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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:   September 13, 2021 
   
Re:   SP2021-045       
 
GENERAL INFORMATION 
 
Applicant:  
James Sullivan 
  
Status of Applicant:  
Architect 
Sullivan Palmer Architects 
8621 Johnson Drive 
Merriam, Kansas 66202 
 
Requested Action:  
Approval of a Special Use Permit. 
 
Date of Application:  
April 30, 2021 
 
Purpose:  
To request a Special Use Permit to 
allow for auto storage and auto 
maintenance. 
 
Property Location:  
1037 South 26th Street 
Kansas City, Kansas 66106 
 
 

mailto:planninginfo@wycokck.org
http://www.wycokck.org/planning
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Commission District:  Commissioner At Large: Tom Burroughs 
District #6 Commissioner: Angela Markley 

 
Existing Zoning:    M-3 Heavy Industrial District 
 
Adjacent Zoning:    North: M-3 Heavy Industrial District 

South: M-3 Heavy Industrial District and 
Right-of-Way 

East:  M-3 Heavy Industrial District 
West:  M-3 Heavy Industrial District 
  

Adjacent Uses:                   North: Single-family residence 
                   South:   Parking lot for railway right-of-way 
          East:   Vacant lot; Single-family residences 

West:  Industrial businesses 
 
Total Tract Size:   1.1 Acres  
 
Master Area Plan: The subject property is within the City-Wide Master 

Plan. 
 
Master Plan Designation:   The City-Wide Master Plan designates the property 

as Industrial. The Industrial land use designation 
allows a variety of uses including manufacturing, 
warehouse, distribution, outdoor storage, salvage, 
and limited related commercial and service uses such 
as truck stops, service stations, and convenience 
stores. The Industrial land use designation 
discourages all residential uses. 

 
Major Street Plan:   The Major Street Plan classifies South 26th Street as 

a Local/Neighborhood street. 
 
Required Parking: Section 27-470(f) requires paved off-street parking at 

a ratio necessary to serve the employees, visitors, 
customers and others who may be on the premises. 
The ratio will vary among occupants and will be 
determined by the Director of Planning after receipt of 
a summary of parking needs and characteristics 
prepared by the owner or initial occupant. In no case, 
however, shall less than one space for each 500 
square feet of building area be provided. For buildings 
larger than 20,000 square feet, only one space for 
each 1,000 square feet needs to be provided for 
increments between 20,000 and 50,000 square feet. 
For buildings larger than 50,000 square feet, the 
parking required for increments over 50,000 square 
feet will be determined by the Director of Planning. 
Where questions arise concerning increments over 
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50,000 square feet, the Unified Government Board of 
Commissioners shall make the final determination 
upon recommendation of the Planning Commission. 
Commercial uses shall provide parking as would be 
required in the C-3 district. The current structure on 
the property has a floor area of 3,444 square feet, 
which requires at least seven (7) parking spaces, in 
addition to the parking needed to hold all vehicles on 
the property. With the proposed building addition, the 
total number of required parking spaces will be 15, in 
addition to the parking needed to hold all vehicles on 
the property. The proposed parking plan shows 20 
spaces on the subject property, tow (2) of which are 
ADA-compliant. 

 
Advertisement:     The Wyandotte Echo – May 20, 2021, June 17, 2021, 
     July 15, 2021, and August 19, 2021 

Letters to Property Owners – May 21, 2021, June 17, 
2021, July 16, 2021, and August 20, 2021 

 
Public Hearing:    September 13, 2021 
 
Public Support:   None to date. 
 
Public Opposition:   None to date. 
 
PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, James Sullivan with Sullivan 
Palmer Architects, is requesting a Special Use Permit to allow auto maintenance and 
auto storage at 1037 South 26th Street. A paved driveway apron will allow vehicles to 
access the building from South 26th Street. The site plan proposes a building measuring 
80’ x 50’, a total of 4,000 square feet. There is a pre-existing building in the southeast 
corner of the subject property, measuring 3,321 square feet. Both buildings are 
collectively served by 20 parking spaces, two (2) of which are ADA-compliant. 
 
