
Unified Government of Wyandotte County and Kansas City, Kansas 

 

City Planning Commission 
 

Commission Chambers 
701 N. 7th Street Trafficway, Kansas City, KS 66101  

Chairman Jeff Carson 
Vice Chairman Karen Jones, Brandie Armstrong, Duane Beth, Beverly Easterwood, 

Jim Ernst, Jake Miller, J. Mark Mohler, Mary Beth Schwartz, Joseph Straws III, and Aaron Ward. 

AGENDA 
Wednesday, May 28, 2025 

6:00 PM 
1 CALL TO ORDER/ROLL CALL 

 

2 PLANNING COMMISSION STATEMENT 
 

3 NON-CONSENT AGENDA 
 

3.1 Change of Zone Application(s) 
 

 3.1.1 COZ2025-005 - AARON WOLOFSKY 
  Synopsis: Change of Zone from A-G Agriculture District (WYCO) to B-P Planned 

Business Park District for the development of a data center (Red Wolf North Park), 
located at 13000 Parallel Parkway, 12504 Parallel Parkway, and 12340 Parallel 
Parkway (in conjunction with PLAT2025-008 and MPL2025-004). 

  Tracking #: 21480 
 

 3.1.2 COZ2025-006 - AARON WOLOFSKY 
  Synopsis: Change of Zone from A-G Agriculture, RP-1 Planned Single Family, RP-2 

Planned Two Family, RP-3 Planned Townhome, and RP-5 Planned Apartment 
Districts to B-P Planned Business Park District for the development of a data center 
(Red Wolf South Park), at 12425 Parallel Parkway, 12301 Parallel Parkway, 12171 
Parallel Parkway, 12165 Parallel Parkway, 12133 Parallel Parkway, 12129 Parallel 
Parkway, 12117 Parallel Parkway, 11914 Wood Avenue, 1800 North 121st Street, 
1753 North 124th Street, 12137 Wood Avenue, 12037 Wood Avenue, 1401 North 
126th Street, 12402 State Avenue, 12252 State Avenue, and 12198 State Avenue (in 
conjunction with PLAT2025-009 and MPL2025-003). 

  Tracking #: 21483 
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3.2 Subdivision Application 
 

 3.2.1 PLAT2025-008 - AARON WOLOFSKY 
  Synopsis: Preliminary Plat for the development of a data center (Red Wolf North 

Park) at 13000 Parallel Parkway, 12504 Parallel Parkway, and 12340 Parallel 
Parkway (in conjunction with COZ2025-005 and MPL2025-004).  

  Tracking #: 21482 
 

 3.2.2 PLAT2025-009 - AARON WOLOFSKY 
  Synopsis:  Preliminary Plat for the development of a data center (Red Wolf South 

Park) (in conjunction with COZ2025-006 and MPL2025-003). 
  Tracking #: 21484 

 

3.3 Master Plan Amendment(s) 
 

 3.3.1 MPL2025-003 - AARON WOLOFSKY 
  Synopsis: Master Plan Amendment from Mixed Residential and 

Commercial/Business Park to Business Park for the development of a data center 
(Red Wolf South Park) (in conjunction with COZ2025-006 and PLAT2025-009). 

  Tracking #: 21485 
 

 3.3.2 MPL2025-004 - AARON WOLOFSKY 
  Synopsis: Master Plan Amendment from Mixed Residential and Public/Semi-Public 

to Business Park for the development of a data center (Red Wolf North Park) at 
13000 Parallel Parkway, 12504 Parallel Parkway, and 12340 Parallel Parkway (in 
conjunction with COZ2025-005 and PLAT2025-008). 

  Tracking #: 21481 
 

4 Adjourn 
 

  

The Unified Government of Wyandotte County and Kansas City, Kansas will provide necessary, reasonable 
auxiliary aids and services, such as ASL translators, machine-readable copies of meeting materials, or on-site 
language interpretation. Individuals requiring any auxiliary aids or services should contact the Unified Government 
Office of the Clerk by emailing or calling UGclerkrequest@wycokck.org or 913-573-5260 at least 48 hours in 
advance of the meeting. 
 
Persons may address the Commission during the time set aside for Public Comment on each item scheduled or at 
any time by suspension of the rules. All persons must address the commission and state their name and address for 
the record. Comments shall be limited to three (3) minutes for each participant. Per the Commission Rules of 
Procedure, comments should not include any rude or derogatory remarks, reflections as to integrity, abusive 
comments, and statements as to motives and personalities. 
 
Some commissioners, staff, and the public may attend remotely via Zoom or by phone. All participants joining by 
phone should mute their phones when not speaking to avoid background noise. During the meeting, all speakers are 
asked to please announce yourself by name and title every time you speak so the public that is observing knows 
who is speaking. This is critical given the number of remote participants and is current guidance from the Kansas 
Attorney General. 

Connect to Zoom from your computer, tablet, or smartphone at: https://wycokck.zoom.us/j/85343973031  
Phone one-tap: +17193594580,,85343973031# US, +12532050468,,85343973031# US 
  
Join via audio: +1 719 359 4580 US, +1 253 205 0468 US, +1 253 215 8782 US (Tacoma), +1 346 248 7799 US 
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(Houston), +1 669 444 9171 US, +1 669 900 9128 US (San Jose), +1 309 205 3325 US, +1 312 626 6799 US 
(Chicago), +1 360 209 5623 US, +1 386 347 5053 US, +1 507 473 4847 US, +1 564 217 2000 US, +1 646 558 
8656 US (New York), +1 646 931 3860 US, +1 689 278 1000 US, +1 301 715 8592 US (Washington DC), +1 305 
224 1968 US, 888 475 4499 US Toll Free, 877 853 5257 US Toll Free 
 
 Meeting ID: 853 4397 3031 
 Cell phones may mute and unmute by dialing *6. 
 Raise and lower your hand to be acknowledged by dialing *9. 
 To raise your digital hand from your PC or Mac, click the button labeled “Raise Hand” at the bottom of the 
window on the right side of the screen. 
 View the meeting live on our website at: UGTV Live Stream or via YouTube. 
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To:   City Planning Commission 

From:   Planning and Urban Design Staff 

Date:   May 28, 2025 

Re: Change of Zone Petition COZ2025-005, Preliminary Plat Red 
Wolf North (PLAT2025-008), and Master Plan Amendment 
MPL2025-004  
 

GENERAL INFORMATION  

Applicant Information: 
Aaron Wolofsky 
Red Wolf DCD Properties, LLC  
1427 East 7th Street  
Brooklyn, New York 11230 

Subject Property: 
13000, 12504, and 12340 Parallel 
Parkway 
Kansas City, Kansas 66109 
 
Requested Action and Purpose: 
Approval of a Change of Zone from 
A-G Agriculture District (WYCO) and 
B-P Planned Business Park District. 
 
Preliminary Plat for one (1) lot. 
 
Master Plan Amendment from Mixed 
Residential and Public/Semi-Public to 
Business Park (Prairie Delaware 
Piper Area Plan). 
 
