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Planning and Urban Design 

  

 
 
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:   Planning and Urban Design Staff  
  
Date:   April 12, 2021 
   
Re:   SP-2020-100       
 
GENERAL INFORMATION 
 
Applicant:  
Mark Murdick 
 
Status of Applicant:  
Representative 
Sullivan Palmer Architect 
8621 Johnson Drive 
Merriam, Kansas 66202 
 
Requested Action:  
Approval of a Special Use Permit. 
 
Date of Application:  
October 30, 2020 
 
Purpose:  
Special Use Permit for a special event 
space. 
 
Property Location:  
701 Village West Parkway 
Kansas City, Kansas 66111 
 
 
 

mailto:planninginfo@wycokck.org
http://www.wycokck.org/planning
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Commission District:  District #7 Commissioner: Jim Walters 
Commissioner At Large: Tom Burroughs, At-Large 

District 2 
 
Existing Zoning:    CP-2 Planned General Commercial District 
 
Adjacent Zoning:    North: AG Agriculture District 

South: CP-2 Planned General Commercial 
District 

East: CP-2 Planned General Commercial 
District 

West: CP-2 Planned General Commercial 
District 

  
Adjacent Uses:    North:   Undeveloped land 
                   South:   Agriculture land 
          East:   Single-family homestead 
          West:  Undeveloped agriculture land 
 
Total Tract Size:   3.91 Acres  
 
Master Plan Area: Piper-Delaware-Piper Master Plan Area 
 
Master Plan Designation:   The Prairie-Delaware-Piper Master Plan designates 

the property as Entertainment. 
 
Major Street Plan:   The Major Street Plan classifies Village West 

Parkway as a Class C Thoroughfare. 
 
Required Parking: Section 27-466(e) requires four (4) spaces per 1,000 

square feet of floor area in the building. Section 27-
668(a)(8) requires one (1) space per guest room plus 
one (1) space for every two (2) employees on the 
largest shift, plus adequate parking for banquet 
rooms, meeting rooms, restaurants, and lounge 
areas. Section 27-676(a) requires a minimum of three 
(3) ADA-accessible spaces for parking lots with 51 to 
75 total parking spaces. 

 
Advertisement:     The Wyandotte Echo – November 19, 2020 

Letters to Property Owners – November 18, 2020 
     December 18, 2020, 
     January 15, 2021, 
     February 12, 2021and 
     March 19, 2021 
 
Public Hearing:    April 12, 2021 
 
Public Support:   None to date. 
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Public Opposition:   None to date. 
   
PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Mark Murdick with Sullivan Palmer 
Architect, is requesting a Special Use Permit allow for a special event space. The space 
has already been built and the applicant is retroactively requesting the Special Use 
Permit. The capacity of the space is 250 people and will operate in conjunction with SP-
2019-63, a Special Use Permit for live entertainment. 
 
City Ordinance Requirements: Article VIII Sections 27-592 through 27-606 
 
Code Enforcement History: There is one (1) outstanding violation recorded at this 
property. The subject was cited on October 21, 2020 for work without a building permit 
from the Development Review Committee (DRC), which will be addressed by approval 
of this Special Use Permit and the simultaneous variance, BZA-2406. 
 
FACTORS TO BE CONSIDERED 
 

1. The Character of the Neighborhood. 
 

The subject property is within the Legends/Kansas Speedway area. The 
neighborhood is defined by large commercial buildings, business campuses, 
hotels, sports and entertainment facilities, parking lots, and close proximity to two 
(2) interstates (I-435 and I-70) and two (2) major roadways (State Avenue and 
Parallel Parkway). 
 

2. The zoning and uses of properties nearby and the proposed use’s expected 
compatibility with them. 
 
The subject property is zoned CP-2 Planned General Business District, and so 
are all adjacent properties except to the west, where undeveloped land is zoned 
AG Agriculture but is undeveloped and serves as a buffer between the subject 
property and the Kansas Speedway campus, which lies across Village West 
Parkway. The property to the north of the subject property is a Cerner building 
and so hours of operation between a special event space and an office building 
will overlap very little, if at all. 
 

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 subject property is suitable for a special event space. Such spaces are 
common accessory uses in hotels; the subject property is home to Chateau 
Avalon. The only potential issues arrive from the required parking, which is being 
addressed by BZA-2406, and the fact that the event space was constructed 
without all the proper permits. 
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4. The length of time the property has remained vacant as zoned. 
 

The subject property is the current site of Chateau Avalon and is not vacant. 
 

