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BOARD OF ZONING APPEALS 
June 14, 2021 

Decisions 

 
The Board of Zoning Appeals met in regular session on Monday, June 14, 2021, at 6:00 
p.m., (via Zoom Webinar) with the following members present:  Mr. Jeff Carson, Chairman 
Presiding Mr. Jim Ernst, Vice Chairman, Ms. Brandie Armstrong, Mr. James Connelly, Ms. 
Karen Jones, Mr. Jake Miller, Mr. Mark Mohler, and Mr. Nathan Reasons (Absent: Cho, 
Huey and Pauley).  Mr. Gunnar H. Hand, AICP, Director of Planning, Ms. Janet L. Parker, 
CSC/APC, Executive Assistant, and Mr. Daniel Kuhn, Assistant Counsel, were also 
present.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                   
 
Chairman Carson called the meeting to order at 6:00 p.m. 
 
Recording Secretary Parker read the Board of Zoning Appeals Statement: “We would like 
to welcome those participating by telephone or Zoom to the meeting of the Board of Zoning 
Appeals.  Due to COVID-19, the members are participating remotely by Zoom.  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. Board Members - Use the raise your hand feature when you want to speak,and after 
Chairman Carson recognizes you, please unmute your microphone and 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 attending the meeting this evening, please use the “raise your hand” 
feature if you want to speak on an application.  After the Chairman recognizes you, 
unmute your microphone, state your name and address and make your comments.   

4. If you are having issues getting in the Zoom meeting, please email 
planninginfo@wycokck.org and let Secretary Parker know. 

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 format for this evening’s meeting is as follows: 
 

1. The applicant will make the opening statement explaining the proposal.  The 
applicant will be given fifteen (15) minutes to present their case, which includes 
the applicant, consultants, and other members of the applicant’s team.   

2. Members of the Board will then address any questions they may have to the 
applicant.   

mailto:planninginfo@wycokck.org
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3. Any persons wishing to speak in favor will be recognized and allowed to do so at 
that time. 

4. Then those persons in opposition will be recognized to make their statements 
and ask questions with each member of the public being given five (5) minutes to 
express their opinions.  Time may not be shared between speakers.   

5. A speaker’s time may be extended in five-minute intervals by a 2/3rd majority vote 
of the Board. 

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

be allowed to address the Board if a question is directed to them. 
8. The staff will make their recommendation. 
9. The Board will discuss the application and make their decision with a brief 

statement of the reason for the motion preceding the making of the motion. 
10. Motions to approve shall include the staff stipulations unless otherwise stated in 

the motion. 
 
Application starts at 13:00: 

APPEAL BOZA2021-007 – RONALD D. SHAUMEYER, 99 South 14th Street, Zoned R-
1(B) Single Family District.  This appeal has been filed to allow three (3) accessory 
structures without a primary structure. Section 27-609 states that for any dwelling unit there 
may be permitted a detached accessory building. Appellant is requesting three (3) 
accessory structures on the property without a primary structure, a violation of three (3) 
accessory structures. 
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 
Appeared in Support: 
 
 Ronald S. Shaumeyer, representing his father, Ronald D. Shaumeyer, applicant, 94 

South 13th Street and owner of 99 South 14th Street 
 Angelina Longdon, 100 South 13th Street, Kansas City, Kansas 66102 

 
Appeared in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 19:00: Planning Director Hand stated that this 
application was noticed for two (2) accessory structures without a primary structure; 
however, from the testimony this evening, the third structure cannot be considered a legal 
non-conforming structure replacing the home that burned.  Staff has communicated with 
the applicant through U.S. mail and that is probably why some of the information was 
received late.  This property is in the Prescott Neighborhood and part of the Central Area 
Master Plan.  Director Hand showed the Board aerial and site photographs of the property.  
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Because this is a retroactive request, and is a self-created hardship, and staff feels that the 
request for three (3) accessory structures does not meet the intent of the zoning code. Staff 
recommends denial.  He further stated that the applicant has received neighborhood 
support and staff has received two (2) letters in support.  If the Board approves this 
application, staff has included conditions of approval in the staff report.  One (1) of the 
conditions is that this appeal is only for this applicant and is not transferable.  He stated that 
there are no Notices of Violation; however, there are some code issues that need to be 
addressed as a condition of approval. 
 