City Ordinance Requirements: Article VIII Sections 27-592 through 27-606 
 
Code Enforcement History: There are no outstanding Notices of Violation attached to 
this property. The subject property has been previously cited by Code Enforcement: 

• May 11, 2021- Enforcement Complaint 
• June 26, 2020- Other Multiple Violations 
• February 20, 2020- Other Multiple Violations 
• October 26, 2017- Other Multiple Violations 
• August 1, 2013- Environmental: Weeds 
• July 18, 2007- Weeds & Improper Fencing 

 



SP2021-045 September 13, 2021 4 

FACTORS TO BE CONSIDERED 
 

1. The Character of the Neighborhood. 
 

The subject property is within the Santa Fe Statistical Neighborhood and is not 
within a Neighborhood Group. The neighborhood is zoned industrial but is 
adjacent to two (2) single-family residences to the east (across the alley) and 
adjacent to another single-family residence to the north. The other surrounding 
properties are used for industrial purposes. 
 

2. The zoning and uses of properties nearby and the proposed use’s expected 
compatibility with them. 
 
The subject property is zoned M-3 Heavy Industrial District, which is compatible 
with most nearby properties, but is not compatible with the properties 
immediately to the north and east, which are single-family residences. 
Furthermore, expansion of an industrial use on to a 0.14-acre parcel flanked by 
residential uses is not compatible with those uses.  
 

3. The suitability of the property for the uses to which it has been restricted.  
Will removal of the restrictions detrimentally affect nearby property? 
 
Records show the subject property has been used for industrial and automotive 
purposes since 2002. The location of the parcel within an industrial area makes it 
a suitable use. The location of the subject property directly south of two (2) 
single-family residences, however, does not make it a suitable location for use as 
an expansion of a heavy commercial or industrial business. 
 

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

The subject property is not vacant. 
 

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

Special Use Permits are not addressed in the City-Wide Master Plan, but the 
Industrial land use designation does allow for a wide range of industrial uses, 
which includes automotive-related businesses (i.e., outdoor storage, salvage, 
and limited automotive services). Therefore, the proposed use is in conformance 
with the City-Wide Master Plan. 
  

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. 
 
Expansion of the existing on-site facilities may increase traffic due to the capacity 
to hold and service more vehicles. All vehicle traffic will either have to enter or 
exit on South 26th Street or through the alley between South 25th and 26th 
Streets, respectively. Site photos of the property show that the alley is suffering 
from overgrowth. In its current state, the alley could not see any increase in 
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vehicular traffic. The applicant must clean up the alley before it can be used as 
part of the access network to and from the property. 
 

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 expansion on the parcel of an existing automotive business may be 
necessary for the owner’s convenience. Expanding an automotive use for an 
operating business within the same parcel by constructing a second building will 
have minimal impact on the surrounding properties, expect for the single-family 
residence directly east of the proposed building. A new building, in addition to the 
proposed expansion of the business to 1032 South 25th Street, will effectively 
hem in a residence that is already surrounded by industrial properties and uses. 
So long as the noise, lights, and visual appearance of the proposed uses and 
building are kept from the neighboring residence by heavy landscape buffering 
along the southern portion of the eastern fence line, then the appropriate use, 
visual quality, or marketability of the adjoining property will not be further injured 
substantially or permanently.   
 

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. 

 
Lights from the business, car lot, and on-site cars interfere with surrounding 
residences in the evening. The applicant has not submitted a lighting plan for the 
proposed building, so Staff cannot make a full determination of the potential 
lighting issues. The landscape plan provided by the applicant is a start, but a 
landscape plan of the full parcel is required in order to demonstrate the 
landscape buffering between the property’s uses and the single-family residence 
to the north. Furthermore, noise, dust, and vibrations are common negative 
externalities associated with automotive-related businesses. The business owner 
can mitigate such externalities by conducting all automotive repairs completely 
within a building with garage doors closed. 
 

9. Whether the proposed use will pollute the air, land or water. 
 
Anywhere cars are gathered for parking, storage, repair, or salvage purposes 
can result in air, land, and water pollution. Mitigation measures such as the 
installation of an oil-water separator within every building is required. 
 

