouts can become an eyesore. All scuppers shall be designed so 
they are reasonably screened, and all downspouts shall be internalized. 
Overflow drains shall be at grade and hidden by vegetation; 

12. PTAC grilles on the building give the appearance that this building, while 
used as temporary residential housing, is a commercial building, similar to 
a hotel;  

13. Landscape the west side of the site to soften the front of the building; 
14. Sec. 27-459(f) A reasonable amount of landscaping is required on all 

projects with emphasis on softening the visual impact of parking areas and 
enhancing the overall appearance. Trees are required at not less than one 
(1) per 4,500 square feet of site area; 

15. Sec. 27-700(b)(1) Buffer plantings, which shall include the equivalent of a 
minimum of one (1) evergreen tree or one (1) shade tree and three (3) large 
shrubs for each 30 feet of adjacent project boundary, shall be provided for 
such development adjacent to single-family or two-family zoned property. 
Except in district R-M and C-0, such buffer plantings may be arranged on 
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any portion of the property. Buffer plantings will be in addition to required 
trees. All multi-family residential projects shall include at least one (1) shade 
tree per eight (8) dwelling units and one (1) shrub per dwelling unit in 
addition to the tree requirement, but not in addition to the buffer plantings if 
required; 

16. Street trees are required along a Major Street, which Rainbow Boulevard is 
classified as a Class A Thoroughfare. One (1) tree is required per thirty (30) 
feet of frontage; 

17. All landscaping must be irrigated; 
18. All shade trees shall be at least 2” caliper. All evergreens shall be at least 6’ 

in height. All shrubs shall be 5 gallons, external to the site and 3 gallons 
internal to the development when planted; 

19. All disturbed areas within the development shall be brought to finished 
grade and seeded or sodded. There shall not be any exposed, bare ground 
unless the lot has an active building permit for building construction; 

20. All lighting, whether mounted on the exterior of parking deck or within the 
structure shall have 90-degree cutoff fixtures. Light cannot exceed one 
footcandle as measured from said property line; 

21. Only decorative lighting can be used on the exterior of the building(s). No 
pack lights or flood lights are allowed; 

22. Per the Rosedale Master Plan, developments must provide pedestrian 
scaled lighting spaced every forty (40) feet along property lines abutting 
public streets. Interior parking lots must also be well lit without creating 
glare to the surrounding neighborhood; 

23. The dumpster will need to be screened with an architectural wall that 
matches the building and heavily landscaped; 

24. All rooftop mechanical screen wall may not be perforated metal. The screen 
wall shall be solid; 

25. All utility connections must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building; 

26. All BPU transformer pads and/or generators shall be completely screened 
on three (3) sides with 6-foot junipers setback three (3) feet from the pad 
and ten (10) feet from the door opening. Additionally, if the louvered 
transformer doors open towards the parking lot, the 10-foot setback is 
established in the parking lot, therefore the louvered gate/enclosure shall be 
constructed in front of the transformer. If this cannot be accomplished, 
relocation of the transformer may be necessary; 

27. Per the Rosedale Master Plan, sidewalks and curbs at the perimeter of the 
development must be re-built and include a two (2) foot green strip (median) 
between the sidewalk and curb; 

28. Add ADA ramp access to the front door from the sidewalk along Rainbow 
Boulevard;  

29. Shall comply with the sign ordinance; 
30. Shall comply with Planning Engineering Comments for General 

Engineering, Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater 
Quality, Streets, and Retaining walls, as applicable; 

31. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
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ordinances, conditions and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

32. 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; and, 

33. The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior to 
the expiration of the permit in order to begin the renewal process. Any 
application for renewal that is submitted after the expiration date will be 
considered a new application with the associated application fee and 
approval term. If the renewal deadline is not met, all operations must cease 
until such time as a new Special Use Permit is approved. 

 

On motion by Mrs. Jones, seconded by Mr. Mohler, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-043: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions 
 
On motion by Mrs. Jones, seconded by Mr. Mohler, the Planning Commission voted as 
follows to recommend APPROVAL of Special Use Permit Application SP2021-074 for 
two (2) years: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions 
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Hearing starts at 3:34:15: 
 
CHANGE OF ZONE APPLICATION COZ2021-045 –  GILBERTO GONZALEZ 
GUERRERO - SYNOPSIS: Change of Zone from C-1 Limited Business District to C-3 
Commercial District to accommodate a used car dealership with light repair and 
maintenance at 7512 Leavenworth Road.   
 
SPECIAL USE PERMIT APPLICATION SP2021-079 –  GILBERTO GONZALEZ 
GUERRERO - SYNOPSIS: Special Use Permit to accommodate a used car dealership 
with light repair and maintenance at 7512 Leavenworth Road.   
 
Detailed Outline of Requested Action:  The applicant, Gilberto Gonzalez Guerrero has 
filed a Change of Zone and Special Use Permit to rezone the property from C-1 Limited 
Business District to CP-3 Planned Commercial District in order to modify an existing car 
wash to operate a used automotive dealership and perform services on inventory such 
as car detailing, light mechanic work, and tire changing at 7512 Leavenworth Road. 
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765, Article VII Sections 
27-245 – 27-339 and Article XXI Sections 27-502 – 27-709 
 
Code Enforcement History: There were Code Enforcement citations on the property 
between 2010 – 2021 for graffiti, weeds, a damaged parking lot and damaged concrete 
in the wash bays. 
 
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 December 13, 2021;  
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; and, 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
  Gilberto Gonzalez Guerrero, applicant, 7512 Leavenworth Road, Kansas City, 

Kansas 66109 
 

Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 3:36:51:  Planning Director Hand stated that a 
Change of Zone is required as auto dealerships and light repair are not allowed in a C-1 
zoning district and that the proposal also requires a Special Use Permit.  This is the site 
of a former car wash and some improvements have already been made to the site.  He 
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further stated that Staff is working through the parking plan, including the addition of 
wheel stops with the applicant, and it will be resolved at building permit stage.  Some of 
the Commercia Design Guidelines requirements have already been completed on the 
property.  Staff has additional such conditions of approval in the staff report.  Staff is 
requesting that one (1) of the two (2) access points onto Leavenworth road be closed.  
There are some old Notices of Violation that do not relate to this application.  Staff has 
received no letters in support nor opposition and recommends approval subject to the 
conditions in the staff report. 
 
Motion and Vote starts at 3:39:40:  
 
On motion by Ms. Armstrong, seconded by Mr. Mohler, the Planning Commission voted 
as follows to recommend APPROVAL of Change of Zone Application COZ2021-045 
to CP-3 Planned Commercial District: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 

 
1. Because this is a planned district, a Final Development Plan is required to 

be submitted following this entitlement process. Final architectural and civil 
drawings are required to be submitted at that time; 

2. Per the Sidewalk and Trails Master Plan, this portion of Leavenworth Road 
is classified as a Regional Trail. Install a ten (10) foot sidewalk on the north 
side of the street. Refer to the cross-section diagram in the attachments;  

3. Based on the 2,372 square feet of the building, ten (10) spaces are required 
for customers. Only seven (7) spaces are shown in front of the building, 
three (3) more spaces are required to comply with the code. Revise and 
resubmit the site plan; 

4. ADA compliant parking proximate to the entrance must be installed, 
including the required graphics and sign placards; 

5. The parking lot needs to be resurfaced and restriped;  
6. All parking spaces where there are no curbs shall have wheel stops 

installed in front of each space; 
7. Maintain the open space behind the proposed inventory and employee 

enclosure, as this area is not to be encroached upon for additional storage 
or ancillary uses. Revise and resubmit the site plan; 

8. No storage or warehousing of salvage or wrecked automobile parts is 
allowed on the property; 

9. Close one of the curb cuts along Leavenworth Road and install a new curb 
and landscaping in the median. This will allow better circulation through the 
front parking lot; 
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10. All lighting, whether mounted on the building or installed in the parking lot 
shall have 90-degree cutoff fixtures;  

11. If approved, the applicant will need to file and maintain the occupation tax 
application with our office for the business activity; 

12. 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; 

13. Any automotive-related business in Wyandotte County that is required to 
obtain any Special Use Permit, shall be responsible to ensure that the 
business operations are at all times compliant with all applicable local 
ordinances and State Statutes and Regulations [27-463 through 27-470; 27-
592 through 27-616] [KSA 65-3424, KAR 28-29-29 through 28-29-33]. Proof of 
proper disposal of waste tires with a Kansas State permit-holding waste tire 
collector or waste tire processor is required to be maintained at the 
management office and provided to any enforcement staff upon request; 

14. Any business or land use in Wyandotte County that is required to provide 
off-street parking shall be responsible to ensure that all vehicle parking or 
vehicle storage must occur entirely on private property of the same land 
parcel and be at all times be compliant with all applicable local ordinances 
[27-466 through 27-470; 27-592 through 27-616; 27-667 through 27-676].  
Inoperable vehicles shall be stored inside an enclosed building. Inoperable 
vehicles may not be stored outside unless they are completely screened 
from view in accordance with all applicable ordinances. Outside storage 
shall not include wrecked or salvage vehicles. Any vehicle parked or stored 
outside must be on an improved surface, located on the same land parcel as 
the business use, and be parked within a regulation dimension parking 
stall. Any outside storage may not reduce the availability of all required 
parking spaces as required by ordinance; 

15. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

16. Sec. 27-467(g) A reasonable amount of landscaping is required on all 
projects in this district, all to be depicted on a properly prepared plan. Trees 
are required to be provided at not less than one (1) per 7,000 square feet of 
site area. 

a. Sec. 27-577(a)(5) Landscaping shall exceed the typical code 
requirements by at least 75 percent.  