Chairman Carson asked if a precedent is being set with approval of this application without 
a primary structure.  Assistant Counsel Kuhn stated that it does not set a precedent, but 
does go against the zoning ordinances. 
 
Chairman Carson asked the applicant if there are utilities in any of the buildings.  Mr. 
Shaumeyer stated that his dad has power, but no water or wood stove.  He stated that he 
agrees that some clean up is needed.  Director Hand stated that one (1) of the conditions is 
that a building permit is required for all structures and some of the issues will be addressed 
through that process.   
 
Motion/Vote starts at 28:33:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Ernst, seconded by Mr. Miller, the Board of Zoning Appeals 
voted as follows to APPROVE this appeal:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  No 
Ernst   Aye 
Huey   Not Present 
Jones   No 
Miller   Aye  
Mohler  Aye  
Pauley  No Present 
Reasons  Aye  
Motion to APPROVE Passed 5 to 2  
 

1) Section 27-455 states that in R-1(B) Single Family Districts, two (2) off-street 
parking spaces shall be provided on the premises for each single-family 
dwelling. Two (2) code compliant, off-street parking spaces must be provided 
and accessed off the existing alley. If the property cannot accommodate this 
parking requirement, the applicant will need to obtain a variance; 

2) No animals may be kept on the property; 
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3) Building permits are required for structures that are over 120 square feet. 
Contact the Building Inspection Department to begin that process; 

4) Section 27-609 state that 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. If the approved accessory structures are allowed to remain 
without a primary structure, they must comply with the specifications 
regarding material above. Since there is no primary structure, must conform to 
neighborhood context and character; and, 

5) The variances granted by BOZ2021-007 apply exclusively to the three (3) 
accessory structures identified in this report. If a structure is greatly damaged 
or demolished it will not be allowed to be rebuilt, except in compliance with a 
relevant district and other zoning ordinances. Further, this variance only 
applies to this property for this property owner. The variance will not run with 
the land and cannot be transferred or sold in any way. This effectively 
“grandfathers” this variance to the owner, Mr. Ronald Shaumeyer, and any 
future owner of the property will be required to meet the standards of the 
zoning code. 

6) Any additional conditions determined by the Director of Planning related to 
code violations. 

 
Application was called at 32:00 and the applicant was not present and was recalled 
at 50:40: 
 
BOZA2021-012 – BRYAN STOKES, 734 South 76th Street,  zoned R-1 Single Family 
District.  This appeal has been filed to allow for two (2) variances. This appeal has been 
filed in conjunction with a Special Use Permit application to keep horses on a property 
between one (1) and five (5) acres. Variance 1: This appeal has been filed to grant a 
variance from the maximum number of accessory buildings allowed. Section 27-609(2) 
states that in the R-1 Single Family District, for any dwelling unit there may be one (1) 
detached accessory building. The appellant is requesting two (2) accessory buildings, a 
violation of one (1) accessory building. Variance 2: This appeal has been filed to grant a 
variance for an accessory building that exceeds the maximum footprint allowed. Section 
27-609(2) states that total area of a detached accessory building shall not exceed 1,000 
square feet. The appellant is requesting an accessory building measuring a total area of 
2,400 square feet, a violation of 1,400 square feet. 
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
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Appeared in Support: 
 
 Bryan Stokes, applicant, 734 South 76th Street, Kansas City, Kansas 66111 

 
Appeared in Opposition: 
 