Commission Districts: 
Commissioner At-Large, District #1:  
Melissa Bynum 
District #5 Commissioner: 
Mike Kane 
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A-G Agriculture District (WYCO) 
 
B-P Planned Business Park District 

 Adjacent Zoning Adjacent Uses 
North A-G Agriculture (WYCO) and 

R-1 Single Family Districts  
Farmland and large lot single-
family homes 

South A-G Agriculture and R Rural 
Residential (WYCO) Districts  

Roman Catholic Archdiocese, 
farmland and large lot single-family 
homes 

East R-1 Large Lot Single Family 
Residential (WYCO) District 

Single-family homes 

West A-G Agriculture, A-G 
Agriculture (WYCO), R-1A 
Suburban Residential 
(WYCO) Districts 

Single-family homes 

 

Total Tract Size:   242.12 Acres  

Comprehensive Plan Area: Prairie Delaware Piper Area Plan 

Comprehensive Plan Designation: The Prairie Delaware Piper Area Plan 
designates the subject properties as Mixed 
Residential, which allows patio homes, 
townhouses, condominiums, garden 
apartments, housing for seniors, and other 
multi-family uses and Public/Semi-Public, 
which allows private uses for religious 
institutions, public and institutional facilities 
such as schools, libraries, indoor and 
outdoor recreation facilities. 
 
A Master Plan Amendment from Mixed 
Residential to Business Park (MPL2025-004) 
is being sought, which allows manufacturing, 
light industrial uses, distribution-warehouse, 
trucking and other employment activity. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates Parallel Parkway as a Major 
Arterial and North 131st and 123rd Streets as 
Major Collectors. 
 

Parking Requirement: Section 27-472(e) Uses in this district require 
paved off-street parking at a ratio necessary 
to serve the employees, visitors, customers 
and others who may be on the premises. 

Existing Zoning District(s): 
 
Proposed Zoning District(s): 



COZ2025-005 and Red Wolf North Preliminary Plat (PLAT2025-008) and MPL2025-004 
 May 28, 2025 3 

The ratio will vary among occupants and will 
be determined by the director of planning 
and zoning 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 (1) space for 
each 500 square feet of building floor area 
be provided for buildings of up to 20,000 
square feet. For buildings larger than 20,000 
square feet, only one (1) space for each 
1,000 square feet needs to be provided for 
building increments between 20,000 and 
50,000 square feet. For buildings larger than 
50,000 square feet, the parking required for 
increments over 50,000 square feet will be 
determined by the Director of Planning and 
Zoning. Where questions arise concerning 
increments over 50,000 square feet, the 
Unified Government Board of 
Commissioners shall make the final 
determination upon recommendation of the 
Planning Commission. The base requirement 
for three (3) buildings is 120 spaces. The 
Applicant is providing 120 spaces. 
 

Landscaping Requirement: Section 27-762(g) Trees are required to be 
provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high 
architectural screening in combination with a 
25-foot buffer area is to be provided along 
side and rear property lines common to or 
across an alley from residentially zoned 
property. 1,318 trees are required. The 
Applicant is providing 742 trees, a deficit of 
576 trees. Existing mature trees that are kept 
within the development can count towards 
the overall total; however, Staff has not been 
provided the figure from the Applicant. 
 

Advertisement: The Wyandotte Echo – May 8, 2025 
Letters to Property Owners – April 28, 2025 

 
Public Hearing(s): 

 
May 28, 2025 

 
Public Support: 

 
None to date. 

 
Public Opposition: 

 
None to date. 
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PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Aaron Wolofsky of Red Wolf DCD 
Properties, LLC, is requesting a Change of Zone from A-G Agriculture District (WYCO) to 
B-P Planned Business Park District, a Preliminary Plat to create one (1) lot and one (1) 
tract, and a Master Plan Amendment from Mixed Residential and Public/Semi-Public to 
Business Park (Prairie Delaware Piper Area Plan) to build three (3) 330,000 square foot 
buildings for a data center at 13000, 12504, and 12340 Parallel Parkway on 242.12 
acres. 
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765, Article VII Sections 
27-245 – 27-339, Article VI Section 27-210 through 212, Article XXI Sections 27-502 – 
27-709, Article VII Sections 27-245-339, Article XI Section 27-215, Article VIII Sections 
27-340 – 27-765, Article VII Sections 27-245 – 27-339, Article VI Section 27-213, and all 
other applicable standards within Chapter 27. 
 
RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. There are no noise or disturbance complaints on the subject property. 
 

Building, Zoning, or Code Enforcement Complaints: 
 

1. There are no notices of violation on the subject property. 
 

Outstanding or Related Permit and Cases: 
 

1. There are no outstanding or related permit and cases on the subject property. 
 

Previous Planning Actions: 
 

1. There are no previous planning entitlements on the subject property. 
 
FACTORS TO BE CONSIDERED  

 
1. The Character of the Neighborhood. 

 
The subject property is located within the Prairie-Piper Statistical Neighborhood 
and Block Group 0448032. The neighborhood consists of rural, large lot single-
family homes along Parallel Parkway with some smaller single-family lots along 
North 123rd and 131st Streets. The Gate of Heaven Catholic Cemetery abuts the 
proposed developed and the Archdiocese of Kansas City in Kansas is across 
Parallel Parkway, immediately south of the project site. Parallel Parkway is a 
high trafficked four (4) lane roadway with access to Kansas Highway 7 (K-7). 
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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, 
a large, data center is not compatible with the adjacent uses as there are single-
family homes along the 123rd and 131st Streets and Parallel Parkway and the 
rural western fringe of Parallel Parkway. 
 
Between State Avenue and Parallel Parkway between 115th and 118th Street, 
this area transitions from agricultural, undeveloped land to multi-family 
apartments and cottages, a multi-purpose agricultural event space (American 
Royal) and ancillary parking lots. 

 
3. The suitability of the property for the uses to which it has been restricted. 

Will the remove of restrictions detrimentally affect nearby property? 
 
The property is suitable for uses to which it has been restricted as A-G 
Agriculture District (WYCO), which allows large agricultural, farming activities 
and single-family homes. Removal of these restrictions for B-P Business Park 
District will detrimentally affect nearby property as B-P uses by-right can be 
more intense than A-G Agriculture District (WYCO). 

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

length of time the property has been actively marketed. 
 
The property has been vacant farmland since at least 1991, which is based on 
aerial photography. 
 

5. The extent to which 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 
nearby property. 
 
Data centers support the economy, but provide an increasing smaller share of 
jobs per square feet due to minimal need for on-site employees. The business 
park’s proximity to residential homes may injure the visual quality or 
marketability of nearby property if the site is not fully screened from public view 
(123rd and 131st Street, and Parallel Parkway) and/or noise is not mitigated to 
meet conde standards. The type of use will induce development that will 
increase, but could significantly impact the visual quality of the existing rural 
character along the western fringe the county and Parallel Parkway towards 
Kansas Highway 7 (K-7). 
 

6. The extent to which the proposed use would increase the traffic or parking 
demand in ways that would adversely affect road capacity, safety, or 
create parking problems. 
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The proposed use is not a highly trafficked use, so while there will be an 
increase in traffic due to the undeveloped nature of the site, the daily vehicle 
trips will not be substantial compared to a large single-family subdivision and 
multi-family development as planned within the current Mixed Residential land 
use category A Traffic Impact Study is currently being reviewed by the Public 
Works Department and the County’s Traffic Engineer. Additional analysis and 
comments may be generated separately from this report. 
 

