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CITY PLANNING COMMISSION 
 

JANUARY 10, 2022 
 

MINUTES 
 

The City Planning Commission met in regular session on Monday, January 10, 2022, at  
7:07 p.m., (via Zoom Webinar starts at 1:14:50) with the following members present:  Mr. 
Jeff Carson, Chairman Presiding, Mrs. Karen Jones, Vice Chairman, Ms. Brandie 
Armstrong,  Mr. James Connelly, Mr. James Ernst, Dr. Evelyn Hill, Mr. Jake Miller, Mr. 
Mark Mohler and Ms. Susannah Pauley. (Absent: None). 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 7:07 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 27, 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’s 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 27, 2022, at 7:00 
p.m.  
 
I will now read the items on the Consent Agenda at 1:21:55: 
 
CONSIDERATION OF DECEMBER 13, 2021 CITY PLANNING COMMISSION 
MINUTES. 
 
SPECIAL USE PERMIT APPLICATION SP2021-083 – AURELIO AND MARIA 
NAVAREZ – SYNOPSIS:   Renewal of a Special Use Permit (SP-2016-79 – expired 
10/27/2021) for live entertainment in conjunction with a drinking establishment at 6550 
Kaw Drive. 

Detailed Outline of Requested Action: The applicants, Auerlio and Maria Navarez, are 
requesting a renewal of Special Use Permit (SP-2016-79) for a drinking establishment, 
restaurant, and live entertainment venue at 6550 Kaw Drive. This property was approved 
for Special Use Permit (SP-2009-36) to operate a drinking establishment, in 2009 and 
was renewed in 2012 and 2014 for two (2) years and then again in 2016 for five (5) 
years. 

City Ordinance Requirements: 27-592 through 27-606 
 
SPECIAL USE PERMIT APPLICATION SP2021-085 – PAUL RIDGWAY – SYNOPSIS:  
Renewal of a Home Occupation Special Use Permit (SP-2020-88 – expires 1/14/2022) 
for a personal trainer business at 419 Armstrong Avenue. 
 
Detailed Outline of Requested Action: The applicant, Paul C. Ridgeway, is seeking 
a Home Occupation Special Use Permit for the purpose of conducting personal 
fitness training sessions at his residence at 419 Armstrong Avenue. The applicant 
intends to instruct one (1) client at a time. Sessions will be temporarily held on a 
raised wooden deck in the back of the home. Support has been expressed by one 
(1) neighbor, John Headrick in previous meeting. In the future, the applicant 
intends to remove the existing deck, pour a new driveway, and build a new garage 
with a rooftop deck. This garage will be used to store one (1) vehicle and train 
clients. Staff notes that the home is within the Environs of two (2) historic districts. 
Any new construction or alteration to the exterior of the home and/or accessory 
structure must go through the historical review process.  
 
City Ordinance Requirements: 27-592 through 27-606 
 
SPECIAL USE PERMIT APPLICATION SP2021-086 – BEVERLY AND FREDERICK 
AVERY WITH AVERY’S VILLAGE – SYNOPSIS:   Renewal of a Special Use Permit 
(SP-2020-7 – expires 1/30/2021) for a youth residential facility (Avery’s Village) at 6261 
Leavenworth Road. 
 
Detailed Outline of Requested Action: The applicants, Frederick and Beverly Avery, are 
requesting renewal of Special Use Permit SP2022-086, has permitted the operation of 
a youth residential facility at 6261 Leavenworth Road. The building was previously 
licensed as a nursing home from 1967 until 2014. The facility would be licensed with 
the State of Kansas to work with 35 or more children between 10 and 18 years of age. 
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The applicant states that the facility has the capacity to house 45 youth. The facility 
would be staffed by an office manager, food service personnel, maintenance and 
grounds personnel, youth support personnel, and case managers. Renewal of the 
Special Use Permit would allow the continuation of a youth residential facility for boys 
10-18 years of age. 
 
City Ordinance Requirements:  27-592 through 27-606 
 
PLAT2021-030 – BRODY SHERAR WITH NP TURNER INDUSTRIAL, LLC – 
SYNOPSIS:  Final Plat at 7200 Tauromee Avenue, 743 North 74th Drive and 725 North 
74th Drive.   
 
PLAN REVIEW APPLICATION PR2021-038 – BRODY SHERAR WITH NP TURNER 
INDUSTRIAL, LLC.  – SYNOPSIS:  Final Plan Review for Turner Logistics West 
Building 9 at 7200 Tauromee Avenue, 743 North 74th Drive and 725 North 74th Drive 

Detailed Outline of Requested Action:  The applicant, NP Turner Industrial, LLC has filed 
a Final Development Plan to build one (1) 408,018 square foot industrial building 
(Building 9) and Final Plat three (3) industrial lots at 915 North 69th Street on 127.17 
acres. 

City Ordinance Requirements: Article VII Sections 27-245 – 27-339 and Article VIII 
Sections 27-340 – 27-765 
 
PLAN REVIEW APPLICATION PR2021-037 – J. M, FAHEY CONSTRUCTION 
COMPANY – SYNOPSIS:  Final Plan Review for asphalt plant improvements at 7020 
Holliday Drive.   
 
Detailed Outline of Requested Action: The applicant, Andrew Fahey with JM Fahey 
Construction Company, is requesting a Final Plan Review for the upgrade of an asphalt 
manufacturing site. The subject property is one (1) stand-alone 870 square foot office 
building with various outbuildings such as a 6,500 square foot maintenance shop and an 
80 square foot storage shed. The asphalt manufacturing plant equipment site of the 
parcel is surrounded by stockpiles of raw materials. This is a renovation of the existing 
equipment which is becoming technologically obsolete. The existing manufacturing plant 
site is slightly expanding and changing shape to accommodate the change in equipment 
layout with this upgrade, however, it will still be surrounded by raw material stockpiles 
and undisturbed buffer areas. The control tower within the manufacturing site will be 
demolished and replaced with a new control tower outbuilding. 