 
Therefore, eight (8) trees are required to be planted on-site. This total 
is no inclusive of parking lot island trees or street trees along 
Leavenworth Road; 

17. Sec. 27-577(d)(1) At least 75 percent of the length of the building 
foundations facing public streets, the exterior of the development, or 
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common spaces must be planted with ornamental plant material such as 
ornamental trees, flowering shrubs, perennials, and groundcovers; 

18. Sec. 27-577(b)(3) In general, formal, stand-alone trees are encouraged to be 
planted in landscape zones along major streets and medians. These trees 
should be planted as follows: 

a. One (1) tree with a minimum caliper of two (2) inches (ornamentals). 
Evergreen trees must be at least six (6) feet when planted provided 
for every 30 feet of street easement or frontage. 

b. Street trees should be planted no closer than 55 feet and no more 
than 65 feet apart. Groupings of ornamental trees and shrubs should 
be placed in between the street trees;  

19. Sec. 27-467(c)(6) Any outside storage or keeping of parts, equipment, 
inoperable vehicles or residual materials which is necessary, 
normally related and accessory to the principal use of the premises 
shall be screened from view from off the premises. Such outside 
storage shall be limited to areas directly adjacent to the main 
building, not including more than 20 percent of the area of the main 
building and not in a required yard. Only 474.4 square feet may be 
used for outside storage. For example, a vehicle that is going to be 
serviced and sold on the lot, while servicing, it must be in the rear 
enclosure; 

20. No on-street parking of vehicles for this business. All vehicles on-site 
for repairs or maintenance must be stored on the property and be 
within the enclosure; 

21. No inventory repair or servicing is allowed outside or in public view; 
22. The inventory lot fence shall be constructed of wood or solid metal 

paneling, six (6) feet in height with masonry columns every 32 feet 
running;  

23. Street trees are required along a Major Street, which Leavenworth 
Road is classified as a Class B Thoroughfare. One (1) tree is required 
per thirty (30) feet of frontage; 

24. All landscaping must be irrigated; 
25. All shade trees shall be at least 2” caliper. All evergreens shall be at 

least 6’ in height. All shrubs shall be 5 gallons, external to the site and 
3 gallons internal to the development when planted; 

26. All disturbed areas within the development shall be brought to 
finished grade and seeded or sodded. There shall not be any 
exposed, bare ground unless the lot has an active building permit for 
building construction;  

27. All lighting, whether mounted on the exterior of parking deck or 
within the structure shall have 90-degree cutoff fixtures. Light cannot 
exceed one footcandle as measured from said property line; 

28. Only decorative lighting can be used on the exterior of the building(s). 
No pack lights or flood lights are allowed; 

29. The dumpster will need to be screened with an architectural wall that 
matches the building and heavily landscaped; 

30. All utility connections must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall 
must be painted to match the building; 

31. All BPU transformer pads and/or generators shall be completely 
screened on three (3) sides with 6-foot junipers setback three (3) feet 
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from the pad and ten (10) feet from the door opening. Additionally, if 
the louvered transformer doors open towards the parking lot, the 10-
foot setback is established in the parking lot, therefore the louvered 
gate/enclosure shall be constructed in front of the transformer. If this 
cannot be accomplished, relocation of the transformer may be 
necessary;  

32. Shall comply with the sign ordinance;  
33. Shall comply with Planning Engineering Comments for General 

Engineering, Erosion Control, Sanitary Sewer, Storm Drainage, 
Stormwater Quality, Streets, and Retaining Walls, as applicable; 

34. Any automotive-related business in Wyandotte County that is 
required to obtain any Special Use Permit, shall be responsible to 
ensure that the business operations are at all times compliant with all 
applicable local ordinances and State Statutes and Regulations [27-
463 through 27-470; 27-592 through 27-616] [KSA 65-3424, KAR 28-29-
29 through 28-29-33]. Proof of proper disposal of waste tires with a 
Kansas State permit-holding waste tire collector or waste tire 
processor is required to be maintained at the management office and 
provided to any enforcement staff upon request; 

35. Any business or land use in Wyandotte County that is required to 
provide off-street parking shall be responsible to ensure that all 
vehicle parking or vehicle storage must occur entirely on private 
property of the same land parcel and be at all times be compliant with 
all applicable local ordinances [27-466 through 27-470; 27-592 
through 27-616; 27-667 through 27-676].  Inoperable vehicles shall be 
stored inside an enclosed building. Inoperable vehicles may not be 
stored outside unless they are completely screened from view in 
accordance with all applicable ordinances. Outside storage shall not 
include wrecked or salvage vehicles. Any vehicle parked or stored 
outside must be on an improved surface, located on the same land 
parcel as the business use, and be parked within a regulation 
dimension parking stall. Any outside storage may not reduce the 
availability of all required parking spaces as required by ordinance; 

36. The Special Use Permit is not valid for the approved use to be in 
operation until all the conditions of approval are met. The Applicant 
acknowledges that both the property owner and the business owner 
are collectively responsible to ensure that the use of the property is 
compliant with all ordinances, conditions, and other requirements of 
this approval. Failure to meet all these requirements may result in 
revocation of this permit. The property may also be subject to 
enforcement actions and administrative citations; 

37. 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; and, 

38. The Special Use Permit shall be valid for two (2) years from the 
publication of the associated Ordinance. The Applicant is solely 
responsible for renewing their Special Use Permit. The Applicant 
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should contact the Planning and Urban Design Department no less 
than two (2) months prior to the expiration of the permit in order to 
begin the renewal process. Any application for renewal that is 
submitted after the expiration date will be considered a new 
application with the associated application fee and approval term. If 
the renewal deadline is not met, all operations must cease until such 
time as a new Special Use Permit is approved 

 
On motion by Ms. Armstrong, seconded by Mr. Mohler, the Planning Commission voted 
as follows to recommend APPROVAL of Special Use Permit Application SP2021-079 
for two (2) years: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions 
 
Hearing starts at 3:41:25: 
 
MASTER PLAN AMENDMENT APPLICATION MPL2021-027 – MATT ALTRICH WITH 
JOCO CAPITAL ONE, LLC - SYNOPSIS: Master Plan Amendment from Single Family 
to General Urban (Rosedale Area Master Plan) at 4108 Adams Street. 
 
CHANGE OF ZONE APPLICATION COZ2021-046 – MATT ALTRICH WITH JOCO 
CAPITAL ONE LLC - SYNOPSIS: Change of Zone from R-1(B) Single Family District to 
R-2(B) Two Family District for two (2) living units at 4108 Adams Street. 
 
SPECIAL USE PERMIT APPLICATION SP2021-076 – MATT ALTRICH WITH JOCO 
CAPITAL ONE LLC - SYNOPSIS: Special Use Permit for a Short-Term Rental at 4108 
Adams Street. 
 
Detailed Outline of Requested Action: The Applicant, Matt Altrich, is requesting a 
Change of Zone and Master Plan Amendment for the subject property at 4108 Adams 
Street. The Applicant is requesting a Change of Zone from R-1(B) Single Family District 
to RP-2(B) Two Family District and a Master Plan Amendment to the Rosedale Area 
Plan from Single-Family Residential to General Urban. The Change of Zone and Master 
Plan Amendment has been requested so that the non-conforming use becomes 
conforming. The subject property was originally constructed as a single-family residence 
but was converted to a duplex in the mid-1970s for the original owner’s mother. A 
certificate of legal non-conforming use was issued in 2008 which expired in 2018. The 
house has been used as a licensed rental since at least 2000. The Applicant is now the 
new owner and desires the rezone to complete to obtain a rental license, which requires 
the zoning to reflect the building’s physical condition. The upstairs unit was previously 
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not formally leased and inhabited by the prior owners’ children who did not pay rent 
according to County Records. 

City Ordinance Requirements: Article VIII Sections 27-340 – 27-765 and Article VII 
Sections 27-454 – 27-457, Sections 27-592 – 27-606. 
 
