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CITY PLANNING COMMISSION 
 

OCTOBER 8, 2021 
 

MINUTES 
 

The City Planning Commission met in regular session on Monday, November 8, 2021, at 
6:52 p.m., (via Zoom Webinar starts at 45:37) with the following members present:  Mr. 
Jeff Carson, Chairman Presiding, Mrs. Karen Jones, Vice Chairman, Ms. Brandie 
Armstrong, Mr. James Connelly, Mr. Jim Ernst, Dr. Evelyn Hill, Mr. Jake Miller, Mr. Mark 
Mohler and Ms. Susannah Pauley. (Absent: Huey). 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  6:52 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, December 2, 2021. 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: 
 

mailto:planninginfo@wycokck.org
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1. The applicant will make the opening statement explaining the proposal.  
Please note that the applicant will be given fifteen (15) minutes to present their 
case.  The fifteen (15) minutes includes the applicant, consultants, and other 
members of the applicant’s team.   

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

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

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

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

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

recommendation. 
 

If persons in opposition want to formally protest a change of zone or special use permit, 
a means is available by a legal protest petition which can be obtained along with the 
necessary instructions, by emailing the Urban Planning and Land Use Department at 
planninginfo@wycokck.org  tomorrow morning. Any application receiving a unanimous 
vote of recommendation by the Planning Commission will appear on the consent agenda 
of the Unified Government Board of Commissioners.  Unless there is a request to 
remove an item from the consent agenda by the applicant, a member of the Unified 
Government Commission, or other interested parties, the Planning Commission’s 
recommendation will be adopted.  The consent agenda is heard at the beginning of the 
meeting at 7:00 p.m.   
 
The Planning Commission will also have a consent agenda as part of their meeting this 
evening. The Consent Agenda is the first part of the agenda.  Items on the Consent 
Agenda are Final Plats, Final Plans or Special Use Permit Renewals that have received 
a staff recommendation to approve.  Unless there is a request to REMOVE an item from 
the Consent Agenda by the applicant, a member of the staff, a member of the Planning 
Commission or other interested parties, the staff recommendation on all the items on the 
Consent Agenda will be adopted by the Planning Commission at one time. 
 
I will read a list of agenda items on the Consent Agenda, and when I have completed the 
list, the Chairman will ask if there are any requests to remove items. This is your time to 
use the raise your hand feature, be recognized, and request that an item be removed 
from the Consent Agenda if you do not agree with the staff recommendation.   
 
The Planning Commission is required to disclose contacts about any item on the 
Planning Commission Agenda. Before each item I will ask if any contacts have been 
made and members of the Commission will be asked to disclose those contacts. 
 
Please note that your opinions will be forwarded to the Governing Body for their 
consideration in making a final decision.  In addition, those who received notices for this 
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hearing will again receive them for the hearing on Thursday, December 2, 2021 at 7:00 
p.m.  
 
I will now read the items on the Consent Agenda at 52:23: 
 
CONSIDERATION OF OCTOBER 11, 2021 CITY PLANNING COMMISSION 
MINUTES. 
 
PLAT2021-020 – KATELYN WOLF WITH BARLETT AND WEST – SYNOPSIS:  Final 
Plat to combine lots at 6716 and 6720 Berger Avenue.    

Detailed Outline of Requested Action:  The applicant, Katelyn Wolf with Bartlett & West, 
plat one (1) industrial lot to build a 12,134 square feet maintenance building and code 
compliant 15-foot landscape buffer on 1.86 acres at 6716 and 6720 Berger Avenue. 

City Ordinance Requirements: Article VII Sections 27-245 – 27-339 and Article VIII 
Sections 27-340 – 27-765 
 
Code Enforcement History: There is history of violations on this property. 
 
The items I have just read are on the Consent Agenda.  At this time, does any member 
of the Commission wish to disclose any contact on any of the items?  (No one responded 
in the affirmative). 
 
“Please include the following items as part of the record for all of the Items on the 
Consent Agenda: 
 

1. The City’s currently adopted zoning and subdivision regulations;  
2. The official zoning map for the area in question;  
3. The City’s currently adopted Master Plan for the area in question;  
4. The staff report and attachments dated November 8, 2021;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file; and, 
6. The notices to property owners. 

 
The Commission will vote to approve in one vote these items unless someone requests 
that an item be removed from the Consent Agenda.”  
 
Chairman Carson asked if any member of the Commission, staff or public wished to 
remove an item from the Consent Agenda.  (No one responded in the affirmative). 
 
On motion by Mrs. Jones, seconded by Mr. Miller, the Planning Commission voted as 
follows to APPROVE the items on the Consent Agenda:  
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
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Hill   Aye 
Huey   Not Present 
Motion to APPROVE Passed: 8 to 0 
Subject to: 
 
PLAT2021-020: 
 

1. A Final Development Plan that incorporates the Change of Zone (COZ2021-
011) conditions of approval is required to be submitted for the future 
building and approved by the City Planning Commission prior to submitting 
for a building permit; 

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

a. $32.00 per page payable to the Register of Deeds; and, 
b. $6.00 per lot payable to the Unified Treasurer. 

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 (10) feet 
wide. The required ten-foot width may be provided through five (5) 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; and, 

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

Recording Secretary Parker stated that the Consent Agenda is now complete, and the 
Commission will consider the Non-Consent Agenda.  
 
Hearing starts at 55:25: 
 
CHANGE OF ZONE APPLICATION 3241 – DANA BLAY WITH DBL ARCHITECTURE, 
INC. - SYNOPSIS: Change of Zone from CP-1 Planned Limited Business District to CP-
2 Planned General Business District to add a fuel island for a fueling station/convenience 
store rebuild at 4732 State Avenue.   
 
Detailed Outline of Requested Action: The applicant, Dana Blay with DBL Architecture, 
Inc., is requesting a Change of Zone from CP-1 Planned Limited Business District to CP-
2 Planned General Business District on behalf of their client in order to add additional 
gas pumps to a currently operating convenience store and gas station. The property will 
continue with these uses, but with more gas pumps. The subject property has two (2) 
unresolved Notice of Violation associated with the property, NOV #18216-00097 and 
NOV #19216-00042, both issued December 31, 2019, for excessive temporary signage 
in the right-of-way, on fences, and on poles. 

