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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: May 9, 2022 
 

Re: Petition SP2021-069 
 

GENERAL INFORMATION 
 

Applicant: 
Prabhjot Singh Padda 

 
Status of Applicant: 
Business Owner 
United Truck Repair 
451 South 14th Street 
Kansas City, KS 66105 

 
Requested Action: 
Renewal of a Special Use Permit. 

 
Date of Application: 
September 23, 2021 

 
Purpose: 
Continuing to operate a semi-truck light 
repair shop and truck and trailer parking 
lot. 

 
Property Location: 
451 South 14th Street 
Kansas City, KS 66105 
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Commission Districts: Commissioner At Large, District #2: Tom Burroughs 
District #2 Commissioner: Brian McKiernan 

 
Existing Zoning: M-3 Heavy Industrial District 

 
Adjacent Zoning: North: M-3 Heavy Industrial District 

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

 
Adjacent Uses: North: Shipping Container and Industrial Storage 

Yard 
South: Material handling equipment supplier 
East: Building Scaffolding Sales Business 
West: Silica and Aggregate Processing Plant 

 
Total Tract Size: 2.07 Acre 

 
Master Plan Area: Armourdale Area Master Plan 

 
Master Plan Designation: The Armourdale Area Master Plan designates this 

property as Heavy Industrial. Heavy Industrial allows 
the development of limited industrial uses with an 
emphasis on protecting adjacent residential 
neighborhoods. 

 
Major Street Plan: The Major Street Plan classifies the portion of South 

14th Street that is north of Kansas Avenue as a Local 
Street. Kansas Avenue is a Class B Thoroughfare. 

 
Parking Requirement: Section 27-470(f) requires the use of off-street 

parking and that commercial uses require parking in 
compliance with Section 27-467(e). Section 27- 
467(e) requires all uses to provide off-street parking 
at a ratio of four (4) spaces per 1000 square feet of 
building area. Section 27-466(c)(5) also specifies that 
automotive servicing uses require off-street parking 
with a ratio of four (4) spaces per 1000 square feet of 
total building area. The code requires10 Spaces. The 
applicant is providing 12 Spaces (Subject to review of 
revised plans provided by a design professional). 

 
Advertisement: The Wyandotte Echo – October 14, 2021 

Letters to Property Owner – October 15, 2021, 
November 2, 2021, December 6, 2021, January 5, 
2022, and February 7, 2022 
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Public Hearing: May 9, 2022 
 

Public Support: None to date. 
 

Public Opposition: None to date. 
 

PROPOSAL 
 

 

Detailed Outline of Requested Action: The applicant, Prabhjot Singh Padda, Business 
owner of United Truck Repair, is requesting to renew a Special Use Permit to continue 
operation of a Light Repair Business on semi-trucks and Repair Shop Parking. 

 
City Ordinance Requirements: 27-464 through 27-470 and 27-592 through 27-606 

 
FACTORS TO BE CONSIDERED 

 

 

1. The Character of the Neighborhood. 
 

The character of the neighborhood is comprised of industrial uses and 
commercial businesses and residential uses. 14th Street is local street in the 
Armourdale area that is accessed primarily from the south by Kansas Avenue, a 
Class B Thoroughfare. It is a horizontal mixed-use, sub-urban neighborhood 
with residential, commercial, and industrial uses. 

 
2. The zoning and uses of properties nearby and the proposed use’s expected 

compatibility with them. 
 

The zoning and uses of properties nearby are set out above. The proposed use 
is considered to be compatible with the nearby uses if the development includes 
all the required property upgrades and is managed properly. There are 
residential houses in the blocks south of this property 

 
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 property is suitable for automotive uses given the existing adjacent industrial 
uses and nearby access to a Class B Thoroughfare. This is a first renewal 
request of an automotive business on an industrial property that does have the 
potential to detrimentally affect nearby property with residential uses. By 
ordinance, a Special Use Permit is required. 

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

 
The property was vacant between 2017 and 2019. The property was previously 
used as an automotive salvage business from 1988 to 2017. The present 
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business of Semi-Truck repair began in 2019 under mandatory special use 
permit. The property is an existing lot in a built-out industrial area. 

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

 
Special Use Permits are not addressed in the Master Plan. New establishment, 
expansion, or relocation of Automotive uses require a Special Use Permit prior to 
operation pursuant to Ordinance O-42-15 as specified in 27-593(b)(19-20). 
The Armourdale Master Plan designates the land at 451 South 14th Street for 
Heavy Industrial and directs the area to support adjacent existing residential 
neighborhoods. It also emphasizes the improvement of local streets to handle 
industrial traffic. 

 
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. 

 
Continuing the existing use will likely result in the increase of vehicular traffic. 
The additional vehicular traffic created by the existing use is not expected to 
result in the increase of traffic to the point where it would impact the capacity of 
the Local Street and accessible Class B Thoroughfare. There is also the 
question about the continued impact from larger vehicles, tow trucks, and trash 
trucks needing to access the property for vehicle pick up or delivery and trash 
servicing. The site specializes in large trucks but provides only one main 
entrance off of South 14th Street that is accessible to traffic via an uncontrolled 
and unmarked street from Kansas Avenue to the south or through a residential 
neighborhood using Scott Avenue. 

