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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:   April 9, 2018 
   
Re:   Petition #SP-2018-12       
 
GENERAL INFORMATION 
 
Applicant:  
John L. Peterson  
 
Status of Applicant:  
Representative/Attorney 
748 Ann Avenue 
Kansas City, KS 66101 
 
Requested Action:     
Approval of a Special Use Permit 
for automotive service  
 
Date of Application:  
December 28, 2017 
 
Purpose:  
To continue to operate an 
automotive service business in 
the existing building at 1110 
Merriam Lane 
 
Property Location:  
1110 Merriam Lane 
 
Existing Zoning:  C-3 Commercial District 

Aerial Map from Google Earth.  Image Date: 6/10/2017 

mailto:planninginfo@wycokck.org
http://www.wycokck.org/planning
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Existing Surrounding Zoning: North: R-1(B) Single Family District   

         South:  C-3 Commercial District 
             East:    C-3 Commercial District 
             West:   C-3 Commercial District   
 
Existing Uses: North:   Single Family Residences, vacant lot 
       South:   Commercial Businesses 
       East:   Commercial Building and Single Family Residences 
       West:  Commercial Businesses 
 
Total Tract Size: 0.64 acre  
 
Master Plan Designation:  The City-Wide Master Plan and Southwest Boulevard 
Merriam Lane Corridor Master Plan designate this property as Business Park. 
 
Major Street Plan:  The City-Wide Master Plan designates Merriam Lane as a Class C 
Thoroughfare and 11th street as a local street.   
 
Advertisement:   The Wyandotte Echo –  January 17, 2018 

Letters to Property Owner – January 17, 2018, January 25, 2018 
and March 29, 2018 
 

Public Hearings: March 12, 2018 and April 9, 2018 
 
Public Opposition:  The Rosedale Development Association has expressed opposition 
to this application. 
  
PROPOSAL 
 
Detailed Outline of Requested Action:  This special use permit is to allow an automotive 
service business at 1110 Merriam Lane.  The business, Modified by KC, has been 
operating out of the space without a special use permit or a business license.  Google 
street view images shows a number of vehicles parked bumper to bumper in the parking 
lot and cars that appear to be associated with the business lining the public street.  
 
City Ordinance Requirements: 27-592 through 27-606 
 
FACTORS TO BE CONSIDERED 
 

1. The Character of the Neighborhood. 
 

The property is in the Rosedale Neighborhood.  It is a mixed-use, urban 
neighborhood with commercial, residential, and entertainment uses.  Southwest 
Boulevard and Merriam Lane have recently received a significant public 
investment and have been rebuilt with new bike lanes and sidewalks.  The 
building on this property was constructed in 2016. 
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2. The zoning and uses of properties nearby and the proposed use’s expected 
compatibility with them. 

 
The proposed use will likely create compatibility issues with adjacent residential 
uses. This is a performance automotive tuning business that involves revving 
engines, which creates noise issues for the surrounding neighborhood.   
 

3. The suitability of the property for the uses to which it has been restricted.  
Will removal of the restrictions detrimentally affect nearby property? 

 
The Rosedale Development Association and other neighborhood residents and 
community members have expressed concern about the growing concentration 
of automotive uses on Merriam Lane and Southwest Boulevard.  Opposition was 
expressed to the City Planning Commission against an automotive service 
business at 1066 Merriam Lane and 1010 Merriam Lane.   Removal of the 
restrictions on automotive dealerships could detrimentally affect nearby property 
by creating a use that does not maximize the potential of the site and creates an 
undesirable aesthetic for the area.  There is also potential for noise and parking 
issues to negatively affect the residential property adjacent to the site. 
 
This property has great visibility on Merriam Lane and is well suited for 
commercial use. If the special use permit were denied, it would not prevent the 
building owner from renting the building for commercial uses that are allowed in 
the C-3 Commercial District. 
  

4. The length of time the property has remained vacant as zoned. 
 

This property was newly constructed in 2016. 
 

5. The degree of conformance of the proposed use to the Master Plan. 
 

The Southwest Boulevard Merriam Lane Corridor Master Plan and City-Wide 
Master Plan designates this property as Business Park District.  This district 
allows light industrial uses and business/research parks as well as office, retail, 
restaurants, and other commercial and service uses.  The proposed use would 
contradict the stated goal in the Southwest and Merriam Lane Corridor Master 
Plan to “provide more mixed-use development to reduce the need for automobile 
use and increase pedestrian and bicycle activity.” (page 67)  
 

6. Whether the proposed use will result in increasing the amount of vehicular 
traffic to the point where it exceeds the capacity of the street network to 
accommodate it. 

 
The proposed use will not result in increasing the amount of vehicular traffic to 
the point where it exceeds the capacity of the street network to accommodate it, 
however, this use has created parking issues with cars parked bumper to bumper 
in the parking lot and on the public street. 
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7. Whether the proposed use is reasonably necessary for the convenience 
and welfare of the public and will not substantially or permanently injure 
the appropriate use, visual quality, or marketability of adjoining property. 

 
The proposed use is not reasonably necessary for the convenience and welfare 
of the public.  There is already an abundance of automotive service businesses 
in the immediate vicinity. The proposed use could negatively affect the visual 
quality and marketability of the adjoining property.   
 