City Ordinance Requirements: Article VI Sections 27-196 – 27-209, 27-212    
 
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;  

Byron Toy, AICP
Include building square footage.
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3. The City’s currently adopted Master Plan for the area in question;  
4. The staff report and attachments dated January 10, 2022;  
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 publications in The ECHO for the Special Use Permits; and, 
7. 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 Mr. Connelly, seconded by Ms. Pauley, the Planning Commission voted as 
follows to APPROVE the items on the Consent Agenda:  
Carson  Chairman 
Mohler  Aye  
Pauley  Aye 
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Jones   Aye 
Miller   Aye  
Motion to APPROVE Passed: 8 to 0 
Subject to: 
 
SP2021-083: 
 

1) The applicant shall build an enclosure around their trash receptacles on the 
east side of their property; 

2) The applicant shall either patch their parking lot or repave the parking lot for 
the parcel in which their reestablishment resides on; 

3) The applicant shall install parking space striping for the required forty (40) 
parking spaces in the manner outlined by the Code of Ordinances Section 
27-669; 

4) Per Code of Ordinances Section 27-577(g), if the applicant wishes to 
complete this work in phases, “the first phase of construction should 
include perimeter landscaping, entry drives, and detention ponds. 
Future phases must indicate interim landscaping”; 

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

6) All exterior lighting on the building must be hooded or controlled to direct 
light 90 degrees downward.  No light may cast light or glare off the property 
or onto the public street; 

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

8) All entertainment must cease by at least 1:30AM; 
9) Doors and windows must stay closed during any entertainment 

performance; 
10)  Any illumination that results from an entertainment event shall not be seen 

or otherwise impact adjacent uses; 
11)  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. 
12) 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;  

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; and, 

14) The Special Use Permit shall be valid for ten (10) 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. 

 
SP2021-085: 
 

1) The applicant shall meet the R-1(B) setbacks and lot area 
regulations; 

2) Due to the size of the property, the location of the proposed garage 
and the tandem parking space, the applicant must operate by 
appointment only. This will limit double stacking in the alley and/or 
along Armstrong Avenue; 

3) Since the applicant stated that only one (1) client will be on the 
property at a time, training is restricted to one (1) client at a time in 
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the garage; 
4) Per the applicant, clients will train from 6:00 AM to 12:00 PM; 
5) If approved, the applicant will need to file and maintain a current 

business occupation tax application with the Business Licensing 
Division. Please contact their office at (913) 573-8780 to begin that 
process. The garage cannot take up more than 40% of the rear yard 
and must be setback three (3) feet off the side of the rear property 
lines; 

6) The exterior walls shall be made of either horizontal clapboard, wood, or 
plywood siding, stone, artificial stone, brick, artificial brick, and textured 
finishes such as stucco. Fiberglass, plastic, and preformed, corrugated, or 
ribbed metals are not allowed. Metals can be used provided they have a 
factory applied and painted finish closely matching the color of the primary 
structure. Standard concrete masonry units are also not allowed, unless the 
walls of the building are painted the exact color of the primary structure; 

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

8) 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; 

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

10) 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 expiration date will be considered a new application 
with the associated application fee and approval term. If the new 
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.  

 
SP2021-086: 

 
1) Since no one staff member permanently resides in the building, there 

shall be continuous 24 hours, 7 days a week coverage by staff; 
2) The applicant shall build an enclosure around their trash container that 

matches the materials from the primary structure; 
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3) The applicant shall restore the existing retaining wall; 
4) The applicant shall replace the existing privacy fence with height limit 

of 6 feet; 
5) No more than forty-five (45) children/youth residing on the property;  
6) Per Business Licensing Division: The applicant has filed and maintained 

a current business occupation tax application; 
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) 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) 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 operations must cease until such 
time as a new Special Use Permit is approved.  

 
PLAT2021-030 and PR2021-038: 
 

1. Manufacturing uses are permitted on the property that are restricted to the 
MP-1 use regulations and shall comply with Sec. 27-468(c)(3) 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 75dB(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; 

2. Per Business Licensing Department: All occupying businesses will need to 
file and maintain the occupation tax application with our office for their 
business activity; 
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3. Utility easements shall be provided along each side of the lot to form a 
continuous utility easement. All easements shall be at least ten feet wide. 
The required ten-foot width may be provided through five-foot 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; 

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

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

6. Downspouts shall be recessed in corners of the building and in locations 
that do not draw a person’s eye visually. The downspouts shall be painted 
to match the building; 

7. The sidewalk shall be a minimum the (10) feet in width along the south side 
of Tauromee Avenue. A five (5) foot sidewalk is required along the north 
side of Tauromee Avenue. A minimum of a three (3) foot grass median shall 
be between the back of curb and front edge of the sidewalk; 

8. In addition to adding a five (5) foot wide sidewalk on the east side of North 
74th Drive, add a ten (10) foot wide sidewalk on the west side North 74th 
Drive to connect to the Villas of Stonebridge residential development. A 
minimum of a three (3) foot grass median shall be between the back of curb 
and front edge of the sidewalk; 

9. Staff has concerns where the Mill Creek trail connects outside the project 
boundary. As stipulated in the Change of Zone and Preliminary Plat, 
dedicate the trail/creek property on the plat to comply with the Sidewalk and 
Trails Master Plan. 

a. A TCO, restricted or otherwise will not be issued until the sidewalk 
trail, and all other public improvements is constructed; 

10. The trail should extend east into the existing tree stand from North 74th 
Drive, meandering through the development along Mill Creek and 
underneath the bridge; 

11. Staff will continue to coordinate with the applicant to finalize the 
approximate location of the trail and where it will terminate south of 
Tauromee Avenue either along South 72nd Street or College Parkway; 

12. A TCO, restricted or otherwise will not be issued until the transit stop is 
constructed; 

13. Crosswalks shall be added to all driveways and intersections where 
sidewalks are connected along and across Tauromee Avenue, North 74th 
Drive, and North 72nd Street; 