 
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 nor welfare 
of the public because the large truck maintenance and storage on the existing 
property will lead to higher use density and difficulty in screening the use from 
public view. The proposed use will likely substantially or permanently injure the 
appropriate use, visual quality, or marketability of adjoining property if not 
managed properly. 

 
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, vibration, dust, and illumination are normally associated with the proposed 
uses, and it will likely be an issue to surrounding uses given the poor condition of 
the improved surfaces on the property and the lack of dust control measures in 
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place. Continuation of the use will likely create problems for nearby properties if 
not properly managed, dust mitigated, and screened. 

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

 
The proposed use may pollute the air, land or water if not managed properly. The 
proposed use is often associated with the potential for chemical leaks, hazardous 
waste, and runoff. The larger vehicle size increases the volume of potential 
chemicals on site. The property is in a low elevation area with poor stormwater 
drainage that will need to be considered. Unless improved surfaces are upgraded 
to current standards and thereafter managed properly and cleaned in a timely 
manner, groundwater contamination will be a problem since there are multiple 
places that can allow direct seepage directly into the ground. 

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

resource. 
 

The proposed use should not result in the damage or destruction of an 
irreplaceable natural resource as it is locating in an existing, built-out mixed-use 
industrial and residential area. 

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

the hardship imposed on the individual landowner or landowners. 
 

If this Special Use Permit is denied, the applicant will have to relocate the Semi- 
Truck and Trailer Repair and Storage business to another location under a 
mandatory Special Use Permit. The relative gain to the public health, safety, and 
welfare as compared to hardship imposed on the landowners is minimal. 

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

undue concentrations of population. 
 

Given the size of the property, the proposed use should not result in the 
overcrowding of land if it is properly managed and operates within the required 
conditions. The parking of trucks and trailers on site may become an issue if not 
managed properly. The proposed use will not cause undue concentrations of 
population as it is an industrial use. 

 
PREVIOUS ACTIONS 

 

 

Special Use Permit SP-2019-82 (expired September 26, 2021) 
 

NEIGHBORHOOD MEETING 
 

 

The applicant held a neighborhood meeting at 451 South 14th Street on October 25, 
2021. 
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The applicant stated that no one attended the meeting. Attached are the meeting 
minutes, affidavit and/or submitted comments to the applicant. 

 
KEY ISSUES 

 

 

Pedestrian Access 
Noise, illumination, and vibration 
Site access 
Parking and Storage Inventory management and vehicle condition 
Site management and control of wastes 
Building upgrades, parking lot upgrades, and property upgrades compliant with 
Commercial Design Guideline standards 
Stormwater Management in a low elevation and/or flood hazard area 
Conformance with City-Wide Master Plan 
Screening from adjacent public right of way 

 
Applicant Provided Comments to the Key Issues section(transcribed):  
we don’t have any pedestrian traffic and street is close[sic] 
We don’t have that issue as its not body shop it’s just repair shop we don’t have any 
issue at all 
Site access is all cleared we usually don’t use the front door we are using back door as 
front door 
parking lot is repaired with milling material and lines with parking lines 
Waste bin on south fence not visible from street now only using it for general waste from 
drivers or customer 
Working on it 
Will mention on site plan 
Working on it 

 
STAFF COMMENTS AND SUGGESTIONS 

 

 

Planning and Urban Design Comments: 
 

General Planning: 
1. Describe your proposed use in detail. Include scope of services provided, scale 

of operation and numbers of vehicles, number of expected employees, etc. 
Include any changes or increases since the previous special use permit. 

 
Applicant Response: We are running repair for repairs on semi-trucks most of 
them are from our own fleet, we got some of the outside customers would like us 
to work on them sometimes. We are family owned and family running business, 
me my dad and brother work together, and we hired one extra help few weeks 
ago. 

 
2. The application document states both light maintenance on semi-trucks and 

repair shop parking. Will this include maintenance and/or repair on semi-trailers? 
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Will you store detached trailers other than those paired with semi-trucks under 
repair? Provide a thorough description of the proposed use on the property, the 
business involved, what activities are proposed, how those areas will be 
accessed, how that use will interact with the repair business. 

 
Applicant Response: At the moment we are only working on semi-trucks we 
really no working on trailer due to shortages in trailer technicians or mechanics, 
most of trucks come to shop they all come just trucks, only few come with trailer 
and when we work on any truck we always detach the trailer on appropriate spot 
on north of the lot. South side of fence is allocated for customers cars parking 
and employees car parking .as for repairs, we repair electrical issues on engines, 
change tires, do the inspections, check for air leaks, change air hoses, brake 
chambers brakes drums, repair engine faults, etc. 

 
3. This Special Use Permit will apply only to 451 South 14th Street.  There cannot 

be any shared work, inventory, storage, or property access with another business 
or another property under this Special Use Permit. 

 
Applicant Response: We are aware of that and there are no other third party 
business involved on our lot at all. 

 
4. Will trucks or trailers ever be towed to the shop from accidents or in states of 

disrepair? 
 

Applicant Response: No, we don’t work on any bodywork, no accidental trucks or 
trailer will ever be towed to our lot. 