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

Special Use Permits are not addressed in the Prairie-Delaware-Piper Master 
Plan, nor are event spaces specifically addressed. The Prairie-Delaware-Piper 
Master Plan, however, does state the following in the Entertainment land use 
designation section: “Because of the number of visitors and users of these 
[entertainment] facilities, there is a need to plan for support commercial and 
entertainment uses.” A hotel serves as a support commercial use, and a special 
event space further serves as support entertainment use to both the hotel and to 
the Legends area at large. 
 

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 applicant has stated that the capacity for the special event space is 250, 
guests and staff combined. The applicant is addressing the on-site parking issue 
that may arise from having both a hotel and special event space both at capacity 
by applying for a simultaneous variance to the on-site parking requirement. The 
applicant has provided a license agreement and shuttle routine that will allow 
special event guests to park in the Legends Outlet Mall parking lot and be 
transported to the subject property by the designated shuttle. This variance 
request, BZA-2406, if granted, will sufficiently address, and mitigate any issues of 
vehicular traffic exceeding the capacity of the street network to accommodate it. 
  

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 event space serves an accessory and complementary use to both the hotel 
and the Legends/Speedway area as an entertainment district. While not deeply 
necessary to the convenience and welfare of the public, businesses like hotels 
and event spaces do bring in business from outside the county and the state. 
Such patronage is therefore advantageous to the county and State.  

 
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. 

 
Noise from the event space is a concern, depending on the size of the crowd, 
sound-proofing of the structure, and time of day. While there are few neighbors 
adjacent to the property, the applicant’s clients should still take care to keep 
noise to an acceptable level for the area. Illumination could also be a potential 
issue. 
 



SP-2020-100 April 12, 2021 5 

9. Whether the proposed use will pollute the air, land, or water. 
 
As a shuttle is proposed to be used to transport guests from off-site parking, 
carbon emissions from guests’ vehicles may actually decrease ever so slightly. 
Increased water runoff from the construction of additional impermeable space in 
the form of the event space may also be a concern.   

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

resource. 
 
The construction of the event space has increased the amount of impermeable 
surface area on the property. The increased impermeable areas may therefore 
increase runoff and could present a potential threat to the natural state of the 
area. 
 

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

 
Event spaces allow community, family, and social organizations to gather. In 
normal circumstances, there would be no further concern from Staff. With the 
ongoing and future threats of COVID-19, however, it is best practice for Staff to 
also consider the epidemiological aspects of public health and an event space’s 
impact on the state of public health. If the applicants were granted the Special 
Use Permit to operate an event space, they should be aware of the great impact 
their venue can have on the community—for the better and for worse. Staff 
encourages the applicants to impose crowd maximums and social distancing 
measures that are stricter than the applicable guidelines, whatever those may be 
at any given time. 
 

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

 
The applicant has requested a variance from Section 27-672, which states that 
required off-street parking shall be within 100 feet of the principal use served. 
With the event space, the subject property does not currently have enough 
parking spaces to meet the total spaces required by the property’s zoning district 
and uses. Granting this variance (BZA-2406) would address the overcrowding 
issue. The applicant’s clients must comply with all local, state, and federal 
regulations controlling gatherings, including but not limited to, fire codes and 
measures passed to address COVID-19.  
 

PREVIOUS ACTIONS 
 

• SP-2015-19 (Special Use Permit for live entertainment on the property) 
• SP-2017-29 (renewal of Special Use Permit for live entertainment on the 

property) 
• SP-2019-63 (renewal of Special Use Permit for live entertainment on the 

property) 
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• PR2021-005 (2021) (simultaneous application for a  variance to use-to-parking 
space maximum distance) 
 

NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting on November 30, 2020 in person, at 701 
Village West Parkway. Attached is the list of persons who attended the meeting, 
minutes, affidavit and/or submitted comments to the applicant (see the “Attachments” 
section of this report). 
 
KEY ISSUES 
 
Lights 
Noise 
Parking 
Traffic 
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design: 
 
General 
 

1) SP-2020-100 has been submitted in conjunction with BZA-2406, a variance from 
the 100-foot maximum between parking spaces and the served use. 

 
Applicant Response: Acknowledged. 
 

2) Provide a sealed site plan of the property, including the constructed special event 
space. 
 
Applicant Response: Please see submitted site plan. 
 
Staff Response: Area plan has been received and can be found in the 
“Attachments” section of this report. 
 