14. Add a crosswalk on North 74th Drive between the sidewalk on the west side 
of the street and the trail on the east side, north of the northern 
entrance/exit; 

15. All infrastructure – sidewalk, trails and transit stop shall be constructed 
during the first phase – as part of Building 9; 

16. Sec. 27-469(c)(1)d. No use shall be permitted or so operated as to produce 
or emit: Noise greater than 80 decibels at repeated intervals for a sustained 
length of time at any point on the property line or noise which causes the 
day-night level average to exceed 65 decibels for any residence for a 
sustained period; 
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17. No truck traffic on North 74th Drive, North 72nd Street or on Tauromee 
Avenue, west of Building 8. All truck traffic shall be routed on Tauromee 
Avenue via College Parkway/Turner Diagonal. 

a. No truck signage should go all the way both to 78th Street and State 
Avenue – posted north of the northern entrance/exit on North 74th 
Drive and west of the North 74th Drive and Tauromee Avenue 
intersection on Tauromee Avenue; 

18. The loading dock doors shall be painted to match the building or a 
complimentary color as the primary building; 

19. Downspouts shall be recessed in corners of the building and in locations 
that do not draw a person’s eye visually. The downspouts shall be painted 
to match the building; 

20. Residents do not currently have access to I-70 from Tauromee Avenue, but 
with this proposal, a throughway will be achieved. As stated previously, 
residents should not have to drive through an industrial business park (in 
form and function) to get from their homes to I-70 via Tauromee Avenue and 
College Parkway. By construction taller berms and planned more deciduous 
trees along Tauromee Avenue and around the corners of the detention 
basins and parking lots, the visual quality of Tauromee Avenue will be 
enhanced and the appearance of the logistics park along this previously 
rural-like residential street will be minimized; 

21. For future notes on Buildings 7 and 8, street trees and berms will be 
installed along Tauromee Avenue; 

22. Maintain existing tree stands, as existing trees provide an enhanced buffer 
between the edge of the parcels and residentially zoned properties, 
Tauromee Avenue, North 74th Drive, North 72nd Street, and College 
Parkway/KDOT ROWs; 

23. With the existing heavily forested area, staff does not want to see a site with 
sparsely planted two (2) inch caliper trees. Trees must be planted on top of 
the existing ridge line; trees shall be infilled on the downward slope to 
increase the screening along North 74th Drive; 

24. The landscaping and site lines west of Buildings 8 and 9, the remaining 
townhomes and single-family homes must be screened at the time the 
Temporary Certificate of Occupancy is issued. Create solutions are 
warranted with berms, fencing and landscaping; 

25. Relandscape the north slope of Building 9 and remaining void areas 
throughout the development site, not limited to: north and south sides 
along Tauromee Avenue west of the creek crossing, in between the east 
side of Building 8 and North 72nd Street and the southwest corner of North 
72nd Street/Tauromee Avenue intersection, west of the cul-de-sac west of 
Building 9, and east of Building 9 and the trailer/truck storage. Trees should 
not be planted simply to exceed the code, but should perform the function 
of screening the building and parking lots, truck docks from public view. 
More trees will be planted to screen the building, truck docks and parking 
lots from the residences and public street; 

26. Trees shall densely wrap around the perimeter of all detention basin slopes, 
be planted at the top and on slopes, and always seek to replant those trees 
lost due to the development; 

27. Sec. 27-469(g) Trees are required to be provided at not less than one per 
10,000 square feet of site area. Based on the total tract size, 272 trees are 
required to be planted. This does not include the street trees to be planted 
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along North 72nd Street, North 74th Drive, Tauromee Avenue, or parking lot 
island trees; 

28. One (1) street tree shall be planted per thirty (30) feet of frontage along 
North 74th Street and Tauromee Avenue for Building 9; 

29. Sec. 27-700(3) A buffer area shall be provided alongside and rear property 
lines common to or across an alley from residentially zoned property and 
shall consist of an area fifteen (15) feet in width improved with a six (6) foot 
architectural screen wall adjacent to the property line and one row of shade 
trees spaces not more than forty (40) feet on center and one row of large 
shrubs spaced not more than eight (8) feet on center; 

30. Trash compactors shall be screened from public view; 
31. Mechanical equipment or other utility hardware whether on the ground or on 

a building shall be screened from public view. Such screening shall be 
harmonious with building design and materials; 

32. Privacy fencing eight (8) feet in height shall have masonry columns every 32 
feet running; 

33. Any lighting used to illuminate an off-street parking area, sign or other 
structure shall be arranged 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. Any light or combination of lights that cast 
light on adjacent residentially zoned property shall not exceed one-foot 
candle as measured from said property line. All lighting on the property, 
both on the buildings and in parking lots shall have 90-degree cutoff 
fixtures; 

34. All parking lot islands shall be curbed and landscaped. Painted, hatched 
islands are not permitted. For the parking lots that are used by passenger 
cars that have a paved area wider than a double-loaded aisle and more than 
20,000 square feet in area, provide one (1) shade tree for each twenty (20) 
parking spaces on the interior of the parking lot. Interior tree plantings are 
in addition to other landscaping requirements. For design comparison, 
review parking islands at Amazon Fulfillment Center, located at 6925 
Riverview Avenue; 

35. All deciduous and shade trees shall be at least two (2) inch caliper when 
planted. Evergreens shall be at least six (6) feet in height when planted. 
Shrubs shall be at least five (5) gallons when planted. Throughout the 
development, there shall be a variety of deciduous and evergreen trees in 
addition to native grasses and plants (wildflowers); 

36. All landscaping shall be irrigated; 
37. 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; 

38. 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 
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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, 

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

PR2021-037: 
 

1. Applicant shall construct a landscape buffer to screen the property and 
provide dust and environmental control for adjacent property owners 
towards the west. 

2. Additional landscape screening shall be provided at the south corner of 
property between the office parking lot and the southwest corner of the 
property. 

3. Additional trees shall be planted along Holliday Drive, one (1) tree per thirty 
(30) feet of frontage. Trees should be spaced between 55 – 65 feet apart. 
Trees shall be tall enough to minimize the appearance of material piles. 
Additional shrubs or landscaping for erosion control may be necessary to 
aid in erosion control. 