 
5. Where will customers park and pick up and drop off vehicles at this business? 

Ten (10) required parking spaces for customers, employees, and the public must 
be provided on the property. ADA Accessible parking space(s) are required to 
be provided on the property. Where will those parking spaces be located? 
Planning Staff and Planning Engineering are requesting that the applicant 
provide a site plan from a design professional to show the location of parking 
spaces on the property. 

 
Applicant Response: We allocate the customer car parking near south Side near 
fence. Customers drop trucks on front of shop according to appointment time, we 
don’t make too much crown on lot or in front of shop they allocated with time 
frame to bring trucks. Our engineer working on site palsy and will provide asap. 

 
6. How many trucks do you intend to have on the property under repair at any time? 

How many detached trailers do you intend to have on the property for parking or 
storage at any time? 

 
Applicant Response: Around 3 trucks trailers to 6 trucks and trailers. 
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7. What are your intended hours of operation? 
 

Applicant Response: We open 9:00 am to 6:00 pm. Monday to Friday and on 
Saturday 9:00 am to 4:30 pm and we are close on Sunday. 

 
8. Must register and maintain annually a business license with the Business 

Licensing Department for all uses on the property. 
 

Applicant Response: Yes, we already registered everything with local 
business license committee and with IRS and proper training and qualification 
certifications. 

 
9. This Special Use Permit applies to maintenance for large trucks. Maintenance, r 

repair, or storage of regular passenger vehicles is not included in this permit and 
is not allowed on the property. Only passenger vehicles that belong to 
customers, employees, or the public patronizing this business may be parked on 
the property and must be parked in designated and striped parking stalls. 

 
Applicant Response: We only working on semi-trucks we are not working on any 
regular passenger vehicles at all. 

 
10. No truck or trailer repair or servicing is allowed outside of the building in public 

view. 
 

Applicant Response: Yes, we are aware of that we are working outside in front of 
public. 

 
11. Inoperable trucks are only allowed to be stored inside the enclosed building or in 

the rear of the lot and only if they can be fully obscured from public view by a 
required eight (8) foot tall architectural screening fence to the same standards for 
a salvage yard operation. Any inoperable vehicles may not be stored outside 
unless they are completely screened from view in accordance with 27-470 and 
27-697 through 27-704. Any outside storage may not reduce the availability of all 
required parking space. 

 
Applicant Response: Yes, I am aware of that, and any kind of that truck will 
remove from property immediately if found parked by any customer. 

 
12. The semi-truck and trailer service and repair business must at all times operate 

within the restrictions of a M-3 Heavy Industrial District as detailed in 27-470. 
 

Applicant Response: Yes, we are aware of that, and we are complying with 
that all the time. 
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13. No storage or warehousing of salvage or wrecked automobile parts on the 
property. Storage of salvage parts requires M-3 Zoning and a separate Special 
Use Permit. 

 
Applicant Response: Yes, all that kind of stuff will be immediate removal from 
property if ever found. 

 
14. The Special Use Permit requires a set of Architectural and Civil plans prepared 

by an Architect or Professional Engineer licensed in the State of Kansas. Provide 
a final plan set showing property lines, existing buildings, proposed parking 
spaces, parking count calculations, dimensioned parking lot layout, drive aisles, 
building elevations, fence elevations, gate details, trash enclosure details, 
sidewalks, driveways, truck turning radius details, interior floor plans, landscaping 
plan, irrigation and plant details, etc., as applicable in accordance with UG 
standards and criteria. 

 
Applicant Response: Yes, our updated plans are getting ready will provided in 
few days’ time we already had site from last time only few changed might made 
of parking location other that it’s pretty much same. 

 
15. Vehicles shall not be parked in the right of way of 14th Street in front of the 

property. Vehicles shall not park on 14th Street at any time. 
 

Applicant Response: Yes, will keep in mind for that will not park any vehicles 
anywhere outside lot on street at all. 

 
16. Sec 27-593(b)(19-20)(a-f) requires that a five (5) foot wide sidewalk must be 

installed along the entire frontage of 14th Street from the south property line to 
the north property line. Install a five (5) foot wide pedestrian access walkway 
sidewalk that runs from the sidewalk along 14th Street, through the Architectural 
Screening Fence gate, and east to connect to the main office entrance of the 
building. Sidewalks shall meet all current design criteria and be ADA compliant. 
Applicant is responsible for acquiring all required construction and right-of-way 
permits. 

 
Applicant Response: We are discussing that with urban palling commission that 
street is closed and there is not any sidewalk[sic] on street at all we are 
discussing our options for that we are working on lines marking for the parking 
area. 

 
Staff Comment: Sidewalk installation or improvement is a requirement of 
Ordinance O-42-15, as described in Sec. 27-593(b)(19-20). On January 31, 
2022, in response to complaint from the applicant, Rob Richardson (Director of 
Development Coordination and Customer Service Success) stated to the 
applicant and their agent, that this requirement would be waived based on the 
width of the street. 
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17. 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. 

 
Applicant Response: Yes, we are totally agreeing with that, and we comply with 
that all the time. 

 
18. 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 [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. 

 
Applicant Response: Yes, we comply with that. 

 
 

19. Subject to approval, a $125.00 ordinance publication fee must be submitted to 
the Planning and Urban Design Department (check 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. 

 
Applicant Response: Yes we are agreeing for sure. 