7. The degree of conformance of the proposed use to the Master Plan. 
 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which designates these properties as Mixed Use Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Public/Semi-Public, which allows private uses 
for religious institutions, public and institutional facilities such as schools, 
libraries, indoor and outdoor recreation facilities. 
 
A Master Plan Amendment from Mixed Residential to Business Park (MPL2025-
004) is being sought, which allows manufacturing, light industrial uses, 
distribution-warehouse, trucking and other employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway as a 
Major Arterial, which requires at least an 8-foot sidewalk along the Parallel 
Parkway, and North 131st and 123rd Streets, as Major Collectors.  
 
In lieu of installing a sidewalk network that does not currently exist along 123rd 
Street and a required trail amenity within the Business Park land use 
designation of the Prairie Delaware Piper Area Plan, sidewalks will be installed 
on both sides of Parallel Parkway for pedestrian connectivity along the Major 
Arterial, and the east side of North 131st Street. 
 

8. The extent to which the proposed use could cause environmental harm or 
enhance the environment. 
 
If the site and stormwater management infrastructure are properly managed and 
maintained, the proposed use will not cause environmental harm. Staff is 
concerned about the potential degradation of the protected wetlands on the 
property and the effluent from the cooling towers into the detention basins. 
 
Existing, identified protected wetlands should be set aside by an open space 
conservation easement. 
 

9. The extent to which utilities and public services are available and 
adequate to serve the proposed use. 
 

a. Electric and Water Service 
 
To be provided by BPU Electric and Water Divisions. 
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b. Sanitary Sewer Service 

 
Sanitary sewer service is being extended by the developer and 
maintained by the Unified Government.  
 

c. Storm Water Control 
 
To be designed to meet City Code. 
 

d. Police 
 
Police service is provided by West Patrol, District 228. 
 

e. Fire 
 
Fire service is provided by Station #8, located at North 123rd Street and 
Leavenworth Road. 
 

f. Transit 
 
There is no public transit provided to or near the subject property. 
 

g. Schools 
 
Public Education is provided by Piper Elementary School, Piper Middle 
School, and Piper High School, under Piper USD 203. 
 

h. Streets 
 
See item #6 above. 

 
10. The economic impact of the proposed use on the community. 

 
The proposed use will have a beneficial economic impact on the community by 
turning a vacant, undeveloped parcel into a tax generating use, however, the 
Unified Government and the Board of Public Utilities will have to maintain the 
public roads, sanitary and storm sewers, water and power for this development 
in perpetuity.  
 

11. The capability of the proposed use to meet applicable ordinance 
requirements. 
 
With revisions, the proposed use is capable of meeting applicable ordinance 
requirements. 
 

12. The relative gain to the public health, safety, and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 
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The relative gain to the public health, safety, and welfare as compared to the 
hardship imposed on the landowners is minimal. If this application is denied, the 
owners will still have property that is able to be developed, however, not in the 
form they originally intended.  
 

13. Whether the preliminary plat is consistent with the comprehensive plan, 
the major street plan and any other adopted plans. 

 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which designates these properties as Mixed Use Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Public/Semi-Public, which allows private uses 
for religious institutions, public and institutional facilities such as schools, 
libraries, indoor and outdoor recreation facilities. 
 
A Master Plan Amendment from Mixed Residential to Business Park (MPL2025-
004) is being sought, which allows manufacturing, light industrial uses, 
distribution-warehouse, trucking and other employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway as a 
Major Arterial, which requires at least an 8-foot sidewalk along the Parallel 
Parkway, North 131st and 123rd Streets.   
 
The developer is responsible for the installation of all infrastructure, included, 
but not limited to: streets, sidewalks, sanitary and storm sewers, detention 
basins, etc. The development will be built in accordance with the Department of 
Planning and Urban Design, Public Works Department, and KCKFD standards 
and regulations. 
 

14. Whether the preliminary plat is in compliance with the standards and 
requirements of the zoning ordinance, subdivision regulations and other 
applicable unified government policies and regulations. 
 
The preliminary plat is in compliance with the standards and requirements of the 
zoning ordinance and subdivision regulations.  
 

15. Whether the subdivision is compatible in lot size, lot-to-structure 
proportion, building size, and architectural design with existing and 
proposed development on adjacent properties. 
 
The subdivision as proposed is not compatible in lot size or lot-to-structure 
proportion with existing rural development patterns of adjacent properties, 
primarily to the west, across North 131st Street and east along 123rd Street. 
There are no lots in the immediate vicinity that are similar in lot or building size. 
The nearest comparison is at the intersection of North 118th Street and State 
Avenue, where Urban Outfitters built a distribution center across the street from 
the American Royal facility. 
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16. Whether the proposed subdivision will cause adverse or negative impacts 

on the natural or social environment. 
 
The proposed subdivision will develop a natural, open field that is home to 
various wildlife, but also serves as a natural stormwater infiltration system with 
existing wetlands. Paving this area for almost 1,000,000 square feet will 
increase stormwater runoff and the infrastructure necessary to manage it.  
 
Preserving the natural terrain of the site as per the subdivision ordinance should 
mitigate any negative natural impacts. Following the B-P Planned Business Park 
performance standards for noise and screening should support the natural and 
social environments. 
 

17. Whether the subdivision will not cause an undue burden on the unified 
government for maintenance of land and/or facilities. 
 
The subdivision will increase the Unified Government’s burden for maintenance 
of land and/or facilities. The Developer is responsible for installing all of the 
associated infrastructure related to this one (1) lot subdivision, but the Unified 
Government and Board of Public Utilities (BPU) is charged with maintaining 
public streets, sidewalks, sanitary and storm sewers, power and water 
perpetuity. 
 
BPU is still responsible for maintaining water and electrical services to these 
buildings and substation. 
 

18. Whether the subdivision does not encourage premature extension of 
public services, piece-meal or premature development based upon the 
location of surrounding development and the availability of public facilities 
and services. 
 
The proposed subdivision does encourage premature extension of public 
services, and premature development based upon the location and intensity of 
surrounding development and the current availability of public services and 
facilities. This block along Parallel Parkway is rural in nature with “suburban” and 
large lot single-family homes, cemetery and seminary on septic service as well 
as open ditches for stormwater runoff. 

 
NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting in-person at 12601 Parallel Parkway on May 
14, 2025. Attached is the list of persons who attended the meeting, minutes, affidavit 
and/or submitted comments to the applicant. 
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KEY ISSUES 
 
Unified Government Infrastructure Maintenance Costs 
Landscaping, Screening and Buffering 
Open Space Easements and Wetland Preservation 
Detention Basins 
Compliance with the goDotte Countywide Strategic Mobility Plan 
Sidewalks 
Building Materials and Articulation  
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 
General Planning: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be discernible 
off the premises of the building.  

a. What mitigation measures for the cooling towards and substation will be 
taken to ensure compliance with the aforementioned section? 

