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To:   City Planning Commission  
          
From:   Planning and Urban Design Staff  
  
Date:   November 14, 2022 
   
Re:   Special Use Petition SP2022-061 
       
GENERAL INFORMATION 
 
Applicant:  
Tom Griefer  
 
Status of Applicant: 
Business Representee  
with G + G Holdings LLC,  
19501 State Avenue  
Kansas City, KS 66086 
 
Requested Action:    
Renewal of Special Use Permit for 
Temporary Use of Land to stockpile 
and process concrete materials 
(expires August 8, 2022). 
 
Date of Application: 
July 11, 2022 
 
Purpose: 
To keep stockpiles and process 
(crushing and sorting) concrete 
materials.  
 
Property Location:    
7241 Kaw Drive  
Kansas City, KS 66111 
 
Commission Districts:            
Commissioner At-Large, District #2:  
Tom Burroughs 
District #6 Commissioner: Angela Markley 
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Existing Zoning:             M-3 Heavy Industrial District  
 
Adjacent Zoning:                         North:   M-2 General Industrial District 

           South:   R-1 Single Family District (across the river) 
           East:     M-3 Heavy Industrial District  

West:    RP-M Planned Mobile Home Park 
 
Adjacent Uses:  North:   Industrial sandblasting company and  

   undeveloped land  
                   South:  Undeveloped Land (across the river) 
                   East:     Industrial Business Parks 

West:    Mobile Home Park  
 
Total Tract Size:   8.20 Acres            
 
Master Plan Designation: The City-Wide Master Plan designates this area as 

Industrial and Floodway which allows industries 
featuring processing, manufacturing, heavy truck 
traffic, excessive noise, potentially, noxious usus and 
outdoor storage. These uses are the least compatible 
with residential development and should be 
encouraged to locate where such already occur. 
Allowed uses include manufacturing, processing, 
warehousing, distribution, outdoor storage, salvage, 
industrial related commercial and service usus such 
as truck stops, services stations, convenience stores, 
etc. In addition to mining, and mineral extraction.  

 
Major Street Plan:   The Major Street Plan Designates Kaw Drive as a 

Class A Thoroughfare.  
 
Parking Requirement: Sec.27-470(f) Parking Standards 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. If the site is unable to meet 
the parking requirement, the applicant will need to 
obtain a variance. 

 
Advertisement:     The Wyandotte Echo – June 16, 2022 

Letters to Property Owner – June 16, 2022, August 1, 
and October 4, 2022 

 
Public Hearing: July 11, 2022, July 28, 2022 (Board of 

Commissioners), August 8, 2022, November 14, 2022 
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Public Support:   None to date. 
 
Public Opposition:    None to date. 
 
PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Tom Griefer with G + G Holdings 
LLC, wants to continue the stockpile and process concrete materials on 8.2 acres at 
7241 Kaw Drive.  
 
City Ordinance Requirements: 27-592 through 27-606 
 
RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
     

1. 2022 – Accident with minor injuries 
2. 2020 – (110521) – Accident with Injuries 
3. 2019 – Deadly Accident 

Building, Zoning, or Code Enforcement Complaints: 
 

1. 2016 - (16396-00107) - Stop Work Order - Completed. 
2. 2013 – (12225-00952) - Abatement - Completed. 
3. 2013 – (12200-03574) - Code Environment - Completed. 

 
Outstanding or Related Permits and Cases: 
 

1. 2019 – (19410-00025) - Administrative Appeal - Completed.  

FACTORS TO BE CONSIDERED 
 

1. The Character of the Neighborhood.  
 
The character of the neighborhood is comprised of industrial uses and 
commercial businesses. Kaw Drive is one of the major east/west commercial 
thoroughfares in the Muncie area. It is a mixed-use, urban neighborhood with 
commercial and industrial uses along Kaw Drive with residential uses to the north 
and the Kansas River to the south. 

 
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. Concrete crushing 
is not necessarily compatible with the mobile home park across Kaw Drive, but it 
is a heavy industrial use in an industrial zoning district. 
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3. The suitability of the property for the uses to which it has been restricted.  
Will removal of the restrictions detrimentally affect nearby property. 
 
A portion of the property has been appropriately mapped and removed from the 
regulatory floodway and floodplain (Zone AE), which is more suitable for 
development. The removal of the restrictions will not detrimentally affect nearby 
property, as this Special Use Permit is temporary in nature. 
 