10. Whether the use would damage or destroy an irreplaceable natural 
resource. 
 
The subject property is directly south of two (2) properties that are used for 
residential purposes. Constructing a 4,000-square foot building in addition to the 
existing building could increase the intensity of use of the property. Parking plans 
show a surfaced parking lot, which will increase in impermeable surface area 
may cause stormwater to runoff in greater quantities or different patterns. Due to 
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the effects this runoff could have on the adjacent properties, the applicant must 
submit a water runoff plan to prove that such effects will be mitigated and will not 
occur. The applicant must also submit a revised parking plan demonstrating the 
surface material and use of the northern portion of the property. The current 
parking plans fail to show details about this portion. 

 
11. The relative gain to the public health, safety, and welfare as compared to 

the hardship imposed on the individual landowner or landowners. 
 

Expanding an automotive-related use on the parcel of a current business will 
likely not will impose a great hardship on the nearby single-family residences. 
The applicant has not stated the exact proposed use for the subject property, so 
Staff cannot be completely sure of the magnitude of the gain such expansion 
would be to the business owner. Therefore, with all current information available 
to Staff, it is unclear if the gain to the business owner from expanding the 
physical size of the business outweighs the harm caused to the local residents 
and homeowners.  
 

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

 
In a visit to the property Staff found a property filled with cars and semi-truck 
cabs parked on a crumbling paved surface. The property is already overcrowded, 
and this issue may only be rectified by parking the vehicles in designated spaces, 
a solution that has its start in the applicant’s parking plan.  
 

PREVIOUS ACTIONS 
 

• SP-2017-45 (expired Special Use Permit for semi-truck parking and mechanic 
shop) 

 
NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting 10 AM on May 29, 2021, at 1037 South 26th 
Street. Attached is the list of persons who attended the meeting, minutes, affidavit 
and/or submitted comments to the applicant (see Attachments section of this report). 
 
KEY ISSUES 
 
Adjacent Residential Uses 
Buffering 
Landscaping 
Lights and Noise 
Off-Site Striped Parking 
Overcrowding of the Land 
Property Maintenance Compliance Issues 
Stormwater Runoff Plan 
Vehicular Access 
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STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 

 
General: 

 
1) Provide greater detail about the proposed uses for 1037 South 26th Street. What 

services will be provided within the building? Are those services available to the 
public or are they only intended for work on vehicles that the business owns? 
 
Applicant Response: This property is currently used as a truck repair business, 
with this proposal requesting a building for enclosing portions of the repair 
activities. This property has been used for auto and truck repair for many years. 
 
Staff Response: This Special Use Permit application is for a new special use 
that is unrelated to previous uses, due to the fact that the previous Special Use 
Permit, SP-2017-45, has expired. 
 

2) Submitted site plans appear to show a new building in the southeast corner of 
the subject property, measuring 50’ x 50’. This appears to be different than the 
existing building in the southeast corner of the property, which has a covered 
area of approximately 84’ x 41’. Will the current building be demolished, and the 
proposed building constructed? Or will the current building simply be modified?   
 
Staff Response: Revised site plans have clarified Staff questions. The revised 
site plans can be found in the Attachments section of this report. 
 

3) Provide revised plans demonstrating the following: 
a. The submitted landscaping plan (see the “Attachments” section of this 

report) must comply with Section 27-470(h): “All land area that is not 
covered by buildings or otherwise surfaced shall be brought to a finished 
grade and landscaped. Six-foot high architectural screening in 
combination with a buffer area is to be provided along all side and rear 
property lines common to or across an alley from residentially zoned 
property.” Demonstrate the use and landscaping of the entire parcel, 
notably the portion of the parcel north of the planned parking lot. 

b. Sidewalks must be installed along South 26th Street for the entire length of 
the subject property. Provide a revised site plan demonstrating this 
addition to the sidewalk. 

c. The proposed entrance to the alley east of the subject property is not 
accessible if some of the designated parking spaces are in use. Provide a 
revised parking plan that allows simultaneous use of the parking spaces 
and the drive aisle, and which complies with all relevant ordinances, 
specifically Sections 27-667 to 27-676.  

d. There must be street trees and landscaping along the right-of-way on the 
north portion of the subject property in a manner similar to the proposed 
trees and landscaping on the south portion. Provide a revised landscaping 
plan that demonstrates this expansion of the trees and landscaping 
scheme. 
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Staff Response: Revised landscaping plans have been received and can be 
found in the Attachments section of this report. 
 