 

20. 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. Given the scope of the improvements 
required on this property, the applicant must complete all conditions of approval 
within nine (9) months of approval of this application. 
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Applicant Response: Yes are comply with everything. 
 

21. The Special Use Permit shall be valid for    X  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. This number is subject to review of building and site plans and review 
of the details of proposed business operation. 

 
Applicant Response: Yes we acknowledge with that. 

 
Staff Comment: The applicant did not comply with conditions of approval of SP- 
2019-82 and the applicant did not submit required design documents or show 
proposed improvements to meet the requirements listed in the Staff Report. 
Therefore, Planning Staff is recommending Denial of this application and no time 
period is recommended here. 

 
Building Architecture: 

1. Provide a comprehensive plan set to include: Site plan, Building floor plan and 
elevations, parking lot layout and parking stall count, and details for sidewalks 
and ADA access. Provide elevation details for fences and columns, landscaping 
plan sheet showing all requirements and commercial design guideline compliant 
elements. Provide a color and materials detail palette for this design. 

 
Applicant Response: None 

 

2. Sec 27-593(b)(19-20)(a-f) requires that all four (4) building facades must be 
upgraded to include a stone or brick wainscotting on the lower third of the 
building. The west façade facing 14th Street must be further upgraded with the 
addition of two new architectural embellishments such as columns. The entire 
west wall must be covered with a secondary masonry material from the 
wainscotting up to the point where the wall meets the roof. The materials shall 
be either brick, stone, or stucco, and in a complimentary color. Repaint the 
existing overhead doors and the front and rear entrance doors. Repaint the 
south, east, and north walls and trim. 

 
a. The Final Staff Report for the previous permit SP-2019-82 included an 

earlier version of this requirement. The applicant acknowledged the 
requirement. At the time of this report, no masonry wainscotting had ever 
been installed on the building. The applicant must comply with this 
requirement. 
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From SP-2019-82 (Planning Comment #4): “Façade improvements are 
required to bring the building closer into compliance with the 
Commercial Design Guidelines. A 4-foot brick wainscot is required 
along the exterior building facades. 
Applicant’s Response: Yes, we talked with one 
construction contractor he will work by Friday, will be done 
within 3 days.” 

 
Applicant Response: None 

 
3. Sec. 27-576(e)(2) Exterior building materials shall not include the following: 

a. Smooth-faced grey concrete block, painted or stained concrete block, tilt- 
up concrete panels; 

b. Field painted or prefinished corrugated metal siding; 
 

Applicant Response: None 
 

4. The wall mounted lights on the west wall must be either turned 90 degrees 
downward and have control hoods installed to prevent horizontal glare from 
leaving the property, or the lights must be replaced. 

 
Applicant Response: None 

 

5. Must install and maintain proper parking lot striping and ADA requirements. 
 

Applicant Response: None 
 

6. Provide a scaled site plan indicating designated parking. Every vehicle must be 
in a designated, striped parking space. How many spaces for employee and 
customer parking? How many spaces for repair inventory? Where will vehicles in 
various states of repair/disrepair be stored? The parking lot layout shall show 
designated parking separating the trucks under repair from the customer and 
employee parking. The parking lot details shall show standard parking stall 
dimensions of nine (9) feet wide by eighteen (18) feet long and include 
dimensions for required drive aisles and ADA accessible spaces and access 
aisles. Striped parking stalls for trucks and trailers will be sized to accommodate 
the largest vehicle [tractor and attached trailer] that may be parked or serviced at 
this location. The parking lot will require an architectural screening fence around 
the rear lot if there is to be storage of inoperable vehicles. The parking provided 
shall be prioritized as follows: 
1.) 1st priority to parking stalls for all required off-street parking for customers, 

employees, and the public; 
2.) 2nd priority to parking stalls for outside storage of operable vehicles inventory; 

and, 
3.) 3rd priority to parking stalls for outside storage of inoperable vehicles {only 

allowable if located behind the required architectural screening fence and 
compliant with section 27-470. 
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Applicant Response: None 
 

7. Approval allows no more than a  inventory at this site. This number is still 
subject to review of the revised site plans and parking details. 

 
Applicant Response: None 

 

8. The current condition of the improved surfaces on the property is poor and shows 
wear and damage. The entire site must be paved in either asphalt or concrete. 
Required plan sets should include engineering specifications for asphalt or 
concrete designed to withstand the heavier loading for large trucks and trailers. 
Add interior curbing to the entire parking lot. Add curbed islands at the ends of 
each row or aisle of parking, and include concrete wheel stops at the front of all 
parking stalls for passenger vehicles. Include detail sheets for dimensions and 
placement. All parking spaces for whichever vehicle size must be clearly striped. 

 
Applicant Response: None 

 

Staff Comment: At a design meeting on January 31, 2022, with Planning Staff, 
Director Gunnar Hand, and Director Rob Richardson, the applicant’s proposed 
an alternative standard, where the areas around the building and drive aisles 
where trucks would park and be driven, would be resurfaced in asphalt, and 
other areas on the site where vehicles would not be parked or driven would be 
repaired with asphalt millings. 
Director Hand agreed to review that proposal when it is submitted in the 
requested design documents and to also consider a phased development plan if 
the applicant submits a full plan set with all details and a clear schedule of 
phased development. The applicant did not submit the required design 
documents. 