City Ordinance Requirements: Article VI, Sections 27-196 – 27-216 
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The following items were included as part of the record for this case: 
1. The City’s currently adopted zoning and subdivision regulations;  
2. The official zoning map for the area in question;  
3. The City’s currently adopted Master Plan for the area in question;  
4. The staff report and attachments dated November 8, 2021;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file;  
6. The Notice in the Wyandotte Echo; and,  
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Dana Blay, applicant, DBL Architecture, Inc., 8031 Wenonga Road, Leawood, 

Kansas 66206 
 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 59:50:  Planning Director Hand stated that the 
applicant has three (3) fuel pumps, which is the maximum allowed in the C-1 Limited 
Business District.  The applicant is requesting CP-2 Planned General Business District to 
add an additional pump.  He stated that the applicant is requesting demolition of one (1) 
pump and adding two (2) pumps for a total of four (4) pumps, which requires the CP-2 
zoning.  The applicant mentioned a parking variance, but according to Staff’s 
calculations, the parking requirements are met.  If the other retail space becomes a 
restaurant, however, an additional ten (10) parking spaces and a variance would be 
required.  If the space is retail, then a variance is not required. He further stated that 
there is no variance before the Commission this evening.  This proposal is in the mid-
town area on State Avenue.  Staff is conditioning approval to meet the Commercial 
Design Guidelines, and enhanced landscaping and pedestrian connectivity to the 
sidewalk on State Avenue and throughout the project site.  Director Hand stated that 
there are currently two (2) notices of violation for signage and one (1) of the conditions of 
approval is the violations are rectified, and they adhere to the sign code.  Staff noticed on 
their site visit that the lighting is not in conformance and that is another condition of 
approval.  Staff has received no letters in support nor opposition and Staff discussed the 
Notices of Violation (shown in some of the pictures on the screen).  Many of the 
convenience stores have these signs.  Staff recommends approval, subject to the 
conditions in the staff report. 
 
Motion and Vote starts at 1:03:06:  
 
On motion by Mrs. Jones, seconded by Dr. Hill , the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application #3241:   
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
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Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to: 

 
1) Renovations and additions to the subject property shall comply with the 

plans submitted by the applicant; 
2) The subject property meets the minimum parking requirement, but any use 

that requires additional parking will exceed the number for parking spaces 
available. If the use of the subject property changes or is added to, and 
additional parking spaces are required, then either the number of parking 
spaces will need to be expanded or a variance from the parking requirement 
will need to be granted; 

3) An oil-water separator must be installed on the property in order to prevent 
and mitigate liquid chemicals such as oil and gasoline from leaking into the 
groundwater; 

4) Downspouts shall be internalized; 
5) The trash enclosure shall be comprised of the same materials as the 

primary building. Junipers and shrubs shall be planted around the perimeter 
of the enclosure; 

6) All shade trees shall be 2½” caliper. Shrubs around the perimeter of the 
property shall be at leave five (5) gallons when planted. Shrubs that are 
interior to the property shall be at least three (3) gallons when planted; 

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

8) Parking lot islands east of the building shall have plantings installed in 
them; 

9) All landscaping shall be irrigated; 
10) All utility connections must be screened with landscaping or an 

architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building, including, but not limited to gas meters, 
electrical panel boxes, piping, etc.; 

11) BPU transformer pad shall be completely screened on three sides with 6-
foot junipers setback 3 feet from the pad and 10 feet from the door opening. 
Additionally, if the transformer doors open towards the parking lot, the 10-
foot setback is established in the parking lot, therefore the gate/enclosure 
shall be constructed in front of the transformer. The gate shall have louvers 
or have 3/8” gap in the pickets. If this cannot be accomplished, relocation of 
the transformer may be necessary; 

12) Rooftop mechanical equipment shall be screened from public view on all 
four sides; 

13) Per Sec. 27-317 Electrical power, telephone service, and cable television (if 
applicable) shall be provided by underground wiring for all new wiring 
provided; 
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14) Per the Staff Comments and Suggestions, a Final Plan Review may be 
required in the future; 

15) When conducting site visits Staff noted that signage on the subject property 
continued to exceed signage code regulations. The property had previously 
been issued Notices of Violation, NOV #18216-00097 and NOV#19216-00042, 
for excessive temporary signage in the right-of-way, on fences, and on 
poles. As of October 20, 2020, neither NOV has been resolved. Violations 
were most noticeable on the windows of the convenience store, on the 
fence at the northeast border of the property, and in the green space along 
State Avenue. The applicant must comply with the sign code, most notably 
Section 27-727. The applicant should work with Staff and Zoning Code 
Officer to ensure compliance; 

16) 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; 

17) The current lighting scheme on the property is not in compliance and needs 
to be changed. 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; 

18) No ribbon lighting shall be installed around the interior or exterior of the 
window frame as an attention attracting device; 

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

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

21) 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, 

22)  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 1:04:15: 
 
CHANGE OF ZONE APPLICATION COZ2021-028 – ANDREA WEISHAUBT WITH 
ATLAS SURVEYORS - SYNOPSIS: Change of Zone from AG (WYCO) Agriculture 
District to R-1 Single Family District to create one (1) single-family residential lot at 
13310 Leavenworth Road. 
 
PLAT2021-017 – ANDREA WEISHAUBT WITH ATLAS SURVEYORS – SYNOPSIS:  
Final Plat for one (1) single family lot at 13310 Leavenworth Road. 
 
Detailed Outline of Requested Action: The applicant, Andrea Weishaubt with Atlas 
Surveyors, has submitted a request for Change of Zone and a Preliminary Plat. The 
applicant is requesting a Change of Zone from AG (WYCO) Agricultural District to A-G 
Agriculture (Lots 1-3) and R-1 Single Family Residential Districts (Lot 4) for a rural parcel 
along Leavenworth Road. The applicant is requesting a Preliminary Plat for four (4) 
single-family parcels totaling 38.38 acres, to be subdivided from one (1) larger parcel. 
These requests are being heard simultaneously with two (2) variance requests to 
address all aspects of the Preliminary Plat that do not comply with the Zoning Code. 
After the replat, the property owner wishes to sell the vacant parcels, with each newly-
created parcel retaining the agricultural and rural characteristics of the area while 
reserving the future owner’s ability to still build a Single-Family Residence on each lot. 

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

Code Enforcement History: There are no outstanding violations recorded at this property. 
The subject property has been previously cited by Property Maintenance Compliance: 
 October 22, 2017- Abandoned Vehicle (prior owner) 
 
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 November 8, 2021;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file;  
6. The Notice in the Wyandotte Echo for the Change of Zone Application;  
7. The Notices to property owners; and, 
8. The testimony at the Board of Zoning Appeals meeting this evening. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Andrea Weishaubt, applicant, Atlas Surveyors, 2300 Hutton Road, Kansas City, 

Kansas 
 
Present in Opposition: 
 
 No one appeared 
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Staff Recommendation starts at 1:07:15:  Planning Director Hand stated that this 
application is being heard in conjunction with BOZA2021-025 (approved by the Board of 
Zoning Appeals earlier this evening) in addition to PLAT2021-017.  This is a large 
Agriculture (WYCO) property that is being divided into four (4) parcels.  He stated that 
the variances approved were for Lots 1, 2 (depth to width ratio) and 4 (size of lot).   One 
(1) of the conditions of approval is that a right-of-way permit will need to be secured from 
the Public Works Department for all future curb cuts.  These new driveways will need to 
meet the Unified Government standards,  which means that a concrete driveway apron 
within the public right-of-way will be required.  He further stated that gravel driveways 
beyond the public right-of-way have been allowed on A-G zoned properties so when the 
other properties are developed that issue can be addressed with the Building Inspection 
Department at that time.  Staff has received no letters in support nor opposition and 
there are a couple of old Notices of Violation that are not related to this case. 
 