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 December 13, 2021;  
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; 
7. The Notices to property owners; and, 
8. The information forwarded to the Commission from Erin Stryka 

 
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 Altrich, applicant, 21500 West 99th Street, Lenexa, Kansas 66220 
 Devin Teren, 4112 Adams, Kansas City, Kansas 66103 
 

Present in Support/Concerns: 
 
 Erin Stryka, Executive Director, Rosedale Development Association, 1403 

Southwest Boulevard, Kansas City, Kansas 66103 
 
Staff Recommendation starts at 3:50:33:  Planning Director Hand stated that this is a 
legal, non-conforming structure that Staff believes added a granny flat to the property in 
the 1950s.  The only option currently available to resolve its non-conformity for an 
attached structure of this type is through a Change of Zone.  The property has the 
appearance of a single-family residence and is located in the Rosedale Area Master 
Plan.  If the application is held over, the applicant could not rent the second unit until 
such time that the Planning Commission and Board of Commissioners make their final 
determination for this case.  Staff is advertising for an Ordinance Specialist who will 
review these types of issues; however, the Director does not have the timeline for the 
hiring of that position.  He further stated that Short-Term Rentals are a high priority for 
the Department.  Staff has a company that tracks Short-Term Rentals and Staff is aware 
of the ones that have received Special Use Permits and those that have not, which is 
being addressed.  Staff is requiring some additional landscaping. Staff has received no 
letters in support nor opposition and recommends approval of the Change of Zone and 
Master Plan Amendment and a one (1) year approval for the Special Use Permit as there 
is no on-site manager. 
 
Mr. Altrich stated that the upstairs unit will only be rented for one (1) person with a single 
car.  He stated that the intent is to advertise for 90 days for rental.  Director Hand stated 
that Staff would recommend approval for two (2) persons and a maximum number of two 
(2) cars for the Short-Term Rental. 
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Motion and Vote starts at 3:57:45:  
 
On motion by Mr. Mohler, seconded by Mrs. Jones, the Planning Commission voted as 
follows to recommend APPROVAL of Master Plan Amendment Application MPL2021-
027: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. The Short-Term Rental permit shall be limited to the top unit; 
2. Remaining Repairs of the stairwell and window screens shall be completed; 
3. Additional landscaping shall be coordinated with the adjacent neighbor to 

provide shade or screening per the Narrow Lot Design Guidelines; 
4. Maximum number of guests, which has been deemed appropriate for the 

available accommodations shall be two (2); 
5. Guest parking must be provided off-street. Maximum number of guest 

parking shall be two (2); 
6. Parking must take place off-street. If this is not feasible, the applicant must 

prove why it is not. Maximum number of guest vehicles shall be four (4); 
7. The Special Use Permit is not valid for the approved use to be in operation 

until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

8. Applicant must keep a current annual Business License/Occupation Tax 
Receipt and Kansas State Lodging Tax; 

9. Applicant must post a copy of the Ordinance granting permission to operate 
the short-term rental, the expiration date of the Special Use Permit, a copy 
of the Occupational Tax Receipt, and the property manager’s contact 
information within the entrance of the area that is rented;  

10. Must provide a manual/welcome packet that lists all rules, including “No 
Parties, etc.” This manual must inform guests that the Unified Government 
enforces this policy. Include the contact information for Host Compliance: 
913-246-5133; 
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11. Subject to approval and should the property be completely demolished, the 
future use of this property’s reconstruction must follow the Rosedale 
Master Plan Design Guidelines for a two-family property; 

12. The designation of RP-2(B), i.e., a planned district, will require a future 
review of the property for any redevelopment. Future redevelopment should 
conform to the appearance of a single-family home as it is in the mid-block 
of a single-family side of the block; 

13. If approved, rental licensing shall be obtained to include both units; 
14. The Special Use Permit shall be valid for one (1) year from the publication of 

the associated Ordinance. The Applicant is solely responsible for renewing 
their Special Use Permit. The Applicant should contact the Planning and 
Urban Design Department no less than two (2) months prior to the 
expiration of the permit to begin the renewal process. Any application for 
renewal that is submitted after the expiration date will be considered a new 
application with the associated application fee and approval term. If the 
renewal deadline is not met, all operations must cease until such time as a 
new Special Use Permit is approved; and, 

15. 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. 
 

On motion by Mr. Mohler, seconded by Mrs. Jones, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-046: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions. 
 
On motion by Mr. Mohler, seconded by Mrs. Jones, the Planning Commission voted as 
follows to recommend APPROVAL of Special Use Permit Application SP2021-076 for 
one (1) year: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  

Shanteau, Shana
Whatever is applicable.
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Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to the above conditions. 
 
The Commission took a break from 4:01:45 to 4:08:40 
 
Hearing starts at 4:09:04: 
 
CHANGE OF ZONE APPLICATION COZ2021-049 – TERESA CHRISTOPHER - 
SYNOPSIS: Change of Zone from R-1 Single Family District to A-G Agriculture District 
for agricultural purposes at 2000 South 49th Street. 
 
Detailed Outline of Requested Action: The Applicant, Teresa Christopher, is requesting a 
Change of Zone for the subject property at 2000 South 49th Street. The Applicant is 
requesting a Change of Zone from R-1 Single Family District to AG Agricultural District. 
The Change of Zone has been requested so that the property’s agricultural activity can 
continue. The subject property was zoned for agricultural use but was downzoned, 
resulting in conflicting uses. The Applicant currently uses the property for a multitude of 
agricultural activity and would like the zoning to reflect the property’s original use. The 
applicant is interested in the prospect of selling produce or homemade goods made on 
the property as supplementary income and hobby activity. 

City Ordinance Requirements: Chapter 27, Section VIII 

Code Enforcement History: The subject property currently has no outstanding code 
violations. In 2016, an addition was cited for failure to get permits, however permits were 
retroactively obtained, and the addition completed. 
 
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 December 13, 2021;  
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; and, 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Teresa Christopher, applicant, 2000 South 49th Street, Kansas City, Kansas 

66106 
 

Present in Opposition: 
 
 No one appeared 
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Staff Recommendation starts at 4:12:29:  Planning Director Hand stated that this 
Change of Zone is from R-1 Single Family District to A-G Agriculture District and is just 
under 10 acres, which meets the requirements for agricultural zoning.  The property is 
located in the Turner area and is a larger parcel with smaller single-family properties 
adjacent to it. Staff is requesting that the driveway apron meet the current A-G 
standards.  He stated that some of the uses in the agricultural zoning district may require 
a Special Use Permit, which is outlined in the conditions of approval.  Director Hand 
further stated that there are some small Notices of Violation.  Staff received one (1) letter 
in support and no letters in opposition.  Staff recommends approval subject to the 
conditions in the staff report. 
 
Applicant requested clarification concerning the concrete apron for the driveway and 
Director Hand stated that Byron Toy from Staff will follow up with her accordingly. 
 
Motion and Vote starts at 4:15:30:  
 
On motion by Ms. Armstrong, seconded by Mr. Mohler, the Planning Commission voted 
as follows to recommend APPROVAL of Change of Zone Application COZ2021-049: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. If approved, the drive apron shall be upgraded to an improved surface with 
repaired aprons and as required and approved by the UG Building 
Inspection Division and Public Works;  

2. A right of way permit is required. Please contact the Public Works 
Department at (913) 573-5311 to begin that process; 

3. If any produce or homemade goods are sold from the property, the applicant 
will need to file and maintain a current business occupation tax application 
with this office; 

4. Should any of the orchard or vined plants be used for the purposes of a 
farm winery, the regulations set forth in Section 4-9 and Section 34-78 shall 
be followed. A Special Use Permit is required to operate a farm winery per 
Section 27-593(9); 

5. Should any produce or homemade goods be sold, the regulations in 
Chapter 32 and Chapter 16 shall be followed. Additional requirements by 
vendors, the Department of Agriculture such as a Food Handlers, Food 
Processors, or other licensing may be required. See Farmers' Market and 
Similar Food Sales (ks.gov) and MF3138 Foods Sold Direct to Consumers in 
Kansas (Farmers Markets): Regulations and Food Safety Best Practices 
(ksu.edu) for more information;  

https://agriculture.ks.gov/divisions-programs/food-safety-lodging/food-sales-at-farmers%27-markets
https://agriculture.ks.gov/divisions-programs/food-safety-lodging/food-sales-at-farmers%27-markets
https://bookstore.ksre.ksu.edu/pubs/MF3138.pdf
https://bookstore.ksre.ksu.edu/pubs/MF3138.pdf
https://bookstore.ksre.ksu.edu/pubs/MF3138.pdf
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6. If approved and should livestock be introduced to the property or timber 
strand improvements to be made, the applicant should contact the 
Conservation District for technical assistance per the comments below to 
update their Conservation District Plan accordingly; 

7. Please confirm if there is proposed site improvements e.g., driveway area. If 
repair work is going to be done, a site plan will be required; 

8. Based on the above comment, the driveway entrance shall be in accordance 
with the UG standards and criteria and conform to the Unified Government 
of Wyandotte County and Kansas City, Kansas Technical Provisions 
specifications i.e., UG 4100-L. Further discussion with staff may be 
required; 

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

10. Site improvements that include land disturbance activity on greater than 
one (1) acre of surface area of land shall require a land disturbance permit 
issued by the Unified Government, and shall be compliant with all 
applicable local ordinances and State Statutes and Regulations (Article 
XIV,Sec.8-610 through Sec.8-618). Land disturbance fees shall be processed 
by UG Public Works during the Land Disturbance/Site Development 
application. The Land Disturbance permit and all applicable Public Works 
permits can be obtained from the Public Works Department, 701 North 7th 
Street, Kansas City, KS 66101, (913) 573-5700. With the issuance of the Land 
Disturbance Permit, a grading permit is required and issued by the Building 
Inspections Division, Neighborhood Resource Center, 4953 State Avenue, 
Kansas City, KS 66102, (913) 573-8620; and, 

11. 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. 