4. Sec. 27-470(h) Trees are required at not less than one (1) per 10,000 square 
feet of site area. Six (6) foot high minimum architectural screening in 
combination with a landscaped buffer area is to be provided alongside the 
west property lines common to 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 running. The site for the proposed development is 7.50 acres, 
thirty-three (33) total 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. In this 
particular case, these trees shall be appropriately sized and spaced to 
provide adequate visibility screening from material piles and for aesthetic 
appeal at the property’s frontage and entrance. 

5. The southwest utility connections, including green electrical boxes and 
free-standing electrical meters, must be screened with landscaping or an 
architecturally designed screen wall. In this particular case, however, it 
should not impede the five (5) foot sidewalk required. 

6. Should the frontage landscape island be damaged or demolished in the 
event of a public works or infrastructure improvement, a five (5) sidewalk 
shall be included in the reconstruction of the island frontage. 

7. 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. 

8. The Control Tower must aesthetically match the Mechanic Shop and Office 
already in existence. 



January 10, 2022 13 

9. Any curbs or gutters near the parking lot entrance to the office shall be 
repaired and maintained in proper condition per UG Standards. 

10. Should the predicted amount of traffic increase by more than twenty (20%) 
percent, a traffic impact study shall be required. 

11. Applicant shall indicate if there is any expansion in proposed business 
hours, traffic, or predicted increase in hazard level with regards to 
environmental air quality or other potential environmental issue that would 
impact future residents. 

12. A sidewalk beginning at the southwest corner of the property shall be 
constructed to wrap around the transformer and to plan for a future 
connection to the residential lots to the south across Holliday Drive. This 
sidewalk shall be five (5) feet wide. 

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

14. Driveway entrances within right of way of Holliday Drive shall conform to 
the Unified Government of Wyandotte County and Kansas City, Kansas 
Technical Provisions specifications. See UG detail i.e., UG 4100-G. 

15. Provide a storm drainage memo in accordance with UG standards and 
criteria including stormwater quality BMP worksheets, calculations, BMP 
drainage area map, and detailed plans to illustrate the site is meeting all 
requirements. 

16. Demonstrate petroleum tanks comply with the MARC Manual of Best 
Management Practices 
for Stormwater Quality (2009), Appendix B for “hot spot” analysis. 

17. Tanks shall be provided with secondary containment in compliance with 
State and federal requirements for Spill Prevention Control and 
Countermeasures (SPCC) and applicable spill response plan. 

18. Demonstrate tanks and appurtenances are designed in compliance with 
American Petroleum Institute (API) requirements, State and Federal 
regulations. 

19. Above ground storage fuel tanks above 660 gallons require permits from the 
Office of the State Fire Marshall. 

Recording Secretary Parker stated that the Special Use Permits will be heard by the 
Board of Commissioners on January 27, 2022 at 7:00 p.m.  The remaining items are 
approved with conditions.  Recording Secretary Parker stated that the Consent Agenda 
is now complete, and the Commission will consider the Non-Consent Agenda.  
 
Hearing starts at 1:27:00: 
 
MASTER PLAN AMENDMENT MPL2021-025 – MICHAEL MAKRIS WITH BHC 
RHODES – SYNOPSIS:  Master Plan Amendment from Community Commercial and 
Low Density Residential to Medium Density Residential (City-Wide Master Plan) at 2416 
and 2416A South 51st Street, 5115 Gibbs Road and 5125 Gibbs Road. 
 
CHANGE OF ZONE APPLICATION COZ2021-047 – MICHAEL MAKRIS WITH BHC 
RHODES – SYNOPSIS:  Change of Zone from R-1 Single Family, C-1 Limited Business 
and CP-1 Planned Limited Business Districts to RP-4 Planned Garden Apartment District 
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for Tower View Townhomes at 2416 and 2416A South 51st Street, 5115 Gibbs Road and 
5125 Gibbs Road. 
 
Detailed Outline of Requested Action: The applicant, Mike Makris with BHC, is 
requesting a Change of Zone and Master Plan Amendment for the subject properties at 
2416 & 2416 A South 51st Street, and 5115 and 5125 Gibbs Road. The applicant is 
requesting a Change of Zone from R-1 Single-Family District, C-1 Limited Business 
District, and CP-1 Planned Limited Business District to RP-4 Planned Garden Apartment 
District. The applicant is requesting a Master Plan Amendment of the City-Wide Master 
Plan land use designation from Community Commercial and Low-Density Residential to 
Medium-Density Residential. The multi-family development will consist of seven (7) 
multi-family structures with a total of 32 dwelling units. The site plan contains three (3) 
townhome buildings containing four (4) units each, two (2) townhome buildings 
containing two (2) units each, and four (4) fourplexes. The development includes the 
demolition of an existing single-family residence at 5125 Gibbs Road and a water 
retention pond. 

City Ordinance Requirements: Article VI, Sections 27-196 – 27-216 

Code Enforcement History: There are no outstanding violation recorded at the subject 
property. The subject property has been previously cited by the Property Maintenance 
Compliance Division: 

• May 2, 2003 – Community Policing Service Request 
• August 1, 2007 – Environmental 
• October 30, 2007 – Fire Damage 
• June 7, 2021 – Administrative Citation 
• July 26, 2021 – Abatement  

 
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 January 10, 2022;  
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: 
 
 Michael Makris, BHC Rhodes, applicant and owner’s representative, 7101 College 

Boulevard, Suite 400, Overland Park, Kansas 66210 
 Conrad Miller, owner 

 
Present in Opposition: 
 
 No one appeared 
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Staff Recommendation starts at 1:45:24:  Planning Director Hand stated that the 
request is for a Change of Zone and Master Plan Amendment for property in the Turner 
area.  The rezoning request has been amended from RP-5 Planned Apartment District to 
RP-4 Planned Garden Apartment District.  This site is the location of the former bowling 
alley.  The submitted application is significantly different than the application submitted 
early last year.  He stated that there are old notices of violation that do not pertain to this 
proposal.  Staff has received no letters in support nor opposition.  Director Hand stated 
that the applicant has requested that Conditions 8 and 10 be removed, which specifically 
related to the Director’s interpretation of the Commercial Design Guidelines.  Staff has 
no objections to the removal of Conditions 8 and 10 with the understanding that Staff 
expects to have further dialogue with the applicant concerning the design and building 
orientation.  These items will be addressed prior to the hearing on the Final Development 
Plan.  He further stated that the applicant will be required to comply with the Multi-Family 
Design Guidelines.  Staff recommend approval subject to the conditions in the staff 
report. 
 