Chairman Carson asked about mobile homes being allowed on the property.  Director 
Gunnar stated that they are allowed on the property and should be able to meet the 
Prairie-Delaware-Piper Master Plan guidelines.  He further stated that manufactured 
homes could be prohibited by deed restriction.  Ms. Weishaubt stated that she cannot 
commit to this deed restriction without speaking to her clients.  She further stated that 
this is not the intent of her clients; they want to sell the property.    
 
Motion and Vote starts at 1:13:14:  
 
On motion by Mrs. Jones, seconded by Dr. Hill, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-028:   
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to:  
 

1) The appeal has been filed in conjunction with BOZA2021-025, a Variance 
request to exceed the maximum depth-to-width ratio and a Variance request 
to allow for less than the required minimum acreage on a Major Street 

2) 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. 

3) The applicant, contractors, subcontractors, and any related third parties 
shall comply with Planning Engineering Comments for General Engineering, 
Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater Quality, 
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Streets and Retaining Walls, as applicable, for any future development. All 
future development is subject to additional review approval. 

4) The plat shall be revised, corrected, amended, or otherwise adjusted to 
meet the comments provided by the Surveyor and Geospatial Departments. 

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

6) Any new approaches off Leavenworth Road must be constructed with a 
concrete curb and apron per UG Standards. Driveways may be made of 
gravel to maintain character and permeability. 

7) 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. 

8) 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 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. 

9) This City Planning Commission case is being heard in conjunction with 
BOZA-2021-006. Any approval by the Board of Zoning Appeals of this case, 
and the conditions of approval contained herein, are contingent upon and 
shall only go into effect upon the approval of Case BOZA2021-006 by the 
Unified Government Board of Commissioners and upon any ordinance 
publications required by law. 

10) A Right of Way Permit is required prior to future construction. Please 
contact the public works information prior to construction for guidance. 

11) A Deed Restriction is executed that would prohibit manufactured homes on 
all the subject properties. 

12) This City Planning Commission case is being heard in conjunction with 
BOZA2021-025. The following are conditions for BOZA2021-025 and are 
stated here for reference only, as CPC case is solely for COZ2021-028 for 
the Change of zones from AG(WYCO) for Lots 1-3 to AG and Lot 4 from 
AG(WYCO) R-1:  

(a) All comments pertaining to related cases COZ2021-028 and 
PLAT2021-017 shall be addressed as a condition of approval. Any 
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approval by the Board of Zoning Appeals of this case, and the 
conditions of approval contained herein, are contingent upon and 
shall only go into effect upon the approval of Case(s) COZ2021-028 
and PLAT2021-017 by the Unified Government Board of 
Commissioners and upon any ordinance publications required by 
law.  

 
On motion by Mrs. Jones, seconded by Dr. Hill, the Planning Commission voted as 
follows to APPROVE PLAT2021-017:   
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to APPROVE Passed: 8 to 0 
Subject to: 
 

1) The appeal has been filed in conjunction with BOZA2021-025, a Variance 
request to exceed the maximum depth-to-width ratio and a Variance request 
to allow for less than the required minimum acreage on a Major Street 

2) The applicant, contractors, subcontractors, and any related third parties 
shall comply with Planning Engineering Comments for General Engineering, 
Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater Quality, 
Streets and Retaining Walls, as applicable, for any future development. All 
future development is subject to additional review approval. 

3) The plat shall be revised, corrected, amended, or otherwise adjusted to 
meet the comments provided by the Surveyor and Geospatial Departments. 

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

5) Any new approaches off Leavenworth Road must be constructed with a 
concrete curb and apron per UG Standards. Driveways may be made of 
gravel to maintain character and permeability. 

6) 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. 

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

8) This City Planning Commission case is being heard in conjunction with 
BOZA-2021-006. Any approval by the Board of Zoning Appeals of this case, 
and the conditions of approval contained herein, are contingent upon and 
shall only go into effect upon the approval of Case BOZA2021-006 by the 
Unified Government Board of Commissioners and upon any ordinance 
publications required by law. 

9) A Right of Way Permit is required prior to future construction. Please 
contact the public works information prior to construction for guidance. 

10) A Deed Restriction is executed that would prohibit manufactured homes on 
all the subject properties. 

11) This City Planning Commission case is being heard in conjunction with 
BOZA2021-025. The following are conditions for BOZA2021-025 and are 
stated here for reference only, as CPC case is solely for PLAT2021-028 to 
create 4 residential lots: 

a.) All comments pertaining to related cases COZ2021-028 and 
PLAT2021-017 shall be addressed as a condition of approval. Any 
approval by the Board of Zoning Appeals of this case, and the 
conditions of approval contained herein, are contingent upon and 
shall only go into effect upon the approval of Case(s) COZ2021-028 
and PLAT2021-017 by the Unified Government Board of 
Commissioners and upon any ordinance publications required by 
law.  

 
Planning Commissioner Connelly left the meeting at 1:18:15. 
 
Hearing starts at 1:18:15: 
 
CHANGE OF ZONE APPLICATION COZ2021-033 – MICHAEL BERENBOM WITH 
HUDSON APARTMENTS, LLC - SYNOPSIS: Change of Zone from RP-5 Planned 
Apartment District to RP-6 Planned High-Rise Apartment District for a new 228-unit 
apartment building at 3600 Rainbow Boulevard. 
 
Detailed Outline of Requested Action:  The applicant, Korb Maxell on behalf of Milhaus 
Properties LLC, wants to rezone 3600 Rainbow Boulevard from RP-5 Planned 
Apartment District to RP-6 Planned High-Rise Apartment District to demolish a three (3) 
story apartment complex to build a 228-unit, five (5) story over two (2) story parking 
garage apartment building on 2.66 redeveloped acres.  
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City Ordinance Requirements: Article VIII Sections 27-340 – 27-765 and Article VII 
Sections 27-245 – 27-339  
 
Code Enforcement History: There is no Code Enforcement history at this property. 
 