 
Applicant Response: The layout of all buildings, exterior equipment, and the 
substation will be set back from each respective right-of-way and adjacent 
property lines to attenuate sound at the property boundary. Additionally, existing 
and proposed vegetation will serve as a natural buffer to further attenuate sound. 
As such, there is no anticipated noise, and will be no anticipated odors, vibration, 
or other impacts off the premises, as required by the code section provided 
above. 
 

2. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm drainage 
and any other engineering plans shall be completely approved by the engineer 
prior to submitting the final plat to the Planning Commission. The Board of Public 
Utilities shall have indicated in writing prior to submission that any need water 
main extension agreement or any electrical distribution agreement has been 
executed by the development and that underground wiring will be provided unless 
otherwise provided as set out herein. 
 
Applicant Response: Final engineering approval will be received prior to 
submitting for final plat. The required agreements with the Board of Public Utilities 
will be executed prior to the submission of a final plat. 
 

3. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the east right-of-way line on North 131st Street. 
 
Applicant Response: An 8-foot-wide concrete sidewalk has been included in the 
revised plans along the east right-of-way line on North 131st Street. 
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4. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan, build an 8-foot sidewalk 
along the north side of Parallel Parkway. 
 
Applicant Response: An 8-foot-wide concrete sidewalk has been included in the 
revised plans along the north side of Parallel Parkway. 

 
Building Architecture: 
 

1. Section 27-472(c)(6) Buildings are required to exhibit an attractive appearance 
especially toward the street and any nearby residential areas. Typically, such an 
attractive appearance would be characterized by significant use of glass, 
masonry, and other high quality finishes materials and design with significant 
offsets and articulation. 
 
Applicant Response: Acknowledged. High quality materials are proposed, and 
additional articulation has been added. 
 

2. Greater effort in breaks in material (i.e. wood rain screen accent), glass (real or 
faux) and articulation needs to occur throughout the building façade. 
 
Applicant Response: Greater articulation and additional use of wood rain screen 
and glass have been added to the building facades that may be visible from the 
public right-of-way and residential properties. Revised elevations have been 
provided for review. 
 

3. Make the west side of the building along North 131st Street look similar in 
appearance as the building facing south towards Parallel Parkway – more office-
like with windows, variety of building materials and articulation. The residents on 
the west side of North 131st Street will be looking at a monolithic warehouse 
building in size and appearance.  
 
Applicant Response: Additional use of wood rain screen and glass as well as 
additional articulations have been added to the building façade facing North 131st 
Street. Revised elevations have been provided for review. 
 

4. Flip the north/south oriented building 180 degrees so the cooler towers/chillers are 
on the north side of the site rather than the south. 
 
Applicant Response: The building has been rotated 180 degrees on the revised 
plans. 

 
Landscaping and Screening: 
 

1. Section 27-472(g) 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 and enhancing the overall appearance. Such 
features shall be depicted on a properly prepared plan. Trees are required to be 
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provided at not less than one (1) per 8,000 square feet of site area. Six (6) foot 
high architectural screening in combination with a 25-foot buffer area is to be 
provided along side and rear property lines common to or across an alley from 
residentially zoned property. The site is 242.12 acres, which requires 1,318 trees 
to be planted. Existing mature trees can count towards that total. 
 
The landscape buffering required along side and rear property lines abutting 
residential zoned property does not include the one (1) tree per 8,000 square foot 
of site area requirement.  
 
Applicant Response: The revised plans reflect additional buffering and six (6) foot 
high architectural screening to reduce the visual impact of the development on 
adjacent residences with more robust plantings proposed in areas where the 
existing vegetation is inadequate. Existing trees will also be surveyed as part of 
the final development plans for a more comprehensive density calculation. 
Additionally, following feedback received at the Neighborhood Meeting, the 
Applicant has revised the plans to include significant berming between the 
building and the North 131st Street right-of-way and has increased the amount of 
landscaping in that area to significantly reduce any visual, sound and light impacts 
that can be seen or heard along the North 131st Street right-of-way. 
 

2. Create an open space easement along the blue line streamways (Intermittent 
stream, forested wetland and ephemeral stream depicted on sheet C1.0) in the 
southwest corner of the site.  
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 
 

3. The protected wetland on the east side of the property and south of the proposed 
substation, preserve as an open space easement. 
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 

4. Creek underneath the building in the southwest corner of the development – is the 
intent to channelize the creek? What is the plan to mitigate this issue? 
 
Applicant Response: Impacts to the jurisdictional streams have been mitigated 
with the current layout of the proposed buildings and slopes. Any remaining 
disturbance will require USACE Notification. A majority of the linear features being 
disturbed have been categorized as non-jurisdictional. Appropriate site protection 
and erosion control measures such as sediment basins and silt fence will be 
included in the final detailed design to mitigate any impacts. 
 

5. Detention basins need to be more natural in shape, less oblong. 
 
Applicant Response: The shapes of the detention basins have been modified on 
the revised plans. 
 



COZ2025-005 and Red Wolf North Preliminary Plat (PLAT2025-008) and MPL2025-004 
 May 28, 2025 13 

6. The proposed corrugated metal paneling for the rooftop mechanical equipment 
needs to be modified. 
 
Applicant Response: The corrugated metal paneling for the rooftop mechanical 
equipment is a high-quality architectural metal panel, not a galvanized corrugated 
metal. 
 

7. Ground mounted cooler towers/chillers need to be screened from public view (i.e., 
the public right-of-way and any abutting residences). 
 
Applicant Response: Acknowledged. Additional screening and specification will be 
provided during the detailed design of the project and will depend on the final 
equipment selection made during the development plan process. 
 

8. All landscaping shall be irrigated with an in-ground irrigation system. 
 
Applicant Response: An irrigation performance specification has been included on 
the revised plans. 
 

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) Detailed engineering comments are made by separate technical review of 
the plans and submitted directly to the applicant. Provide revised plans and 
responses in accordance with the engineering comments. 

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 AND CONDITIONS 
 
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 COZ2025-005, Red Wolf North Preliminary Plat (PLAT2025-
008) and Master Plan Amendment MPL2025-004 subject to all comments and 
suggestions outlined in this staff report, and summarized by the following conditions: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be 
discernible off the premises of the building;  

2. For the Final Development Plan: Shall comply with KCKFD requirements 
and regulations regarding aerial truck access, location of fire hydrants, a 
secondary access road to facilitate fire protection and compliance with 
NFPA 75 standards; 

3. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm 
drainage and any other engineering plans shall be completely approved by 
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the engineer prior to submitting the final plat to the Planning Commission. 
The Board of Public Utilities shall have indicated in writing prior to 
submission that any need water main extension agreement or any electrical 
distribution agreement has been executed by the development and that 
underground wiring will be provided unless otherwise provided as set out 
herein; 

4. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the east right-of-way line on North 131st Street; 

5. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan, build an 8-foot 
sidewalk along the north side of Parallel Parkway; 

6. Ensure the west side of the building along North 131st Street looks similar in 
appearance as the building facing south towards Parallel Parkway – more 
office-like with windows, variety of building materials and articulation. The 
residents on the west side of North 131st Street will be looking at a 
monolithic warehouse building in size and appearance; 

7. Maintain the north/south oriented building 180 degrees so the cooler 
towers/chillers are on the north side of the site rather than the south; 