 
Hearing starts at 4:16:25: 

CHANGE OF ZONE APPLICATION COZ2021-052 – COLE ANDERSON WITH BETTIS 
ASPHALT & CONSTRUCTION, INC. - SYNOPSIS: Change of Zone (previously 
approved to MP-3) to revise the hours of operation condition of approval of COZ2021-
018 at 1625 South 86th Street.  
 
Detailed Outline of Requested Action:  The applicant, Cole Andersen with Bettis Asphalt 
& Construction, wants to amend a condition of approval from Change of Zone Petition 
COZ2021-018 restricting the hours of operation from 7:00 AM to 5:00 PM in order to 
build an 8,920 square foot building for offices and truck and trailer storage for an asphalt 
batch plant that will operate during the construction season on 20.14 acres at 1625 
South 86th Street.   

City Ordinance Requirements: Article VIII Sections 27-340 – 27-765 and Article VII 
Sections 27-245 – 27-339 
 
Code Enforcement History: There is no history of violations on this property. 
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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 December 13, 2021;  
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; and, 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Rich Eckert, General Counsel for the applicant, 1800 NW Brickyard, Topeka, 

Kansas 66118 
 Cole Anderson, applicant 
 

Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 4:22:00:  Planning Director Hand stated that the 
applicant is seeking to amend a previous condition of approval restricting the hours of 
operation from 7:00 a.m. to 5:00 p.m.  The applicant is requesting approval for any night 
work that may arise with 24-hour notice required for the surrounding property owners.  
This property is in the Riverview area off Kaw Drive.  Additional landscaping and 
screening has also been added to further buffer the property to the Southwest.  Staff has 
included all the conditions of the prior approval as nothing has changed since the initial 
approval.  No letters of support nor opposition have been received and there are no 
Notices of Violation on the property.  Staff recommends approval subject to the original 
conditions with the amendment to the hours of operation. 
 
Motion and Vote starts at 4:23:40:  
 
On motion by Mr. Mohler, seconded by Mrs. Jones, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-052: 
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
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1. On the Final Plat, include a plat restriction that only allows an asphalt plant 
within the MP-3 zoning district, as this will protect existing residents and 
property owners for potential noxious uses that are permitted in the district; 

2. Shall comply with Sec. 27-470(d)(1) No use shall be permitted or so operated 
as to produce or emit: 

a. Smoke, dust, fly ash, gas, or odorous emission not in compliance 
with Chapter 3 (Code of the Unified Government of Wyandotte 
County/Kansas City, Kansas, Chapter 3 – Air Pollution). 

b. Vibration or concussion perceptible without instruments at the 
property line. 

c. Noise greater than 85dB(A) at repeated intervals for a sustained 
length of time at any point on the property line or noise which causes 
the day-night noise level average to exceed 65 dB(A) for any 
residence for a sustained period. 

d. Industrial waste which may overburden the public sewage facilities or 
produce odor or unsanitary effects beyond the property line; 

3. Dust mitigations shall include, but not limited to: 
a. Will not track dirt and debris onto Ruby Avenue; 
b. Enclose stockpiles of materials; 
c. To minimize dust, dig down into the site below the height of the berm 

and grades rather than on top where dust can be carried with the 
wind. 

d. Remediate the old fill location; 
4. Hours of operation shall be from 7:00 AM to 5:00 PM. Due to the proximity of 

the residence across South 86th Street, contact the neighborhood group and 
the surrounding residences at least 24 hours in advance of performing work 
after 5:00 PM with the understanding that some contracts (i.e., Kansas 
Department of Transportation) require work to be performed at night; 

5. Parking lot shall be paved with asphalt or concrete, striped and ADA 
complaint; 

6. The laydown area may be asphalt millings, however the drive aisles to get 
to the storage pads must be paved with concrete or asphalt. The entire 
parcel, not including ground cover and storm water detention cannot be 
wholly covered with asphalt millings. 
 
Sec. 27-675(a) All parking, loading and maneuvering areas except those 
serving single-family dwellings or agricultural uses shall be graded and 
surfaced with a permanent bituminous or concrete pavement. The minimum 
such surface shall be two (2) inches of asphalt over six (6) inches of 
compacted gravel. The Unified Government Engineer shall determine 
acceptable alternatives. All parking spaces shall be clearly marked. All 
improvements shall be designed and constructed as necessary to prevent 
dust, erosion, excessive water flow across streets or adjoining property, 
and to control traffic. A less but dust-free standard of improvement may be 
permitted by the Unified Government Engineer for industrial storage yards 
used exclusively for inoperable vehicles, parts, building materials, supplies 
and equipment of heavy construction equipment and not for parking, 
loading or maneuvering. 
 
The accepted and approved alternative by the Planning and Urban Design 
and Public Works Departments is asphalt millings for storage laydown pads 
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for the explicit placement of equipment and materials, whereas the drive 
aisles that lead to these pads shall be paved with either concrete or asphalt; 

7. The cul-de-sac and extension of Ruby Avenue shall be constructed by the 
applicant concurrently with the building permit associated with this 
development; 

8. Per Business Licensing Division: 
a. If approved, tenant will need to file and maintain a current occupation 

tax application; 
9. When trucks are not backing into bays, the overhead doors shall remain 

closed to prevent sound from projecting west the single-family residences; 
10. The office portion of the building shall match is scale and style to the 

industrial buildings within this small business park, and must comply with 
Commercial Design Guidelines.  
 
These guidelines specify exterior building materials which include, but is 
not limited to brick, stone, stucco, textured and/or integrally-colored split-
face CMU block, glass and cementious siding; 

11. Add wainscoting around the perimeter of the building, including the south, 
west, and east facades; 

12. On the final plat and landscape plan, note the existing 200-foot landscape 
buffer around the perimeter of Lot 2 and Lot 1 (along Kaw Drive) and 
dedicate as open space and buffering; 

13. Keep existing full growth trees on South 86th Street and along Kaw Drive; 
14. All screening is to be maintained to minimize impacts of conflicting uses; 
15. Relandscape the top of the hill along Kaw Drive and increase the berm 

south of the proposed detention basin to screen the site from public street; 
16. Plant street trees along the frontage of Ruby Avenue, including the cul-de-

sac to match the existing street trees within the adjacent industrial/office 
district; 

17. Sec. 27-469(c)(3) All accessory materials and products that have been 
previously used, such as lumber, steel and other metals and concrete 
products shall be totally screened from view from off the premises; 

18. Sec. 27-469(g) Trees are required at not less than one (1) per 10,000 square 
feet of site area. Six (6) foot high architectural screening in combination 
with a landscaped buffer area is to be provided alongside and rear property 
lines common to or across an alley from residentially zoned property. The 
architectural screen can either be fencing or landscaping. The fence may be 
comprised of wood or metal paneling with masonry columns every thirty-
two (32) feet on center.  
 
The site for the proposed development is 20.14 acres, eighty-seven (87) 
trees are required based on acreage and exclusive of the screening 
requirements for the lots zoned MP-3 Planned Heavy Industrial District 
adjacent to residentially zoned properties; 

19. 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; 

20. Landscaping shall be irrigated around the office, entry and along Ruby 
Avenue. Vegetation around ground cover around the property shall be 
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watered regularly with a watering plan which shall be provided as part of the 
Final Development Plan; 

21. Sec. 27-699(a)(2) All areas not covered by buildings, paved area, or other 
acceptably improved areas shall be landscaped with such landscaping, 
continuously maintained; 

22. Trash enclosure shall match building materials; 
23. BPU transformer pad shall be completely screened on three (3) sides with 

six (6) foot junipers setback (3) feet from the pad and ten (10) feet from the 
door opening. Additionally, if the transformer doors open towards the 
parking lot, the 10-foot setback is established in the parking lot, therefore 
the gate/enclosure shall be constructed in front of the transformer; 

24. All utility connections, this includes green electrical boxes and free-
standing electrical meters must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building. Rooftop mechanical equipment shall be 
screened from public view by an architectural screen (not perforated); 

25. Mechanical equipment or other utilities whether on the ground or mounted 
on the building shall be screened from public view. The screening shall 
either be dense landscaping with a minimum of six-foot (6) evergreens or an 
architectural wall constructed from the same materials as the main building; 

26. Sec. 27-699(b)(9) Any lighting used to illuminate an off-street parking area, 
sign or other structure shall be arranged as to deflect light away from any 
adjoining residentially zoned property or from public streets. Direct or sky-
reflected glare, from floodlights or commercial operations, shall not be 
directed into any adjoining property. The source of lights shall be hooded or 
controlled. Bare incandescent light bulbs shall not be permitted in view of 
adjacent property or public right-of-way. 
 
