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To:   City Planning Commission  
          
From:   Planning and Urban Design Staff  
  
Date:   March 13, 2023 
   
Re:   Special Use Petition SP2023-004 
       
GENERAL INFORMATION 
 
Applicant:  
Tom Proebstle 
 
Status of Applicant: 
Representative 
Skyline Property Development 
1615 Baltimore Avenue 
Kansas City, Missouri 
 
Requested Action:    
Approval of a Special Use Permit. 
 
Date of Application: 
January 27, 2023 
 
Purpose:  
To operate a short-term rental. This is 
not the owner's primary residence.  
 
Property Location:    
10 South Hallock 
Kansas City, Kansas 66101 
 
Commission Districts:            
Commissioner At-Large, District #2:  
Tom Burroughs 
District #2 Commissioner: Brian 
McKiernan 
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Existing Zoning:    CP-0 Planned Non-Retail Business District and 
     R-1(B) Single Family District 
 

Staff Note: This property has been rezoned RP-6 for a 
future apartment development. Staff has represented 
this property in its existing condition prior to the 
Change of Zone to better reflect its existing condition 
and operations. 

 
Adjacent Zoning:                         North:   R-1(B) Single Family and C-3 

Commercial Districts 
South:  R-1(B) Single Family District 
East:    Interstate 70 Right-of-Way  
West:   R-1(B) Single Family and C-3 

Commercial Districts 
 

Adjacent Uses:                            North:   Single family residence, vacant 
commercial storefront and drinking 
establishment 

          South:  Single family residence 
East:   Single family residence  
West:  Single family residences and mixed 

neighborhood commercial 
 
Total Tract Size:   0.09 Acre 
 
Master Plan Designation: The Central Area Master Plan designates this  

property as High-Density Residential, which is 
intended to provide for future housing needs  
through the construction of attached owner and renter 
occupied mid-rise and high-rise residential 
developments. 

 
Parking Requirement:  Section 27-455(d) states “two (2) off-street parking 

spaces shall be provided on the premises for each 
single-family dwelling. There are 8 parking spaces 
provided in the rear. 
 

Major Street Plan:   The Major Street Plan designates South Hallock as a 
Local Street. 

 
Advertisement:     The Wyandotte Echo – February 16, 2023 

Letters to Property Owner – February 17, 2023 
 

Public Hearing:   March 13, 2023 
 
Public Support:   None to date. 
 
Public Opposition:    None to date. 
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PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Tom Proebstle, is seeking 
approval to operate a short-term rental with event space at 10 South Hallock. The 
resident is not owner’s primary address. Additionally, the home is set to be demolished 
as the site is approved for a future high-rise apartment development. 
 
City Ordinance Requirements: 27-592 through 27-606 
 
RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. There have been several Noise or Disturbance complaints at the property: 
a. 2020: 2020-00017867 – Suspicious Vehicle 
b. 2019: 2019-00091446 – Suspicious Activity 
c. 2019: 2019-00082240 – Suspicious Activity 
d. 2019: 2019-00084122 – Suspicious Activity 
e. 2019: 2019-00059130 – Abandoned Vehicle 

 
Building, Zoning, or Code Enforcement Complaints: 
 

1. The subject property has received one zoning enforcement violation: 
a. 2022: ZONE2022-024 – Operating a Short-Term Rental and Event Space 

without an Approved Special Use Permit 
 

Outstanding or Related Permits and Cases: 
 

1. The subject property has two (2) recent Planning and Zoning Cases. These are 
related to the future demolition of the property and zoning change for the future 
construction of a new apartment building. 

a. 2021: COZ2021-051 – Change of Zone from R-1(B) and C-0 to RP-6 for 
an apartment building. 

b. 2021: MPL2021-028 – Master Plan Amendment from Urban Density to 
High Density Residential for an apartment building. 

c. 2021: VAC2021-001 – Vacation of Right of Way for new apartment 
building. 

d. 2022: BOZA2022-016 – Variance for parking space requirements. 
 