8. Section 27-472(g) 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 and enhancing the 
overall appearance. Such features shall be depicted on a properly prepared 
plan. Trees are required to be provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high architectural screening in 
combination with a 25-foot buffer area is to be provided along side and rear 
property lines common to or across an alley from residentially zoned 
property. The site is 242.12 acres, which requires 1,318 trees to be planted. 
Existing mature trees can count towards that total. The landscape buffering 
required along side and rear property lines abutting residential zoned 
property does not include the one (1) tree per 8,000 square foot of site area 
requirement; 

9. Create an open space easement along the blue line streamways 
(Intermittent stream, forested wetland and ephemeral stream depicted on 
sheet C1.0) in the southwest corner of the site; 

10. The protected wetland on the east side of the property and south of the 
proposed substation, preserve as an open space easement; 

11. For the Final Development Plan: Mitigation measures need to be taken with 
the creek underneath the building in the southwest corner of the 
development; 

12. All detention basins need to be more natural in shape, less oblong; 
13. Ground mounted cooler towers/chillers need to be screened from public 

view (i.e., the public right-of-way and any abutting residences); 
14. All deciduous and shade trees shall be at least two (2) inch caliper when 

planted. Evergreens shall be at least six (6) feet in height when planted. 
Shrubs shall be at least five (5) gallons when planted. Throughout the 
development, there shall be a variety of deciduous and evergreen trees in 
addition to native grasses and plants (wildflowers); 

15. All landscaping shall be irrigated with an in-ground irrigation system; 
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16. All exterior lighting, whether mounted on a building or within a parking lot 
must be hooded or controlled to direct light 90 degrees downward. No light 
may cast light or glare off the property or onto the public street. Lighting 
cannot exceed one (1) footcandle at the property line; 

17. All utility connections, this includes green electrical boxes, and free-
standing electrical meters must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building; 

18. Regarding BPU transformer screening, the following applies: 
a. Gate doors are required for all types of screening that are placed in 

front of the transformers. 
b. Fence pickets shall be installed two (2) feet off the ground and have 

adequate clearance to open gate door 180° and have 10 feet of 
clearance from pad when gate doors open. 

c. Posts for gate doors must be installed a minimum distance of 10 feet 
apart in the front. 

d. For slats fences, customers shall install a minimum of four (4) inch 
slats and have four (4) inches of space between each slat. 

e. Customers must take into account the maturity size of the evergreen 
tree when planting saplings so that the trees can grow outside of the 
required clearance for evergreen trees, customer shall plant each tree 
so that there is two (2) feet or more of space from edge to edge 
between each tree at maturity (e.g., blue arrow juniper grows up to 
two (2) feet wide, so there shall be four (4) feet of spacing between 
each tree taking into account the growth of saplings). 

f. Pad must have a minimum clearance of six (6) feet on each, three (3) 
feet on the back and five (5) feet on the front allowing for 10 feet on 
the front when gate doors open; 

19. 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 
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; 

20. If approved, the applicant must file and maintain a current business 
occupation tax application with the Business Licensing Division. Their 
office is located at 4953 State Avenue, Kansas City, KS 66102. Their contact 
information is (913) 573-8780 or businesslicense@wycokck.org; 

21. A building permit is required for the construction of a permanent structure 
greater than 120 square feet, for the expansion of or addition to an existing 
structure, and/or a change in the use of (i.e., change of occupancy) an 
existing structure. The applicant is required to contact the Building 
Inspection Division at (913) 573-8620 or by buildinginspection@wycokck.org 
to confirm if they need a building permit, and if so, must take it upon 
themselves to initiate the building permit process accordingly; 

22. All existing and future driveways must feature curb cuts that are 
constructed to UG standards; 

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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23. A Right-of-Way Permit is required. The applicant is required to contact the 
Public Works Department at (913) 573-5311 or by info@wycokck.org to 
confirm if they need a right-of-way permit, and if so, must take it upon 
themselves to initiate the permit process accordingly; 

24. 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; 

25. Improvements that include land disturbance activity on greater than one (1) 
acre of surface area of land or include the construction or alteration of a 
structure 1,000 square feet or larger shall require a land disturbance permit 
issued by the Unified Government and shall be compliant with all applicable 
local ordinances and State Statutes and Regulations (Article XIV, Sections 8-
610 through 8-618). Land disturbance fees shall be processed by UG Public 
Works during the Land Disturbance/Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works Department, 701 North 7th Street, Kansas City, KS 
66101, (913) 573-5700. With the issuance of the Land Disturbance Permit, a 
grading permit is required and issued by the Building Inspections Division, 
Neighborhood Resource Center, 4953 State Avenue, Kansas City, KS 66102, 
(913) 573-8620; 

26. A Pre-Construction meeting is required for any improvements to public 
infrastructure upon the approval and issuance of a Development Review 
Committee (DRC) permit. Any improvements to, construction or alteration 
of: sanitary systems, stormwater systems, public or private streets, 
sidewalks or other public infrastructure will require a pre-construction 
meeting with the Department of Public Works. The applicant is required to 
contact the County Engineer at (913) 573-5400 or by info@wycokck.org prior 
to construction to arrange this meeting; 

27. The Department of Planning + Urban Design shall not give approval for any 
final Certificate of Occupancy (CO) before the completion of all required 
work. The applicant, permit holder, and/or property owner shall complete all 
items required, including, but not limited to: Approved Plans, Codes, 
Ordinances, Zoning District Regulations, Planned District Requirements, 
Master Plan Requirements, all Design Guideline Requirements, Overlay 
District Requirements, and 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. As necessary, a landscape 
bond may be allowed, however, all other requirements must be completed 
prior to issuance of a Final CO; and, 

28. 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:info@wycokck.org
mailto:info@wycokck.org
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ATTACHMENTS 
 
Aerial Imagery 
Zoning Map 
Land Use Map 
Applicant Response Letter 
Neighborhood Meeting Documents 
Preliminary Plat 
Site Plan 
Grading Plan 
Utility Plan 
Landscape Plan 
Building Elevations 
 
PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Change of Zone May 28, 2025 June 26, 2025 
Preliminary Plat May 28, 2025 Not Required 
Master Plan Amendment May 28, 2025 June 26, 2025 

 

 
STAFF CONTACT:   Byron Toy, AICP 
     btoy@wycokck.org 
 
MOTIONS 
 
MASTER PLAN AMENDMENT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition MPL2025-004  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: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 

mailto:btoy@wycokck.org
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OR 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND DENIAL of 
Petition MPL2025-004 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. 
 
CHANGE OF ZONE 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition COZ2025-005 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 COZ2025-005, 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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PRELIMINARY PLAT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition PLAT2025-008 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 PLAT2025-008, 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. 
 