The Planning Commission directed questions to Staff. 
 
Motion and Vote starts at 1:53:35:  
 
On motion by Mr. Ernst, seconded by Mrs. Jones, the Planning Commission voted as 
follows to recommend APPROVAL of Master Plan Amendment MPL2021-025: 
Carson  Chairman 
Mohler  Aye  
Pauley  Aye 
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Jones   Aye 
Miller   Aye  
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to: 
 

1) There must be an architectural screening wall to create a buffer between the 
subject property and the single-family residences to the south and west. 
Submit a revised landscape plan demonstrating an architecturally screened 
wall and submit elevations for said wall; 

2) The applicant has not provided proposed amenities for the development. 
The applicant must submit all amenity plans for the development as part of 
the submission process for the Final Plan Review. All amenities shall be 
built within the first phase of the development. 

3) The development must comply with the Multi-Family Residential Design 
Guidelines, per the City-Wide Master Plan; 

4) The following requirements of the Multi-Family Design Guidelines have been 
met and must be incorporated into the development of the site as shown on 
the submitted site plans: 

a. All pedestrian walkways shall be designed to provide direct access 
and connections to and between the following: 

i. The primary entrance or entrances to each principal multi-
family building; 
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ii. To any sidewalks or walkways on adjacent properties that 
extend to the boundaries shared with the multi-family 
development; 

iii. Any adjacent commercial land uses, including but not limited to 
retail shopping centers, office buildings, restaurants, or 
personal service establishments; and 

iv. Any adjacent public park, greenway, or other public/semi-
public use including but not limited to schools, libraries, 
churches, parks, etc. 

b. The maximum length of a multi-family residential building shall be 200 
feet. 

c. No more than six (6) townhome units shall be attached in any single 
row. 

d. Unity of design will be maintained through the use of similar materials 
and colors throughout all multifamily developments. 

5) The following requirements of the Multi-Family Design Guidelines have not 
been met and must be met during the Final Plan process: 

a. Pedestrian walkways and sidewalks shall be a minimum of six-feet 
(6’) wide. 

b. To the maximum extent feasible, garage entries, carports, parking 
areas, and parking structures shall be internalized in building 
groupings or oriented away from the arterial or collector street 
frontage. 

c. Provide distinctive, quality, consistent, architectural character and 
style in new multi-family development that avoids monotonous and 
featureless building massing and design. 

d. All sides of a multi-family building shall display a similar level of 
quality and architectural interest. The majority of a building’s 
architectural features and treatments shall not be restricted to a 
single façade. 

e. All building entries adjacent to an arterial, collector or local street or 
private drive with on-street parking shall be pedestrian-scaled. 
Pedestrian-scaled entries are those that provide an expression of 
human activity or use in relation to building size. Doors, windows, 
entrance-ways, and other features such as corners, setbacks, and 
offsets can be used to create pedestrian scale. 

f. Fronts of buildings should be articulated through the use of bays, 
insets, balconies, porches, or stoops related to entrances and 
windows. 

g. On buildings where sloping roofs are the predominant roof type, each 
building shall have a variety of roof forms. For instance, a gable or 
hip configuration should be used with complimentary sheds, 
dormers, and other minor elements. Other roof forms will be 
considered on a case-by-case basis. On buildings where flat roofs are 
the predominant roof type, parapet walls shall vary in height and/or 
shape at least one every fifty-feet (50’) of building wall length. 

h. For all multi-family buildings including duplexes, triplexes, fourplexes 
and townhomes, an amount equal to forty percent (40%) of the total 
net exterior wall area of each building elevation, excluding gables, 
windows, door, and related trim, shall be brick or stone. The balance 
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of next exterior wall may be lap siding (excluding vinyl lap siding) 
and/or stucco. 

i. Landscaping is required to screen all parking areas and service 
entries. 

6) It is in unclear if the following requirements of the Multi-Family Design 
Guidelines have been met. In the Final Plan Review process, the applicant 
must provide further explanation or demonstration for the following: 

a. There should be a consistency in architectural style among multiple 
buildings within a development and surrounding area. Each building 
should have a definitive and consistent style. Mixing of various 
architectural styles on the same building or buildings dilutes the 
character of the area. 

b. All multi-family building elevations shall contain windows, except 
when necessary to assure privacy for adjacent property owners. 
Windows should be located to maximize the possibility of occupant 
surveillance of entryways, recreation areas, and laundry areas. 

c. High-quality building materials will be used that are durable, 
attractive, and have low maintenance requirements. 

d. Exterior building materials shall not include the following: 
i. Board and batten wood; 
ii. Smooth-faced or gray concrete block; 

iii. Painted concrete block; 
iv. Tilt-up concrete panels; 
v. Field painted or pre-finished standard corrugated metal siding; 

vi. Standard single or double tee concrete systems; and 
vii. Vinyl siding. 

e. Predominant roof materials shall be high quality, durable material 
such as, but not limited to: 

i. Wood shake shingles; 
ii. Clay or concrete tiles; 

iii. Composition shingles; 
iv. Asphalt shingles; and 
v. Other materials considered on a case-by-case basis. 