4) The submitted trash enclosure design (see the “Attachments” section of this 
report) shall continue to comply with all relevant ordinances, including Section 
27-699(b)(5): Screening of outside trash bins or trash containers. All outside bins 
or trash container areas must be completely enclosed by an architectural screen 
to a height not less than the height of the bin or container. No trash enclosures 
may be located in required yards adjacent to street right-of-way. In commercially 
and industrially zoned areas where the trash container will not be visible from off 
the property due to other screening or topographic conditions and will not be 
visible from public parking or pedestrian areas on the site, such trash bin 
screening need not be provided. In industrially zoned areas where the trash 
container will not be visible from residential property and where such containers 
are kept directly alongside the building and in a well-kept manner, such 
screening need not be provided. 
 
Staff Response: Revised site plans have been received and can be found in the 
Attachments section of this report. 

 
5) Per Section 27-675(a), the following parking improvement and maintenance 

conditions apply to this case: 
a. All parking, loading and maneuvering areas except those serving single-

family dwellings or agricultural uses shall be graded and surfaced with a 
permanent bituminous or concrete pavement; 

b. The minimum such surface shall be two (2) inches of asphalt over six (6) 
inches of compacted gravel. The unified government engineer shall 
determine acceptable alternatives;  

c. All parking spaces shall be clearly marked; 
d. All improvements shall be designed and constructed as necessary to 

prevent dust, erosion, excessive water flow across streets or adjoining 
property, and to control traffic; 

e. All off-street parking, loading and maneuvering areas shall be physically 
restricted to paved areas through the use of wheel stops or curbing, 
unless, in the opinion of the unified government engineer, wheel stops 
would create drainage problem; 

f. Failure to keep such areas in satisfactory condition that is free from holes, 
clearly delineated, etc. shall constitute a violation of this article; and,  

g. A less but dust-free standard of improvement may be permitted by the 
unified government engineer for industrial storage yards used exclusively 
for inoperable vehicles, parts, building materials, supplies and equipment 
of heavy construction equipment and not for parking, loading or 
maneuvering.    

 
6) Provide a stormwater runoff plan, demonstrating the changes in surface water 

runoff after the construction of the building and the steps taken to address such 
changes in runoff onto the adjacent properties and rights-of-way. 
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Applicant Response: A stormwater runoff plan will be provided. 
 
Staff Response: The stormwater runoff plan must be provided to Staff by August 
18, 2021, per the Special Use Permit 2021 deadline calendar. 
 

7) Provide more current photographs of the property, not just screenshots from 
online street views. 
 
Staff Response: Site photos not received. 
 

8) SP2021-045 initially appeared before the City Planning Commission on June 14, 
2021. The case was approved, subject to all listed conditions, and appeared 
before Board of Commissioners on July 1, 2021. By the time the case was heard 
by the Board of Commissioners, the applicant had proposed a revised site plan 
that required the case to be remanded to the City Planning Commission to be 
reheard. Instead, the case was held over by the Board of Commissioners for 30 
days and was reheard by the same body on July 29, 2021. At this Board of 
Commissioners meeting, the case was remanded to the August 9, 2021 City 
Planning Commission meeting in order to be reheard, due to the revised site 
plans submitted by the applicant. Before the August 9, 2021 meeting, the 
applicant requested a 30-day holdover in order to submit revised site plans to 
Staff. The applicant has successfully submitted revised site plans. 

 
Standard Conditions: 
 
1) According to Sec. 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. 
 

2) 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. 

 
3) The applicant must file and maintain a current business occupation tax 

application and entertainment license. 
 

4) 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 
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result in municipal summons, administrative citation, or revocation of the Special 
Use Permit. 

 
5) 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. 
 

6) 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. 
 

7) 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.  

 
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 approval: 
1) 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. 

 
Property Maintenance Compliance Comments: 
 

1) No issues with the subject property. 
 