 
Landscaping and Screening: 

1. Must plant one (1) shade tree in each of the parking lot islands, in addition to 
other landscape elements and property upgrades to comply with the commercial 
design guideline standards. 

 
Applicant Response: None 

 

2.  All landscape areas on the property, in the parking islands, and 
along the frontage must be served by an installed automatic irrigation 
system. 

 
Applicant Response: None 

 

3. The unimproved area between the west wall of the building and the west property 
fence, from the edge of the southern driveway to a point parallel with the north 
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wall of the building shall be developed as a landscape area and be planted in turf 
grass. 

 
Applicant Response: None 

 

4. Sec 27-593(b)(19-20)(a-f) requires that screening be upgraded to meet 
Commercial Design Guidelines. The west metal screening fence facing 14th 

Street must be upgraded to eight (8) feet tall metal panels and install masonry 
columns every running 32 feet of fence length from the south property line to the 
north property line. Install a pedestrian access walkway gate into the 
Architectural Screening Fence. Masonry columns shall be on each side of the 
drive entrance gate and also the pedestrian access gate. Masonry column 
materials shall match the building wainscotting materials.  The perimeter fence 
on the south, east, and north sides shall be cleaned, cleared of vegetation and 
debris, and repainted in a color matching the building design color palette. 
Include all details in Final Plan Set. Applicant is responsible to obtain all required 
construction permits. 

 
Applicant Response: None 

 

5. Sec 27-699 states, “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.” Include details for 
construction of a trash dumpster enclosure. For an M-3 Industrial District that is 
required to comply with Commercial Design Guidelines, the trash dumpster 
enclosure shall be designed of masonry materials to match those of the building 
design and to include durable gate(s) with metal post, metal frame, and clad in 
color matched metal panel sheeting. The trash enclosure gate(s) shall remain 
closed at all times, except during servicing. Show the location of the enclosure, 
facing direction, service truck access path, and the design details in the Final 
Plan Set. 

 
Applicant Response: None 

 

6. Must plant Twenty-three (23) shade trees on the property. This is in addition to 
the other landscape plan requirements. With the addition of adjacent Rights of 
Way by vacation in 2001, the property at 451 South 14th Street is presently 
mapped showing an area of 2.07 acres, or 90,088.79 square feet. Sec 27- 
593(b)(19-20)(a)(2) states that “Repurposing of structure(s) for heavy 
automotive/truck service, repair, and mechanics” is subject to the following 
criteria: Landscaping, screening, and façade improvements to meet commercial 
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design guidelines. Sec 27-577, Commercial Design Guidelines require 
compliance with the standards for a C-3 Commercial District and “Landscaping 
shall exceed the typical code requirements by at least 75 percent.”. Sec 27-467 
states, “A reasonable amount of landscaping is required on all projects in this 
district with emphasis being placed on screening or otherwise softening the 
visual impact of unsightly areas. Such features shall be depicted on a properly 
prepared plan. Trees are required to be provided at not less than one per 7,000 
square feet of site area. 90,000.79 square feet of property area x (1 tree/7000 
ft2) x (1.75 CDG multiplier) = 23 Shade Trees Required. Each shade tree shall 
be sited in a location where the planting area will provide sufficient space for   
the root ball to establish. That planting area shall be a minimum of 6 feet x 6  
feet in size. For planting areas that are sited within the interior lot, they shall 
each be surrounded by an interior curb. 

a. The Final Staff Report for the previous permit SP-2019-82 included an 
earlier version of this requirement for 19 Shade Trees based on the 
declared 1.75 acre lot size. The applicant acknowledged the requirement. 
At the time of this report, no new shade trees had ever been installed on 
the property. The aerial photography shows that in 2020 there were two 
existing mature trees on the east fence line. In 2021 there is only one 
existing tree. The applicant must comply with requirement #34 following 
the revised tree count calculation shown above. 
 

From SP-2019-82 (Planning Comment #3): “ 
Landscaping is required at a ratio of 1 tree per 7,000 square feet of site 
area. Landscaping requirements cannot be determined at this time 
without a site plan.” 
Applicant’s Response: Yes, we are planting around total 19 trees 
as per city guidelines for 1.72 acres lot and will be done by end of 
this week. 

 
Applicant Response: None 

 

Staff Comment: At the time of last inspection, the applicant has not planted any 
of the required trees on the property. 

 
7. Sec. 27-470 states that, “No equipment, material or vehicles, other than 

operable motor passenger cars, may be kept, parked, stored or displayed  
closer than 25 feet to a street line unless such area is screened from the street 
by a solid fence or other obstruction, set back not less than six feet from the 
street line and not less than three feet in height.” Show on the parking lot plan 
details and the site plan sheet and landscape plan sheet of the Final Plan Set 
the required six (6) foot setback from the inside of the west property fence and 
show the interior curbing installed meeting or exceeding that setback distance. 
The area within the six (6) foot setback from the west property fence will be 
developed as a landscape area and must be planted with turfgrass and trees 
and shrubs and served by the automatic irrigation system. 
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a. The Final Staff Report for the previous permit SP-2019-82 included this 
requirement.  The applicant acknowledged the requirement.  At the 
time of this report, there was no evidence of an established 6 foot 
setback. The applicant must comply with requirement #35. 