The following items were included as part of the record for this case: 

1. The City’s currently adopted zoning and subdivision regulations;  
2. The official zoning map for the area in question;  
3. The City’s currently adopted Master Plan for the area in question;  
4. The staff report and attachments dated November 8, 2021;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file;  
6. The Notice in the Wyandotte Echo;  
7. The Notices to property owners; and, 
8. The testimony at the Board of Zoning Appeals meeting this evening. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Michael Berenbom, applicant, Hudson Apartments, LLC, 4705 Central Street, 

Kansas City, Missouri 64112 
 Nicole Curry, Hudson Apartments, LLC, 4705 Central Street, Kansas City, 

Missouri 64112 
 Erin Stryka, Rosedale Development Association 1403 Rainbow Boulevard, 

Kansas City, Kansas 66103 
 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 1:35:  Planning Director Hand stated that this case is 
being heard in conjunction with Board of Zoning Appeals case BOZA2021-036, which 
was approved earlier this evening.  This request is to change the zoning from RP-5 
Planned Apartment District to RP-6 Planned High-Rise Apartment District due to the 
density, and not the height, of the project.  The property is located in the Rosedale Area 
Master Plan and Staff has conditioned that the applicant meet the Commercial Design 
Guidelines of the Unified Government and the Commercial Design Guidelines in the 
Rosedale Area Master Plan.  Director Hand addressed the requested change in the 
conditions of approval by the applicant: 
 
4. Sec. 27-461(c)2.e. For parking and other paved areas: Not less than 25 feet 

from any street line and not less than six (6) feet from any other property 
line. 

 
This is a code requirement and would require approval of a variance from the Board of 
Zoning Appeals.  However, there is another code section that may be able to be applied 
to this condition that would not require said variance.  He stated that he would 
recommend not removing this condition. 
 



November 8, 2021 14 

Director Hand stated that 10, 12 and 14 are deviations from the Commercial Design 
Guidelines.  He stated that nothing needs to be changed in #10 as the windows comply 
with the guidelines.  He stated that #12 is not being met.  There is potentially a way to 
make the south end of the building, if that is the true entrance, break up the façade.  This 
could be determined during the final plan review. Staff will work with the applicant on this 
condition, if approved.   With regard to #14, if the applicant only wants to internalize the 
exterior-facing downspouts, that is acceptable. 
 
10. Per the Rosedale Master Plan Urban Multi-Family Design Guidelines, all 

façades oriented towards a street or courtyard accessed from a street must 
have forty (40) percent transparency between three (3) and eight (8) feet 
above the finished floor on all full stories. Windows must allow clear views 
to the street and not be darkly tinted, frosted, decorated, or mirrored glass; 

12. Per the Rosedale Master Plan Urban Multi-Family Design Guidelines, the 
maximum length of a multi-family residential building shall be 200 feet. 
Façade plains may not span more than thirty (30) feet and must be broken 
via setbacks or offsets; 

14. All exterior-facing downspouts shall be internalized; 
 
Director Hand stated adding a deed restriction that the trees and the cliff be preserved in 
perpetuity is the only method that he knows to preserve the natural buffer and screening.  
Director Hand stated in response to the comments of the applicant he would add 
Condition 15 to read as follows: 
 
Add a deed restriction, or other legal restriction, that the trees and the cliff be preserved 
in perpetuity. 
 
Director Hand stated that Condition 15 could be finalized during the final plan review. 
 
Commissioner Connelly rejoined the Commission during the hearing on this application. 
 
Motion and Vote starts at 1:44:25:  
 
On motion by Mrs. Jones, seconded by Dr. Hill, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-033:   
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to: 
 
1. This City Planning Commission case is being heard in conjunction with 

BOZA2021-016. The following are conditions for BOZA2021-016 and are 
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stated here for reference only, as CPC case is solely for a change of zone 
to build an apartment complex: 

a. Preserve the existing tree stand along the west property line and cliff 
edge to comply with the landscape requirement for site trees. Seven 
(7) trees must be preserved, which the applicant has agreed to do; 

2. The applicant seeks a deviation from the Rosedale Urban Multi-Family 
Residential Design Guidelines in order not to build a fence abutting 
University of Kansas Health System parking lot, along the south property 
line. The Developer proposes to install landscaping in place of a five (5) 
foot wrought iron fence; 

3. Subject to approval, a Final Development Plan is required to be submitted 
prior to publishing the Change of Zoning ordinance; 

4. Sec. 27-638(c)a. For parking and other paved areas: Not less than 25 feet 
from any street line and not less than six (6) feet from any other property 
line; 

5. In addition to establishing greater pedestrian connectivity throughout the 
development, where there are major parking lot crossings, crosswalks 
and/or other traffic calming devices shall be painted in the drive aisles, so 
residents and guests are alert to look for pedestrians; 

6.   Applicant will provide the following amenities: 
a. Enclosed and landscaped courtyard with grill area, fire pit and 

seating; 
b. Swimming Pool; 
c. Rooftop Patio; and, 
d. Enclosed bike storage will also be provided on the ground level 

garage with additional access to a bike area. 
7. All amenities shall be built within the first phase of the development; 
8. All dwelling units within a new development must be provided with a 

basement or with a FEMA standard safe room constructed to tornado 
standards for the protection of the occupants; 

9. Per the Rosedale Master Plan Urban Multi-Family Design Guidelines, 
developments must provide pedestrian scaled lighting spaced every forty 
(40) feet along property lines abutting public streets. Interior parking lots 
must also be well lighted without creating glare to the surrounding 
neighborhood; 

10. Per the Rosedale Master Plan Urban Multi-Family Design Guidelines, all 
façades oriented towards a street or courtyard accessed from a street must 
have forty (40) percent transparency between three (3) and eight (8) feet 
above the finished floor on all full stories. Windows must allow clear views 
to the street and not be darkly tinted, frosted, decorated, or mirrored glass; 

11. At least one decorative light must be placed to the side or above doorways. 
Doors must have or have the appearance of inset panels, lights, or other 
architectural detailing. Flat storm doors or patio doors are prohibited for 
primary street-oriented first floor entrances; 

12. Per the Rosedale Master Plan Urban Multi-Family Design Guidelines, the 
maximum length of a multi-family residential building shall be 200 feet. 
Façade plains may not span more than thirty (30) feet and must be broken 
via setbacks or offsets; 

13. The proposed garage doors shall match the adjacent exterior building 
façade color; 

14. All exterior-facing downspouts shall be internalized; 
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15. Add a deed restriction or other legal restriction that the trees and the cliff 
be preserved in perpetuity; 

16. The applicant will use the existing tree stands to count towards the overall 
tree requirement for the RP-6 landscaping requirements; 

17. 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; 

18. All utility connections, this includes green electrical boxes and free-
standing electrical meters must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building. Rooftop mechanical equipment shall be 
screened from public view by an architectural screen; 

19. All electrical meter banks, typically on the side of the building shall be 
screened from public view; 

20. BPU transformer pad shall be completely screened on three (3) sides with 
6-foot Junipers set back (3) feet from the pad and ten (10) feet from the 
door opening. Additionally, if the transformer doors open towards the 
parking lot, the 10-foot setback is established in the parking lot, therefore 
the gate/enclosure shall be constructed in front of the transformer; 

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

22. Satellite dishes shall not be erected on the exterior of patios and decks. 
Banks need to be provided for satellite dishes on apartment units. They 
need to be hidden from view from the public streets and the public; 

23. Shall comply with the sign ordinance; 
24. Site improvements that include land disturbance activity on greater than 

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

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

26. 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 1:46:55: 
 
CHANGE OF ZONE APPLICATION COZ2021-035 – MARICELA ZAMORA - 
SYNOPSIS: Change of Zone from R-1 Single Family District to A-G Agriculture District to 
build accessory structures and farming activity at 449 North 86th Street. 
 