3) Provide the following information for the special event space: 
a. The hours of operation and days of the week; and 

 
Applicant Response: 9:00 AM to 11:00 PM seven days a week it is 
available. Most events are slated for 5:00 – 9:00 PM on weekends though. 
 

b. Expected seating capacity; and 
 
Applicant Response: Approximate capacity is 250 (guests & staff). 
 
Staff Response: All special events must comply with local, state, and 
federal regulations addressing or responding to COVID-19, including, but 
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not limited to, crowd numbers, social distancing, cleaning, and proper use 
of masks.  
 

c. All plans for live music or other performances. 
 
Applicant Response: We may host jazz trios, acoustic guitar, and music 
groups for certain events. Wine and beer tastings/not for profit fundraisers 
often bring in live performers. Staff mentioned a noise concern for the 
Special Use entertainment permit. It is of the utmost importance to the 
Chateau Avalon that the guests of the hotel have quiet enjoyment during 
their stay. For this reason, sound levels outside the event venue will be 
constantly monitored by staff. Event host is on notice that hotel reserves 
the right to adjust volumes down at any time to protect the quiet enjoyment 
of our hotel guests. In no case will music or amplification be allowed after 
11:00 PM. 
 
Staff Response: Music or amplification will not be allowed between 11:00 
PM and 9:00 AM. 

 
4) Will alcohol be served within the event space or in conjunction with an event held 

at the space? If so, does the applicant’s clients have the proper ABC licensing to 
serve alcohol at special events and/or outside? 
 
Applicant Response: Alcohol will be served at some events. KS ABC has 
inspected the property and licensed the entire 4 acres for alcohol consumption 
approval. Record are on file with UG. 
 
Staff Response: Hotel Chateau and/or the operator of the special event space 
must maintain an alcohol license with the State ABC and with the Unified 
Government. 
 

5) Why were permits not issued before construction began on the event space? 
 
Applicant Response: Chateau Avalon applied for permits in August of 2019. 
DRC provided numerous comments and requests that were clearly not the intent 
for the space; sprinklers, restrooms, permanent plumbing, etc. For months, the 
applicant tried to make clear that [t]his was a temporary/season structure yet 
comments remained the same. Applicant brought in an architect to facilitate in 
early 2020. Same comments continued to arise. In January, Liri Tent of KCK, the 
fabricator of the Orangery, indicated that they had a back log of orders and if the 
hotel wanted to get the project started in 2020 it needed to be ordered and paid 
for immediately. Had applicant known Covid-19 was around the corner, he would 
have not ordered the project at all. No [h]otels in the US are expanding at this 
point. 
 
UG staff was on leave and the project sat at a standstill [for] months at a time. 
Meanwhile the production of the orangery was in full force at the manufacturing 
facility. By July, the structure was complete and ready for shipping. Applicant 
held off as long as possible but they said they would have to charge per Diem for 
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storage if it was not shipped soon. Liri Tent arranged shipping and said there was 
only one installer in the US that was experienced enough to erect this one-of-a-
kind structure. It was a vendor they used for trade shows based out of Vermont. 
His schedule was not flexible and the narrow window of availability was the third 
week of August 2020. If the Chateau Avalon missed this window there would 
have been no one to erect this structure for this year. 
 
By August there was still no permit to be issued. Applicant began calling 
commissioners and other staff members to facilitate help. The structure was now 
in the US at the port pf Long Beach and had to be shipped to KC. Upon arrival, it 
had to the unpacked and counted. [More] importantly it had to be erected to 
make sure all the proper pieces were there and not damaged. The fabricator 
gave the Chateau a 30 window accept the product or return it or ask for corrected 
parts[.] 
 

6) The hotel and special event space must comply with all local, state, and federal 
regulations controlling gatherings, including but not limited to, fire codes and 
measures passed to address COVID-19.  
 
Applicant Response: Acknowledged. 
 

7) Any signage must comply with the sign code and be permitted through the 
Department of Planning and Urban Design. 
 
Applicant Response: Acknowledged. 

 
8) Subject to approval, the Special Use Permit shall be valid for two (2) years. 

 
Applicant Response: Acknowledged. 
 

9) 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.  
 
Applicant Response: Acknowledged. 

 
Planning Engineering Comments: 
 
A) Items that require plan revision or additional documentation before engineering can 

recommend approval: 
1) None. 

B) Items that are conditions of (conditions): 
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. 
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Fire Department Comments: 
 
As of 10/1/2020 STRUCTURE HAS BEEN ERECTED WITH NO APPROVAL OR 
PERMITS. All plans for this project must comply with Chapters 31 and 10, 2012 IFC 
including but not limited to the following:  

1) ALL plans to be stamped by a KS registered design professional. 
2) Revise plans to show location and type of portable fire extinguishers per 

Sec.3104.12, 2012 IFC. 
3) Provide document(s) defining the time frame for 'snow season' per engineer’s 

report or the structure. Structure as submitted per Ch.31, is a permanent 
membrane structure. 

