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To:   City Planning Commission  
          
From:   Planning and Urban Design Staff  
  
Date:   May 9, 2022 
   
Re:   Special Use Petition SP2022-038 
       
GENERAL INFORMATION 
 
Applicant:  
Matt Brentano 
 
Status of Applicant:  
Representative 
Tanner’s Bar and Grill 
12822 Larsen Street 
Overland Park, Kansas 
 
Requested Action:     
Approval of a Special Use Permit.  
 
Date of Application:  
March 17, 2022 
 
Purpose:  
To approve a Special Use Permit to allow 
live entertainment at an existing drinking 
establishment and restaurant. 
 
Property Location:  
3900 Rainbow Boulevard 
Kansas City, Kansas 66103 
 
Commission Districts:   
Commissioner At-Large, District #2: Tom Burroughs 
District #3 Commissioner: Christian Ramirez 
.  
Existing Zoning:    
TND Traditional Neighborhood Design District 
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Adjacent Zoning:                         North:   C-1 Limited Business and RP-5  
Planned Apartment District 

South:   CP-2 Planned General Business District 
East:     RP-5 Planned Apartment District 

     West:    R-1(B) Single-Family District 
 
Adjacent Uses:    North:   Commercial and Multi-Family  

Apartments 
          South:   Mixed-Use Commercial 
          East:   University of Kansas Medical Center 
          West:  Single-Family Residential 
 
Total Tract Size:   2.31 Acres 
 
Master Plan Designation:   The Rosedale Master Plan designates this property 

as Urban Core Mixed-Use, which is the densest land 
use district in the Rosedale Master Plan area and 
allows for active uses such as retail, office, live/work 
units, or residential, with buildings built up to the 
street with entrances on the first floor. 

 
Major Street Plan:   The Major Street Plan designates Rainbow Boulevard 

as a Class A Thoroughfare and West 39th Avenue as 
a Local/Neighborhood Street (east of Rainbow 
Boulevard). 

 
Parking Requirements: The TND Traditional Neighborhood Design District 

does not have a parking requirement, as the purpose 
of the designation is to promote walkable, dense 
development. However, there are a total of 372 
parking spaces, including 214 surfaces spaces, 87 
garage spaces, and 13 curb side spaces. 

 
Advertisement:     The Wyandotte Echo – April 14, 2022 

Letters to Property Owner – April 14, 2022 
 

Public Hearing:   May 9, 2022 
 
Public Support: None to date. 
 
Public Opposition:   None to date. 
 
PROPOSAL 
 
Detailed Outline of Requested Action:  The applicant, Matt Brentano, is requesting a 
Special Use Permit for a drinking establishment, restaurant, and live entertainment 
venue at 3900 Rainbow Boulevard. This property was approved for a Special Use 
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Permit for two (2) years in 2018 (SP-2018-71), however, did not renew upon expiration 
of the permit. As such, a new Special Use Permit is required. 
 
City Ordinance Requirements: 27-592 through 27-606 
 
RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. 2021- Case 114476 – Property Theft 
2. 2021 – Case 75890 – Domestic Battery 
3. 2021 – Case 3875 – Battery and Theft 
4. 2020 – Case 1488 – Battery 
5. 2019 – Case 127305 – Theft 

 
Building, Zoning, or Code Enforcement Complaints: 
 

1. There are no Notice of Violations on the subject property.  
 

Outstanding or Related Permits and Cases: 
 

1. There are no related permits or cases on this property, 
 
FACTORS TO BE CONSIDERED 
 

1. The Character of the Neighborhood. 
 

The neighborhood is mixed-use in character, with the primary use being The 
University of Kansas Medical Center. The remainder of the neighborhood is 
comprised of mixed- use commercial, medium and low-density residential. 
 

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

 
The zoning and uses are set out above. The continuation of the proposed use is 
compatible with the surrounding uses, as this is a mixed-use commercial and 
residential neighborhood. Additionally, this property is surrounded by many 
higher-intensity uses, including The University of Kansas Medical Center. There 
is also a buffer of medium-density residential uses between the proposed use 
and the lower-density residential neighborhood to the west.   

 
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 removal of restrictions will not detrimentally affect nearby properties if the 
conditions of approval are adhered to. A drinking establishment with live 
entertainment is allowed with a Special Use Permit in TND Traditional 
Neighborhood Design District zoning. 
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4. The length of time the property has remained vacant as zoned. 