Wyandotte County Conservation District Comments: 
 

1) For full Conservation District comments, see the Wyandotte County Conservation 
District Letter to the Director of Planning (see “Wyandotte County Conservation 
District Letter, Dated May 18, 2021” in the Attachments section of this report). 
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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 SP2021-045 subject to all comments and 
suggestions outlined in this staff report, and summarized by the following conditions: 
 

1) Per Section 27-470(b)(7), extended or dead storage of motor vehicles 
requires a Special Use Permit. The applicant has not identified extended or 
dead storage of motor vehicles in their Special Use Permit application. 
Therefore, all vehicles stored on the subject property must be operable; 

2) The revised parking plan submitted by the applicant to Staff shows 20 total 
parking spaces in two (2) separate parking lots on site, which exceeds the 
M-3 zoning district parking minimum. Two (2) of these parking spaces are 
ADA-compliant, one (1) at each grouping of parking spaces. This parking 
arrangement must be maintained; 

3) The applicant must comply with the respective site, parking, landscaping, 
and turning plans as submitted to Staff in this report, unless written 
conditions in this report and/or modifications made by the City Planning 
Commission, or the Board of Commissioners supersede the plans; 

4) Per Section 27-593(b)(20)c.1.ii, commercial uses in new buildings in 
industrial districts shall be subject to commercial design guidelines. 
Therefore, the proposed building must conform to the Commercial 
Development Guidelines Overlay District, Sections 27-573 through 27-578; 

5) Per Section 27-593(b)(20)c.2, modifications shall be made to the existing 
building: 
a) Restoring original brick, 
b) Any necessary repair of the façade, 
c) New doors or windows if existing fixtures are in disrepair, 
d) Substantial effort beyond simply painting the building is necessary. 

Brick structures must be cleaned, paint removed, and tuck pointed, and 
e) For non-brick buildings in addition to paint, additional architectural 

embellishments such as a brick wainscot may be required; 
6) The landscaping plan shall continue to comply with Section 27-470(h): “All 

land area that is not covered by buildings or otherwise surfaced shall be 
brought to a finished grade and landscaped. Six-foot high architectural 
screening in combination with a buffer area is to be provided along all side 
and rear property lines common to or across an alley from residentially 
zoned property.”; 

7) The site landscaping is required to meet the Commercial Design Guidelines 
Overlay District per Sec. 27-593(b)(20)a.2. The total quantity of trees is 
exclusive of the street tree requirement and buffering/screening 
requirements. This can and will be resolved during building permitting with 
the Development Review Committee; 
Per the submitted landscaping plan, a sidewalk must be installed along the 
frontage of the subject property; 
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8) Per Section 27-673 (c), the City Planning Commission may require that a 
parking area be screened on any side where it may adversely affect 
adjacent property, by a wall, screen planting, or fence of a height that the 
commission deems adequate; 

9) The stormwater runoff plan, demonstrating the changes in surface water 
runoff after the construction of the building and the steps taken to address 
such changes in runoff onto the adjacent properties and rights-of-way, 
must be provided to Staff by September 22, 2021. 

10)  Improve the alleyway from the northern-most point adjacent to the subject 
property to the intersection with Argentine Boulevard; 

11)  Parking of the automobiles under heavy service, repair, or mechanics shall 
not be placed within a required parking/paving setback area and shall not 
reduce the capacity of a parking lot below that required in the M-3 Heavy 
Industrial Zoning District; 

12)  Parking shall be upgraded to current standards and regulations including 
medians, landscaping, and screening; 

13)  Each automobile shall be in a striped, designated parking space, trucks 
shall not be parking on the existing gravel surface. Please revise the area 
labeled truck storage to show paved surfaces. At a minimum all drive aisles 
must be paved and asphalt millings provided for all storage areas; 

14)  All salvage, debris, and outdoor storage shall be removed from the site 
and the site shall be maintained in an orderly manner.  The truck storage 
shall include only operable trucks and trailers; 

15)  According to Sec. 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; 

16)  Per Section 27-673(a), any lights used to illuminate the parking area shall 
be so arranged, located, or screened as to direct light away from any 
adjoining or abutting residential district. 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; 

17)  The applicant must file and maintain a current business occupation tax 
application and entertainment license; 