Detailed Outline of Requested Action: The Applicant, Maricela Zamora, is requesting a 
Change of Zone for the subject property at 449 North 86th Street. The Applicant is 
requesting a Change of Zone from R-1 Single Family District to AG Agricultural District. 
The Change of Zone has been requested so that the applicant may begin utilizing the 
land for farming activities and for its associated accessory structures for farming 
equipment storage. 

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 November 8, 2021;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file;  
6. The Notice in the Wyandotte Echo; and  
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Juan Pardo, representing his wife, the applicant, 449 North 86th Street, Kansas 

City, Kansas 66112 
 

Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 1:49:09:  Planning Director Hand stated that the 
request is for a Change of Zone from R-1 Single Family District to A-G Agriculture 
District for an approximately 20 acre property, which meets the parcel size requirement 
of the agriculture zone district.  The property is in the mid-town area and is not within an 
Area Master Plan.  Staff added their standard conditions of approval related to accessory 
structures. Any structures can only be used for storage of equipment to maintain the land 
or for agricultural purposes.  Another condition of approval is that the property is 
screened to the east to buffer the adjacent single-family subdivision from any agricultural 
uses.  Additional landscaping and screening is required along the southern property line 
to buffer any agricultural uses and potential dust from I-70. Director Hand stated that 
there is a tree stand on the southeastern portion of the property that the Staff has 



November 8, 2021 18 

conditioned be preserved to support drainage. If livestock is planned for the property, 
which is an allowed use, Staff has conditioned that a conservation plan is requested from 
the Wyandotte County Conservation District.  Staff has received no letters in support nor 
opposition and there are no Notices of Violation.  Staff recommends approval, subject to 
the conditions in the staff report. 
 
Motion and Vote starts at 1:52:15:  
 
On motion by Mr. Miller, seconded by Ms. Pauley, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-035: 
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to: 
 

1. Any accessory dwellings erected shall be for a permitted accessory use 
only. Any usage such as storage of construction or building materials, 
automotive-related use, etc., shall require a separate Special Use Permit. 

2. The existing tree strand and drainage channel on the southwest corner of 
the property shall be maintained. 

3. A landscape buffer shall be planted along the west of the property where the 
property borders the Stoney Point Trails Subdivision. Contact the 
Conservation District for guidance. 

4. A landscape buffer shall be planted along the southwestern property line 
where the property meets the easement of Interstate I-70. Contact the 
Conservation District for guidance. 

5. A conservation plan was not evaluated for livestock use and shall be 
obtained prior to the introduction of livestock onto the property. 

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

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

8. 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. 

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

Hearing starts at 1:53:15: 
 
CHANGE OF ZONE APPLICATION COZ2021-036 – DOUGLAS STRAND - 
SYNOPSIS: Change of Zone from C-O Non-Retail Business District to R-2 Two Family 
District for a single-family residence at 2211 North 13th Street.   
 
Detailed Outline of Requested Action: The applicant, Doug Strand, is requesting a 
Change of Zone for the subject property at 2211 North 13th Street from C-0 Nonretail 
Business District to RP-2 Planned Two-Family District. The applicant is rehabilitating a 
legal non-conforming, one (1)-story building that was formerly used for non-retail offices 
in order to operate single-family residence. The proposed single-family residential use 
under the requested Change of Zone has triggered several zoning code violations that 
are being addressed simultaneously in Appeal BOZA2021-029. 

City Ordinance Requirements: Article VI, Sections 27-196 – 27-216 
 
Code Enforcement History: There are no outstanding Notices of Violation attached to this 
property. The subject property has been previously cited by Property Maintenance 
Compliance: 

• May 2, 2016 – Other Multiple Violations 
• October 5, 1999 – Environmental: Weeds 

 
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;  

Byron Toy, AICP
Not required for A-G Agriculture District.
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4. The staff report and attachments dated November 8, 2021;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file;  
6. The Notice in the Wyandotte Echo; 
7. The Notices to property owners; and, 
8. The testimony at the Board of Zoning Appeals meeting. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Douglas Strand, applicant, 2307 Northeast 44th Street, Kansas City, Missouri 

64116 
 

Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 1:55:55:  Planning Director Hand stated that this case 
is being heard in conjunction with variance BOZA2021-029, which was approved earlier 
this evening by the Board of Zoning Appeals.  This request is a zone change from C-O 
Nonretail Business District to RP-2 Planned Two Family District.  The planned zoned 
was recommended to match the surrounding properties, and to preserve the commercial 
character of this building in the future.  Director Hand stated that the building is old 
enough, although Staff is not aware if it is eligible, for historic designation.  He further 
stated that Staff is pleased that the applicant is proposing to keep the unique features of 
the building in their plans.  In the conditions of approval, Staff requested the applicant 
repair the sidewalk, and remove one (1) of the two (2) curbs on Waverly and the curb 
rebuilt accordingly.  He further stated that Staff requested a revised site plan that reflects 
these changes.  Renderings were received, but the site plan has not been received; 
however, that can be accomplished at the building permit review at the Development 
Review Committee.  Director Hand stated that one (1) additional condition of approval is 
that if any commercial use is proposed for the property a Change of Zone to a 
commercial district would be required.  Staff has received no letters in support nor 
opposition and there are old Notices of Violation that are not relevant to this proposal.  
Staff recommends approval, subject to the conditions in the staff report. 
 
The Commission directed questions to staff. 
 
Senior Counsel Waters stated that Change of Zone ordinances are published in the 
newspaper (and on the website) so there is a record of the action. 
 
Mr. Shanks stated that the roof top units will be removed and replaced with a ductless 
mini-split. 
 
Motion and Vote starts at 2:04:00:  
 
On motion by Mrs. Jones, seconded by Mr. Connelly, the Planning Commission voted as 
follows to recommend APPROVAL of Change of Zone Application COZ2021-036: 
Carson  Chairman 
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Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to: 
 

1) The current building was constructed in 1965, which makes the subject 
property eligible for historic status, so long as the exterior façade and 
footprint are maintained. Historic status could make the subject property 
eligible for historic preservation funding. Therefore, any proposed 
alterations to the exterior façade must be submitted to Staff as part of the 
review for Appeal BOZA2021-029 and Petition COZ2021-036; 

2) All proposed exterior work, such as stabilizing the canopies, removing 
pavement, and landscaping, shall follow the submitted elevations and site 
plans; 

3) The applicant must submit a revised site plan demonstrating a paved 
pedestrian access from the sidewalk on North 13th Street to the front door; 