4. The length of time the property has remained vacant as zoned. 
 
The property is not vacant as it is a currently operating business. 

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

 
The City-Wide Master Plan does not address Special Use Permits. The Citywide 
Master Plan designates this property as Industrial and Floodway, which allows 
industries featuring processing, manufacturing, heavy truck traffic, excessive 
noise, potentially, noxious usus and outdoor storage. These uses are the least 
compatible with residential development and should be encouraged to locate 
where such already occur. 
 

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 will increase traffic to the site, but not to the point where it 
exceeds the capacity of Class A Thoroughfare to accommodate it. While the 
number of cars is not a concern, there are concerns regarding trucks and 
vehicles entering and exiting the subject property, which have to cross a railroad 
track as well as two (2) lanes of K-32. There have been three (3) accidents 
involving vehicle and trucks entering and exiting the property, being struck by a 
train. These were determined to be driver error. Additionally, the attached traffic 
study shows that vehicles during peak hours have on average three (3) seconds 
to cross the intersection when entering and exiting, well short of the 
recommended six (6) seconds, creating another potential safety hazard. 

 
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 and will not permanently injure the appropriate use, visual quality or 
marketability of adjoining property if the property is raised out by elevation of the 
floodplain and dust mitigation measures are followed. 
 

8. Whether the noise, vibration, dust, or illumination that would normally be 
associated with such use is of such duration and intensity as to create 
problems for near-by property. 
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Dust is a significant concern with these types of operations, especially for the 
residences who live north of the proposed use. Noise and dust that is normally 
associated with this use could create problems for nearby property. Additionally, 
landscape screening may be necessary. 

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

 
If mitigation measures are implemented, the proposed use will not pollute the air. 
 

10. Whether the use would damage or destroy an irreplaceable natural 
resource. 
 
The parcel has been raised out of the regulatory floodway by a letter of Map 
Revision (LOMAR) in 2020 at an elevation of 765.5 feet. If properly operated and 
maintained, the proposed use will not damage or destroy an irreplaceable natural 
resource. If mitigation measures are not adhered to, and/or stockpiles are not 
removed from the floodway, earthen material in the floodway will damage an 
irreplaceable natural resource. Additionally buffering from the Kansas River may 
be necessary. 

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

the hardship imposed on the individual landowner or landowners. 
 

The relative gain to the public health, safety, and welfare is minimal compared to 
the hardship imposed on the landowners. There is potential that if there was a 
flood, that materials from this site could be washed into the Kansas River, 
polluting the river. There are also traffic safety issues involving the adjacent 
railroad track, as there have been three (3) instances of vehicles, including trucks 
entering/exiting the property being involved in accidents with trains, as well as 
concerns at the intersection, with speeding vehicles and short gaps for vehicles 
to clear the intersection. A denial of this application would cause the applicant to 
have to find another location for their operation.  
 

12. Whether the proposed use would result in overcrowding of land or cause 
undue concentrations of population. 
 
As long as the conditions of approval are met, the proposed use should not result 
in the overcrowding of land or undue concentrations of population. The proposed 
use will not cause undue concentrations of population as it is industrial in nature. 
The proposed use may cause overcrowding of land if stockpiles are not managed 
properly. 

 
PREVIOUS ACTIONS 
 
SP2019-111 for Temporary Use of Land which expires August 8, 2022 
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NEIGHBORHOOD MEETING 
 
The applicant received neighborhood comments by receiving letters or phone calls 
through the date of May 26, 2022. Attached is the list of persons who attended the 
meeting, minutes, affidavit and/or submitted comments to the applicant. 
 
KEY ISSUES 
 
Dust 
Landscaping/Screening/Buffering 
Floodway 
Traffic 
Railroad Crossing 
Irreplaceable Natural Resource 
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: Prior to the July 28, 2022 Board of 
Commissioners hearing, District 8 Commissioner Chuck Stites brought to attention of 
staff that there had been three (3) accidents involving trains and trucks that were 
entering the subject property, as well as one (1) accident involving two (2) passenger 
vehicles. It should be noted that the accidents were from trucks entering from Kaw 
Drive, not exiting the subject property. 
 