 
This property is not vacant. The drinking establishment is part of a larger, mixed-
use property and has been a tenant since 2018. 

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

 
The Rosedale Master Plan does not address Special Use Permits. The Rosedale 
Master Plan designates this property as Urban Core Mixed-Use, which is the 
densest land use district in the Rosedale Master Plan area and allows for active 
uses such as retail, office, live/work units, or residential. 
 

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

 
The proposed use should not result in an increase in traffic as this is an existing 
use. The vehicular traffic created by this existing use is not expected to result in 
an increase of traffic to the point where it would exceed the capacity of the Class 
A thoroughfare Rainbow Boulevard, or the Local Street West 39th 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 and welfare 
of the public as it is not a public good. The proposed use also has the possibility 
to affect the quality and marketability of adjoining and surrounding properties due 
to noise, vibration, and illumination from any live entertainment, however, this 
should not be a major concern, as the property is directly adjacent to The 
University of Kansas Medical Center, which is a high-intensity use and generates 
a lot of noise and traffic.  
 

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, and illumination are typical issues for this type of use. While this 
is not expected to be a concern, since the property is adjacent to The University 
of Kansas Medical Center, these issues should still be properly managed.   
 

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

The proposed use will not pollute the air, land, or water as it located in an 
existing, permitted, built out mixed-use commercial and residential area. 
 

10. Whether the use would damage or destroy an irreplaceable natural 
resource. 
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The proposed use will not damage or destroy an irreplaceable natural resource 
as it located in an existing, permitted, built out mixed-use commercial 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. 

 
The gain to public health, safety, and welfare would be minimal. A denial of this 
application would cause the business owner to have to find a new location for 
their business. 
 

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

 
The proposed use should not result in the overcrowding of land if it is properly 
managed and operates within the required conditions. The proposed use should 
not cause undue concentrations of population so long as the building’s capacity 
limits are met, along with any additional conditions regarding live entertainment. 
 

PREVIOUS ACTIONS 
 
Approval of a Special Use Permit (SP-2018-71) in 2018 for two (2) years (expired 
9/27/2020). 
 
NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting via Zoom on April 22, 2022. Attached is the 
list of persons who attended the meeting, minutes, affidavit and/or submitted comments 
to the applicant. 
 
KEY ISSUES 
 
Noise 
Vibration 
Illumination 
Safety and Security 
Hours for Live Entertainment 
Parking 
Sign Ordinance Violations 
Trash Receptacle 
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 

1. Safety and Security 
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a. Please provide a security plan documenting how this establishment will 
ensure safety and security of the patrons, adjacent property owners, and 
overall public. 
 

Applicant Response: Security is provided in partnership with the University of 
Kansas Medical Center’s Police Department and Public Safety Officers. 

 
2. Please submit a site plan of the subject property, demonstrating where the trash 

receptacle is located as well as any designated parking for Tanner’s. 
 
Applicant Response: Please see attached site plan. 
 

3. Please submit a floor plan of the subject property. 
 
Applicant Response: Please see attached floor plan. 

 
4. Have there been any police calls, issues with neighbors, or other disturbances in 

the past five (5) years since approval of the Special Use Permit (SP-2018-71) in 
2018 for live entertainment? 
 
Applicant Response: There have been five (5) police calls, all listed by staff. 
None of the police calls have stemmed from live entertainment. 
 

5. What type of live entertainment is requested? On what days and what times does 
the applicant intend to host live entertainment? 
 
Applicant Response: The live entertainment will consist of Thursday Night 
Karaoke from 7pm until 11pm, Friday Afternoon Music Bingo from 4pm to 6pm, 
and occasional weekend DJ’s for big sporting events. 
 

6. Does the business have a parking agreement in place? If so, please submit a 
document stating the parking agreement. 
 
Applicant Response: Parking spaces are provided as part of the lease from 
Lane4; Tanner’s can utilize parking in the covered garage and the surface lots to 
the rear and south of the tenant space. 
 

7. The signage that covers that windows and doors does not have a sign permit and 
is in violation of the Sign Ordinance. Does the applicant understand that they 
shall obtain a sign permit for these coverings and may be required to alter them 
to meet the sign ordinance? 
 