  



COZ2025-005 and Red Wolf North Preliminary Plat (PLAT2025-008) and MPL2025-004 
 May 28, 2025 20 

ATTACHMENTS 
 

AERIAL IMAGERY 
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ZONING MAP 
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LAND USE MAP 
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ADDITIONAL ATTACHMENTS 
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To:   City Planning Commission 

From:   Planning and Urban Design Staff 

Date:   May 28, 2025 

Re: Change of Zone Petition COZ2025-006, Preliminary Plat Red 
Wolf South (PLAT2025-009) and Master Plan Amendment 
MPL2025-003  
 

GENERAL INFORMATION  

Applicant Information: 
Aaron Wolofsky 
Red Wolf DCD Properties, LLC  
1427 East 7th Street  
Brooklyn, New York 11230 

Subject Property: 
12425 Parallel Parkway, 12301 
Parallel Parkway, 12171 Parallel 
Parkway, 12165 Parallel Parkway, 
12133 Parallel Parkway, 12129 
Parallel Parkway, 12117 Parallel 
Parkway, 11914 Wood Avenue, 1800 
North 121st Street, 1753 North 124th 
Street, 12137 Wood Avenue, 12037 
Wood Avenue, 1401 North 126th 
Street, 12402 State Avenue, 12252 
State Avenue, and 12198 State 
Avenue, Kansas City, Kansas 66109 
 
Requested Action and Purpose: 
Approval of a Change of Zone from 
A-G Agriculture, R-1 Planned Single 
Family, RP-2 Planned Two Family, 
RP-3 Planned Townhome, RP-5 
Planned Apartment and CP-2 
Planned General Business Districts 
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At-Large Commissioner, District #2: Tom 
Burroughs 
District #7: Chuck Stites 
 
A-G Agriculture, RP-1 Planned Single Family, 
RP-2 Two Family, RP-3 Planned Townhome, 
RP-5 Planned Apartment and CP-2 Planned 
General Business Districts 
 
B-P Planned Business Park District 
 

 Adjacent Zoning Adjacent Uses 
North A-G Agriculture (WYCO)  Farmland, single-family home and 

cemetery 
South None (City of Bonner 

Springs)  
Wyandotte County Park and vacant 
homes (City of Bonner Springs) 

East A-G Agriculture District Single-family homes and farmland 
West A-G Agriculture, A-G 

Agriculture (WYCO), R Rural 
Residential (WYCO), R-1 
Large Lot Single Family 
Residential (WYCO), R-1 
Single Family, RP-3 Planned 
Townhome, RP-5 Planned 
Apartment and CP-2 Planned 
General Business Districts  

Roman Catholic Archdiocese, 
farmland and large lot single-family 
homes, senior living facility and 
wooded land 

 

Total Tract Size:   306 Acres  

Comprehensive Plan Area: Prairie Delaware Piper Area Plan 

Comprehensive Plan Designation: The Prairie Delaware Piper Area Plan 
designates the subject properties as Mixed 
Residential, which allows patio homes, 
townhouses, condominiums, garden 
apartments, housing for seniors, and other 
multi-family uses and Commercial / Business 

to B-P Planned Business Park 
District. 
 
Preliminary Plat for one (1) lot. 
 
Master Plan Amendment from Mixed 
Residential and Commercial / 
Business Park to Business Park 
(Prairie Delaware Piper Area Plan). 
 
Commission Districts: 
 

Existing Zoning District(s): 
 
 
 
 
Proposed Zoning District(s): 
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Park, which allows major retail uses, big box 
centers and have stores that serve large 
populations, manufacturing, light industrial 
uses, distribution-warehouse, trucking and 
other employment activity. 
 
A Master Plan Amendment from Mixed 
Residential and Commercial/Business Park 
to Business Park (MPL2025-003) is being 
sought, which allows manufacturing, light 
industrial uses, distribution-warehouse, 
trucking and other employment activity. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates State Avenue and Parallel 
Parkway as Major Arterials and North 126th 
Street as a Major Collector. 
 

Parking Requirement: Section 27-472(e) Uses in this district require 
paved off-street parking at a ratio necessary 
to serve the employees, visitors, customers 
and others who may be on the premises. 
The ratio will vary among occupants and will 
be determined by the Director of Planning 
and Zoning 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 (1) space for 
each 500 square feet of building floor area 
be provided for buildings of up to 20,000 
square feet. For buildings larger than 20,000 
square feet, only one (1) space for each 
1,000 square feet needs to be provided for 
building increments between 20,000 and 
50,000 square feet. For buildings larger than 
50,000 square feet, the parking required for 
increments over 50,000 square feet will be 
determined by the Director of Planning and 
Zoning. Where questions arise concerning 
increments over 50,000 square feet, the 
Unified Government Board of 
Commissioners shall make the final 
determination upon recommendation of the 
Planning Commission. The base requirement 
for three (3) buildings is 120 spaces. The 
Applicant is providing 120 spaces. 
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Landscaping Requirement: Section 27-762(g) Trees are required to be 
provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high 
architectural screening in combination with a 
25-foot buffer area is to be provided along 
side and rear property lines common to or 
across an alley from residentially zoned 
property. 1,666 trees are required. The 
Applicant is providing 742 trees, a deficit of 
576 trees. Existing mature trees that are kept 
within the development can count towards 
the overall total; however, Staff has not been 
provided the figure from the Applicant. 
 

Advertisement: The Wyandotte Echo –May 8, 2025 
Letters to Property Owners – April 28, 2025 

 
Public Hearing: 

May 28, 2025 

 
Public Support: 

 
None to date. 

 
Public Opposition: 

 
None to date. 
 

PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Aaron Wolofsky of Red Wolf DCD 
Properties, LLC, is requesting a Change of Zone from A-G Agriculture, RP-1 Planned 
Single Family, RP-2 Two Family, RP-3 Planned Townhome, RP-5 Planned Apartment 
and CP-2 Planned General Business Districts to B-P Planned Business Park District, a 
Preliminary Plat to create one (1) lot, and a Master Plan Amendment from Mixed 
Residential and Commercial/Business Park to Business Park (Prairie Delaware Piper 
Area Plan) to build four (4) 330,000 square foot buildings for a data center at 12425 
Parallel Parkway, 12301 Parallel Parkway, 12171 Parallel Parkway, 12165 Parallel 
Parkway, 12133 Parallel Parkway, 12129 Parallel Parkway, 12117 Parallel Parkway, 
12109 Parallel Parkway, 11914 Wood Avenue, 1800 North 121st Street, 1753 North 124th 
Street, 12137 Wood Avenue, 12037 Wood Avenue, 1401 North 126th Street, 12402 State 
Avenue, 12252 State Avenue, and 12198 State Avenue on 306 acres. 
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765, Article VII Sections 
27-245 – 27-339, Article VI Section 27-210 through 212, Article XXI Sections 27-502 – 
27-709, Article VII Sections 27-245-339, Article XI Section 27-215, Article VIII Sections 
27-340 – 27-765, Article VII Sections 27-245 – 27-339, Article VI Section 27-213, and all 
other applicable standards within Chapter 27. 
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RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. There are no noise or disturbance complaints on the subject property. 
 