8. Whether the noise, vibration, dust, or illumination that would normally be 
associated with such use is of such duration and intensity as to create 
problems for near-by property. 

 
As stated above, this is a performance automotive tuning business that involves 
revving engines, which will likely create issues with noise.  The current location is 
adjacent to single family residences.  
 
The C-3 Commercial District performance standards state that no operation shall 
produce noise that exceeds 60dB(A) (approximately the level of a normal human 
conversation) at repeated intervals for a sustained length of time measured at 
any point on the property line. 
 

9. Whether the proposed use will pollute the air, land or water. 
 

Automotive uses could result in pollution if the business is not properly operated. 
 

10. Whether the use would damage or destroy an irreplaceable natural 
resource. 

 
The proposed use is not likely to damage or destroy an irreplaceable natural 
resource. 
 

11. The relative gain to the public health, safety, and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 

 
There is no gain to the public health, safety, or welfare that would result from the 
approval of this application.  The individual landowner would still be able to use 
the property for commercial purposes allowed in the C-3 Commercial District. 
 

12. Whether the proposed use would result in overcrowding of land or cause 
undue concentrations of population. 

 
The proposed use would not result in overcrowding of the land or cause undue 
concentrations of population. 
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PREVIOUS ACTIONS 
 
This application was held over from the March 12, 2018 City Planning Commission 
meeting at the request of the applicant to address the comments in the staff report.   
The staff has not received any additional information since that meeting.  

 
NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting January 30, 2018.  Neighborhood residents 
and business owners expressed some concern with noise and overflow parking 
associated with the business.  The minutes are attached to this staff report. 
 
KEY ISSUES 
 
Noise 
Parking 
Neighborhood Preservation 
Master Plan goal of providing more mixed-use development to reduce the need for 
automobile use and increase pedestrian and bicycle activity. 
 
STAFF COMMENTS AND SUGGESTIONS 
 
Urban Planning and Land Use Comments: 
 

1. How long has this business been in operation at this location without business 
permits or a special use permit? 
 
Applicant Response: To applicant’s knowledge, this business always has been 
officially licensed by the Unified Government and this license was again renewed 
in late 2017.  The owners were not aware that they needed a special use permit 
until late in calendar year 2017. 

 
Staff Response:  Did the Planning Department sign off on this business license 
at this address?  Please provide a more definitive answer. 
 

2. Please explain why cars are parked bumper to bumper in the parking lot and 
along the public streets.  Are these customer cars?  Are they being used for 
parts?  Are all the cars parking on and off site operable? 
 
Applicant Response: As a stipulation herein, there will be no more cars parked 
in the parking lot bumper to bumper, but only in marked spots.  These cars were 
not being used for parts and all cars in the lot are operable.  Some cars inside 
the building are not operational; however, it must be emphasized that this 
business is not an automobile repair or body shop.  It is a precision automobile 
enhancement business.  In addition, assuming that Ron Buck, the owner of the 
building, obtains UG permission, he intends to build an additional parking lot 
directly behind the present parking lot on land he has purchased and begun 
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clearing.  He will allow applicants to use this parking lot as needed in addition to 
the present parking lot. 
 

3. How do you plan to mitigate the noise associated with performance auto tuning, 
especially considering that there are single family residences in the area? The C-
3 Commercial District performance standards state that no operation shall 
produce noise that exceeds 60dB(A) (approximately the level of a normal human 
conversation) at repeated intervals for a sustained length of time measured at 
any point on the property line. 
 
Applicant Response:  The mitigation of the noise level will be addressed by 
keeping the garage door shut on premises and when a car is being test driven, it 
will be driven at moderate speeds until it gets away from the neighborhood up on 
the highway. 
 
Staff Response:   Applicant should testify if they uniformly obey the speed limits 
when testing “performance vehicles.” 
 

4. All outside trash receptacles must be completely screened from view with 
architectural screening. 
 
Applicant Response: No problem as to the trash receptacles and screening that 
will be so stipulated 
 

5. All overhead doors shall be closed when automobiles are being serviced. 
 
Applicant Response: That will be stipulated 

 
Business License Comments: 
 

1. Will this be for auto service only, or is there intent to also want to be an auto 
dealer?  If approved applicant will need to file the occupation tax application with 
our office for the occupying business activity.  If also wanting to be an auto 
dealer, license be also be required with the Kansas Department of Revenue 

 
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 
recommend DENIAL of Petition #SP-2018-12 subject to all comments and suggestions 
outlined in this staff report. 
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ATTACHMENTS 
 
Site Plan 
Landscape Plan 
Site Photos 
Images of business on Google 
Google Street View Imagery 
Conservation District Report 
Responses to Comments 
Neighborhood Meeting Minutes 
 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action  Planning Commission Unified Government Commission   
Public Hearing  March 12, 2018 April 26, 2018   
Special Use  Held Over 
   April 9, 2018 
 
      
STAFF CONTACT:  Zach Flanders 
    zflanders@wycokck.org  
 
MOTIONS 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND DENIAL of 
Petition #SP-2018-12, 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. 
 
OR 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition #SP-2018-12 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. ________________________________________________________. 
 
 

mailto:zflanders@wycokck.org
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Photos of Business on Google 
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Google Street view images showing over capacity parking in parking lot and 
parking along street. 
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