Applicant Response: The applicant has stated that the signage is not in 
violation of the code, however, they will alter them if necessary. 
 
Staff Response: There are no records for a sign permit or variance at the 
subject property for the window signage in question. The applicant will be 
required to alter the signage to meet the sign code as well as obtain a sign 
permit. 
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8. Where is the trash receptacle located? Does Tanner’s used the shared 

receptacle, or do you have your own? 
 
Applicant Response: Tanner’s shares two (2) trash receptacles with the other 
tenants of the Lane4 building. The trash receptacle is located at the 
southwestern edge of the property. 

 
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 APPROVAL of Petition SP2022-038 subject to all comments and 
suggestions outlined in this staff report, summarized by the following conditions: 
 

1. All entertainment must cease by at least 1:00AM; 
2. Doors and windows must stay closed during any live entertainment 

performance;  
3. Must comply with Unified Government Security Ordinance (Chapter 4, 

Article II Division 1, Sec 4-104,f), including: 
a. Must have at least one (1) security personnel stationed at the door at 

all times that is able to monitor any required parking area. Additional 
security guards may be required depending on the building capacity; 

b. Patrons are not allowed to loiter in their vehicles. If so determined, 
they will be asked to leave; 

c. An I.D. scanner will be used at all times; 
d. At closing time, all security personnel will begin from a designated 

area to move patrons towards the exit and then to their vehicles. 
4. No amplified speakers or entertainment is allowed in outdoor spaces;  
5. Any illumination that results from an entertainment event shall not be seen 

or otherwise impact adjacent residential uses; 
6. If approved, the Applicant may need additional licenses or permits for safe 

and proper operation. The approval of this application does not mitigate 
the need for additional licenses as this application is for Zoning approval 
only. 

7. Per Section 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 
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division shall be granted a sign permit. Contact the Department of Planning 
and Urban Design at (913) 573-5750 or signpermits@wycokck.org to begin 
this process; 

8. The applicant must file and maintain a current business occupation tax 
application; 

9. 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; 

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

11. Approval of this case by the Board of Commissioners, and the conditions 
of approval contained herein, has been granted independent of any and all 
covenants, conditions, and restrictions (CC&R) of the plat or subdivision 
within which the subject property is located. It is the responsibility and 
duty of the applicant and/or landowner to ensure that the real or 
constructive operation of any use allowed under this Special Use Permit, or 
any portion thereof, does not violate the applicable and enforceable CC&R 
of the plat or subdivision within which the subject property is located; 

12. The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior 
to the expiration of the permit 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, 

13. Subject to approval, a $125.00 ordinance publication fee must be submitted 
to the Planning and Urban Design Department (checks made payable to the 
Unified Treasurer) within 30 days following the Unified Government Board 
of Commissioners meeting.  If a check is not submitted within 30 days, the 
petition becomes invalid. The approval will not go into effect until the 
ordinance is published in the newspaper. 

 
 

mailto:signpermits@wycokck.org
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ATTACHMENTS 
 
Aerial Map 
Zoning Map 
Rosedale Master Plan (unavailable) 
Floor Plan 
Parking Agreement 
Neighborhood Meeting Minutes, Affidavit, Letter, provided by applicant, Dated April 22, 
2022 
Site Photographs Provided by Staff, Dated April 10, 2022 
 
REVIEW OF INFORMATION AND SCHEDULE55 
 
Action  Planning Commission Unified Government Board of Commissioners   
Public Hearing May 9, 2022   May 26, 2022 
Special Use   
 
      
STAFF CONTACT:  James Molloy 
    jlmolloy@wycokck.org  
 
MOTIONS 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition SP2022-038 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 SP2022-038, 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:jlmolloy@wycokck.org
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ATTACHMENTS 
AERIAL IMAGERY  

 
ZONING MAP  
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FLOOR PLAN 

 
 
 

PARKING AGREEMENT 
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NEIGHBORHOOD MEETING MINUTES, AFFIDAVIT, LETTER, PROVIDED BY APPLICANT, DATED 
APRIL 22, 2022 
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SITE PHOTOS, TAKEN BY STAFF, DATED APRIL 10, 2022 
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SITE PHOTOS, TAKEN BY STAFF, DATED APRIL 10, 2022 CONTINUED 
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