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BOARD OF ZONING APPEALS 
November 9, 2020 

Decisions 

 
The Board of Zoning Appeals met in regular session on Monday, November 9, 2020, at 
6:00 p.m., (via Zoom Webinar) with the following members present:  Mr. Jeff Carson, 
Chairman Presiding, Mr. Nathan Reasons, Vice Chairman, Ms. Brandie Armstrong, Mr. Jim 
Ernst, Ms. Joanne Huey, Mr. Jake Miller, Mr. Mark Mohler and Ms. Susannah Pauley 
(Absent: Cho, Connelly and Jones).  Mr. Gunnar H. Hand, AICP, Director of Planning, Ms. 
Janet L. Parker, CSC/APC, Executive Assistant, Mr. Byron Toy, AICP, Lead Planner, Mr. 
Martin Ntonjira, Planning Engineering Supervisor and Mr. Patrick Waters, Senior Legal 
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. When speaking, if you have not been announced by the Chairman, you must raise 
your hand feature and wait to be unmuted by the Chairman. 

3. Board Members - Use the raise your hand feature to speak 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. 

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.   

3. Any persons wishing to speak in favor will be recognized and allowed to do so at 
that time. 
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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 5:40: 

APPEAL #2386 – BRAD HAYMOND WITH NORTHPOINT DEVELOPMENT, 1921 North 
118th Street, zoned M-3 Heavy Industrial District. This appeal has been filed to build a four 
(4) five-story apartment buildings, totaling 323 units. Sec. 27-460(c)(1) states height shall 
not be more than four (4) stories. Appellant requests five (5) stories; a violation of one (1) 
story. Sec. 27-460(d) states one and one-half parking spaces shall be provided for each 
dwelling unit that has one bedroom or less. Two parking spaces shall be provided for each 
dwelling unit that has two bedrooms or more. Appellant is requesting 512 spaces; a 
violation of 28 spaces.  
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 
Appeared in Support: 
 
 Brad Haymond, applicant, Northpoint Development, 4825 NW 41st Street, Suite 500, 

Riverside, MO 64150 
 Dustin Burton, RIC Engineering. 1950 McGee Street, Kansas City, Missouri 

 
Appeared in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 14:46: Planning Director Hand stated that there are two 
(2) parts to this variance application.  The first is that they are requesting five (5) stories 
and the ordinance allows four (4) stories.  The applicant is also requesting a reduction in 
parking spaces from 540 to 512 parking spaces.  Director Hand stated that staff has not 
received any opposition to this application to date.  This appeal is also in conjunction with a 
Change of Zone Application, Master Plan Amendment and Preliminary Plat, which will be 
heard later this evening by the City Planning Commission.  The staff recommends approval 
of the height variance and parking variance. 
 
 



NOVEMBER 9, 2020 Page 3 
 

Motion/Vote starts at 16:04:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Mohler, seconded by Mr. Miller, the Board of Zoning Appeals 
voted as follows to APPROVE this appeal:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Not Present 
Ernst   Aye 
Huey   Aye 
Jones   Not Present 
Miller   Aye  
Mohler  Aye 
Pauley  Aye 
Reasons  Aye 
Motion to APPROVE Passed 7 to 0  
Subject to: 
 
1. Staff supports the reduction in twenty (28) parking spaces from 528 to 512 

total spaces. As stated previously, for the same development, the new zoning 
code (currently in draft form) would require 323 spaces and a variance would 
be unnecessary. 

 
Application starts at 17:00: 

APPEAL #2392 – OMAR KHALIL WITH EDRUS, LLC, 808 Splitlog Avenue, zoned R-1(B) 
Single Family District. The Narrow Lot Design Guidelines states that attached garages 
with a street-facing garage door shall be no more than 1/3 (33.33 percent) the total width of 
the building and shall be located a minimum of 15 feet behind the façade of the structure. 
Appellant is requesting a garage that is 35 percent of the total width of the building, a 
violation of 1.67 percent of the width of the building. 
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 
Appeared in Support: 
 