All lighting whether mounted on the building or installed in the parking lot 
shall have 90-degree cutoff fixtures; 

27. 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; 

28. A building permit is required for a change of occupancy. Please contact the 
Building Inspection Department to begin that process at (913) 573-8620; 

29. Site improvements that include land disturbance activity on greater than 
one (1) acre of surface area of land shall require a land disturbance permit 
issued by the Unified Government, and shall be compliant with all 
applicable local ordinances and State Statutes and Regulations (Article XIV, 
Sec. 8-610 through Sec. 8-618). Land disturbance fees shall be processed by 
UG Public Works during the Land Disturbance/Site Development 
application. The Land Disturbance permit and all applicable Public Works 
permits can be obtained from the Public Works Department, 701 North 7th 
Street, Kansas City, KS 66101, (913) 573-5700. With the issuance of the Land 
Disturbance Permit, a grading permit is required and issued by the Building 
Inspections Division, Neighborhood Resource Center, 4953 State Avenue, 
Kansas City, KS 66102, (913) 573-8620; 
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30. Shall comply with Planning Engineering Comments for General 
Engineering, Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater 
Quality, Streets, and Retaining Walls, as applicable; and, 

31. 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. 

 
Hearing starts at 4:24:31: 
 
SPECIAL USE PERMIT APPLICATION SP2021-059 – MORTEEZA GURABI – 
SYNOPSIS:  Special Use Permit to keep approximately 50 chickens at 4621 Swartz 
Road.    
 
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 December 13, 2021;  
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; 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative.   
 
Present in Support: 
 
 Morteza Gurabi, applicant, 4621 Swartz Road, Kansas City, Kansas 66106 

 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 4:27:07:  Planning Director Hand stated that this 
application is to keep more than the allowed six (6) fowl on the property.  The applicant 
originally requested 50 chickens and Staff has done an intensive review of the property 
and worked extensively with the applicant.  The Conservation District reinspected the 
property after Staff noticed an improvement to the property since submitting their 
application.  The Conservation District has recommended a maximum of 20 chickens be 
allowed on the property.  There are Notices of Violation on this property that the 
applicant is making progress addressing.  Staff has received no letters in support nor 
opposition.  Director Hand stated that roosters are not allowed on the property.  Staff 
recommends approval subject to the conditions in the staff report for two (2) years.   
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Motion and Vote starts at 4:30:30 :  
 
On motion by Mr. Mohler, seconded by Ms. Armstrong, the Planning Commission voted 
as follows to recommend APPROVAL of Special Use Permit Application SP2021-059 
for twenty (20) chicken for two (2) years:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1) The number of chickens allowed on the property shall remain at twenty (20).  
2) Any cockerels must be culled when crowing beings and they mature to 

roosters. 
3) The applicant continues to use a multi-step composting process in lieu of 

direct composting 
4) Chickens must be contained within the run or free-range fence while 

cleaning the run. 
5) Feed must be properly contained to prevent pests and predator attraction. 
6) Property must continue show signs of improvement on debris, trash, and 

other violations. 
7) Per Section 27-593(a)(10)a, fowl must be kept no closer than 25 feet to the 

nearest portion of any building occupied by or in any way used by human 
beings, other than the dwelling occupied by the owner or keeper of the 
animals or fowl, or closer than ten feet to the property line of the lot. 

8) No eggs or chickens may be commercially sold, whether on site or off site. 
9) The Special Use Permit shall be valid for two (2) years from the publication 

of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior to 
the expiration of the permit in order to begin the renewal process. Any 
application for renewal that is submitted after the expiration date will be 
considered a new application with the associated application fee and 
approval term. If the renewal deadline is not met, all operations must cease 
until such time as a new Special Use Permit is approved. 

10) The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that the property owner is collectively responsible to ensure that the use of 
the property is compliant with all ordinances, conditions, and other 
requirements of this approval. Failure to meet all these requirements may 
result in revocation of this permit. The property may also be subject to 
enforcement actions and administrative citations. 

11) Any property owner or business owner that is required to obtain a Special 
Use Permit for an entitlement to keep fowl or livestock animals as described 
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in Section 27-593, or any other animal related activity as described in 
Section 27-593, is required to comply at all times with all the requirements 
of Chapter 7 and Chapter 27 of the Code of Ordinances. This shall include 
all ordinance sections that relate to: the care, feeding, and keeping of 
animals; the proper housing, shelter, and restraint of animals from roaming 
at large; access to proper veterinary care; and the operation and 
maintenance of land, property, and any building or structure related to 
animal keeping. The permit holder and the property owner are responsible 
to register any animal keeping activity with Kansas City, Kansas Animal 
Services, and to maintain annually that registration, and to arrange and 
participate in annual property and animal inspections with Kansas City, 
Kansas Animal Services. 

12) Subject to approval, a $125.00 ordinance publication fee must be submitted 
to the Urban Planning and Land Use Department (check made payable to 
the Unified Treasurer) immediately 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.  

 
Hearing starts at 4:31:35: 
 
SPECIAL USE PERMIT APPLICATION SP2021-071 – JESSICA BETTS – SYNOPSIS:  
Special Use Permit for a Short-Term Rental at 749 Locust Street.    
 
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 December 13, 2021;  
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; 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative.   
 
Present in Support: 
 
 Jessica Betts, applicant 749 Locust Avenue, Kansas City, Kansas 66103 
 Alexander Repsholdt 
 Keith Reece, 768 Locust Avenue, Kansas City, Kansas 66103 

 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 4:40:00:  Planning Director Hand stated that this 
request is for a short-term rental and is located in the Rosedale area, but not in the 
Rosedale Area Master Plan.  He further stated that there are conditions of approval in 
the staff report, including a maximum of six (6) guests with a total of three (3) off-street 
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parking spaces.  Staff is requesting that the driveway entrance apron be improved to UG 
standards which requires concrete.  There are old Notices of Violation not related to this 
case.  Staff received no letters in support nor opposition to this application.  Staff 
recommends approval, for one (1) year subject to the conditions in the staff report. 
 
Motion and Vote starts at 4:41:30:  
 
On motion by Mr. Mohler, seconded by Ms. Armstrong, the Planning Commission voted 
as follows to recommend APPROVAL of Special Use Permit Application SP2021-071 
for one (1) year:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. Maximum number of guests, which has been deemed appropriate for 
the available accommodations shall be six (6); 

2. Guest parking must be provided off-street. Maximum number of guest 
parking shall be three (3); 

3. Parking must take place off-street. If this is not feasible, the applicant 
must prove why it is not. Maximum number of guest vehicles shall be 
three (3);  

4. The Special Use Permit is not valid for the approved use to be in 
operation until all the conditions of approval are met. The Applicant 
acknowledges that both the property owner and the business owner 
are collectively responsible to ensure that the use of the property is 
compliant with all ordinances, conditions, and other requirements of 
this approval. Failure to meet all these requirements may result in 
revocation of this permit. The property may also be subject to 
enforcement actions and administrative citations; 

5. Applicant must keep a current annual Business License/Occupation 
Tax Receipt and Kansas State Lodging Tax; 

6. Applicant must post a copy of the Ordinance granting permission to 
operate the short-term rental, the expiration date of the Special Use 
Permit, a copy of the Occupational Tax Receipt, and the property 
manager’s contact information within the entrance of the area that is 
rented;  

7. Must provide a manual/welcome packet that lists all rules, including 
“No Parties, etc.” This manual must inform guests that the Unified 
Government enforces this policy. Include the contact information for 
Host Compliance: 
 913-246-5133  www.hostcompliance.com/tips ;and, 

http://www.hostcompliance.com/tips
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8. The driveway and apron shall be upgraded to an improved surface 
per UG Standards.; 

9. A Right of Way Permit is Required. Please contact Public Works to 
begin that process; 

10.  The Special Use Permit shall be valid for one (1) year from the 
publication of the associated Ordinance. The Applicant is solely 
responsible for renewing their Special Use Permit. The Applicant 
should contact the Planning and Urban Design Department no less 
than two (2) months prior to the expiration of the permit in order to 
begin the renewal process. Any application for renewal that is 
submitted after the expiration date will be considered a new 
application with the associated application fee and approval term. If 
the renewal deadline is not met, all operations must cease until such 
time as a new Special Use Permit is approved; and, 

11. 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. 
 