4) Number of exits shall comply with Sec.1021,2012 IFC. 
5) Exit doors shall comply with Sec.1008, 2012 IFC. 
6) Exit doors shall have landings per Sec.1008.6, 2012 IFC with sidewalks to a 

public way per Sec. 1027.5, 2012 IFC. 
7) Exit signs shall comply with Sec.1011,2012 IFC. 
8) Submit plans/specifications/documentations to show compliance with 

Sec.3104.2,3104.3 and 3104.4, 2012 IFC and NFPA 701 for the fabric and 
"hardwall" panels for review. 

9) Proposed heating and cooking equipment must comply with Sec.3104.15, 2012 
IFC. 

10) Submit plans by KS registered design professional for proposed code compliant 
anchoring/foundation system for review; and 

11) Submit plans/documentation to show compliance with all applicable parts of 
Sec.3104, 2012 IFC. 

 
Applicant Response: Acknowledged (all). 
 

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-2020-100 subject to all comments and 
suggestions outlined in this staff report, and summarized by the following conditions: 
 

1) All special events must comply with local, state, and federal regulations 
addressing or responding to COVID-19, including, but not limited to, crowd 
numbers, social distancing, cleaning, and proper use of masks; 
 

2) Music or amplification will not be allowed between 11:00 PM and 9:00 AM; 
 

3) Any and all signs posted must conform with the Sign Code, and must 
satisfactorily receive a sign permit, if required;  

 
4) ADA compliant parking proximate to the entrance must be installed, 

including the required graphics and sign placards; 
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5) During special events, the parking space directly south of the three (3) ADA 
parking spaces at 701 Village West Parkway must be designated a 
temporary ADA parking space; 

 
6) 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; 

 
7) Applicant must keep a current annual Business License/Occupation Tax 

Receipt and Kansas State Lodging Tax; 
 

8) The applicant has filed and must maintain a current business occupation 
tax application and entertainment license; 

 
9) A building permit is required for a permanent structure greater than 120 

square feet. Please contact the Building Inspection Department to begin 
and/or complete that process. The applicant should note that fees may be 
applied to the building permit due to construction of the structure initially 
without permits; 
 

10)  Any business in Wyandotte County that is required to obtain any Special 
Use Permit 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 [27-463 
through 27-470; 27-592 through 27-616; 27-667 through 27-676; 35-468 
through 35-492].  No such business shall use the public right of way for any 
business operation.  Any shared parking with another property is only 
allowed by a properly executed legal document that has been filed with the 
Unified Government and ratified by the City Planning Commission.   Failure 
to comply at all times with parking regulations will result in municipal 
summons, administrative citation, or revocation of the Special Use Permit. 
        

11)  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 
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; 
 

12)  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 
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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, 

 
13)  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. 
 

ATTACHMENTS 
 
Land Use Map 
Aerial Map 
Zoning Map 
Photos of Property Provided by Staff, Dated November 21, 2020 
Site Plan of the Property 
Photos of Property Provided by the Applicant 
Neighborhood Meeting Materials, November 30, 2020 
 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action    Planning Commission  Unified Government Commission   
Public Hearing       
Special Use    April 12, 2021    April 29, 2021 
 
      
STAFF CONTACT:  Michael Farley 
    mfarley@wycokck.org   
 
MOTIONS 
 
I move the Kansas City, Kansas City Planning Commission recommend APPROVAL of 
Petition #SP-2020-100 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:mfarley@wycokck.org
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OR 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND DENIAL of 
Petition #SP-2020-100, 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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LAND USE MAP 
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AERIAL MAP 
 

 
 
 
 
 
 
 

ZONING MAP 
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PHOTOS OF PROPERTY PROVIDED BY STAFF, DATED NOVEMBER 21, 2020 
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SITE PLAN OF THE PROPERTY 
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SITE PLAN OF THE PROPERTY, CONT. 
  

Floor plan of the special 
event space at 701 Village 
West Parkway. 
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PHOTOS OF THE PROPERTY PROVIDED BY THE APPLICANT 
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NEIGHBORHOOD MEETING MATERIALS, NOVEMBER 30, 2020 
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NEIGHBORHOOD MEETING MATERIALS, NOVEMBER 30, 2020 
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