 
 
 
 
 



SP2023-004 March 13, 2023  4 

FACTORS TO BE CONSIDERED 
 

1. The Character of the Neighborhood. 
 

The subject property is located within the Riverview Statistical Neighborhood 
Lots are generally narrow and urban in character with mixed residential and 
commercial uses. Homes in this area are generally a combination of masonry 
and siding. Although a mixed-use structure, it retains its previous appearance as 
a large single-family residence. There are various signs of neighborhood 
improvements, including repaved streets, pedestrian-scale street lighting, and the 
brick sidewalks are maintained. This particular mixed-use structure sits on the hill 
overlook and is relatively secluded from neighbors. The neighborhood lacks 
sufficient parking, but this particular property has substantial parking as part of its 
unique occupancy classification. Lots are narrow and homes typically include 
front-facing garages, steps, porches, and landscaping. 

 
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 surrounding 
properties are of mixed uses residential and commercial in nature such as a 
coffee shop, upholstery store, law firm, and drinking establishment. Continuing 
use as a rental, either short or long term, is consistent with other nearby 
properties on the adjacent mixed-use Central Avenue corridor. The proposed use 
is compatible if properly managed. Operating this property as a short-term rental 
with event space has the potential to create issues related to noise, parking, and 
other concerns related to overcrowding. 
 

3. The suitability of the property for the uses to which it has been restricted.  
Will removal of the restrictions detrimentally affect nearby property. 

 
This property is suitable for use as a single-family home with non-retail 
commercial uses. The property could be suitable for use as a short-term rental 
with events if properly managed. Removal of the restrictions that require a 
Special Use Permit for such activities has the potential to create issues such as 
parking, excessive noise, and overcrowding. 
 

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

The property has been utilized as a short-term rental since August 2022. Prior to 
that the property was sporadically vacant. 

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

 
Special Use Permits are not addressed in the Central Area Master Plan. The 
Central Area Master Plan designates this property as High-Density Residential, 
which is intended to provide for future housing needs through the construction of 
attached owner and renter occupied mid-rise and high-rise residential 
developments. The proposed use conforms to the Central Area Master Plan, 
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however, will not be the permanent use of the property, as the property is soon to 
be developed into a mid-rise apartment building, which conforms to the current 
designation.  
 

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 current design of the neighborhood does not provide sufficient parking for  
multiple vehicles. There is a small parking lot to the side of the home, which is  
large enough to accommodate 8 vehicles. The size of the parking lot is  
sufficient to handle the expected number of cars that may visit the property when  
occupying the home. Additionally, the property boasts a  
long driveway providing additional tandem parking. 
 

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 provides a convenience to the public in the form of temporary 
lodging. If managed properly, the continued use of the property will not 
substantially or permanently injure the appropriate use, visual quality, or 
marketability of adjoining property as the proposed use operates entirely within 
an existing dwelling in a built-out neighborhood.  
 

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 is an issue that is related to short-term rentals. There have not been any 
noise complaints to date with the current applicant, as this is a new application 
that has been up to now operated as proposed, but without any approved 
entitlements. Vibration, dust, or illumination are not typically related to the use of 
a residential property as a short-term rental and ostensibly are not considered to 
be problems for nearby property.  
 

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

The proposed use would not pollute air or land as it is located in an existing, 
permitted structure. If the applicant properly manages the property, trash from 
guests should be minimal and temporary.  
 

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

 
The proposed use would not damage or destroy an irreplaceable natural 
resource as it will operate within an existing structure in a built-out, mixed-use 
neighborhood.  
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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 or loss to the public health, safety, and welfare is likely to be 
minimal as it only provides the convenience of lodging with some economic 
benefit. If denied, the landowner could not use the property as a short-term rental 
but may still use the property as a long-term rental or their primary residence, 
although its use as a long-term rental may be limited as the property is scheduled 
for demolition as part of the upcoming apartment complex’s construction. 

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

undue concentrations of population. 
 
The proposed use would not result in overcrowding as it operates within an  
existing structure on the site. The maximum number of overnight guests at one  
time is seven (7) and the maximum number of vehicles for guests is three (3). If 
the applicant abides by the outlined conditions, undue concentrations of 
population should not be an issue. 

 
PREVIOUS ACTIONS 
 

• Approval of a Change of Zone from R-1(B) and C-0 to RP-6 (COZ2021-051) in 
2022. 

• Approval of a Master Plan Amendment from Urban Density to High Density 
Residential (MPL2021-028) in 2022. 