Hearing starts at 4:40:32: 
 
SPECIAL USE PERMIT APPLICATION SP2021-073 – DANIEL CASTILLO WITH 
MANOR RECORDS – SYNOPSIS:  Special Use Permit for a drinking establishment with 
live entertainment in a record store (Manor records) at 401 North 6th Street.    
 
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 December 13, 2021;  
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; 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative.   
 
Present in Support: 
 
 Daniel Castillo, applicant, 204 Orchard Street, Kansas City, Kansas 66101 

 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 4:44:56:  Planning Director Hand stated that this 
request is for a drinking establishment with live entertainment, which is located in the 

Shanteau, Shana
Whatever is applicable.
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Central Area Master Plan. He stated all the standard conditions for such a proposed use 
are included, and that the applicant will have to work with the businesses on the block to 
address trash and recycling as alley access and outdoor space is limited. He stated that 
there are no Notices of Violation and no letters in support nor opposition have been 
received.  Staff recommends approval subject to the conditions in the staff report. 
 
Motion and Vote starts at 4:51:45:  
 
On motion by Mr. Miller, seconded by Mr. Mohler, the Planning Commission voted as 
follows to recommend APPROVAL of Special Use Permit Application SP2021-073 for 
a drinking establishment with live entertainment for two (2) years:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. A comprehensive waste plan between neighboring tenants is enacted by the 
landlord; 

2. Sidewalks must remain clean and clear of trash and debris; 
3. Construction plans should include soundproofing and consideration for the 

upstairs resident and adjoining neighbors; 
4. If food is to be served, appropriate food handling licensing shall be 

obtained; 
5. Any illumination that results from an entertainment event shall not be seen 

or otherwise impact adjacent residential uses; 
6. No amplified speakers are allowed in outdoor spaces, except for times 

specifically designated for entertainment;  
7. All entertainment must cease by at least 1:00AM; 
8. Must comply with Unified Government Security Ordinance (Chapter 4, 

Article II Division 1, Sec 4-104,f), including: 
a. Must have at least one (1) security personnel stationed at the door at 

all times that is able to monitor any required parking area. Additional 
security guards may be required depending on the building capacity; 

b. Patrons are not allowed to loiter in their vehicles. If so determined, 
they will be asked to leave; 

c. An I.D. scanner will be used at all times; 
9. At closing time, all security personnel will begin from a designated area to 

move patrons towards the exit and then to their vehicles; 
10. The Special Use Permit is not valid for the approved use to be in operation 

until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 

Hand, Gunnar
THIS MAY CHANGE BASED ON THE BUSINESSES STATED HOURS OF OPERATION, BUT NO LATER THAN THIS
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ordinances, conditions and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

11. A building permit is required for the construction of a permanent structure 
greater than 120 square feet, for the expansion of or addition to an existing 
structure, and/or a change in the use of (i.e., change of occupancy) an 
existing structure. The applicant is required to contact the Building 
Inspections Division at (913) 573-8620 or by 
buildinginspecton@wycokck.org to confirm if they need a building permit, 
and if so, must take it upon themselves to initiate the building permit 
process accordingly. 

12. The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior to 
the expiration of the permit in order to begin the renewal process. Any 
application for renewal that is submitted after the expiration date will be 
considered a new application with the associated application fee and 
approval term. If the renewal deadline is not met, all operations must cease 
until such time as a new Special Use Permit is approved; and, 

13. 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. 

Hearing starts at 4:52:45: 
 
SPECIAL USE PERMIT APPLICATION SP2021-075 – PEARL A. KING – SYNOPSIS:  
Renewal of a Special Use Permit (SP-2019-74 – expired 9/26/2021) for a 
restaurant/drinking establishment with live entertainment at 812 South 12th Street.    
 
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 December 13, 2021;  
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; 
7. The Notices to property owners; and, 
8. Email and photographs from Larry Sprang. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative.   
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Present in Support: 
 
 Pearl King, 10004 NW 71st Street,  Kansas City, Missouri 
 Mr. Medina, Manhattan Bar & Grill, 812 South 12th Street, Kansas City, Kansas 

 
Present in Opposition: 
 
 Larry Sprang, 1111 Pennsylvania, Kansas City, Missouri 

 
Staff Recommendation starts at 5:10:44:  Planning Director Hand stated that there is a 
parking variance on file for this application.  He further stated that the applicant is 
requesting their second renewal.  The last approval conditioned parking must be 
screened.  Staff would be agreeable to changing the live entertainment ending time from 
1:00 a.m. to 1:30 a.m. as suggested by the applicant in their opening remarks.  Director 
Hand discussed the standard conditions of approval in the staff report.  It is a code 
requirement to keep the property clean from trash.  There have been no Notices of 
Violation nor any letters in support or opposition prior to the meeting.  Staff recommends 
approval subject to the amended conditions of approval. 
 
Motion and Vote starts at 5:13:55:  
 
On motion by Mr. Mohler, seconded by Mr. Miller, the Planning Commission voted as 
follows to recommend APPROVAL of Special Use Permit Application SP2021-075 for 
five (5) years:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1) Building facade must be kept in good repair. Windows and doors must 
be kept in good repair; 

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

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 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; 

4) Two trees are required to meet landscaping requirements. The applicant 
for #SP-2016-73 planted two trees to meet this requirement. Trees must 
remain and be healthy or replaced; 
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5) The business shall install screening for the parking for the property 
directly adjacent to the west, in the form of shrubs, trees, fencing, or a 
screening wall; 

6) 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; 

7) 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; 

8) The applicant must file and maintain a current business occupation tax 
applicant and entertainment license; 

9) 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; 

10) All entertainment must cease by 1:30 AM; 
11) Doors and windows must stay closed during any entertainment 

performance;  
12) Must comply with Unified Government Security Ordinance (Chapter 4, 

Article II Division 1, Sec 4-104,f), including: 
a. Must have at least one (1) security personnel stationed at the door 

at all times that is able to monitor any required parking area. 
Additional security guards may be required depending on the 
building capacity; 

b. Patrons are not allowed to loiter in their vehicles. If so determined, 
they will be asked to leave; 

c. An I.D. scanner will be used at all times; 
d. At closing time, all security personnel will begin from a designated 

area to move patrons towards the exit and then to their vehicles; 
13) Any illumination that results from an entertainment event shall not be 

seen or otherwise impact adjacent residential uses; 
14) The Special Use Permit is not valid for the approved use to be in 

operation   until all the conditions of approval are met. The Applicant 
acknowledges that both the property owner and the business owner are 
collectively responsible to ensure that the use of the property is 
compliant with all ordinances, conditions and other requirements of this 
approval. Failure to meet all these requirements may result in revocation 
of this permit. The property may also be subject to enforcement actions 
and administrative citations; 

15) The Special Use Permit shall be valid for five (5) years from the 
publication of the associated Ordinance. The Applicant is solely 
responsible for renewing their Special Use Permit. The Applicant should 
contact the Planning and Urban Design Department no less than two (2) 
months prior to the expiration of the permit in order to begin the renewal 
process. Any application for renewal that is submitted after the 
expiration date will be considered a new application with the associated 
application fee and approval term. If the renewal deadline is not met, all 
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operations must cease until such time as a new Special Use Permit is 
approved; and,  

16) 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. 

Hearing starts at 5:17: 
 
SPECIAL USE PERMIT APPLICATION SP2021-082 – KEVIN BENTLEY WITH 
CATHOLIC CHARITIES OF NORTHEAST KANSAS – SYNOPSIS:  Special Use Permit 
for a group home program with gardens/greenhouse for training (Shalom House) and 
office/gardening space for New Roots program at 2601 Ridge Avenue.    
 
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 December 13, 2021;  
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; 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  Commissioner Miller stated that he received communication from Sister 
Theresa Bazert in support of this application. 
 
Present in Support: 
 
 Kevin Bentley, applicant, Catholic Charities of NE Kansas 
 Matt Watkins, 4023 North 111th Street, Kansas City, Kansas 

 
 Note:  The recording ended at 5:25:09 and a new recording began.  Recording Two 

(2) restarted with John Schnieders, 14928 West 82nd Terrace, Lenexa, Kansas 
66215speaking at .00.05 

 
 Donna Crosswhite, Board Member of Catholic Charities, 12908 Farley, Overland 

Park, Kansas 
 Megan Painter, 1303 Central Avenue, Kansas City, Kansas 66102 
 Chris Ruder, 8112 Longview, Lenexa, Kansas 
 Sister Therese Bangert, 424 North 15th Street, Kansas City, Kansas 66102 

 
Present in Opposition: 
 
 Paul Soptick, 65 South 24th Street, Kansas City, Kansas 66102 

 
Staff Recommendation starts at Recording 2 - 10:38:  Planning Director Hand stated 
this is a Special Use Permit for a group home located in the Central Area Master Plan.  
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This property has been used for similar uses in the past.  He further stated that Staff has 
worked with the applicant during this process on the current code violations, and the 
applicant is working towards compliance.  Some of the piles of debris are from the prior 
owner and the enclosure for the trash dumpster needs to be repaired.  There are no 
other Notices of Violation, and Staff recommends approval subject to the conditions in 
the staff report. 
 