4) The sidewalks adjacent to the subject property along North 13th Street and 
Waverly Avenue must be repaired and maintained, especially at the access 
points along Waverly Avenue that will be closed or otherwise closed. The 
artistic renderings of the proposed site work and landscaping still show two 
(2) curb cuts and two (2) small driveway inlets adjacent to Waverly Avenue. 
The site plan, however, does demonstrate the removal of the driveways and 
the curb cuts. Therefore, future work shall comply with the site plan and the 
following conditions must be met: 

a. Removal of all curb cuts that access Waverly Avenue, 
b. Removal of all driveways that access such curb cuts (but excluding 

any paved area that shall remain as a patio), 
c. Extension of the buffer between the sidewalk and the street, including 

reseeding with grass, and 
d. Restoration of the sidewalk and repair of any portion damaged either 

by proposed work or general weathering; 
5) The proposed use of the subject property is a single-family residence. Any 

commercial uses on the subject property will require a change of zone to a 
commercial (C-prefix) district; 

6) This City Planning Commission case is being heard in conjunction with 
BOZA2021-029. The following are conditions for BOZA2021-029 and are 
stated here for reference only, as COZ2021-036 is solely for a Change of 
Zone from C-0 Nonretail Business District to RP-2 Planned Two-Family 
District: 

a. Any proposed alterations to the exterior façade must be submitted to 
Staff as part of the review for Appeal BOZA2021-029 and Petition 
COZ2021-036; 

b. All proposed exterior work shall follow the submitted elevations and 
site plans; 
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c. The sidewalks adjacent to the subject property along North 13th 
Street and Waverly Avenue must be repaired and maintained, 
especially at the access points along Waverly Avenue that will be 
closed or otherwise closed; 

d. Any commercial uses on the subject property will require a change of 
zone to a commercial (C-prefix) district; 

e. Any approval by the Board of Zoning Appeals of this case, and the 
conditions of approval contained herein, are contingent upon and 
shall only go into effect upon the approval of Petition COZ2021-036 by 
the Unified Government Board of Commissioners and upon any 
ordinance publications required by law; 

f. 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; 

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

h. 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; 

7) If the property will not be owner occupied, the applicant must keep a current 
annual Rental License; 

8) 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; 

9) 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; 

10) 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; 

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

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

 
Hearing starts at 2:05:05: 
 
CHANGE OF ZONE APPLICATION COZ2021-042 – RACHEL BICHARA WITH GOOD 
NEWS RENTALS LLC - SYNOPSIS: Change of Zone from R-1(B) Single Family District 
to R-2(B) Two Family District to bring existing non-conforming duplex into compliance at 
731 Tenny Avenue.  
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Detailed Outline of Requested Action: The Applicant, Rachel Bichara, is requesting a 
Change of Zone for the subject property at 731 Tenny Avenue. The Applicant is 
requesting a Change of Zone from R-1(B) Single Family District to R-2(B) Two-Family 
District. The Change of Zone has been requested so that the legal non-conforming use 
becomes conforming. The subject property was originally constructed as a duplex with a 
carriage-house style garage and third living unit above the garage. The previous owner 
has demolished the carriage house garage, leaving only the duplex and driveway. The 
Applicant desires the rezone to complete appropriate renovations and to obtain a rental 
license, which requires the zoning to reflect the building’s physical condition. Additionally, 
the driveway access was at some time subdivided from the subject property and 
adjacent parcel to grant right-of-way utility access, leaving the subject property without 
access to the parking in the rear parcel and without the use of the intended shared drive 
with the adjacent parcel (731 H Tenny). A separate Vacation Application and Right of 
Way access agreement shall be filed as part of the conditions of approval. 

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 November 8, 2021;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file;  
6. The Notice in the Wyandotte Echo; and 
7. The Notices to property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
  Rachel Bichara, applicant, Good News Rentals, LLC, 731 Tenny Avenue, Kansas 

City, Kansas 66101 
 

Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 2:07:20:  Planning Director Hand stated that the 
request is for a Change of Zone from R-1(B) Single Family District to R-2(B) Two Family 
District to bring an existing legal non-conforming use into conformity.  The property is 
located in the Central Area Master Plan south of Tenny Avenue.  Director Hand showed 
the Commission pictures of the house and property.  According to the Sanborn maps, 
this property has been a two-unit house since at least 1956.  Staff has requested that the 
sidewalk be repaired; there is an existing brick sidewalk that needs to be unearthed.  
Another condition of approval was the replacement of the undersized window on the 
front second-story facade to match the adjacent front window and that has already been 
completed.  He showed the Commission where the driveway on the property is actually a 
platted alley public right-of-way.  The alleyway terminates at a utility easement on the 



November 8, 2021 24 

south property line, and Staff has requested that the applicant file a vacation application 
(which has been filed).  The Unified Government Landbank owns the property next to 
this property and if the vacation application is approved, the Landbank has agreed to 
give their portion of the vacation to the applicant so they can continue to use that 
property as a driveway.  Staff has received one (1) letter in support and no letters in 
opposition and there are no Notices of Violation.  Staff recommends approval, subject to 
the conditions in the staff report. 
 
Motion and Vote starts at 2:12:59:  
 
On motion by Mr. Connelly, seconded by Ms. Armstrong, the Planning Commission 
voted as follows to recommend APPROVAL of Change of Zone Application COZ2021-
042: 
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to: 
 

1. If approved, rental licensing shall be obtained once renovated; 
2. If approved, the applicant shall apply for a Vacation of the adjacent alleyway 

to regain the driveway access to the property to provide for proper off-street 
parking as required. Should the vacation not be approved, an additional 
application for a parking variance shall be required; 

3. If approved, the applicant shall make repairs to the front sidewalk, curb, and 
driveway approach in accordance with UG Standards; 

4. If approved, the applicant shall replace the undersized window on the front 
upstairs to match the adjacent front window; 

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

6. The City of Kansas City, Kansas reserves to itself the right to, at any time 
after the effective date of this ordinance, reenter or permit a public utility to 
reenter that portion of said tract of land hereby vacated for the purpose of 
repairing installing, constructing or reconstructing any public utilities, 
including, but not limited to sewers, conduits, electric light pole lines, etc. 
that are now or may hereafter be installed in the tract of land hereby 
vacated; 

7. Provide curb and five (5)foot wide public sidewalk in accordance with UG 
standards and criteria. See UG detail i.e., UG 4100-O; 

8. Applicant shall maintain erosion control practices during construction; 
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 

Byron Toy, AICP
Is this an UG ordinance that is referencing a detail? If so, include detail in attachments or insert the weblink so the applicant knows where to find it.
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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; 

10. The applicant has filed and maintained a current business occupation tax 
application; and, 

11. The City of Kansas City, Kansas reserves to itself the right to, at any time 
after the effective date of this ordinance, reenter or permit a public utility to 
reenter that portion of said tract of land hereby vacated for the purpose of 
repairing installing, constructing or reconstructing any public utilities, 
including, but not limited to sewers, conduits, electric light pole lines, etc. 
that are now or may hereafter be installed in the tract of land hereby 
vacated. 