• Approval of a  Vacation of Right-of-Way (VAC2021-001) in 2021 
• Approval of a parking variance (BOZA2022-016) in 2022. 

 
NEIGHBORHOOD MEETING 
 
The applicant held a neighborhood meeting on February 27, 2023. Attached is the list of 
persons who attended the meeting, minutes, affidavit and/or submitted comments to the 
applicant. 
 
KEY ISSUES 
 
Building Conformance 
Noise Concerns  
Home Occupation  
Parking 
Traffic 
Mixed-Use Neighborhood 
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STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments:  
 

1. The applicant shall provide proof of liability insurance. 
 
Staff Response: The applicant provided a copy of their liability insurance. 
 

2. Provide a detailed description of the areas rented for short-term rental. 
 
Applicant Response: The entire house will be used for short-term rentals. 
 

3. How many rooms are rented? Provide a scaled floor plan of the unit. 
 
 Applicant Response: The entire house will be used as a short-term rental. 
 

4. What is the maximum number of vehicles allowed and where will they 
park? Indicate guest parking on the site plan. 

 
  Applicant Response: There is enough space for 7 parking spaces. 
 
5. What is the maximum number of people that will be staying at any one 

time? 
 
  Applicant Response: No more than six (6) guests. 
 
6. What is the projected annual occupancy rate for this listing? 
 
  Applicant Response: To be determined. 
 
7. Who will be the designated property manager? Explain the details of this 

arrangement. What is their contact information? Provide the contact 
information to the neighbors within the notice area. 

 
  Applicant Response Summarized: The applicant and property owner will be the 

property manager. 
 
8. How will you communicate with the neighbors if there are any issues?  
 
  Applicant Response Summarized: The applicant can be reached by phone or 

email. 
 
9. Do you have a Business License/Occupational Tax Receipt from the 

Unified Government? 
 
  Applicant Response Summarized: No response given. 
 
  Staff Response: The applicant is required to obtain a Unified Government 

Business License for this operation. 
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10. How will you pay appropriate Kansas State Lodging Taxes? Does AirBNB 

or other short-term rental company deduct and pay these taxes? 
 
  Applicant Response Summarized: AirBnB deducts State Lodging Taxes. 
 

11. Indicate how you will maintain the property in a safe and sanitary manner, 
including: 
a. Working smoke detectors in each bedroom plus each level of the 

unit/house 
b. GFCI outlets required in bathrooms 
c. Double keyed locks are not allowed 
d. Copper cannot be used for gas supply lines 
e. Windows must be operable, not blocked or boarded 
f. Handrails are required at sets of 4 or more stairs/ risers 
g. Hot water tank and furnace must be vented properly and operational 
h. Electric panel and circuits must be safe; and 
i. Facility cleaned and sanitized after each guest check-out. 

 
  Staff Response: The applicant has completed a home inspection. 
 
12. Note that the Unified Government uses the services of Host Compliance 

by Granicus to monitor issues related to short-term rentals such as noise, 
etc. and to address violations. Their contact information needs to be made 
available to all guests in the welcome packet. The Unified Government 
issues notices on all short-term rentals who are not compliant. 913-246-
5133. www.hostcompliance.com/tips 

 
13. Do you provide a guest manual that lists rules and regulations such as "no 

parties," etc.? 
 
  Applicant Response Summarized: A guest manual will be provided to guests 

electronically. 
 
14. The number of guests allowed must be appropriate to the number of 

available rooms and bedding. 
 
15. Will guests be allowed to bring pets to the property? 
 
  Applicant Response Summarized: No pets will be allowed on the property. 
 
16. In the event that there is an issue on the property, how fast can the owner 

or manager be on-site if necessary? 
 
  Applicant Response Summarized: The property owner can be on site in 20 to 30 

minutes. 
 
 
 

http://www.hostcompliance.com/tips
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17. Actions taken to achieve compliance: 
 

  Applicant Response Summarized: Home inspection performed, and appropriate 
permits are being received. 

 
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 SP2023-004 subject to all comments and 
suggestions outlined in this staff report. 
 