 
From SP-2019-82 (Planning Comment #5): “ 
Per Section 27-470(d)(2) No equipment, material or vehicles, other 
than motor passenger cars, may be kept, parked, stored or 
displayed closer than 25 feet to a street line unless such area is 
screed from the street by a solid fence or other obstruction, set 
back not less than six feet from the street line and not less than 
three feet in height. The zoning district regulations call for a fence 
between 6 and 8 feet in height. Provide screening fence details.”  
 
Applicant’s Response: Yes, our lot fence is between six (6) and 
eight (8) feet and we will go according to City Council saying us to 
do and our site plans will include the fence details too. 

 
Applicant Response: None 

 

8. If a separate section of the parking area is to be designated for parking vehicles 
that are inoperable or in a state of disrepair, then that section of the lot is 
required to be behind a solid architectural screening fence with masonry columns 
to meet the Commercial Design Guidelines. 

 
Applicant Response: None 

 

9. The entire width of the property between the west property fence and 14th Street 
which is not covered by the required five (5) foot sidewalk, must be improved with 
turfgrass and continuously maintained. A landscape bed shall be installed 
between the fence and the east edge of the sidewalk and be planted to meet the 
increased requirements of the commercial design guideline standards for number 
and variety of size and species. 

 
Applicant Response: None 

 

Signage: 
1. Must obtain a sign permit for all signage. 

 
Applicant Response: None 

 

2. Must update existing signage for new business name “United Truck Repair”. 
 

Applicant Response: None 
 

3. No attention attracting devices/signage are permitted on-site. 
 

Applicant Response: None 
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4. All businesses located at this property must operate in compliance with the Sign 
Ordinances at all times. 

 
Applicant Response: None 

 

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) 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 DENIAL of Petition SP2021-069 subject to all comments and suggestions 
outlined in this staff report, and summarized by the following items: 

 
1) Applicant did not complete required conditions of approval from SP-2019-82; 
2) Applicant did not respond to all staff report comments; 
3) Applicant did not submit required design documents; and, 
4) Applicant and their agent did not respond to Staff communications. 

 
 

Should the City Planning Commission find cause to approve this application, 
then it would be subject to the following conditions of approval: 
 
1. This Special Use Permit will apply only to 451 South 14th Street.  There 

cannot be any shared work, inventory, storage, or property access with 
another business or another property under this Special Use Permit; 

2. No parking spaces are defined. Ten (10) required parking spaces for 
customers, employees, and the public must be provided on the property.  
ADA Accessible parking space(s) are required to be provided on the 
property.  Where will those parking spaces be located?   Planning Staff and 
Planning Engineering are requesting that the applicant provide a site plan 
from a design professional to show the location of parking spaces on the 
property as specified in Sec 27-667 through Sec 27-776, regardless the 
anticipation of public access or use; 

3. The Hours of Operation are set as: 9:00am to 6:00pm, Monday through 
Friday; 9:00am to 4:30pm Saturday; Closed Sunday; 
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4. Cars, Trucks, and/or Trailers for Sale or Lease Inventory are not allowed on 
the property; 

5. Cars, Trucks, and/or Trailers that are damaged and/or Bodywork are not 
allowed on the property; 

6. Must register and maintain annually a business license with the Business 
Licensing Department for all uses on the property; 

7. The property is limited to a maximum number of six (6) trucks and six (6) 
trailers at any time; 

8. This Special Use Permit applies to maintenance for large trucks.  
Maintenance, repair, or storage of regular passenger vehicles is not 
included in this permit and is not allowed on the property.  Only passenger 
vehicles that belong to customers, employees, or the public patronizing this 
business may be parked on the property and must be parked in designated 
and striped parking stalls; 

9. No truck or trailer repair or servicing is allowed outside of the building in 
public view; 

10. Inoperable trucks are only allowed to be stored inside the enclosed building 
or in the rear of the lot and only if they can be fully obscured from public 
view by a required 8 foot tall architectural screening fence to the same 
standards for a salvage yard operation.  Any inoperable vehicles may not be 
stored outside unless they are completely screened from view in 
accordance with 27-470 and 27-697 through 27-704.  Any outside storage 
may not reduce the availability of all required parking space; 

11. The semi-truck and trailer service and repair business must at all times 
operate within the restrictions of a M-3 Heavy Industrial District as detailed 
in 27-470 and in compliance with all requirements of this Special Use Permit 
in Sec 27-593; 

12. No storage or warehousing of salvage or wrecked automobile parts on the 
property.  Storage of salvage parts requires M-3 Zoning and a separate 
Special Use Permit; 

13. The Special Use Permit requires a set of Architectural and Civil plans 
prepared by an Architect or Professional Engineer licensed in the State of 
Kansas. Provide a final plan set showing property lines, existing buildings, 
proposed parking spaces, parking count calculations, dimensioned parking 
lot layout, drive aisles, building elevations, fence elevations, gate details, 
trash enclosure details, sidewalks, driveways, truck turning radius details, 
interior floor plans, landscaping plan, irrigation and plant details, etc., as 
applicable in accordance with UG standards and criteria; 