The case was remanded back to the City Planning Commission to develop a plan to 
increase safety measures at the railroad crossing from the subject property. 
Additionally, staff recommends reducing the renewal from five (5) years down to two (2) 
years to monitor safety and ensure the stipulations of this renewal will be met.  
 
In the “attachments” section of this report are two (2) news articles, regarding the 
accidents at this crossing.  
 

1. Based on the Letter of Map Revision Floodway Determination Document Staff 
presumes that all equipment, stockpile, and fill materials have been removed out 
of the annual floodplain and floodway. However, if stockpiles have not been 
moved, the applicant and owner will be citied for violating the conditions of this 
Special Use Permit and fined accordingly and may risk revocation of the Special 
Use Permit. 

 
2. Please provide detailed business operation plan.  

 
Applicant Response: Per your request, we have the following description of the 
business operations associated with the above referenced Special Permit. 
Concrete rubble, demolished concrete and concrete materials will be received 
and stockpiled on site. These materials will then be recycled using a mobile 
crusher and mobile screen. The crushed and/or screened materials will then be 
stockpiled. These processed materials will then be used on local projects, by 
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Kansas Heavy Construction or other companies. There will be not permanent 
structures, and all equipment will be self-propelled or mobile. 

 
3. Do you have a dust mitigation plan? If so, please provide a copy. If not, please 

create a plan that resolves this issue. 
 
Applicant Response: Per your request, we have the following description of our 
dust mitigation plan with respect to the above referenced Special Permit. Dust is 
usually a problem when dry conditions occur, therefore the use of water by 
spreading and/or spraying is commonly used as an industry standard. The 
crushing equipment, currently being used, is fitted with a water spray bar system 
that will be used if dust is leaving the discharge belt. A water truck, with a 4,000 
gallon tank, remains on site at all times and will be used to spread water on 
drivable surfaces to mitigate dust as needed. 

 
4. The natural flow of the floodway and floodplain cannot be altered. 

 
5. Shall maintain a current application with the Business Licensing Department as 

long as they continue to occupy and operate. 
 

6. Sec. 27-470 (d)(2) No use shall be permitted or so operated as to produce or 
emit: 
 

a) Smoke, dust, fly ash, gas, or odorous emission not in compliance with 
chapter 3. 

b) Vibration or concussion perceptible without instruments at the property 
line. 

c) Noise greater than 85 dB(A) at repeated intervals for a sustained length of 
time at any point on the property line or noise which causes day-night 
noise level average to exceed 65 dB(A) for any residence for a sustained 
period. 

d) Industrial waste which may overburden the public sewage facilities or 
produce odor or unsanitary effects beyond the property line 

 
7. Sec. 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 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. 
.  

8. Hours of operation shall be Monday through Friday, 8:00 AM to 5:00 PM. 
 

9. Have rumble strips been installed at the exits to remove any debris from 
accumulating on the roadways? If yes, provide images, or other documentation 
referencing the added rumble strips.  

 
Applicant Response: We currently do not have rumble strips at the entrance to 
the property, but can have them installed at your request. 
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10. How is employee and visitor parking being provided? Please demonstrate where 
parking is located and how many spaces are provided.  
 
Applicant Response: Attached to this Staff Report is the employee parking plan.  
 

11. Dust is a significant problem with dirt fill and gravel operations in the vicinity, 
especially for the residents north of Kaw Drive. The site (ground) shall be 
watered daily to minimize dust and all truck wheels shall be wetted prior to 
leaving the site, exiting onto Kaw Drive. 

 
12. Trucks that receive material from this location shall obtain all necessary permits 

(hauling, etc.) from the Public Works Department. 
 
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 SP2022-061 subject to all comments and 
suggestions outlined in this staff report summarized by the following conditions: 
 

1. The applicant must add a “Right Turn Must Turn” sign (R3-3R) for traffic 
traveling eastbound along Kaw Drive. 

2. Modify the existing signage and add a larger stop sign, signage showing the 
number of tracks, and larger railroad crossbucks to add more visibility and 
to comply with MUTCD. 