 Omar Khalil, applicant, Erdus, LLC, 6121 West 87th Street, Overland Park, Kansas 

66207 
 
Appeared in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 19:00: Planning Director Hand stated that this property 
is an infill site in the Central Area Master Plan.  The Master Plan was approved a couple of 
weeks ago by the Board of Commissioners and one of the strategies addresses the need 
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for new infill housing.  This property is between two houses on an infill site.  He further 
stated that the staff has worked with the applicant to meet the Narrow Lot Design 
Guidelines as best as possible.  The garage is 15 feet behind the entrance to the home as 
required by code, and it is only the width that requires the variance.  Director Hand stated 
that the staff received public opposition; it was not opposition to this request, but opposition 
to a home on this parcel.  When staff spoke to the neighbor, it appeared they had wanted 
this parcel for a yard extension.  The staff also worked with the applicant on various 
alternatives, including a detached garage to be built with access from the unimproved alley; 
however, the Unified Government does not maintain unimproved alleys so that option was 
not feasible.  Staff also pursued a detached garage in the rear yard with a driveway, which 
would be in compliance with the Narrow Lot Design Guidelines.  The applicant stated that 
this option was too expensive.  Staff recommends approval of this application. 
 
Motion/Vote starts at 21:20:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Miller, seconded by Mr. Mohler, the Board of Zoning Appeals 
voted as follows to APPROVE this appeal:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Not Present 
Ernst   Aye 
Huey   Aye 
Jones   Not Present 
Miller   Aye  
Mohler  Aye 
Pauley  Aye 
Reasons  Aye 
Motion to APPROVE Passed 7 to 0  
 
Application starts at 22:12: 

APPEAL #2394 – SEAN AND JENNY ZIOLO, 12935 Meadow Lane,  zoned R Rural 
Residential District.  This appeal has been filed to allow an increase in the allowed square 
footage of an accessory structure. Section 27-609 states that an accessory structure may 
not exceed 1,000 square feet. Appellant is requesting a detached garage that is 990 square 
feet on the first floor and 390 square feet on the second floor for storage. The total 
requested square footage is 1,390 square feet, a violation of 390 square feet. 
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 
Appeared in Support: 
 
 Sean Ziolo, applicant, 12935 Meadow Lane, Kansas City, Kansas 66106 
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Appeared in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 25:20: Planning Director Hand stated that support has 
been expressed by the Homeowners’ Association and neighbors of four (4) homes.  The 
staff recommends approval subject to the conditions in the staff report. 
 
Motion/Vote starts at 25:54:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Ms. Huey, seconded by Mr. Mohler, the Board of Zoning Appeals 
voted as follows to APPROVE this appeal:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Not Present 
Ernst   Aye 
Huey   Aye 
Jones   Not Present 
Miller   Aye  
Mohler  Aye 
Pauley  Aye 
Reasons  Aye 
Motion to APPROVE Passed 7 to 0  
Subject to: 
 
1. A building permit is required for a permanent structure greater than 120 

square feet. Please contact the Building Inspection Department to begin this 
process; 

2. Only a single one of each of the following may be stored: truck other than 
customary vans or pickup trucks, camping trailer, hauling trailer, boat, or 
recreational vehicle; and, 

3. Materials and paint must match the primary structure. 
 
Application starts at 27:16: 

APPEAL #2396 – RYAN HARTJE WITH HARTJE HOME RESTORATION AND 
REMODEL, 3817 Ruby Avenue, zoned R-1(B) Single-Family District. This appeal has 
been filed to allow for setbacks less than the required distance from the interior side and 
rear boundary lines for the construction of an accessory structure. Section 27-455(c)(2)b 
states that setbacks from the interior side yard line shall be no less than ten percent of the 
width of the zoning lot, but no less than three (3) feet. Section 27-455(c)(2)d states that 
setbacks from the rear yard line are to be no less than 25 feet. The average width of the 
subject parcel is 50 feet, thus the interior side yard setback for the subject parcel is 
calculated at five (5) feet. The appellant is requesting an interior side yard setback of four 
(4) feet, a violation of one (1) foot, and a rear yard setback of five (5) feet, a violation of 20 
feet. 
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Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 
Appeared in Support: 
 
 Ryan Hartje, applicant, Hartje Home Restoration and Remodel, 1920 Shawnee 

Drive, Kansas City, Kansas 66106 
 Bill Wright, 2810 Wyandotte, Kansas City, Kansas 66106 

 
Appeared in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 30:30: Planning Director Hand stated that this request is 
for a side yard and rear yard variance.  The required side yard setback is five (5) feet and 
the applicant is requesting four (4) feet.  The rear yard setback is twenty (20) feet and the 
applicant is requesting five (5) feet.  This property is within the environs of a Historic 
Landmark so it will need to go through an environs review.  Staff also applied conditions to 
this variance regarding matching color and materials to the primary structure along with a 
condition that this is an accessory structure and not an accessory dwelling unit as there will 
be a toilet and sink in the building.  Staff recommends approval subject to the conditions in 
the staff report. 
 