7) The applicant has not provided the most recent full set of elevations for all 
building types proposed. In the Final Plan Review process, the applicant 
must provide elevations for all four (4) sides of each building type that will 
be on site;  

8) In the Final Plan Review process, a materials palette for all proposed 
building typologies must be submitted to Staff to verify compliant, and 
consistent ort complementary materials throughout the subject property; 

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

11)  The applicant, contractors, subcontractors, and related third parties shall 
comply with Planning Engineering Comments for General Engineering, 
Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater Quality, 
Streets and Retaining Walls, as applicable; 
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12)  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, 

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. 

 
On motion by Mr. Ernst, seconded by Dr. Hill, the Planning Commission voted as follows 
to recommend APPROVAL of Change of Zone COZ2021-047 to RP-4 Planned 
Garden Apartment District: 
Carson  Chairman 
Mohler  Aye  
Pauley  Aye 
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Jones   Aye 
Miller   Aye  
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to the above conditions 
 
Hearing starts at 1:57:30: 
 
CHANGE OF ZONE APPLICATION COZ2021-053 – JOHN CAUTHON - SYNOPSIS: 
Change of Zone from R-1 Single Family District to A-G Agriculture District for agricultural 
purposes at 3817 Lust Drive (in conjunction with BOZA2021-047) 
 
Detailed Outline of Requested Action: The Applicant, John Cauthon, is requesting a 
Change of Zone for the subject property at 3817 Lust Drive. 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’s prior land use was agricultural but changed to low-density residential 
when a neighborhood-wide rezone occurred. The Applicant is currently cleaning up the 
property  and wishes to construct multiple accessory structures to ensure the property’s 
maintenance and utilize agricultural activity. The Applicant wishes to build a single-family 
residence on the property in the future, but only wants to support the agricultural features 
for the immediate time. The Change of Zone allows the applicant to construct multiple 
accessory structures throughout the property for its maintenance and agricultural use 
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without the need for further variances as required in its current zoning. The applicant has 
an additional application for a variance for maximum lot width-to-depth ratio.  

City Ordinance Requirements: Chapter 27, Section VIII 
 
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 January 10, 2022;  
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 at tonight’s 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: 
 
 John Cauthon, applicant, 3817 Lust Drive, Kansas City, Kansas 66106 

 
Present in Opposition: 
 
 Richard Wilcox, 3808 Lust Drive, Kansas City, Kansas 66106 

 
Staff Recommendation starts at 2:01:40:  Planning Director Hand stated this Change 
of Zone is being heard in conjunction with Appeal BOZA2021-047, which was approved 
by the Board of Zoning Appeals earlier this evening.  This property is located in the 
Turner area.  There are no Notices of Violation on this property.  Staff has received 
telephone calls in support and had not received any opposition until this evening.  Staff 
recommends approval subject to the same conditions of approval as BOZA2021-047.  
Staff has received the conservation plan from the Wyandotte County Conservation 
District that contains conditions of approval.  If the applicant decides to put livestock on 
the property, he will need an updated conservation plan in coordination with the 
Conservation District.  Director Hand stated that the Conservation District has requested 
a 25’ buffer from the stream. The camper and horse stable must be removed.  Staff 
recommends approval subject to the conditions in the staff report. 
 
Motion and Vote starts at 2:04:15:  
 
On motion by Mrs. Jones, seconded by Mr. Ernst, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-053:   
Carson  Chairman 
Mohler  Aye  
Pauley  Aye 
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
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Jones   Aye 
Miller   Aye  
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to: 
 

1. This City Planning Commission case is being heard in conjunction with 
BOZA2021-047. The following are conditions for BOZA2021-047 and are 
stated here for reference only, as CPC case is solely for COZ2021-053. 
a. 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.  

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

c. 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. 

d. The deteriorated stable structure shall be demolished, and the pop-up 
camper shall be removed. 

e. 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. 

f. A loading and maneuvering area shall be paved with 6-inches of 
concrete over 4-inches of gravel within 25 feet of the right-of-way in 
accordance with UG Code §27-675(b)(2) and UG Standard Detail 4100-G.  

g. Agricultural districts are not required to obtain land disturbance permits 
(UG Code §8-613) but are still required to employ applicable best 
management practices (BMPs) included in standard details provided by 
the Unified Government (UG). When land disturbance exceeds 3,000 
square feet, an erosion and sediment control plan may be required. The 
UG "Erosion Control Checklist" and "Guidelines for Preparing Erosion 
Control Drawings for Land Development" outlines plan preparation. 
Prevent, to the maximum extent practicable, any amount of soil, earth, 
sand, gravel, rock, stone, or other material, to be deposited upon or to 
roll, flow, or wash upon or over any public street, street improvement, 
road, alley, sewer, storm drain, watercourse, right-of-way, any public 
property or the premises of another. 

h. If there is any livestock in the area, the stream area needs to be fenced 
so livestock are not in the stream. The fenced area should include a 25-
foot buffer of grass to reduce and slow any runoff.  

i. Subject to approval, a $125.00 ordinance publication fee must be 
submitted to the Planning and Urban Design Department (checks made 
payable to the Unified Treasurer) within 30 days following the Unified 
Government Board of Commissioners meeting.  If a check is not 
submitted within 30 days, the petition becomes invalid. The approval will 
not go into effect until the ordinance is published in the newspaper. 
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2. 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; 

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

4. 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; 

5. The deteriorated stable structure and stored pop-up camper shall be 
removed from the property; 

6. 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; 

7. A loading and maneuvering area shall be paved with 6-inches of concrete 
over 4-inches of gravel within 25 feet of the right-of-way in accordance with 
UG Code §27-675(b)(2) and UG Standard Detail 4100-G; 

8. Agricultural districts are not required to obtain land disturbance permits 
(UG Code §8-613) but are still required to employ applicable best 
management practices (BMPs) included in standard details provided by the 
Unified Government (UG). When land disturbance exceeds 3,000 square 
feet, an erosion and sediment control plan may be required. The UG 
"Erosion Control Checklist" and "Guidelines for Preparing Erosion Control 
Drawings for Land Development" outlines plan preparation. Prevent, to the 
maximum extent practicable, any amount of soil, earth, sand, gravel, rock, 
stone, or other material, to be deposited upon or to roll, flow, or wash upon 
or over any public street, street improvement, road, alley, sewer, storm 
drain, watercourse, right-of-way, any public property or the premises of 
another; 

9. If there is any livestock in the area, the stream area needs to be fenced so 
livestock are not in the stream. The fenced area should include a 25-foot 
buffer of grass to reduce and slow any runoff. 