3. Based on the Letter of Map Revision Floodway Determination Document 
Staff presumes that all equipment, stockpile, and fill materials have been 
removed out of the annual floodplain and floodway. However, if stockpiles 
have not been moved, the applicant and owner will be citied for violating the 
conditions of this Special Use Permit and fined accordingly and may risk 
revocation of the Special Use Permit; 

4. The natural flow of the floodway and floodplain cannot be altered; 
5. Shall maintain a current application with the Business Licensing Department 

as long as they continue to occupy and operate; 
6. Sec. 27-470 (d)(2) No use shall be permitted or so operated as to produce or 

emit: 
a) Smoke, dust, fly ash, gas, or odorous emission not in compliance 

with chapter 3. 
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b) Vibration or concussion perceptible without instruments at the 
property line. 

c) Noise greater than 85 dB(A) at repeated intervals for a sustained 
length of time at any point on the property line or noise which causes 
day-night noise level average to exceed 65 dB(A) for any residence 
for a sustained period. 

d) Industrial waste which may overburden the public sewage facilities or 
produce odor or unsanitary effects beyond the property line; 

7. Sec. 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 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; 

8. Hours of operation shall be Monday through Friday, 8:00 AM to 5:00 PM; 
9. Dust is a significant problem with dirt fill and gravel operations in the 

vicinity, especially for the residents north of Kaw Drive. The site (ground) 
shall be watered daily to minimize dust and all truck wheels shall be wetted 
prior to leaving the site, exiting onto Kaw Drive; 

10. Trucks that receive material from this location shall obtain all necessary 
permits (hauling, etc.) from the Public Works Department; 

11. Applicant shall comply with Planning Engineering Comments for General 
Engineering, Erosion Control, Sanitary Sewer, Storm Drainage, Stormwater 
Quality, Streets, and Retaining Walls, or other requirements as applicable; 

12. If issues arise with adjacent property owners and are brought to staff’s 
attention during the term, this Special Use Permit can be submitted to the 
Unified Government of Board of Commissioners for revocation; 

13. 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; 

14. 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; 

15. 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 
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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; 

16. 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 

17. 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. The approval will not go into effect until the 
ordinance is published in the newspaper. The applicant has 30 days to 
submit their check, or the petition becomes invalid. 

 
ATTACHMENTS 
 
Aerial Imagery 
Zoning Map 
Land Use Map 
Floodplain Map  
Site Plan  
Boundary Survey  
Employee Parking Plan  
Traffic Impact Study, Dated October 7, 2022 
Letter of Map Amendment (LOMA-R) provided by FEMA 
Response to Staff Comments by Applicant June 27, 2022 
Neighborhood Meeting Minutes & Affidavit on Dated May 26,2022 
KSHB 41 News Report, October 2019 
WIBW 13 News Report, February 2020 
Site Photographs taken on June 6, 2022 
 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action   City Planning Commission Unified Government Board of Commissioners   
Public Hearing  November 14, 2022  December 1, 2022 
Special Use     
 
      
STAFF CONTACT:   James Molloy 
     jlmolloy@wycokck.org    
 
 

mailto:jlmolloy@wycokck.org
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MOTIONS 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition SP2022-061 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 SP2022-061, to the Unified Government Board of Commissioners as it is not in 
compliance with the City Ordinances and as it will not promote the public health, safety 
and welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
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ATTACHMENTS 
AERIAL IMAGERY 

 
ZONING MAP 
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LAND USE MAP 
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FLOODPLAIN MAP  
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BOUNDARY SURVEY 
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EMPLOYEE PARKING PLAN  
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TRAFFIC IMPACT STUDY, DATED OCTOBER 7, 2022 
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ORDINANCE 0-39-20, SPECIAL USE PERMIT SP-2019-111 
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LETTER OF MAP AMENDMENT REVISION (LOMA-R) PROVIDED BY FEMA 
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RESPONSE TO STAFF COMMENTS BY APPLICANT– DATED JUNE 27, 2022 
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NEIGHBORHOOD MEETING MINUTES & AFFIDAVIT – DATED MAY 26,2022 
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NEWS REPORTS OF ACCIDENTS AT THE RAILROAD CROSSING 
KSHB-TV 41 – REPORT OCTOBER 5, 2019 
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WIBW-TV 13 – TOPEKA, KS – REPORT FEBRUARY 24, 2022 
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SITE PHOTOS, TAKEN BY APPLICANT – DATED JUNE 27, 2022 
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SITE PHOTOS, TAKEN BY STAFF – DATED JUNE 6, 2022 
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SITE PHOTOS, TAKEN BY STAFF – DATED JUNE 6, 2022 CONTINUED 
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