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       Urban Planning and Land Use 
  

 
 

701 North 7th Street, Room 423       Phone: (913) 573-5750  
Kansas City, Kansas 66101                  Fax: (913) 573-5796  
Email: planninginfo@wycokck.org                 www.wycokck.org/planning 

 
 
To:   City Planning Commission 
          
From:   City Staff  
  
Date:   February 12, 2018 
   
Re: Petition #PR-2017-36 
        
GENERAL INFORMATION 
 
Applicant:  
Kevin Quinn 
 
Status of Applicant:  
Representative 
John Tucker with BHC Rhodes 
7101 College Boulevard, Suite 400 
Overland Park, KS 66210 
 
Requested Action:     
Approve Preliminary and Final Plan 
Review  
 
Date of Application:  
July 28, 2017 
 
Purpose:  
To build a private car wash and 
detailing facility and an overflow lot 
for Honda dealership  
 
Property Location: 
2200 99th Street, 10010 Lafayette Avenue and 9900 Parallel Parkway 
 
Existing Zoning: CP-2 Planned General Business District 

mailto:planninginfo@wycokck.org
http://www.wycokck.org/planning
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Surrounding Zoning:        North: A-G Agriculture and CP-2 Planned General 

Business Districts 
South:  CP-2 Planned General Business District 

    East:     A-G Agriculture District 
West:    A-G Agriculture and CP-2 Planned General 

Business Districts 
 
Existing Uses: North:  Undeveloped land and an auto body/collision center (across 

Lafayette Avenue) 
South:   Honda automotive dealership and a convenience store 

(across Parallel Parkway)  
East:     Auto body/collision center and single-family homes (across 

North 99th Street) 
       West:     Undeveloped land and Honda automotive dealership 
 
Total Tract Size: 4.61 acres 
 
Master Plan Designation:  The City-Wide Master Plan designates these properties as 
Planned Commercial.   
 
Major Street Plan: The Major Street Plan classifies Parallel Parkway as a Class A 
Thoroughfare.  
 
Advertisement:   Property Owner Letters – August 16, 2017, September 1, 2017, 

October 2, 2017, November 2, 2017, November 30, 2017, and 
January 3, 2018 

   Wyandotte Echo – None Required 
 
Public Hearing:   February 12, 2018 
 
Public Opposition:  None to date 
 
PROPOSAL 
 
Detailed Outline of Requested Action:   The applicant, Kevin Quinn with KCK 
Development II wants to build a car wash and detailing facility at 10100 Lafayette 
Avenue, build a parking lot for overflow vehicles for Honda at 2200 99th Street and re-
design detention basins at 9900 Parallel Parkway.  
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765 
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FACTORS TO BE CONSIDERED 
 

1. Neighborhood character. 
 
These two sites are at the eastern edge of commercial development on Parallel 
Parkway. Legends Auto Plaza and Schlitterbahn East Retail are south of Parallel 
bordered by I-435 to the west and 98th Street to the east. 
 

2. The extent to which the proposed use would increase the traffic or parking 
demand in ways that would adversely affect road capacity, safety, or create 
parking problems. 

 
The proposed uses in this development will not substantially increase traffic in 
way that could impact the current volume of traffic traveling on North 99th Street 
and Parallel Parkway, however with the overflow lot, there may be additional 
transport trucks to Honda because the inventory will be larger. 
 

3. The degree of conformance of the proposed use to the Master Plan. 
 
The proposed uses conform to the Master Plan. 
 

4. The extent to which utilities and public services are available and adequate 
to serve the proposed use. 
  

a. Water service 
 

Available  
 

b. Sanitary sewer service 
 

Available 
 

c. Storm water control 
 

To be designed to meet City Code 
 

d. Police 
 

Police service provided by West Patrol, District #225 
 

e. Fire 
 

Fire service provided by Station #6 
 

f. Transit 
 

Kansas City ATA provides transit service along Parallel Parkway, 
Route #116. 
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g. Schools 
 

Kansas City, Kansas USD 500 
 

5. The capability of the proposed use to meet applicable ordinance and other 
requirements. 

 
The proposed use is capable of meeting applicable ordinance and other 
requirements. 

