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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:   June 10, 2019 
   
Re:   Petition #SP-2019-64      
 
GENERAL INFORMATION 
 
Applicant:  
Michael Rhodes 
  
Status of Applicant:  
Owner 
10800 Donahoo Road 
Kansas City, KS 66109 
 
Requested Action:     
Request a Special Use Permit 
 
Date of Application:  
April 24, 2019 
 
Purpose:  
Obtain a Special Use Permit to add soil in order to create a level pad for future 
development 
 
Property Location:  
13742 Polfer Road  
 
Commission Districts: 

1. Commissioner At Large: Melissa Bynum 
2. District Commissioner: Mike Kane 

 

mailto:planninginfo@wycokck.org
http://www.wycokck.org/planning
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Existing Zoning: AG (WYCO) Agriculture District 
 
Existing Surrounding Zoning: North: AG (WYCO) Agriculture District 

South:  CP-2 (WYCO) Planned General Business 
District 

             East:    R (WYCO) Rural District 
 West:   Right of Way (North 139th Street)  

 
Existing Uses:  North:  Open field  
       South:  Gas station and convenience store  
       East:     Open field  
       West:    Right of way  
 
Total Tract Size: 3.11 acres  
 
Master Plan Designation:  The Prairie-Delaware-Piper Master Plan designates this 
property Planned Small Commercial. 
 
Major Street Plan:  The Major Street Plan designates Polfer Road as Class C 
Thoroughfare. North 139th Street is concurrent with US Highway 73 at the point it 
passes the property in question 
 
Advertisement:   The Wyandotte Echo – May 16, 2019 

Letters to Property Owner – May 16, 2019 
 

Public Hearing: June 10, 2019 
 
Public Opposition:  None to Date 
 
PROPOSAL 
 
Detailed Outline of Requested Action:  Obtain a Special Use Permit to add additional 
soil to the property in order to create a level pad, which is necessary in order to allow for 
future development.  
 
City Ordinance Requirements: Article VIII Sections 27-592 through 27-606 
 
FACTORS TO BE CONSIDERED 
 

1. The Character of the Neighborhood. 
 

The neighborhood is at the western edge of Wyandotte County and is mainly 
rural, with a gas station-convenience store business on the southern side of 
Polfer Road. The rest area is mostly undeveloped open fields and large single-
family lots. 
 

2. The zoning and uses of properties nearby and the proposed use’s expected 
compatibility with them. 
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Adding soil to create a level field in anticipation of future commercial 
development, which is compatible with both the Prairie-Delaware-Piper Master 
Plan and with the properties to the south of Polfer Road. Before any development 
occurs, however, the land will be planted with row crops after being made level, 
which is compatible with the properties to the north and east.  
 

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

 
So long as the additional soil is added in a manner that prevents excess dust or 
topsoil runoff, there is expected to be little effect on the nearby properties. 
 

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

The property is zoned AG (WYCO) Agriculture District. It was vacant or used for 
crops since 2004. 

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

 
The property has been marked in the Prairie-Delaware-Piper Master Plan for 
future commercial development, as part of a strip of current and planned 
commercial strip along the east side of North 139th Street. 

 
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 Special Use Permit request is simply to allow for extra soil to be added to the 
property in preparation for future development. The temporary act of adding soil 
may involve several large dump trucks, but this will be an occasional and 
temporary increase of traffic. Future commercial developments may lead to 
increased traffic, but that is not within the purview of this analysis and would be 
addressed in a plat review for commercial development. 
 

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 addition of soil to the property will likely not have a substantial or permanent 
effect on adjoining properties. The only foreseeable issue would be the recently 
added topsoil blowing into other properties. However, there are several ways this 
problem could be mitigated beforehand, and furthermore this would only be a 
problem until this season’s crops are planted or construction begins on the 
anticipated commercial development. 
 

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. 
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As previously mentioned, there may be an issue with dust, but there are ways to 
mitigate such issues. It is the responsibility of the applicant to provide the 
planning staff with such measures before a final recommendation is made. 
 

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

This concern is related to the two previous entries. Again, there is no major 
concerns at this time, but the applicant must provide adequate prevention 
techniques in order to ensure the soil stays where it is and is not blown away or 
entering the water system at a rate greater than the land would in a natural state. 
 