Motion/Vote starts at 31:38:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Mohler, seconded by Ms. Armstrong, the Board of Zoning 
Appeals voted as follows to APPROVE this appeal:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Not Present 
Ernst   Aye 
Huey   Aye 
Jones   Not Present 
Miller   Aye  
Mohler  Aye 
Pauley  Aye 
Reasons  Aye 
Motion to APPROVE Passed 7 to 0  
Subject to: 
 
1) Administrative approval of CA-2020-34, a historic landmark environs review of 

the subject property; 
2) The color and material of both the roofing and siding must match the primary 

residence;   
3) The structure may not be used as an accessory dwelling unit; 
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4) A building permit is required. Please contact Building Inspection to begin that 
process; and 

5) Construction may not start on the proposed structure until the existing shed is 
either by demolished or a variance from the accessory unit limit is applied for 
and received.  

 
Application starts at 32:22: 

APPEAL #2398 – CHASE THOMPSON, 1959 South 51st Street,  zoned R-1 Single Family 
District. This application is being heard in conjunction with a Change of Zone from R-1 
Single Family District to AG-Agriculture District. This appeal has been filed to allow a 
decrease in the maximum allowed acreage of a property zoned A-G Agriculture District. 
Section 27-452(d) states that lot area in this zoning district may not be less than five (5) 
acres. Appellant is requesting to change the zoning of this property to A-G Agriculture 
District. This property has a total area of 4.97 acres, a violation of 0.03 acres. 
 
APPEAL #2399 – CHASE THOMPSON, 2025 South 51st Street,  zoned R-1 Single Family 
District. This application is being heard in conjunction with a Change of Zone from R-1 
Single Family District to AG-Agriculture District.  This appeal has been filed to allow a 
decrease in the maximum allowed acreage of a property zoned A-G Agriculture District. 
Section 27-452(d) states that lot area in this zoning district may not be less than five (5) 
acres. Appellant is requesting to change the zoning of this property to A-G Agriculture 
District. This property has a total area of 4.92 acres, a violation of 0.08 acres. 
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 
Appeared in Support: 
 
 Chase Thompson, applicant, 2025 South 51st Street, Kansas City, Kansas 66106 

 
Appeared in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 34:08: Planning Director Hand stated that these are two 
(2) of the three (3) cases the applicant has brought before staff.  Last month a Change of 
Zone Application was approved for a different site to A-G Agriculture District by the same 
applicant.  Mr. Thompson lives on one (1) of the current sites and he wants to preserve 
these two (2) properties for agricultural purposes.  Both of the properties are just under the 
five (5) acre minimum required lot size for the AG Agriculture District.  The site at 1959 
South 51st Street is 4.97 acres and the site at 2025 South 52nd Street is 4.92 acres. Staff 
recommends approval subject to the conditions in the staff report. 
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Motion/Vote starts at 36:00:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Mohler, seconded by Ms. Armstrong, the Board of Zoning 
Appeals voted as follows to APPROVE Appeal #2398:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Not Present 
Ernst   Aye 
Huey   Aye 
Jones   Not Present 
Miller   Aye  
Mohler  Aye 
Pauley  Aye 
Reasons  Aye 
Motion to APPROVE Passed 7 to 0  
Subject to: 
   
1. A building permit is required for a permanent structure greater than 120 

square feet. Please contact the Building Inspection Department to begin that 
process; and, 

2. 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,Sec.8-610 through Sec.8-618]. Land 
disturbance fees shall be processed by UG Public Works during the 
land disturbance/ Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be 
obtained from the Public Works Department, 701 North 7th Street, 
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. 

 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Mohler, seconded by Ms. Armstrong, the Board of Zoning 
Appeals voted as follows to APPROVE Appeal #2399:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Not Present 
Ernst   Aye 
Huey   Aye 
Jones   Not Present 
Miller   Aye  
Mohler  Aye 
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Pauley  Aye 
Reasons  Aye 
Motion to APPROVE Passed 7 to 0  
Subject to: 
 
1. A building permit is required for a permanent structure greater than 120 

square feet. Please contact the Building Inspection Department to begin that 
process; and, 

2. Site improvements that include land disturbance activity on greater than one 
(1) acre of surface area of land shall require a land disturbance permit issued 
by the Unified Government and shall be compliant with all applicable local 
ordinances and State Statutes and Regulations [Article XIV, Sec. 8-610 
through Sec. 8-618]. Land disturbance fees shall be processed by UG Public 
Works during the land disturbance/Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works department, 701 N 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. 