 
PREVIOUS ACTIONS 
 
None 
 
NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting on August 24, 2017. According to the 
applicant, no one appeared at the meeting in opposition. 
 
KEY ISSUES 
 
Compliance with the Commercial Design Guidelines 
Public Works comments 
 
STAFF COMMENTS AND SUGGESTIONS 
 
Urban Planning and Land Use Comments: 
 
General Planning: 
 

1. Any wind turbines shall comply with the wind turbine ordinance. 
 

Applicant Response: Acknowledged. 
 

2. Because 99th Street is part of the trail network, specifically the On-Street 
Bike Route Connections (Share the Road), all new trails shall subscribe to 
the following: 

• Provide at least a 10-foot-wide path and will include enhanced 
pedestrian amenities including wayfinding and interpretative 
signage, benches, litter receptacles and generous landscaping. 

• All trails will be illuminated with pedestrian lights with a consistent 
spacing. 

• All sidewalk and trails should meet the requirements of the American 
with Disabilities Act Accessibility Guidelines (ADAAG). 

 
Applicant Response: A trail has been provided, the south portion had to be 8’ 
due to existing storm box interference, but we widened to 10’ once possible. 



#PR-2017-36  
February 12, 2018 

5 

Each connection to the street uses ADA compliant ramps per UG standard 
details. 
 

3. Per Sec. 27-314. Within the boundaries of a subdivision, sidewalks shall be 
installed by the subdivider on one side of all new local residential streets, and all 
streets that are segments of the major street system shall have sidewalks on 
both sides except in industrial areas and except in subdivisions zoned R Rural 
Residential. Sidewalks shall be not less than four feet wide and be of Portland 
cement concrete and shall comply with the specifications of the Unified 
Government. Sidewalks shall be located in the platted street right-of-way abutting 
the property line. Walks shall be installed in any pedestrian easements as may 
be required by the Planning Commission. The Unified Government Board of 
Commissioners may approve exceptions to these requirements after having 
made a determination that provision of a sidewalk on one or both sides is 
unnecessary, not feasible, or that a superior alternative is to be provided. 

 
Applicant Response: A sidewalk has been provided per the Public 
Improvement Plans. 

 
4. All overhead doors shall be closed when automobiles are being detailed. 

 
Applicant Response: Acknowledged. 
 

5. Indicate how KCKFD will have access to the rear of the building if a drive is not 
provided for them. 
 
Applicant Response: After further discussions with the Fire Marshal, our layout 
was approved with a revised entrance.  
 

6. The applicant is seeking a deviation from the Commercial Design Guidelines to 
construct an 9’ cast in place concrete retaining wall, which will not be terraced. 
See attachments for deviation request letter.  

 
Staff Response: The retaining wall is along the south property line, adjacent to 
Lafayette Avenue. The wall is internal to the development, facing the front of the 
building, so it will not be visible until one enters the site to park their vehicle. The 
wall shall be textured and integrally-colored to match the modular block walls 
within the Legends Auto Mall development.  
 

Building and Architectural Design: 
 

1. Sec. 27-576(c)(2) In order to break up the monotonous appearance of long 
facades, a building wall no more than 45 feet in length should be divided into 
increments of no more than 45 feet through articulation of the facade. This can 
be achieved through combinations of at least three of the following techniques:  

a. Divisions or breaks in materials; 
b. Building offsets (projections, recesses, niches); 
c. Window bays; 
d. Separate entrances and entry treatment; or 
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e. Variation in rooflines. 
 

The techniques in addition to building articulation need to be integrated into the 
design of each façade. While Lot 4 is the furthest setback from Parallel Parkway, 
Lafayette Avenue is a through way for residents south of Georgia Avenue to 
access I-435 through North 100th Terrace. The same level of architectural detail 
for Legends Toyota and Legends Honda should be incorporated into this 
building.  
 
Applicant Response: We have incorporated three of the techniques listed 
above as follows: 

• Our elevations include material variations such as precast concrete 
panels with two levels of sandblast finish, brick, along with anodized 
clear aluminum storefront with reflective blue glass. 

• Our revised elevations include an additional building offset when the 
carwash portion of the building shifted to the east, creating a building 
offset required for the north elevation on the east side, please refer 
revised sheet A-1 attached. 