14. Should the applicant choose to submit a phased final plan set, it must be 
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complete at time of submission and equivalent to a full final development 
plan that addresses the full scope of all the code requirements, ordinance 
requirements, and requirements of this Special Use Permit.  A phased final 
plan set must include a detailed schedule of work phases and the items that 
will be involved in each phase.  The phased work schedule must specify 
specific timelines and deadlines for completion of work.  Any continued 
failure to adhere to the phased work schedule or complete phased work by 
the specified time will be grounds for revocation or denial of any Special 
Use Permit or other Entitlement on this property; 

15. As policy has required complete design documents and plan sets for review 
before a decision can be made by either the City Planning Commission or 
Board of Commissioners; Should the applicant select to submit a phased 
final plan set, this special use permit application will be considered open 
and “incomplete” until such time as all the design documents and work 
schedules are submitted, reviewed, and approvable.  For as long as this 
special use permit application remains in an “incomplete” status, the 
maximum time period of any approval of current or subsequent Special Use 
Permit will be limited to a maximum of One (1) Year.  Failure to provide all 
required complete design documents within One (1) Year of this application 
[SP2021-069] will be cause for denial of any Entitlement on this property; 

16. Should the applicant submit all required complete design documents, as 
described in items #13, 14, and 15, that are able to be reviewed and after 
receiving approval, then the special use permit application will be 
considered to be in “complete” status.  For as long as the “complete” 
application is based on a phased work completion schedule, the maximum 
time period of any approval of current or subsequent Special Use Permits 
will be limited to a maximum of Two (2) Years into perpetuity until all phased 
work is complete and approved by inspection in accordance with Unified 
Government policy at the time; 

17. Vehicles shall not be parked in the right of way of 14thStreet in front of the 
property.  Vehicles shall not park on 14thStreet at any time; 

18. Provide a comprehensive plan set to include: Site plan, Building floor plan 
and elevations, parking lot layout and parking stall count, and details for 
sidewalks and ADA access. Provide elevation details for fences and 
columns, landscaping plan sheet showing all requirements and commercial 
design guideline compliant elements.   Provide a color and materials detail 
palette for this design; 

19. Sec 27-593(b)(19-20)(a-f) requires that all four (4) building facades must be 
upgraded to include a stone or brick wainscotting on the lower third of the 
building.  The west façade facing 14thStreet must be further upgraded with 
the addition of two new architectural embellishments such as columns.  The 
entire west wall must be covered with a secondary masonry material from 
the wainscotting up to the point where the wall meets the roof.  The 
materials shall be either brick, stone, or stucco, and in a complimentary 
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color.  Repaint the existing overhead doors and the front and rear entrance 
doors.  Repaint the south, east, and north walls and trim; 

20. All four (4) building facades must be finished in masonry materials of a 
distinctive color.  Concrete masonry units are not allowed to be the finish 
material.  The facades must be 100% covered in a masonry material, either 
brick, stone, or stucco.  The lower third of the building on all sides must 
have stone or brick wainscoting using a different material from the building 
façades; 

21. Sec. 27-576(e)(2) Exterior building materials shall not include the following: 

a.) Smooth-faced grey concrete block, painted or stained concrete 
block, tilt-up concrete panels; 

b.) Field painted or prefinished corrugated metal siding; 

22. The wall mounted lights on the west wall must be either turned 90 degrees 
downward and have control hoods installed to prevent horizontal glare from 
leaving the property, or the lights must be replaced; 

23. Must install and maintain proper parking lot striping and ADA requirements; 

24. Provide a scaled site plan indicating designated parking. Every vehicle must 
be in a designated, striped parking space. 

25. Approval allows no more than Six (6) Trucks and/or Trailers inventory at this 
site; 

26. The current condition of the improved surfaces on the property is poor and 
shows wear and damage.  The entire site must be paved in either asphalt or 
concrete.  Required plan sets should include engineering specifications for 
asphalt or concrete designed to withstand the heavier loading for large 
trucks and trailers.  Add interior curbing to the entire parking lot.  Add 
curbed islands at the ends of each row or aisle of parking, and include 
concrete wheel stops at the front of all parking stalls for passenger vehicles.  
Include detail sheets for dimensions and placement.  All parking spaces for 
whichever vehicle size must be clearly striped. The applicant proposed an 
alternative standard, where the areas around the building and drive aisles 
where trucks would park and be driven, would be resurfaced in asphalt, and 
other areas on the site where vehicles would not be parked or driven would 
be repaired with asphalt millings; 

27. Must plant one (1) shade tree in each of the parking lot islands, in addition 
to other landscape elements and property upgrades to comply with the 
commercial design guideline standards; 

28. All landscape areas on the property, in the parking islands, and along the 
frontage must be served by an installed automatic irrigation system; 



SP2021-069 May 9, 2022 21  

29. The unimproved area between the west wall of the building and the west 
property fence, from the edge of the southern driveway to a point parallel 
with the north wall of the building shall be developed as a landscape area 
and be planted in turf grass; 