 No one appeared 
 

Staff Recommendation starts at 53:23: Planning Director Hand stated that this case is for 
two (2) variances.  The property is zoned R-1 Single Family District and can only have one 
(1) accessory structure.  The current accessory structure is 1,000 square feet and the 
second structure being requested is 2,400 square feet for a violation of 1400 square feet.  If 
approved, the applicant would have 3,400 square feet of accessory structures when only 
1,000 square feet is allowed.  He showed the Board site pictures of the property, which is 
just under five (5) acres, and the buildings on the property.  Director Hand stated that this 
property is tied to Special Use Permit (SP202-042), which will be heard at the Planning 
Commission hearing later this evening.  The Conservation District has requested that the 
applicant work with them on a conservation plan in order to determine the proper number of 
animals for the property.  There were inoperable vehicles on the property and since 
submittal of their applications, the applicant has begun cleaning up the property.  One of 
the conditions of approval is no inoperable vehicles on the property and that all cars will be 
parked on an improved surface.  There is an old Notice of Violation from 2013 that has 
been resolved.  Staff has received no letters in support nor opposition.  Staff recommends 
approval, subject to two (2) changes in the conditions:  Under condition number one (1) the 
word “not” should be inserted before the words “exceed a total floor area of 2,400 square 
feet.”  Condition number two (2) should be changed to “The number of animals allowed on 
the property shall be determined by the Conservation District.”  Another condition of 
approval is that the applicant will work with the Conservation District on a conservation plan 
for the property. 
 
Motion/Vote starts at 1:16:00:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Reasons, seconded by Mr. Miller, the Board of Zoning 
Appeals voted as follows to APPROVE this appeal:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Aye 
Ernst   Aye 
Huey   Not Present 
Jones   Aye 
Miller   Aye 
Mohler  Aye  
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Pauley  Not Present 
Reasons  Aye  
Motion to APPROVE Passed 7 to 0  
Subject to: 

 
1) A variance runs with the land, and approval of a variance will allow for any 

future property owner to demolish the current and proposed accessory 
structures and to construct new accessory structures so that the following 
conditions are met: 
a) No more than two (2) accessory structures may be standing at a time; and, 
b) Only one (1) accessory structure may exceed 1,000 square feet of total 

floor space, and such accessory structure may not exceed a total floor area 
of 2,400 square feet;  

2) The number of animals allowed on the property shall be determined by the 
Conservation District. 

3) This Board of Zoning Appeals case is being heard in conjunction with SP2021-
042. The following are conditions for SP2021-042 and are stated here for 
reference only, as BOZA2021-012 is solely for a variance from the maximum 
number of accessory structures and the maximum floor area of an accessory 
structure in a residential district: 
a) More than six (6) chickens requires a Special Use Permit; 
b) No sales will be conducted on the property without a Special Use Permit or 

an annual agreement; 
c) The subject property must be kept free of inoperable vehicles, scrap/junk, 

or other materials; 
d) All vehicles must be parked on paved surfaces and all inoperable vehicles 

must be parked within a covered structure; 
e) Any additional driveways must be constructed and/or updated to comply 

with Section 27-575(a). All new or updated portions of the 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; 

f) The conditions of approval for any and all variances as allowed by this City 
Planning Commission case SP2021-042 will only go into effect when case 
BOZA2021-012 is recommended for approval by the Board of Zoning 
Appeals; 

g) There are Conservation District comments incorporated herein by the May 
18, 2021, Wyandotte County Conservation District letter which includes 
working with the Conservation District on a conservation plan; 

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

i) 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 
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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; 

j) The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met; 

k) The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. If the renewal deadline is not met, all 
operations must cease until such time as a new Special Use Permit is 
approved; and, 

l) Subject to approval, a $125.00 ordinance publication fee must be submitted 
to the Urban Planning and Land Use Department. The approval will not go 
into effect until the ordinance is published in the newspaper; 

4) In order to create a suitable environment for the farm animals, the subject 
property must be kept free of inoperable vehicles, scrap/junk, or other 
materials; 

5) All vehicles must be parked on paved surfaces and all inoperable vehicles 
must be parked within a covered structure; 

6) Any additional driveways must be constructed and/or updated to comply with 
Section 27-575(a). All new or updated portions of the 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; 

7) The conditions of approval for any and all variances as allowed by this Board 
of Zoning Appeals case BOZA2021-012 will only go into effect when case 
SP2021-042 is recommended for approval by the City Planning Commission 
and ultimately adopted by the Board of Commissioners; 

8) There are Conservation District comments incorporated herein by the May 18, 
2021, Wyandotte County Conservation District letter. For a full list of the 
Conservation District comments, see the Conservation District Letter in the 
“Attachments” section of this report; 

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

10)  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. Any illumination that results from use of the parking lot 
shall not be seen or otherwise impact adjacent residential uses; and, 

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 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 
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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. 