 
Application starts at 37:36: 

APPEAL #2400 – KAREN AND NATHANIEL SCHOTANUS WITH RANGE 23 BREWING, 
13400 Donahoo Road,  zoned AG (WYCO) Agriculture District.  This appeal has been 
filed to allow for the paving of a driveway and parking lot less than the area required to be 
paved, in conjunction with a special use permit for a microbrewery and a special event 
space. Section 27-675(a) states that all parking, loading and maneuvering areas except 
those serving single-family dwellings or agricultural uses shall be graded and surfaced with 
a permanent bituminous or concrete pavement. The minimum such surface shall be two 
inches of asphalt over six inches of compacted gravel. The appellant is requesting that the 
driveway and parking lot be left unpaved, a violation of one (1) driveway and 68 parking 
spaces. 
 
Recording Secretary Parker asked if the Board had any contact to disclose on this 
application.  (No one responded in the affirmative.) 
 
Appeared in Support: 
 
 Nathaniel Schotanus, applicant, 11240 Lakeview Drive, Kansas City, Kansas 66109 

 
Appeared in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 41:15: Planning Director Hand stated that staff and the 
applicant have worked together on this application as well as two (2) Special Use Permits 
that will be heard later tonight at the City Planning Commission meeting.  As the applicant 
mentioned, this variance is not only for the number of parking spaces, but also for parking 



NOVEMBER 9, 2020 Page 10 
 

area not being an improved surface.  This is an existing gravel driveway and gravel lot. The 
staff has worked with the applicant on ADA-compliant parking spaces along with the 
parking spaces being striped even though they are on gravel.  Staff has also added a 
requirement that the applicant install or maintain a rumple strip at the entrance of the 
driveway from Donahoo Road in order to prevent gravel from being carried or spilled into 
the public right-of-way.  Staff has also conditioned approval on the provision of a landscape 
buffer along the east line of the property.  Staff recommends approval subject to the 
conditions in the staff report. 
 
Motion/Vote starts at 48:28:      
 
After considering the reasons for the appeal and the evidence and testimony presented at 
the hearing, on motion by Mr. Mohler, seconded by Ms. Huey, the Board of Zoning Appeals 
voted as follows to APPROVE this appeal:   
Carson  Chairman 
Armstrong  Aye 
Cho   Not Present 
Connelly  Not Present 
Ernst   Aye 
Huey   Aye 
Jones   Not Present 
Miller   Aye  
Mohler  Aye 
Pauley  Aye 
Reasons  Aye 
Motion to APPROVE Passed 7 to 0  
Subject to: 
 
1) Provide at least as many ADA-compliant parking spaces as required by 

Section 27-676(a). Based on the most recently submitted parking plan, there 
are 68 planned parking spaces, at least three (3) of which must be ADA-
compliant, which includes paving those parking spaces, the access aisles, 
and the path from the parking spaces to an ADA-accessible door at the event 
space; 

2) All parking, paved or not, must be striped to dimensions compliant with 
Section 27-669; 

3) The special event space and brewery may share parking lots, subject to a 
review in the event of an increase in capacity, seating, or building footprint by 
either use; 

4) All relevant building permits and flatwork work permits for constructing or 
expanding structures and for paving parking spaces must be satisfactorily 
issued; 

5) Landscape screening must be planted along the eastern neighboring property, 
as it may adversely affect the adjacent property, per the City Planning 
Commission’s discretion; 

6) Per Section 27-673(a), any lights used to illuminate the parking area shall be 
so arranged, located or screened as to direct light away from any adjoining or 
abutting residential district;  
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7) Parking shall be limited to designated paved or gravel areas as allowed 
through this variance, but no parking on the grass is allowed; and 

8) Install or maintain rumble strips at the entrance of the driveway from Donahoo 
Road, in order to prevent gravel from being carried or spilled into the right-of-
way. 

 
The meeting was adjourned at  6:49 p.m.   

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

           Janet L. Parker, CSC/APC
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