18)  A Right-of-Way permit is required for construction that requires either 
temporary use or alteration of the public right-of-way. Please contact the 
Public Works Department at (913) 573-5311 to begin that process; 

19)  Any automotive-related business in Wyandotte County that is required to 
obtain any Special Use Permit, shall be responsible to ensure that the 
business operations are at all times compliant with all applicable local 
ordinances and State Statutes and Regulations (Section 27-463 through 27-
470; 27-592 through 27-616) (KSA 65-3424, KAR 28-29-29 through 28-29-33). 
Proof of proper disposal of waste tires with a Kansas State permit-holding 
waste tire collector or waste tire processor is required to be maintained at 
the management office and provided to any enforcement staff upon 
request; 
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20)  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; 

21)  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; 

22)  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, 

23)  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. 

 
ATTACHMENTS 
 
Land Use Map 
Aerial Map 
Zoning Map 
Photos of the Property Provided by Staff, Dated May 23, 2021 
Plans Submitted by the Applicant 
Applicant Response to Staff Comments, Dated June 1, 2021 
Wyandotte County Conservation District Letter, Dated May 18, 2021 
Neighborhood Meeting Materials, Dated May 29, 2021 
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REVIEW OF INFORMATION AND SCHEDULE 
 
Action    Planning Commission  Unified Government Commission   
Public Hearing       
Special Use    September 13, 2021   September 30, 2021 
 
      
STAFF CONTACT:  Michael Farley 
    mfarley@wycokck.org   
 
MOTIONS 
 
I move the Kansas City, Kansas City Planning Commission recommend APPROVAL of 
Petition SP2021-045 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 SP2021-045, 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:mfarley@wycokck.org
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LAND USE MAP 

 



SP2021-045 September 13, 2021 16 

AERIAL MAP 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

ZONING MAP 
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PHOTOS OF THE PROPERTY PROVIDED BY STAFF, DATED MAY 23, 2021: EXTERIOR 
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PHOTOS OF THE PROPERTY PROVIDED BY STAFF, DATED MAY 23, 2021: INTERIOR 
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PHOTOS OF THE PROPERTY PROVIDED BY STAFF, DATED MAY 23, 2021: ALLEY 
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PLANS SUBMITTED BY THE APPLICANT:  
SITE PLAN, BLOCK PLAN, FLOOR PLAN, ELEVATIONS, AND SIDEWALK DESIGN 
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PLANS SUBMITTED BY THE APPLICANT: BLOCK PLAN 
 

The alley the entire 
length of the parcel 
must be clear and 
free of vegetation 
or debris. 



SP2021-045 September 13, 2021 22 

 
PLANS SUBMITTED BY THE APPLICANT: SITE PLAN 
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PLANS SUBMITTED BY THE APPLICANT: ELEVATIONS 
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PLANS SUBMITTED BY THE APPLICANT: FLOOR PLAN 
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PLANS SUBMITTED BY THE APPLICANT: SIDEWALK DESIGN AND VICINITY MAP  
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PLANS SUBMITTED BY THE APPLICANT:  
TRUCK TURNING PLAN, LANDSCAPING PLAN, MATERIAL DESIGN, AND PHOTOS 
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PLANS SUBMITTED BY THE APPLICANT: TRUCK TURNING PLAN 
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PLANS SUBMITTED BY THE APPLICANT: LANDSCAPING PLAN 
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PLANS SUBMITTED BY THE APPLICANT: MATERIAL DESIGN AND PHOTOS OF THE PROPERTY 
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APPLICANT RESPONSE TO STAFF COMMENTS, DATED JUNE 1, 2021 
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APPLICANT RESPONSE TO STAFF COMMENTS, DATED JUNE 1, 2021, CONT. 
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WYANDOTTE COUNTY CONSERVATION DISTRICT LETTER, DATED MAY 18, 2021 
 



SP2021-045 September 13, 2021 33 

WYANDOTTE COUNTY CONSERVATION DISTRICT LETTER, DATED MAY 18, 2021, CONT. 
 



SP2021-045 September 13, 2021 34 

NEIGHBORHOOD MEETING MATERIALS, DATED MAY 29, 2021 
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NEIGHBORHOOD MEETING MATERIALS, DATED MAY 29, 2021, CONT. 
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