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 2:05:10: 
 
SPECIAL USE PERMIT APPLICATION SP2021-077 – NATALIE MCNUTT – 
SYNOPSIS:  Special Use Permit for a Short-Term Rental at 3801 Lloyd Street.     
 
Detailed Outline of Requested Action: The Applicant, Natalie McNutt, is seeking approval 
for the operation of a short-term rental at 3801 Lloyd Street. The subject property is a 

Byron Toy, AICP
Move to the last comment.
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single-family residence on a dead-end street. The property was occupied by the owner’s 
son before he relocated for a new job.  

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 January 10, 2022;  
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: 
 
 Natalie McNutt, applicant, 14825 Fairway Circle, Leawood, Kansas 66224 

 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 2:08:23:  Planning Director Hand stated that this 
application is for a Short-Term Rental in the Rosedale area.  There are no Notices of 
Violation on the property.  Staff has received no letters in support nor opposition. He 
stated that staff recommends approval for one (1) year as there will not be an on-site 
property manager.  The applicant mentioned some items concerning repairs that need to 
be completed and it appears that will happen soon.  The applicant will submit a vacation 
application for right-of-way, which does not need to be heard in conjunction with this 
application.  Staff recommends approval subject to the conditions in the staff report. 
 
Motion and Vote starts at 2:10:15:  
 
On motion by Ms. Pauley, seconded by Mr. Connelly, the Planning Commission voted as 
follows to recommend APPROVAL of Special Use Permit Application SP2021-077 for 
one (1) year:  
Carson  Chairman 
Mohler  Aye  
Pauley  Aye 
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Jones   Aye 
Miller   Aye  
Motion to recommend APPROVAL Passed: 8 to 0 
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Subject to: 
 

1. The applicant must show proof of the following repairs before occupancy: 
a. Replace the gas line to the hot water heater. 
b. Repair the gas line to clothes dryer. 
c. Install handrails on both sides of stairwell leading to second 

floor as required by code. 
d.  Provide exterior door or coverage to crawl space to reduce 

possibility of pest or intrusion; 
2. Maximum number of guests, which has been deemed appropriate for the 

available accommodations shall be six (6) adults; 
3. Guest parking must be provided off-street. Maximum number of guest 

vehicles shall be two (2); 
4. 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 two (2);  
5. 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; 

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

7. 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;  

8. 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 ; 

9. 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, 

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. 

 
 
 

http://www.hostcompliance.com/tips
Shanteau, Shana
Whatever is applicable.
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Hearing starts at 2:11:20: 
 
SPECIAL USE PERMIT APPLICATION SP2021-080 – RYAN STOOPS WITH 
JAMESTOWN PROPERTIES LLC – SYNOPSIS:  Special Use Permit for a Short-Term 
Rental/AirBnB at 3151 West 45th Avenue.    
 
Detailed Outline of Requested Action: The Applicant, Ryan Stoops, is seeking approval 
for the operation of a short-term rental at 3151 West 45th Avenue. The subject property is 
a single-family residence and was recently purchased by the Applicant. 

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 January 10, 2022;  
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: 
 
 Ryan Stoops, applicant, 140 West Lanesfield Street, Gardner, Kansas 66030 

 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 2:13:31:  Planning Director Hand stated that the 
request is for a Short-Term Rental in the Rosedale Area.  There are no Notices of 
Violation on this property.  Staff has received no letters in support nor opposition.  Staff 
recommends approval for one (1) year as there is no on-site property manager subject to 
the conditions in the staff report. 
 
Motion and Vote starts at 2:14:27:  
 
On motion by Mrs. Jones, seconded by Mr. Connelly, the Planning Commission voted as 
follows to recommend APPROVAL of Special Use Permit Application SP2021-080:  
Carson  Chairman 
Mohler  Aye  
Pauley  Aye 
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
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Jones   Aye 
Miller   Aye  
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to: 
 
a. Maximum number of guests, which has been deemed appropriate for the 

available accommodations shall be six (6); 
b. Guest parking must be provided off-street. Maximum number of guest 

parking shall be two (2) vehicles; 
c. 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 two (2);  
d. If approved, the outstanding permits shall be updated to “Completed” 

status.  
e. 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; 

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

g. 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;  

h. 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: 

i. 913-246-5133  www.hostcompliance.com/tips; 
j. 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, 

k. Subject to approval, a $125.00 ordinance publication fee must be submitted 
to the Planning and Urban Design Department (checks made payable to the 
Unified Treasurer) within 30 days following the Unified Government Board 
of Commissioners meeting.  If a check is not submitted within 30 days, the 
petition becomes invalid.  The approval will not go into effect until the 
ordinance is published in the newspaper. 
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Hearing starts at 2:15:29: 
 
PLAT APPLICATION PLAT2021-032 – JOSE MADEROS - SYNOPSIS: Final Plat for 
56 single-family lots at 5209 North 101st Terrace, 10241 Hutton Road and 10401 Hutton 
Road. 
 
Detailed Outline of Requested Action: The applicant, José Maderos with Maderos 
Property, LLC, has submitted a Final Plat for 56 residential lots and four (4) common 
tracts, to be known as Estates of Connor Creek South. The residential lots will comprise 
the entirety of a subdivision located directly south of the Estates of Connor Creek. The 
subject property (Estates of Connor Creek South) and the Estates of Connor Creek will 
be treated as a single residential development subdivision for the purposes of amenities, 
density calculations, and infrastructure and utilities development. A Preliminary Plat for 
the same property, PLAT2021-018, was approved by the City Planning Commission on 
November 8, 2021.  