 
Hearing starts at 2:14:00 and the applicant was not present.  The application was 
recalled at 2:52:10 and the applicant was not present. 
 

SPECIAL USE PERMIT APPLICATION SP2021-046 – MAYRA HERNANDEZ – 
SYNOPSIS:  Special Use Permit for two (2) horses on residential property at 1315 North 
86th Street.  

Detailed Outline of Requested Action: The applicant, Mayra Hernandez, is requesting a 
Special Use Permit to keep two (2) horses on a residential property at 1315 North 86th 
Street, the applicant’s primary residence. The subject property is 4.84 acres. The horses 
will be kept in the rear yard, where they will graze and be stabled. 

City Ordinance Requirements: Article VIII Sections 27-592 through 27-606 
 
Property Maintenance Compliance History: There are no outstanding Notices of Violation 
attached to this property. The subject property has been previously cited by Property 
Maintenance Compliance: 

May 12, 2021- Enforcement Complaint 
August 17, 2020- Code Administrative Citation 
July 23, 2020- 14-Day Trash Abatement 
July 23, 2020- Code Administrative Citation 
May 20, 2020- 14-Day Trash Abatement 
February 21, 2020- Code Administrative Citation 
February 6, 2020- 14-Day Trash Abatement 
August 27, 2019- 14-Day Trash Abatement 
August 27, 2019- Code Administrative Citation 
May 1, 2019- Environment Junk 
February 14, 2019- Multiple Violations  
December 27, 2018- Multiple Violations  

 
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 November 8, 2021;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file;  
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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: 
 
 No one appeared 

 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 2:52:10:  Planning Director Hand stated that the 
applicant was aware that she needed to be present this evening.  Staff has worked 
extensively with the applicant over the past several months.  The applicant is requesting 
to keep two (2) horses on their property that is just under five (5) acres.  The property is 
in the Mid-Town area just north of State Avenue.  The horses and other livestock are 
currently on the property, and Director Hand showed pictures of the property, stable and 
horses.  Staff received the conservation plan from the Conservation District stating that 
the two (2) horses that are currently stabled are appropriate for this property.  He further 
stated that the Conservation District’s comments are conditions of approval in the Staff 
report.  There are two (2) open Notices of Violation for debris on the property and one (1) 
of the conditions of approval is to rectify these violations.  Staff has received no letters in 
support nor opposition and Staff recommends approval, subject to the conditions in the 
Staff report. 
 
Motion and Vote starts at 2:54:45:  
 
On motion by Mr. Miller, seconded by Ms. Armstrong, the Planning Commission voted as 
follows to recommend APPROVAL of Special Use Permit SP2021-046:  
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to recommend APPROVAL Passed: 8 to 0 
Subject to: 
 

1) Only two (2) horses may be stabled on the subject property; 
2) All recommendations from the conservation plan by the Wyandotte County 

Conservation District must be met, including: 
a) Construction of a second, wintering stable for the two (2) horses. The 

applicant must present satisfactory stable building plans to both the 
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Department of Planning & Urban Design and the Building Inspection 
Division of the Neighborhood Resource Center by November 24, 2021; 

b) Production of a manure plan that includes the following elements: 
(1) Immediate removal of the manure presently observed on the subject 

property; 
(2) Construction of a structure to hold the on-site manure. Construction 

of this structure will require a variance, which the applicant must 
apply for and successfully be granted. The applicant must present 
satisfactory stable building plans to both the Department of Planning 
& Urban Design and the Building Inspection Division of the 
Neighborhood Resource Center as part of the variance process; 

(3) Creation of a sediment basin to the east of the existing horse stable in 
order to catch runoff from the bare area in the front of the stable; 

c) Erection of a fence in the rear yard of the subject property, in order to 
allow the horses to freely roam and graze, thus providing more exercise 
and reducing the amount of hay required to feed the horses; 

d) Areas of the subject property need to be designated for grazing, and 
such designated areas must be weeded and reseeded; 

e) A five (5)- to ten-foot buffer along the south boundary of the subject 
property much be preserved as a filter strip; 

f) After the pasture has improved, work with the Wyandotte County 
Conservation District to create a sustainable rotational grazing plan; 

g) Removal of the two (2) goats observed by Conservation District Staff 
during the site visit, and removal of the on-site manure accumulating in 
the goat pen; and, 

h) Creation of a sacrifice lot to allow for the future rotational grazing; 
3) Aerial imagery from 2020 shows some large, unidentified items in the rear 

yard of the property. Any vehicles, scrap/junk, or other materials must be 
removed from the property in order to create a suitable environment for the 
horse. All vehicles must be parked on paved surfaces and all inoperable 
vehicles must be parked within a covered structure; 

4) 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; 

5) 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 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; 

6) 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 
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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; 

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

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

 
Hearing starts at 2:15:25: 
 
PLAT APPLICATION PLAT2021-018 – ESTATES OF CONNOR CREEK FOURTH 
PLAT - SYNOPSIS:  Preliminary Plat for 70 residential lots at 5209 North 101st Terrace. 
 
Detailed Outline of Requested Action: The applicant, José Maderos with Maderos 
Property, LLC, has submitted a Preliminary Plat for 55 residential lots, to be known as 
Connor Creek Estates South. The residential lots will comprise the entirety of a 
subdivision located directly south of the Estates of Connor Creek. The subject property 
(Connor Creek Estates 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.  

City Ordinance Requirements: Article VI, Sections 27-196 – 27-216 
 
Zoning Enforcement Issues: There are no outstanding Notices of Violation associated 
with the property. There is no history of Property Maintenance Compliance at the 
property.  
 
The following items were included as part of the record for this case: 

1. The City’s currently adopted zoning and subdivision regulations;  
2. The official zoning map for the area in question;  
3. The City’s currently adopted Master Plan for the area in question;  
4. The staff report and attachments dated November 8, 2021;  
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file; and, 
6. The notices to the property owners. 

 
Recording Secretary Parker asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative.   
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Director Hand noted for the record that Lead Planner Byron Toy, AICP lives in Connor 
Creek and has removed himself from the hearing and has not participated in review or 
discussion of this proposal. 
 