• Our elevations include variation in roof lines while maintaining visual 
screening of rooftop units and equipment as required. 

 
Staff Response: While the precast concrete panels will have a sandblasted 
finish, they shall be integrally-colored, darker than typical, ashen gray concrete 
and match B-Street Collision Center once their paneling is approved.  
 

2. Utility connections (including transformer boxes) shall be screened with 
landscaping or an architecturally designed screen wall. All utilities mounted on 
the wall shall be painted to match the building. 

 
Applicant Response: Please refer to revised sheet A-1 for the addition of 
architecturally compliant screen wall along the east face of the building, covering 
all utility boxes, meters, and connections. 
 

3. Since the building will have high visibility from various angles, scuppers and 
downspouts can become an eyesore. All scuppers shall be designed so they are 
reasonably screened, and all downspouts shall be internalized. 

 
Applicant Response: We do not indicate scuppers or downspouts in the design 
of this building to be exposed. We intend to internalize roof drain lines and to 
provide lambs tongues for roof overflow. Please refer to revised sheet A-1 for 
locations of lambs tongue locations. 
 

4. Overhead doors shall be painted to match the building. 
 

Applicant Response: We intended for these doors to match the finish out of the 
southwest aluminum storefront as clear anodized aluminum. Please refer to 
revised sheet A-1 for finish of overhead doors intended. 
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5. The gas canopy columns shall be wrapped in the same thin brick used in the 
construction of the Legends Reconditioning Center. 

 
Applicant Response: Please refer to revised sheet A-1 for thin brick faced 
columns at fuel canopy.  
 

Landscaping and Screening: 
 

1. Based on the landscaping requirements in the CP-2 Planned General Business 
District (one tree per 7,000 square feet of site area) and the Commercial Design 
Guidelines (at least 75 percent greater than the district requirement), twenty-five 
(25) trees are required to be planted for the Honda parking lot and twenty-one 
(21) trees are required to be planted for the car wash and detail facility. These 
totals do not include the street tree requirement or trees to be planted in parking 
lot islands.  
 
Applicant Response: Landscape plans have been updated to include the 
required quantity of trees. 
 

2. Sec. 27-577(b)(2) Landscape berms and/or continuous rows of shrubs are 
required to screen parking from adjacent development or public streets. Shrubs 
used in this area must not exceed a maximum height of 30 inches at maturity. 

 
Applicant Response: A continuous row of shrubs is proposed between all 
parking areas and public streets. 
 

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

a. One tree with a minimum caliper of two inches (ornamental) evergreen 
trees must be (at least six feet tall when planted) provided for every 30 
feet of street easement or frontage. 

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

 
Applicant Response: Street trees have been updated per requirements. 
 

4. Sec. 27-577(e)(4) Parking areas that cannot be grouped must include one 
landscaped island the size of one stall separating each 20 spaces. 

 
The parking lot expansion for Honda needs to have two landscaped islands, one 
located along the row of parking facing North 99th Street and the other facing 
Parallel Parkway. 
 
Applicant Response: All parking lot islands have been landscaped. 
 

5. All landscaping shall be irrigated. 
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Applicant Response: Irrigation ID plans have been updated to show all 
landscape areas receiving irrigation. 
 

6. All shade trees shall be at least 2” caliper. All evergreens shall be at least 6’ in 
height. All shrubs shall be 5 gallons, external to the development and 3 gallons 
internal to the site when planted. 

 
Applicant Response: Plant sizes have been updated. 
 

7. Only decorative lighting can be used on the exterior of the building. No wall pack 
lights or flood lights are permitted. This includes lights over the exit doors as 
required by the International Building Code (IBC). 

 
Applicant Response: Agreed. 
 

8. All lighting, whether mounted on the building or in the parking lot shall have 90-
degree cutoff fixtures. 

 
Applicant Response: Agreed. 
 

9. Sec. 27-699(b)(9) Any lighting used to illuminate an off-street parking area, sign 
or other structure shall be arranged as to deflect light away from any adjoining 
residentially zoned property or from public streets. Direct or sky-reflected glare, 
from floodlights or commercial operations, shall not be directed into any adjoining 
property. The source of lights shall be hooded or controlled. Bare incandescent 
light bulbs shall not be permitted in view of adjacent property or public right-of-
way. Any light or combination of lights that cast light on adjacent residentially 
zoned property shall not exceed one-foot candle as measured from said property 
line. 