 
Application starts at 33:00: 
 
BOZA2021-013 – HUMBERTO BOLIVAR, 3519 North 32nd Terrace, zoned R-1(B) Single 
Family District. This appeal has been filed to keep livestock on less than one (1) acre (in 
conjunction with a Special Use Permit), keep an accessory structure larger than 1,000 
square feet without a primary structure (dwelling unit). Sec. 27-573(a)(15) Keeping 
livestock on acreage between one (1) and five (5) acres. Appellant is requesting to keep 
livestock on a parcel that is 0.952 acre; a violation of 0.048 acre.  Sec. 27-609(2) states the 
total area of such detached accessory building shall not exceed 1,000 square feet or cover 
more than thirty (30) percent of the required rear yard. Appellant is requesting to keep a 
2,826 square feet accessory building, a violation of 1,826 square feet. Sec. 27-609(2) 
states for any dwelling unit there may be permitted a detached accessory building. 
Appellant is requesting not to build a primary dwelling unit, a violation of a one (1) dwelling 
unit. 
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 
Appeared in Support: 
 
 Fred Del Toro, representing the applicant as he has limited English, 76 South 18th 

Street, Kansas City, Kansas 66102 
 Humberto Bolivar, applicant, 2027 Sandusky Avenue, Kansas City, Kansas 66102 

 
Appeared in Opposition: 
 
 No one appeared 
 

Staff Recommendation starts at 39:05: Planning Director Hand stated that there are 
three (3) variances requested in this application and is tied to Special Use Permit SP2021-
043 for five (5) horses, which will be heard by the City Planning Commission later this 
evening.  As stated by Mr. Del Toro, Mr. Bolivar has removed the request for the chickens 
from his application.  The first variance is for animals on acreage that is less than one (1) 
acre.  The second variance is for an accessory structure without a primary structure.  There 
is a barn on the property.  The third variance is for the size of the barn which is 2,826 
square feet and the ordinance allows an 1,000 square foot building, a violation of 1,826 
square feet.  Director Hand stated that Animal Services and the Wyandotte County 
Conservation District do not believe any animals should be on this property.  The area is 
heavily wooded, and these agencies do not want horses boarded overnight although they 
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are willing to work with the applicant to use the barn and corral for the horses during the 
daytime.  Director Hand stated that this property is part of the Northeast Area Master Plan.  
The street leading to the property resembles a driveway and when he drove by the other 
day it was blocked off.  As has been discussed with the Board in the past, illegal dumping 
occurs in this area.   He stated that after talking with the Conservation District, if this 
application were approved, he would want to change Condition 1 to say no boarding of 
animals on the property and Mr. Bolivar will work with the Conservation District to put 
together a conservation plan.  The Conservation District was not able to access the 
property because the road was blocked off.  They could not determine how many horses 
could be on the property, if any.  He stated that the Board could hold over this application 
and the Special Use Permit for the applicant to work with the Conservation District and then 
come back to the Board for consideration or move forward with approval and no boarding 
of the horses being tied to this variance.  The question before the Board is if they want the 
building on the property.   
 
The Board asked if the surrounding properties are Landbank properties and if the applicant  
could possibly purchase additional property.  Director Hand stated yes, and there is a 
Notice of Violation on this property as a building permit was not acquired for the barn. 
 
Motion/Vote starts at 47:15:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Reasons, seconded by Mrs. Jones, the Board of Zoning 
Appeals voted as follows to DENY this appeal as the land is not large enough to 
accommodate five (5) horses:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Aye 
Ernst   No 
Huey   Not Present 
Jones   Aye 
Miller   No 
Mohler  Aye  
Pauley  Not Present 
Reasons  Aye  
Motion to DENY Passed 5 to 2  
 
The meeting was adjourned at 6:54 p.m.   

THE BOARD OF ZONING APPEALS 
 
BY: ______________________________ 
      Janet L. Parker, Secretary, CSC/APC 
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