Motion and Vote starts at Recording 2 - 11:55:  
 
On motion by Ms. Armstrong, seconded by Mrs. Jones, the Planning Commission voted 
as follows to recommend APPROVAL of Special Use Permit Application SP2021-082 
for two (2) years:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. Screening shall be maintained surrounding the property; 
2. The following site improvements are required: 

a. Trash Enclosures shall be updated to Brick Masonry to match 
the building; 

b. Debris Piles shall be removed; 
c. Tire pile shall be removed; 
d. Truck bed trailer in side parking shall be removed; 
e. Parking lot needs re-striping and shall be included in building 

permit plans;  
f. Wheel stops or a guard rail shall be installed on the edge of the 

parking lot with steep drop; 
g. Replacement of the safety railing at the Jesus statue 

overlooking City Park; 
3. Any new signage needs permitted by a licensed sign installation 

agency; 
4. Trails shall be maintained and/or updated for safety and to mitigate 

overgrowth as part of a maintenance schedule on the property; 
5. A safety plan shall be provided and provide protocols for access 

management and tenant management; 
6. Any accessory buildings not approved in BOZA2021-045 shall be 

demolished before the renewal of this Special Use Permit; 
7. The approval of this Special Use Permit does not take the place of any 

additional required Variances, Building Permits, Licensing, or any 
other Authority Having Jurisdiction requirements; 

8. A building permit is required for the construction or modification of a 
permanent structure greater than 120 square feet, for the expansion 
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of or addition to an existing structure, and/or a change in the use of 
(i.e., change of occupancy) an existing structure. The applicant is 
required to contact the Building Inspections Division at (913) 573-
8620 or by buildinginspecton@wycokck.org to confirm if they need a 
building permit, and if so must take it upon themselves to initiate the 
building permit process accordingly; 

9. The Special Use Permit shall be valid for two (2) years from the 
publication of the associated Ordinance. The Applicant is solely 
responsible for renewing their Special Use Permit. The Applicant 
should contact the Planning and Urban Design Department no less 
than two (2) months prior to the expiration of the permit in order to 
begin the renewal process. Any application for renewal that is 
submitted after the expiration date will be considered a new 
application with the associated application fee and approval term. If 
the renewal deadline is not met, all operations must cease until such 
time as a new Special Use Permit is approved; and, 

10. 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. 

 
Hearing starts at Recording 2 - 12:55: 
 
VACATION APPLICATION VAC2021-010 – AMY STROTHER – SYNOPSIS:  Vacation 
of right-of-way at 4600 Parkview Avenue. 
 
PLAN REVIEW APPLICATION PR2021-034 – AMY ANDERSON-STROTHER – 
SYNOPSIS:  Final Plan Review for Phase 1 of a two-phase development for an 
equestrian development (includes a 2,622 square foot building, 4,032 square foot horse 
stable, associated parking and amenities) at 4600 Parkview Avenue, 4551 Sloan Avenue 
and 3334 North 44th Terrace. 
 
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 December 13, 2021;  
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 for the Vacation application; 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative.   
 
Present in Support: 
 
 Amy Strother, applicant, 3116 Delavan Avenue, Kansas City, Kansas 66104 

mailto:buildinginspecton@wycokck.org
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 Tate Williams, 513 Olive Street, Kansas City, Missouri 64114 
 
Present in Opposition: 
 
 Dr. Linda, 3231 North 47th Street, Kansas City, Kansas 66104 

 
Staff Recommendation starts at Recording 2 – 29:27:  Planning Director Hand stated 
that there are two (2) applications before the Commission this evening: a vacation 
application and final plan review.  Change of Zone COZ2021-026 was approved several 
months ago and rezoned the property to agricultural.  He further stated that this right-of-
way is in the Sortor Drive area.  He stated that the area to be vacated does not have any 
use and the property will be divided between the two (2) property owners directly to its 
north and south.  If Parkview Avenue at this point were to be improved, it would not meet 
UG standards due to its currently platted alignment along North 47th Street.  He showed 
the Commission the site plan and the wooded area screening this property.  Staff has 
applied the standard conditions for the vacation application and has conditioned for the 
plan review preserving as many of the tree stands as possible.  If substantial grading is 
done, a grading permit will be required beforehand.  Staff has received no letters in 
support nor opposition and there are no Notices of Violation.  Staff recommends 
approval subject to the conditions in the staff report. 
 
Motion and Vote starts at Recording 2 – 33:50:   
 
On motion by Mr. Miller, seconded by Ms. Armstrong, the Planning Commission voted as 
follows to recommend APPROVAL of Vacation Application VAC2021-010:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. The Parkview Avenue right-of-way due to topography is not intended to be 
connected between North 46th Street and North 47th Street. The staggered 
intersection does not comply with Public Works’ standards; 

2. The City of Kansas City, Kansas reserves to itself the right to, at any time 
after the effective date of this ordinance, reenter or permit a public utility to 
reenter that portion of said tract of land hereby vacated for the purpose of 
repairing installing, constructing, or reconstructing any public utilities, 
including, but not limited to sewers, conduits, electric light pole lines, etc. 
that are now or may hereafter be installed in the tract of land hereby 
vacated; 
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3. Shall comply with Planning Engineering Comments for General 
Engineering, Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater 
Quality, Streets, and Retaining Walls, as applicable; and, 

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. 

On motion by Mr. Miller, seconded by Ms. Armstrong, the Planning Commission voted as 
follows to APPROVE Plan Review Application PR2021-034:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to APPROVE Passed: 5 to 0 
Subject to: 
 

1. As discussed during the pre-application meeting and the rezoning process, 
in the future, renting out bedrooms for short-term rentals requires a Special 
Use Permit; 

2. Per Sec. 27-452(b)(12) Riding stables, fishing lakes and picnic groves, 
provided no concession on retail sales shall be provided. 
 
Sec. 27-340 Stable, riding means a structure and premises in which horses, 
ponies or mules, used exclusively for pleasure riding or driving, are housed, 
boarded, or kept for renumeration, hire sale. 
 
This is a private riding stable, similar to private horse stables on Donahoo 
Road that offer private lessons to individuals in addition to boarding horses 
with large barns and riding arenas. There are loading/unloading areas on 
these properties for vehicle and horse trailers parking; 

3. Subsequent Phase 2 will require its own Change of Zone and Final 
Development Plan, specifically 4249 Sortor Drive, which is not included as 
part of this petition; 

4. Hours of operation shall be seasonally from dawn to dusk; 
5. The proposed gravel is acceptable for horses to maneuver as they enter and 

exit the paddock, but the surface upon which vehicles and trailers load and 
unload horses must be paved with asphalt or concrete; 

6. Finalize a conservation plan (attached herein) with the Wyandotte County 
Conservation District (913) 334-6329 to manage on-site grazing and animal 
waste throughout the year; 
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7. The parking lot shall be paved with an improved surface, striped 
accordingly and comply with ADA requirements. Permeable pavers are 
encouraged; 

8. Obtain a right-of-way permit from Public Works Department to build a 
driveway apron. The driveway apron shall be concrete and meet Public 
Works Department standards; 

9. If approved and should livestock or change of agricultural use or activity be 
introduced to the property, the applicant shall contact the Conservation 
District for technical assistance to update their Conservation District Plan 
for approval accordingly; 

10. Any property owner or business owner that is obtaining entitlements to 
keep fowl or livestock animals as described in Section 27-593, or any other 
animal related activity as described in Section 27-593, is required to comply 
at all times with all the requirements of Chapter 7 and Chapter 27 of the 
Ordinance. This shall include all ordinance sections that relate to: the care, 
feeding, and keeping of animals; the proper housing, shelter, and restraint 
of animals from roaming at large; access to proper veterinary care; the 
operation and maintenance of land, property, and any building or structure 
related to animal keeping. The permit holder and the property owner are 
responsible to register any animal keeping activity with Kansas City, 
Kansas Animal Services, and to maintain annually that registration, and to 
arrange and participate in annual property and animal inspections with 
Kansas City, Kansas Animal Services; 

11. Site improvements that include land disturbance activity on greater than 
one (1) acre of surface area of land shall require a land disturbance permit 
issued by the Unified Government, and shall be compliant with all 
applicable local ordinances and State Statutes and Regulations (Article XIV, 
Sec.8-610 through Sec.8-618). Land disturbance fees shall be processed by 
UG Public Works during the Land Disturbance/Site Development 
application. The Land Disturbance permit and all applicable Public Works 
permits can be obtained from the Public Works Department, 701 North 7th 
Street, Kansas City, KS 66101, (913) 573-5700. With the issuance of the Land 
Disturbance Permit, a grading permit is required and issued by the Building 
Inspections Division, Neighborhood Resource Center, 4953 State Avenue, 
Kansas City, KS 66102, (913) 573-8620; 

12. Maintain all tree stands to the greatest extent possible to create a buffer to 
adjacent residential uses, and screen the parking lot from public view; 

13. To keep with the rural character of the neighborhood, no signage shall be 
displayed along 47th Street;  

14. Shall comply with the sign ordinance; and, 
15. Shall comply with Planning Engineering Comments for General 

Engineering, Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater 
Quality, Streets, and Retaining Walls, as applicable. 