Present in Support: 
 
 Andrea Weishaubt, representing the applicant, Atlas Surveying, 2300 Hutton 

Road, Kansas City, Kansas 
 Matthew Francis, 10000 Hollingsworth Road, Kansas City, Kansas 66109 
 J. J. Francis, 312 Park Lane South, St. Paul, Minnesota 

 
Present in Opposition: 
 
 Scott Dias, 10207 North Miller Lane, Kansas City, Kansas 66109 

 
Staff Recommendation starts at 2:28:15:  Planning Director Hand stated that the 
original Connor Creek South proposal started at 70 residential lots and after revisions is 
now 55 residential lots.  Staff calculated this application as Phase II of Estates of Connor 
Creek and combined them together as a single residential development subdivision for 
the purposes of amenities, density calculations, and infrastructure and utilities 
development.  This property is located in the Prairie-Delaware-Piper Area Master Plan 
and is in Area 2, which has a minimum square footage of 1,750 square feet for each 
house.  He showed the Commission where 101st Street and 103rd Street end and stated 
that they will connect this southern section back into the initial development.  There will 
be more than one (1) entry/exit point, which was brought up during the public testimony.  
Staff notes in the Staff report all the design guidelines as they relate to amenities and the 
design of the houses.  He believes the conditions will address the concerns of the 
neighbor regarding materiality, garages, etc.  Staff has worked with the applicant for 
quite some time, and he believes a better development has been achieved.  Director 
Hand stated that Staff received an email today regarding the cul-de-sac and its location.  
He asked the applicant if they still want it located on the adjacent property.  Ms. 
Weishaubt stated yes, she was not sure if they would be able to come to agreeable 
terms the adjacent property owner, and wanted to have a back-up plan.  She talked with 
her clients today and they were in Final Plat.  Director Hand stated that if the cul-de-sac 
was moved back onto the property, they would need to file a new application.   Staff 
received no letters in support and only heard concern expressed at the meeting.  There 
are no Notices of Violation and Staff recommends approval, subject to the conditions in 
the staff report.  As it relates to the adjacent property, this revised preliminary and final 
plat effectively updates the development for the property.  The Subdivision Code only 
requires connectivity if improvements are constructed (i.e., streets). 
 
Motion and Vote starts at 2:34:40:  
 
On motion by Ms. Pauley, seconded by Ms. Armstrong, the Planning Commission voted 
as follows to APPROVE PLAT2021-018:  
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
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Armstrong  Aye 
Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to 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 erosion control; 

2) 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; 

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

4) The Preliminary Plat may not include any land that was platted or otherwise 
incorporated into the Connor Creek North plat or subdivision; 

5) Per the Prairie-Delaware-Piper Area Master Plan, residential units with more 
than 25 dwelling units should have a minimum of three (3) distinctive floor 
plans, with a minimum of three (3) elevations per floor plan. In the Final Plat, 
the applicant must 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; 

6) Per the Prairie-Delaware-Piper Area Master Plan Residential Guidelines, 
garages should incorporate architectural treatments that derive from the 
main building in terms of materials, detailing, roof materials and colors. 
When possible, side- and rear-loaded garages are preferred. 

a. Front loaded garages should incorporate at least one of the following 
guidelines to limit the dominance of garage doors on the front facade: 

i. Incorporate upper-level dormers above the garage, or 
ii. Design porches, stoops, and/or façades should protrude at 

least five (5) feet in front of the garage, or 
iii. Use trim, windows and other details to de-emphasize the visual 

impact of the garage in relation to the rest of the structure. 
b. No residential design option shall have a garage that extends closer 

to the building line than the primary façade of the livable area, and 
other garages shall otherwise prominently feature on the front 
elevation of a residence. 

7) Water features, as well as topographical and ecological features, should be 
viewed as an asset to the future community, not an inconvenience to be 
mitigated during the grading and construction phase. The following 
principles shall guide the design of the preliminary plat as it relates to 
natural water features: 

a. All natural water features shall be maintained; 
b. Per the Sidewalk and Trails Master Plan, a 10-foot-wide sidewalk must 

be installed along Connor Creek;  
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c. As part of the effort to minimize the amount of interference a 
development has with natural features, Connor Creek should only be 
crossed by a vehicular street once, preferably a bridge at a 90-degree 
angle; 

d. Connor Creek shall not be piped, either at a point of crossing or 
elsewhere due to development; 

e. The natural pond on the subject property shall not be graded. Rather, 
it shall be maintained and incorporated into the subdivision; and, 

f. The stormwater retention pond must be maintained on the revised 
plat, albeit in a different location due to the changing design of the 
development and the grading; 

8) Per the Implementation section of the Prairie-Delaware-Piper Area Master 
Plan, buffer areas should be established along streams to minimize impacts 
of future development and the natural systems. Open space along Connor 
Creek and within the floodplain and/or detention area should be maintained 
by a buffer no less than 75 feet on each side of the creek; 

9) 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; 

10)  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; 

11)  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. (Foundation plant materials 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.); 

12)  Per Section 27-700(a), one (1) shade tree per dwelling unit is required in the 
front or corner side yard, and one (1) tree per 7,000 square feet is required 
for uses other than residences (i.e., open/community space); 

13)  Per Section 27-699(b)(4), screening requirements may be delayed if 
adjacent property is undeveloped and unplatted. The Unified Government 
may, however, at any time require such screening to be provided; 

14) The width of the proposed extension of North 103rd Street must be 32 feet; 
15)  The southwest trail crossing of the creek must either be connected by a 

bridge or otherwise removed; 
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16) A building permit is required. Please contact the Building Inspection 
Department to begin that process; 

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

18)  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 
Department, Neighborhood Resource Center, 4953 State Avenue, Kansas 
City, KS 66102, (913) 573-8620. 

 
MISCELLANEOUS Starts at 2:36:09: 
 
MPL2021-026 – GUNNAR H. HAND/PLANNING AND URBAN DESIGN – SYNOPSIS:  
Consideration of revisions to the Kansas City, Kansas Landmarks Ordinance. 
 
Present: 
 
 Gunnar H. Hand, AICP, Director of Planning  

 
Present in Support: 
 

 No one appeared 
 
Present in Opposition: 
 
 No one appeared 

 
Staff Recommendation starts at 2:39:30:  Planning Director Hand stated that Staff 
recommends approval. 
 
The Commission directed questions to the staff. 
 
Motion and Vote starts at 2:50:22:  
 
On motion by Ms. Pauley, seconded by Ms. Armstrong, the Planning Commission voted 
as follows to recommend APPROVAL of the adoption of the revisions to the Kansas 
City, Kansas Landmarks Ordinance:  
Carson  Chairman 
Jones   Aye  
Miller   Aye 
Mohler  Aye  
Pauley  Aye  
Armstrong  Aye 
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Connelly  Aye 
Ernst   Aye 
Hill   Aye 
Huey   Not Present 
Motion to RECOMMEND APPROVAL Passed: 8 to 0 
 
REPORTS Start at 2:55:50: 
 
ORDINANCE UPDATES – Director Hand stated the Department received approval to 
hire a Planner to create a new Ordinance Studies Section.  Staff projects that in 2022 
there will be more ordinance updates. He further stated that in December, Staff will 
present ordinances for review to the Commission to make the COVID-19 emergency 
ordinances permanent and extending the moratorium on enforcement of murals within 
residential zoning districts.  Staff has been working with the cities of Westwood and 
Roeland Park on the joint update to the 47th Street Overlay District.  The update will 
effectively remove the review board and each municipality will do their own reviews 
moving forward.  He asked the Commission to provide any comments or suggestions to 
him on ordinance amendments. 
 
There being no further business, the meeting adjourned at 9:15 p.m. 
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