 
Applicant Response: Agreed. 
 
Staff Response: The Lighting Plan does not comply with the code. There are 
numerous areas on the site where the lighting exceeds the one-foot candle 
requirement at the property line. The lighting plan must be revised prior to the 
issuance of a building permit to comply with the lighting requirements.  
 

10. The trash enclosure for the car wash and detail facility shall be heavily 
landscaping and screened with an architectural wall that is comprised of the 
same building materials as the primary structure. 

 
Applicant Response: Heavy landscaping is proposed around the trash 
enclosure. 
 

11. All roof mounted units shall be screened by the parapet of the building. 
 

Applicant Response: Agreed. 
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12. The wood privacy fence around the perimeter of the car wash and detailing 
facility, abutting the agriculturally zoned property to the north and west shall be 6’ 
in height and have masonry columns every 32’ on center.   
 
Applicant Response: Agreed. 
 

Signage: 
 

1. Shall comply with the sign ordinance. 
 

Applicant Response: Agreed. 
 

Public Works Comments: 
 
A) Items that require plan revision or additional documentation before engineering can 

recommend approval: 
1) None 

B) Items that are conditions of approval (stipulations): 
1) A global stability analysis and report for proposed retaining walls shall be 

provided and addressed prior to construction permit acquisition. 
2) A proposed Legends Auto Mall 4th Plat shall be approved by the UG and the 

Planning Commission prior to construction permit acquisition. 
3) Construction plans shall meet UG standards and criteria and shall be reviewed 

and approved by UG prior to construction permit acquisition.  
C) Comments that are not critical to engineering’s recommendations for this specific 

submittal, but may be helpful in preparing future documents: 
1) None 

 
Staff Conclusion: 
 
The applicant has worked with staff to resolve the majority of planning and engineering 
questions and comments. The site lighting cast at the property line shall be reduced. 
The applicant wants to match the color of their tilt-up concrete panels as B-Street 
Collision Center to the east, however staff is still working with B-Street’s representatives 
to darken the color on their paneling. Staff requests allowing administrative approval by 
the City Planning Commission to let staff continue to work with the applicant regarding 
the color of the integrally-colored, tilt-up concrete panel, as B-Street Collision Center’s 
paneling has yet to be finalized.  
 
STAFF RECOMMENDATION 

 
Staff recommends that the City Planning Commission make the findings contained 
within the staff report related to Factors to be Considered, and Key Issues and 
APPROVE Petition #PR-2017-36 subject to all comments and suggestions outlined in 
this staff report. 
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ATTACHMENTS 
 
Applicant Response Letter 
Applicant Retaining Wall Height Deviation Letter 
Neighborhood Meeting Minutes 
Site Plan 
Grading Plan 
Utility Plan 
Lighting Plan 
Landscape Plan – Honda Overflow Lot 
Landscape Plan – Recon Center and Car Wash 
Building Elevations – Recon Center and Car Wash 
 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action  Planning Commission Board of Commissioners   
Public Hearing   
Preliminary and February 12, 2018         March 1, 2018 
Final Plan    
          
 
STAFF CONTACT:  Byron Toy, AICP 
    btoy@wycokck.org 
 
MOTIONS 
 
I move the Kansas City, Kansas City Planning Commission recommend APPROVAL of 
Petition #PR-2017-36 to the Unified Government Board of Commissioners as meeting 
all the requirements of the City code and being in the interest of the public health, safety 
and welfare subject to such modifications as are necessary to resolve to the satisfaction 
of City Staff all comments contained in the Staff Report; and the following additional 
requirements of the Kansas City, Kansas City Planning Commission: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 
OR 
 
I move the Kansas City, Kansas City Planning Commission recommend DENIAL of 
Petition #PR-2017-36 to the Unified Government Board of Commissioners as it is not in 
compliance with the City Ordinances and as it will not promote the public health, safety 
and welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
 
 

mailto:btoy@wycokck.org
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