 
Hearing starts at Recording 2 – 36:13: 
 
PLAT APPLICATION PLAT2021-028 – JON SIMPSON WITH BHC RHODES - 
SYNOPSIS:  Preliminary and Final Plat for two (2) industrial lots at 5010, 5020, 5150 
and 5200 Speaker Road. 
 
The following items were included as part of the record for this case: 
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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 December 13, 2021;  
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; and, 
6. The notices to the property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative.   
 
Present in Support: 
 
 Wil Anderson, applicant, BHC Rhodes, 712 State Avenue, Kansas City, Kansas 

66101 
 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at Recording 2 – 38:32:  Planning Director Hand stated 
that this property is in the industrial section of the Argentine area.  The applicant is 
requesting splitting one (1) lot into two (2) lots.  There are no Notices of Violation.  Staff 
has received no letters in support nor opposition to the proposed project.  Staff 
recommends approval subject to the conditions in the staff report. 
 
Motion and Vote starts at Recording 2 – 39:01:  
 
On motion by Mrs. Jones, seconded by Mr. Miller, the Planning Commission voted as 
follows to APPROVE PLAT2021-028:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVE Passed: 5 to 0 
Subject to: 

1. When the mylars are submitted to Staff to be recorded, submit the following 
fees: 

a. $32.00 per page payable to the Register of Deeds; and, 
b. $7.00 per lot payable to the Unified Treasurer; 

2. Utility easements shall be provided along each side of the lot to form a 
continuous utility easement. All easements shall be at least ten (10) feet 
wide. The required ten-foot width may be provided through five (5) foot 
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easements on either side of lot or parcel lines when lines do not form, in 
whole or in part, the outside boundaries of the plat; 

3. Utility easements shall connect with easements established in adjoining 
properties;  

4. Per Sec. 27-317 Electrical power, telephone service, and cable television (if 
applicable) shall be provided by underground wiring for all new wiring 
provided; 

5. The County Surveyor makes separate technical review of the plat 
documents and submits comments directly to the preparer of the plat.  
Provide revised plat documents in accordance with County Surveyor 
comments; and, 

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

Hearing starts at Recording 2 – 40:03: 
 
PLAN REVIEW APPLICATION PR2021-035 – BRANDON SISK WITH UNIFIED 
GOVERNMENT OF WYANDOTTE COUNTY/KANSAS CITY, KANSAS (BPU) – 
SYNOPSIS:  Preliminary and Final Plan Review for BPU Water Argentine reservoir 
reconstruction at 1801 South 14th Street. 
 
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 December 13, 2021;  
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; and, 
6. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative.   
 
Present in Support: 
 
 Erik Rasmussen, representing the applicant Brandon Sisk with the Unified 

Government, Black & Veatch, 8400 Ward Parkway, Kansas City, Missouri 64114 
 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at Recording 2 – 42:42:  Planning Director Hand stated 
this Preliminary and Final Plan Review is for a BPU water reservoir reconstruction in the 
Argentine area.  Staff has been working with the applicant and they have enhanced the 
landscaping plan, and Staff has asked the applicant to paint the reservoir a matching 
color to provide further screening.  Staff has also asked the applicant to remove the 
barbed wire from the fence as the property is in a R-1 zoning district.  The sidewalk on 
South Valley Street is also in a state of disrepair.  The applicant needs to either remove 
the sidewalk or bring it up to Unified Government standards.  There are no Notices of 
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Violation on the property.  Staff received no letters in support nor opposition.  Staff 
recommends approval subject to the conditions in the staff report. 
 
Motion and Vote starts at Recording 2 – 44:51:  
 
On motion by Ms. Huey, seconded by Mr. Miller, the Planning Commission voted as 
follows to recommend APPROVAL of Plan Review Application PR2021-035:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present 
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye  
Jones   Aye  
Motion to recommend APPROVAL Passed: 5 to 0 
Subject to: 
 

1. Trees shall be planted along the berm to screen the tank from the existing 
residences along Lawrence Avenue, Valley Street, and South 13th Street; 

2. Trees shall be at least two (2) inch caliper (shade or ornamental) or six (6) 
feet in height (evergreens) when planted; 

3. The tank shall be painted a complimentary color that blends in with the 
surrounding topography and vegetation; 

4. While it is not intended to be in BPU’s scope of work, there are substantial 
improvements being made to the property, which should include continued 
maintenance (repair) of existing infrastructure. As stated previously, the 
existing sidewalk along South Valley Street should either be repair or 
removed; 

5. Maneuvering on grass is not permitted per the Parking and Loading Code, 
therefore parking, loading and maneuvering areas shall be on an improved 
surface. As part of the building permit submittal, an improved surface shall 
be depicted on the site plan for vehicle parking; 

6. All lighting shall have 90-degree cutoff fixtures; 
7. Because barbed wire fencing is not permitted in the residential zoning 

district, unless enclosing open farmland greater than five (5) acres, or where 
farm animals are otherwise permitted, if the existing barbed wire fence is 
removed, it may be replaced with a six (6) foot wrought-iron style fence with 
a pointed tip facing inward towards the facility, similar to the fencing around 
the BPU Electric substations in residential districts; and, 

8. Site improvements that include land disturbance activity on greater than 
one (1) acre of surface area of land shall require a land disturbance permit 
issued by the Unified Government, and shall be compliant with all 
applicable local ordinances and State Statutes and Regulations (Article XIV, 
Sec.8-610 through Sec.8-618). Land disturbance fees shall be processed by 
UG Public Works during the Land Disturbance/Site Development 
application. The Land Disturbance permit and all applicable Public Works 
permits can be obtained from the Public Works Department, 701 North 7th 
Street, Kansas City, KS 66101, (913) 573-5700. With the issuance of the Land 
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Disturbance Permit, a grading permit is required and issued by the Building 
Inspections Division, Neighborhood Resource Center, 4953 State Avenue, 
Kansas City, KS 66102, (913) 573-8620. 
 

MISCELLANEOUS Starts at Recording 2 - 45:40: 
 
MPL2021-031 – DEPARTMENT OF PLANNING AND URBAN DESIGN – SYNOPSIS:  
Consideration of extending the moratorium on enforcement of pre-existing murals 
prohibited within certain zoning districts and the granting of new murals within certain 
zoning district.  The moratorium shall apply to the following districts and their planned 
equivalents:  A-G, R, R-1, R-1(B), R-2, R-2(B), R-3, R-4, R-5, R-6, R-M, TND T-1, TND 
T-2, TND T-3 and TND T-4. 
 
Present: 
 
 Gunnar H. Hand, AICP, Director of Planning  

 
Present in Support: 
 

 No one appeared 
 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation:  Planning Director Hand stated that Staff recommends 
approval of a six-month extension of the mural moratorium.   
 
Motion and Vote starts at Recording 2 - 46:23:  
 
On motion by Mr. Miller, seconded by Ms. Armstrong, the Planning Commission voted as 
follows to recommend APPROVAL of this ordinance amendment:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Aye 
Jones 
Motion to RECOMMEND APPROVAL Passed: 8 to 0 
 
Starts at Recording 2 - 47:05 
 
MPL2021-032 – DEPARTMENT OF PLANNING AND URBAN DESIGN – SYNOPSIS:  
Consideration of extending the suspension of certain sections of Chapter 27, Planning 
and Zoning, and Chapter 32 of the Code or Ordinances, in conjunction with the COVID-
19 emergency ordinances passed by the Unified Government of Commissioners. 
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Present: 
 
 Gunnar H. Hand, AICP, Director of Planning  

 
Present in Support: 
 

 No one appeared 
 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation:  Planning Director Hand stated that Staff recommends 
approval of the extension of the suspension of sections of Chapter 27 and Chapter 32 for 
six months. 
 
Motion and Vote starts at Recording 2 – 48:17:  
 
On motion by Mr. Mohler, seconded by Mr. Miller, the Planning Commission voted as 
follows to recommend APPROVAL of this ordinance amendment:  
Carson  Chairman 
Miller   Aye 
Mohler  Aye  
Pauley  Not Present  
Armstrong  Aye 
Connelly  Not Present 
Ernst   Not Present 
Hill   Not Present 
Huey   Aye 
Jones   Aye  
Motion to RECOMMEND APPROVAL Passed: 5 to 0 
 
Commissioner Joanne Huey announced that she has submitted her resignation from the 
Kansas City, Kansas Planning Commission and Board of Commissioners. 
 
There being no further business, the meeting adjourned at 12:17 a.m. 
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