Building, Zoning, or Code Enforcement Complaints: 
 

1. There are no notices of violation on the subject property. 
 

Outstanding or Related Permit and Cases: 
 

1. There are no outstanding or related permits and cases on the subject property. 
 

Previous Planning Actions: 
 

1. There are no previous planning entitlements on the subject property. 
 
FACTORS TO BE CONSIDERED  

 
1. The Character of the Neighborhood. 

 
The subject property is located within the Prairie-Piper Statistical Neighborhood 
and Block Group 0448032. The neighborhood consists of rural, large lot single-
family homes along Parallel Parkway with some smaller single-family lots along 
North 126th Street and North 118th Street. North of Parallel Parkway is Gates of 
Heaven Cemetery. West of North 126th Street on Parallel Parkway is the 
Archdiocese of Kansas City and on Delaware Parkway and State Avenue are 
suburban style development, with a senior living facility, single-family home, 
duplexes and townhome subdivisions. 
 
State Avenue and Parallel Parkway are high trafficked four (4) lane roadways 
with access to Kansas Highway 7 (K-7), except there is no site access on State 
Avenue. 
 

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, 
a large data center, is not compatible with the adjacent uses as there are single-
family homes along 126th Street, North 118th Street, Parallel Parkway and the 
rural western fringe of Parallel Parkway. 
 
Between State Avenue and Parallel Parkway between 115th and 118th Street, 
this area transitions from agricultural, undeveloped land to multi-family 
apartments and cottages, a multi-purpose agricultural event space (American 
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Royal), ancillary parking lots and future Bonner Springs development at the 
southwest corner of the 118th Street and State Avenue intersection. 
 

 
3. The suitability of the property for the uses to which it has been restricted. 

Will the remove of restrictions detrimentally affect nearby property? 
 
The property is suitable for uses to which it has been restricted as A-G 
Agriculture, R-1 Planned Single Family, RP-2 Planned Two Family, RP-3 
Planned Townhome, RP-5 Planned Apartment and CP-2 Planned General 
Business Districts, which the southern half of the development site was a mixed 
residential development with commercial retail on the southwest corner that was 
entitled, but never developed. Removal of these restrictions for B-P Business 
Park District will detrimentally affect nearby property as B-P uses by-right can be 
more intense than A-G Agriculture, R-1 Planned Single Family, RP-2 Planned 
Two Family, RP-3 Planned Townhome, RP-5 Planned Apartment and CP-2 
Planned General Business Districts. 

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

length of time the property has been actively marketed. 
 
The property has been vacant farmland since at least 1991 which is based on 
aerial photography. 
 

5. The extent to which 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 
nearby property. 
 
Data centers support the economy, but provide an increasing smaller share of 
jobs per square feet due to minimal need for on-site employees. The business 
park and substation’s proximity to residential homes may injure the visual quality 
or marketability of nearby property if the site is not fully screened from public 
view (126th Street, Parallel Parkway, and the rear of the residences that abut 
North 118th Street) and noise is not mitigated. The type of use, will induce 
development that will increase, but could significantly impact the visual quality of 
the existing rural character along the western fringe the county and Parallel 
Parkway towards Kansas Highway 7 (K-7). 
 

6. The extent to which the proposed use would increase the traffic or parking 
demand in ways that would adversely affect road capacity, safety, or 
create parking problems. 

 
The proposed use is not a highly trafficked use, so while there will be an 
increase in traffic due to the currently undeveloped nature of the site, the daily 
vehicle trips will not be substantial compared to a large single-family subdivision, 
multi-family and commercial development or currently entitled on the property. A 
Traffic Impact Study is currently being reviewed by the Public Works Department 
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and the County’s Traffic Engineer. Additional analysis and comments may be 
generated separately from this report. 
 

7. The degree of conformance of the proposed use to the Master Plan. 
 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which designates these properties as Mixed Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Commercial/Business Park, which major retail 
uses, big box centers and have stores that serve large populations, 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
A Master Plan Amendment from Mixed Residential and Commercial/Business 
Park to Business Park (MPL2025-003) is being sought, which allows 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway and 
State Avenue as Major Arterials, which requires at least an 8-foot sidewalk along 
the south side of Parallel Parkway, and north side of State Avenue the length of 
the property line, and North 126th Street, as a Major Collector.  
 
In lieu of installing a required trail amenity within the Business Park land use 
designation of the Prairie Delaware Piper Area Plan, sidewalks will be installed 
on both sides of Parallel Parkway and State Avenue for pedestrian connectivity 
along the Major Arterials and connect into the existing sidewalks on North 126th 
Street. 
 

8. The extent to which the proposed use could cause environmental harm or 
enhance the environment. 
 
If the site and stormwater management infrastructure are properly managed and 
maintained, the proposed use will not cause environmental harm. Staff is 
concerned about the potential degradation of the protected wetlands on the 
property and the effluent from the cooling towers into the detention basins. 
 
All identified and designated protected wetlands should be preserved in 
perpetuity as an open space conservation easement/deed restriction. 
 

9. The extent to which utilities and public services are available and 
adequate to serve the proposed use. 
 

a. Electric and Water Service 
 
To be provided by BPU Electric and Water Divisions. 
 

b. Sanitary Sewer Service 
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Sanitary sewer service is being extended by the developer and 
maintained by the Unified Government.  
 

c. Storm Water Control 
 
To be designed to meet City Code. 
 

d. Police 
 
Police service is provided by West Patrol, District 228. 
 

e. Fire 
 
Fire service is provided by Station #8, located at North 123rd Street and 
Leavenworth Road. 
 

f. Transit 
 
There is no public transit provided to or near the subject property. 
 

g. Schools 
 
Public Education is split between two (2) school districts: Piper East 
Elementary School, Piper Middle School, and Piper High School, under 
Piper USD 203 and Delaware Ridge Elementary School, Robert E 
Clark Middle School and Bonner Springs High School, under 
Bonner/Edwardsville USD 204. 
 

h. Streets 
 
See item #6 above. 

 
10. The economic impact of the proposed use on the community. 

 
The proposed use will have a beneficial economic impact on the community by 
turning a vacant, undeveloped parcel into a tax generating use, however, the 
Unified Government and the Board of Public Utilities will have to maintain the 
roads, sanitary and storm sewers, water and power for this development in 
perpetuity.  
 

11. The capability of the proposed use to meet applicable ordinance 
requirements. 
 
With revisions, the proposed use is capable of meeting applicable ordinance 
requirements. 
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12. 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 as compared to the 
hardship imposed on the landowners is minimal. If this application is denied, the 
owners will still have property that is able to be developed, however, not in the 
form they originally intended.  
 

13. Whether the preliminary plat is consistent with the comprehensive plan, 
the major street plan and any other adopted plans. 
 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which is designates these properties as Mixed Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Commercial / Business Park, which major retail 
uses, big box centers and have stores that serve large populations, 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
A Master Plan Amendment from Mixed Residential and Commercial/Business 
Park to Business Park (MPL2025-003) is being sought, which allows 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway and 
State Avenue as Major Arterials, which requires at least an 8-foot sidewalk along 
the south Parallel Parkway, and the north side of State Avenue.   
 
The developer is responsible for the installation of all infrastructure, included, 
but not limited to: streets, sidewalks, sanitary and storm sewers, detention 
basins, etc. The development will be built in accordance with the Department of 
Planning and Urban Design, Public Works Department, and KCKFD standards 
and regulations. 
 

14. Whether the preliminary plat is in compliance with the standards and 
requirements of the zoning ordinance, subdivision regulations and other 
applicable unified government policies and regulations. 
 