City Ordinance Requirements: Article VI, Sections 27-196 – 27-216 
 
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 January 10, 2022;  
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: 
 
 Andrea Weishaubt, Atlas Surveyors, representing the applicant, 2300 Hutton 

Road, Kansas City, Kansas 
 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 2:17:30:  Planning Director Hand stated that the 
request is for a Final Plat for 56 residential lots and four (4) common tracts in the Prairie 
Delaware Piper Master Plan area.  He further stated that there are no Notices of 
Violation on the property.  Staff has received no letters in support nor opposition.  The 
applicant has worked extensively with staff on this development and the multiple 
conditions of approval.  Staff recommends approval subject to conditions in the staff 
report. 
 
Motion and Vote starts at 2:19:35:  
 
On motion by Mrs. Jones, seconded by Ms. Pauley, the Planning Commission voted as 
follows to APPROVE PLAT2021-032:  
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Carson  Chairman 
Mohler  Aye  
Pauley  Aye 
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Jones   Aye 
Miller   Aye  
Motion APPROVE Passed: 8 to 0 
Subject to: 
 

1) Per the Wyandotte County Conservation District (see “Wyandotte County 
Conservation District Letter, Dated August 17, 2021” in the Attachments 
section of this report), the soil composition is highly susceptible to erosion. 
The proposed development will need to start an erosion control plan as 
soon as possible and should follow Best Management Practices when 
engaging in an erosion control; 

2) Final Plat PLAT2021-032 may not include any land not included in 
Preliminary Plat 2021-018; 

3) All conditions of approval of COZ-2762 must be met as a condition under 
this report; 

4) 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. The Final Plat 
demonstrates four (4) separate common tracts which measure a total of 8.85 
acres (Tract A- 3.05 acres; Tract B- 1.77 acres; Tract C- 3.05; Tract D- 0.98 
acres). The total area of the Final Plat is 57.30 acres; the open 
space/common tracts therefore comprise 15.45% of the plat, which exceeds 
the Prairie-Delaware-Piper Area Master Plan open space requirement; 

5) The applicant must satisfactorily provide at least three (3) distinctive floor 
plans, with a minimum of three (3) elevations per floor plan—for a minimum 
total of nine (9) distinctive residential design options—before building 
permits can be issued for construction; 

6) Per the Planned Development Criteria in the Prairie-Delaware-Piper Area 
Master Plan, a special residential feature is required; a special residential 
feature includes entry monuments, neighborhood markers, special lighting 
features, and other neighborhood amenities. The neighborhood marker 
should be placed at the entrance to North 104th Street, along Hutton Road; 

7) Due to the close links and proximity between the proposed subdivision and 
Connor Creek Estates, the two (2) subdivisions may be counted together for 
the purposes of meeting the Code of Ordinances and the Prairie-Delaware-
Piper Area Master Plan requirements, including the amenities requirement. 
As the Final Plat of Connor Creek Estates—Third Plat stipulated that a pool 
(a large amenity) be constructed in the subdivision, a small amenity such as 
a playground is all that is required to meet the overall amenities 
requirement. In Preliminary Plat PLAT2021-018, the applicant stated that the 
10-foot sidewalk and trail system would be the small amenity for the 
subdivision; 



January 10, 2022 28 

8)  A Certificate of Occupancy for a pool and pool house on Tract D of the 
Estates of Connor Creek Final Plat must be successfully issued before a 
building permit can be issued to any current or future parcel that includes 
real property within the boundaries of the subject property; 

9)  The Greenway Trail on the subject property must be constructed prior to 
the first building permit being issued; 

10)  Per the Prairie-Delaware-Piper Area Master Plan, the following landscaping 
requirements must be met:  

a. All residential lots shall have two (2) trees per five thousand (5,000) 
square feet per lot, up to five (5) trees per lot; 

b. One (1) tree shall be in the front or corner side of the lot; 
c. All residential lots shall have foundation plant materials. These 

shrubs should be planted along the front yard foundation of a 
building. Sides of residential units that are visible from the public 
right-of-way such as those units on a corner lot should also have 
some foundation plant materials, which means those shrubs that 
normally attain a height greater than 36 inches at maturity and shall 
be a minimum of 18 inches in height at time of planting; 

11)  Per Section 27-700(a), one (1) tree per 7,000 square feet is required for uses 
other than residences (i.e., open/community space); 

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

13)  Incorporate Management Best Practices into revised site plans and 
construction techniques, as per the Wyandotte County Conservation 
District letter; 

14)  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, 

15)  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, Section 8-
610 – Sect. 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 Inspection 
Division, Neighborhood Resource Center, 4953 State Avenue, Kansas City, 
KS 66102, (913) 573-8620. 
 

Starts at 2:20:50:  
 
MPL2022-005 – GUNNAR H. HAND WITH DEPARTMENT OF PLANNING AND 
URBAN DESIGN – SYNOPSIS:  Consideration of the update to the 47th Street Overlay 
District in order to remove the requirement for a separate, interjurisdictional review panel 
comprised of the Unified Government, City of Westwood and City of Roeland Park, and 
other updates that allow each municipality to independently review their portion of this 
shared overlay district. 
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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 is recommending that 
this item be continued for one (1) month for Legal Counsel to have additional time to 
review the agreement and its alignment with the existing inter-local agreement.  He 
further stated that all three (3) jurisdiction involved will adopt the same resolution. 
 
Motion and Vote starts at 2:22:38:  
 
On motion by Mrs. Jones, seconded by Mr. Miller, the Planning Commission voted as 
follows to HOLD OVER this ordinance amendment until the February 14, 2022 meeting:  
Carson  Chairman 
Mohler  Aye  
Pauley  Aye 
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Jones   Aye 
Miller   Aye  
Motion to HOLD OVER Passed: 8 to 0 
 
ELECTION OF OFFICERS Starts at 2:23:30: 
 
The following officers were elected for 2022: 
 
Chairman – Jeff Carson 
Vice Chairman – Karen Jones 
 
There being no further business, the meeting adjourned at 8:15 p.m. 
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