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

 
There is a low chance of damaging irreplaceable natural resources so long as 
soil retention techniques are in place. 
 

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

 
Adding soil to create a level pad on the property is a necessary step for any 
construction. So long as the proper steps are taken to prevent the soil from 
leaving the property, the relative gain to the public is minimal. 
 

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

 
The property and several of the surrounding properties are vacant lots or used 
for agricultural purposes; the addition of a commercial development on the 
property will not cause overcrowding or undue concentrations of population. 
 

PREVIOUS ACTIONS 
 
N/A 

 
NEIGHBORHOOD MEETING 
 
Applicant held a neighborhood meeting on May 15, 2019. Applicant stated that two 
neighbors attended the meeting; Applicant answered all their questions and there did 
not seem to be any opposition to the plan. Due to extenuating circumstances,  
 
KEY ISSUES 
 
Dust and runoff prevention, traffic, fill material 
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STAFF COMMENTS AND SUGGESTIONS 
 
Urban Planning and Land Use Comments: 
 

1. Hauling permits are required for all trucks bringing in fill material or leaving the 
site with removed fill material. 
 
Applicant Response: Emery Sapp will pull the necessary hauling permits before 
work commences. 
 
Staff Response: Hauling permits for the trucks can be obtained through the 
Public Works Department. 
 

2. The process of bringing in the soil and incorporating it into the property’s existing 
soil composition brings up several questions. 

a. How much soil (cubic feet) is expected to be brought in? 
 

Applicant Response: Around 18,000 cubic yards will be imported to the 
site. 

 
b. How will the soil be transported to the site, i.e. what is the expected axle 

weight of the vehicles coming to the site? 
 

Applicant Response: The soil will be transported by end dumps & 
tandem axle dump trucks. The single axle weight will very between 12k & 
18K. 
  

c. Will it be transported by several trucks in one day, or will it be brought in 
over the course of several weeks as more soil becomes available? 
 
Applicant Response: The dirt import trucking operation should take 
several weeks to complete. 
 

d. What times of day and days of the week would the soil be brought to the 
site? 
 
Applicant Response: Daily operations will take place between 7:30 am to 
5:00 pm. 
 

e. Will the soil be dumped on-site and spread out at a later time, or will each 
load of soil be spread out right after it is dumped? 
 
Applicant Response: The dirt will be dumped, spread & compacted daily. 
 

3. What methods will be employed to ensure that no excessive dust caused by 
adding the soil will blow off the property and affect the neighbors? 
 
Applicant Response: Emery Sapp will install a temporary construction entrance 
and water the dirt to prevent excess dust on the project. 
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4. If Applicant will charge entities for use of the site to drop fill loads, Applicant will 

need to file an occupation tax application with this office for that business activity. 
However, if there is no charge made for entities to drop fill loads, there is 
considered to be no associated business activity. 
 
Applicant Response: The 2019 Occupational Tax receipt has been provided. 
 

5. Subject to approval, the applicant is required to obtain a grading permit from the 
Building Inspection Department. 

 
6. Approval is for two (2) years. 

 
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) None 

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 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 APPROVAL of Petition #SP-2019-64 subject to all comments and 
suggestions outlined in this staff report. 

 
ATTACHMENTS 
 
Existing Conditions 
Grading Plan 
Photos of Current State of the Property 
Future Land use plan in Prairie-Delaware-Piper Master Plan 
Neighborhood Meeting Minutes, May 15, 2019 
 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action   Planning Commission  Board of Commissioners   
Public Hearing  June 10, 2019   June 27, 2019 
Special Use     
 
      
STAFF CONTACT:  Mike Farley 
    mfarley@wycokck.org 

mailto:mfarley@wycokck.org
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MOTIONS 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition #SP-2019-64 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 #SP-2019-64, 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. 
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Photos of Current State of the Property 
 

Above: Southeast corner of the property, looking northwest. 
Below: Northwest corner of the property, looking southeast. 
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Photos of Current State of the Property, cont. 

Above: Northeast corner of the property, looking southwest. 
Below: Southwest corner of the property, looking northeast. 
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Future Land Use Map from Prairie-Delaware-Piper Master Plan 

Note the Small Commercial designation area over 13742 Polfer Road 
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Neighborhood Meeting Minutes, May 15, 2019 
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