30. Sec 27-593(b)(19-20)(a-f) requires that screening be upgraded to meet 
Commercial Design Guidelines.  The west metal screening fence facing 
14thStreet must be upgraded to eight (8) feet tall metal panels and install 
masonry columns every running 32 feet of fence length from the south 
property line to the north property line.  Install a pedestrian access walkway 
gate into the Architectural Screening Fence.  Masonry columns shall be on 
each side of the drive entrance gate and also the pedestrian access gate. 
Masonry column materials shall match the building wainscotting materials.  
The perimeter fence on the south, east, and north sides shall be cleaned, 
cleared of vegetation and debris, and repainted in a color matching the 
building design color palette.  Include all details in Final Plan Set.  Applicant 
is responsible to obtain all required construction permits; 

31. In compliance with Sec 27-699, and for an M-3 Industrial District that is 
required to comply with Commercial Design Guidelines, the trash dumpster 
enclosure shall be designed of masonry materials to match those of the 
building design and to include durable gate(s) with metal post, metal frame, 
and clad in color matched metal panel sheeting.  The trash enclosure gate(s) 
shall remain closed at all times, except during servicing.  Show the location 
of the enclosure, facing direction, service truck access path, and the design 
details in the Final Plan Set; 

32. Must plant Twenty-three (23) shade trees on the property.  This is in addition 
to the other landscape plan requirements.  With the addition of adjacent 
Rights of Way by vacation in 2001, the property at 451 South 14thStreet is 
presently mapped showing an area of 2.07 acres, or 90,088.79 square feet.  
Sec 27-593(b)(19-20)(a)(2) states that “Repurposing of structure(s) for heavy 
automotive/truck service, repair, and mechanics” is subject to the following 
criteria: Landscaping, screening, and façade improvements to meet 
commercial design guidelines.  Sec 27-577, Commercial Design Guidelines 
require compliance with the standards for a C-3 Commercial District and 
“Landscaping shall exceed the typical code requirements by at least 75 
percent.”. Sec 27-467 states, “A reasonable amount of landscaping is 
required on all projects in this district with emphasis being placed on 
screening or otherwise softening the visual impact of unsightly areas. Such 
features shall be depicted on a properly prepared plan. Trees are required to 
be provided at not less than one per 7,000 square feet of site area.90,000.79 
square feet of property area x (1 tree/7000 ft2) x (1.75 CDG multiplier) = 23 
Shade Trees Required. Each shade tree shall be sited in a location where 
the planting area will provide sufficient space for the root ball to establish.  
That planting area shall be a minimum of 6 feet x 6 feet in size.  For planting 
areas that are sited within the interior lot, they shall each be surrounded by 
an interior curb; 
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33. Sec. 27-470 states that, “No equipment, material or vehicles, other than 
operable motor passenger cars, may be kept, parked, stored or displayed 
closer than 25 feet to a street line unless such area is screened from the 
street by a solid fence or other obstruction, set back not less than six feet 
from the street line and not less than three feet in height.”  Show on the 
parking lot plan details and the site plan sheet and landscape plan sheet of 
the Final Plan Set the required six (6) foot setback from the inside of the 
west property fence and show the interior curbing installed meeting or 
exceeding that setback distance.  The area within the six foot setback from 
the west property fence will be developed as a landscape area and must be 
planted with turfgrass and trees and shrubs and served by the automatic 
irrigation system; 

34. If a separate section of the parking area is to be designated for parking 
vehicles that are inoperable or in a state of disrepair, then that section of the 
lot is required to be behind a solid architectural screening fence with 
masonry columns to meet the Commercial Design Guidelines; 

35. The entire width of the property between the west property fence and 14th 
Street must be improved with turfgrass and continuously maintained.  
Install a landscape bed in front of the fence that is planted to meet the 
increased requirements of the commercial design guideline standards for 
number and variety of size and species; 

36. Must obtain a sign permit for all signage; 

37. Must update existing signage for new business name “United Truck 
Repair”; 

38. No attention attracting devices/signage are permitted on-site; 

39. All businesses located at this property must operate in compliance with the 
Sign Ordinances at all times; 

40. 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; 

41. 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 
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ordinances and State Statutes and Regulations [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;   

42. 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.  Given the scope of the improvements required on this property, 
the applicant must complete all conditions of approval within nine (9) 
months of approval of this application; 

43. The Special Use Permit shall be valid for one (1) year 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.   The publication of 
the associated Ordinance will be on hold until such time as the applicant 
completes all required conditions of approval; and, 

44. Subject to approval, a $125.00 ordinance publication fee must be submitted 
to the Planning and Urban Design Department (check 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 
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Aerial Map 
Zoning Map 
Land Use Map 
Aerial Photography (Dated 3/02/2021) Photographs 
Provided by Staff (Dated 10/05/2021) 
Neighborhood Meeting Minutes Provided by Applicant (Submitted 10/28/2021) 
Email from Professional Engineer with IBHC (Dated 4/27/2022) 

 
REVIEW OF INFORMATION AND SCHEDULE 

 

 
Action Planning Commission Unified Government Commission 
Public Hearing 
Special Use 

May 9, 2022 May 26, 2022 

 

STAFF CONTACT: Jason Faust 
 jfaust@wycokck.org 

 
 

MOTIONS  
 

I move the Kansas City, Kansas City Planning Commission RECOMMEND DENIAL of 
Petition SP2021-069, 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 SP2021-069 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:jfaust@wycokck.org
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Off-Axis Aerial Photography of 451 S 14th Street (Viewing from South to North, 3/02/2021) 
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