1. Maximum number of guests shall be 7;  
2. All parking must be off-street, maximum number of vehicles is three (3); 
3. The applicant must keep a current annual Business License/Occupation 

Tax Receipt and Kansas State Lodging Tax; 
4. Applicant must maintain liability insurance; 
5. Applicant must maintain the property’s physical condition through the 

duration of the permit; 
6. All reservations shall be a minimum stay of 24 hours; 
7. No meals shall be prepared in the dwelling by the owner or owner’s agent; 
8. Applicant must post a copy of the Ordinance granting permission to 

operate the short-term rental, the expiration date of the Special Use Permit, 
a copy of the Occupational Tax Receipt, and the property manager’s 
contact information within the entrance of the area that is rented; 

9. The owner or owner’s agent/operator shall provide a guest book with the 
following information: 

a. Information within the dwelling unit to inform and assist 
renters/guests in the event of a natural disaster, power outage, or 
emergency including but not limited to tornado, severe weather or 
storm, or flash flooding. Information should contain appropriate 
designation for shelter in place, evacuation, or utility contact 
information; 

b. A lead-based paint notification for any property built before 1978. 
c. An asbestos notification for any property built before 1981. 
d. Information for the guest to report any concerns to Host Compliance 

at 913-246-5133 (phone number) and www.hostcompliance.com/tips 
(website); 
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10. The property must remain in proper maintenance and free of hazards, 
pests, or infestations; 

11. Entertainment hours are limited to 10:00 AM to 12:00 AM; 
12. All entertainment must cease by 11:00 PM; 
13. All other applicable noise ordinance standards must be followed per 

Section 22-128; 
14. Doors and windows must stay closed during any entertainment 

performance;  
15. Any illumination that results from an entertainment event shall not be seen 

or otherwise impact adjacent residential uses; 
16. The Department of Planning + Urban Design shall not give approval for any 

temporary certificate of occupancy (TCO) or final certificate of occupancy 
(CO) before the completion of all required work. For any project that 
requires a certificate of occupancy, prior to requesting for any certificate, 
the applicant, permit holder, and/or property owner shall complete all items 
required by: Approved Plans, Codes, Ordinances, Zoning District 
Regulations, Planned District Requirements, Master Plan Requirements, all 
Design Guideline Requirements, Overlay District Requirements, 
Requirements approved by the City Planning Commission and/or the UG 
Board of Commissioners. It is the collective responsibility of the applicant, 
permit holder, and property owner to ensure that any and all permits, land 
entitlements, deviations, or variances are obtained in advance of beginning 
of any work. Planning Department standards require that all required work 
be complete prior to requesting a TCO. The only item that is allowed to be 
incomplete is landscaping, which shall be complete before requesting a 
CO. A Bonded CO may be allowed in case of adverse weather conditions; 
however, all requirements must be completed for all items not secured by 
the bond; 

17. The granting of this Special Use Permit does not transfer with a change of 
ownership of the property; 

18. 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; 

19. 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; 

20. 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 



SP2023-004 March 13, 2023  11 

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; 

21. All conditions of approval herein must be constructed, executed, 
implemented, or otherwise completed within six (6) months of approval 
unless otherwise determined by the Director of Planning or their designee; 
and, 

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

ATTACHMENTS 
 
Aerial Imagery 
Zoning Map 
Land Use Map 
Granicus Host Compliance Map 
Neighborhood Meeting Materials 
Site Plan 
Floor Plan 
Site Photos, Taken by Staff, Dated February 10, 2023  
 
REVIEW OF INFORMATION AND SCHEDULE 
 
Action   Planning Commission  Unified Government Commission   
Public Hearing  March 13, 2023   March 30, 2023    
Special Use   
 
      
STAFF CONTACT:   James Molloy 
     jlmolloy@wycokck.org    
 
MOTIONS 
 
I move the Kansas City, Kansas, City Planning Commission RECOMMEND 
APPROVAL of Petition SP2023-004 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: 
 

mailto:jlmolloy@wycokck.org
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 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 
OR 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND DENIAL of 
Petition SP2023-004, 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 

 
GRANICUS HOST COMPLIANCE MAP 
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NEIGHBORHOOD MEETING MATERIALS 
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SITE PLAN 
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FLOOR PLAN 
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FLOOR PLAN 
 

 
 
 



SP2023-004 March 13, 2023  25 

SITE PHOTOS, TAKEN BY STAFF, DATED FEBRUARY 10, 2023 
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