The preliminary plat is in compliance with the standards and requirements of the 
zoning ordinance and subdivision regulations.  
 

15. Whether the subdivision is compatible in lot size, lot-to-structure 
proportion, building size, and architectural design with existing and 
proposed development on adjacent properties. 
 
The subdivision as proposed is not compatible in lot size or lot-to-structure 
proportion with existing rural development patterns of adjacent properties, 
primarily to the west, across North 126th Street. There are no lots in the 
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immediate vicinity that are similar in lot or building size. The nearest comparison 
is at the intersection of North 118th Street and State Avenue, where Urban 
Outfitters built a distribution center across the street from the American Royal 
facility. 
 

16. Whether the proposed subdivision will cause adverse or negative impacts 
on the natural or social environment. 
 
The proposed subdivision will develop a natural, open field that is home to 
various wildlife, but also serves as a natural stormwater infiltration system with 
existing wetlands. Paving this area for almost 1,000,000 square feet will 
increase stormwater runoff and the infrastructure necessary to manage it.  
 
Preserving the natural terrain of the site as per the subdivision ordinance should 
mitigate any negative natural impacts. Following the B-P Planned Business Park 
performance standards should support the natural and social environment. 
 

17. Whether the subdivision will not cause an undue burden on the unified 
government for maintenance of land and/or facilities. 
 
The subdivision will increase the Unified Government’s burden for maintenance 
of facilities, albeit sanitary sewer service flows west in the southern half of the 
development. The Developer is responsible for installing all of the associated 
infrastructure related to this one (1) lot subdivision, but the Unified Government 
and Board of Public Utilities (BPU) is charged with maintaining public streets, 
sidewalks, sanitary and storm sewers, power and water perpetuity. 
 
BPU is still responsible for maintaining water and electrical services to these 
buildings and substation. 
 

18. Whether the subdivision does not encourage premature extension of 
public services, piece-meal or premature development based upon the 
location of surrounding development and the availability of public facilities 
and services. 
 
The proposed subdivision does encourage premature extension of public 
services, and premature development based upon the location and intensity of 
surrounding development and the current availability of public services and 
facilities. In addition to the seminary and cemetery, this block along 126th Street 
between State Avenue and Parallel Parkway is on the eastern edge of more 
“suburban” development west on Delaware Parkway and State Avenue with 
Delaware Ridge neighborhood and Delaware Ridge Elementary School. 
 

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting in-person at 12601 Parallel Parkway on May 
14, 2025. Attached is the list of persons who attended the meeting, minutes, affidavit 
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and/or submitted comments to the applicant. 
 
KEY ISSUES 
 
Unified Government Infrastructure Maintenance Costs 
Landscaping, Screening and Buffering 
Open Space Easements and Wetland Preservation 
Detention Basins 
Compliance with the goDotte Countywide Strategic Mobility Plan 
Sidewalks 
Building Materials and Articulation  
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 
General Planning: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be discernible 
off the premises of the building.  

a. What mitigation measures for the cooling towards and substation will be 
taken to ensure compliance with the aforementioned section? 

 
Applicant Response: The layout of all buildings, exterior equipment, and the 
substation will be set back from each respective right-of-way and adjacent 
property lines to attenuate sound at the property boundary. Additionally, existing 
and proposed vegetation will serve as a natural buffer to further attenuate sound. 
As such, there is no anticipated noise, and will be no anticipated odors, vibration, 
or other impacts off the premises, as required by the code section provided 
above. 
 

2. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm drainage 
and any other engineering plans shall be completely approved by the engineer 
prior to submitting the final plat to the Planning Commission. The Board of Public 
Utilities shall have indicated in writing prior to submission that any need water 
main extension agreement or any electrical distribution agreement has been 
executed by the development and that underground wiring will be provided unless 
otherwise provided as set out herein. 
 
Applicant Response: Final Engineering approval will be received prior to 
submitting for final plat. The required agreements with the Board of Public Utilities 
will be executed prior to the submission of a final plat. 
 

3. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the north right-of-way line on State Avenue. 
 
Applicant Response: An 8-foot-wide sidewalk has been included in the revised 
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plans along the north right-of-way line on State Avenue. 
 

4. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan and greenway/stream trail in 
the goDotte Countywide Strategic Mobility Plan, take the monies allocated for that 
those trails and build an 8-foot sidewalk along the south side of Parallel Parkway 
eastern towards North 115th Street. 
 
Applicant Response: An 8-foot-wide sidewalk has been included in the revised 
plans along the south side of Parallel Parkway eastern towards North 115th Street. 

 
Building Architecture: 
 

1. Section 27-472(c)(6) Buildings are required to exhibit an attractive appearance 
especially toward the street and any nearby residential areas. Typically, such an 
attractive appearance would be characterized by significant use of glass, 
masonry, and other high quality finishes materials and design with significant 
offsets and articulation. 
 
Applicant Response: Acknowledged. High quality materials are proposed, and 
additional articulation has been added. 
 

2. Greater effort in breaks in material (i.e. wood rain screen accent), glass (real or 
faux) and articulation needs to occur throughout the building façade. 
 
Applicant Response: Additional breaks in material and articulations have been 
added to the building facades that may be visible from the public right-of-way and 
residential properties. Revised elevations have been provided for review. 
 

3. Make the west side of the building along North 126th Street look similar in 
appearance as the building facing south towards Parallel Parkway – more office-
like with windows, variety of building materials and articulation. The residents on 
the west side of the westernmost building will be looking at a monolithic 
warehouse building in size and appearance.  
 
Applicant Response: Additional use of wood rain screen and glass as well as 
additional articulations have been added to the building façade facing North 126th 
Street. Revised elevations have been provided for review. 

 
Landscaping and Screening: 
 

1. Section 27-472(g) 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 and enhancing the overall appearance. Such 
features shall be depicted on a properly prepared plan. Trees are required to be 
provided at not less than one (1) per 8,000 square feet of site area. Six (6) foot 
high architectural screening in combination with a 25-foot buffer area is to be 
provided along side and rear property lines common to or across an alley from 
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residentially zoned property. The site is 306 acres, which requires 1,666 trees to 
be planted. Existing mature trees can count towards that total. 
 
The landscape buffering required along side and rear property lines abutting 
residential zoned property does not include the one (1) tree per 8,000 square foot 
of site area requirement.  
 
Applicant Response: The revised plans reflect additional buffering and 6’ high 
architectural screening to reduce the visual impact of the development on 
adjacent residences with more robust plantings proposed in areas where the 
existing vegetation is inadequate. Existing trees will also be surveyed as part of 
the final development plans for a more comprehensive density calculation. 
Additionally, following feedback received at the Neighborhood Meeting, the 
Applicant has revised the plans to include increased landscaping between the 
building and the North 126th Street right-of-way to significantly reduce any visual, 
sound and light impacts that can be seen or heard along the North 126th Street 
right-of-way. 
 

2. Create an open space easement on the south side of the property – between 
sanitary sewer to the south and the blue line streams (intermittent and ephemeral) 
depicted on sheet C1.0. Establish a corridor along the stream and wetlands – 
denote o preliminary plat. 
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 
 

3. The protected wetland on the east side of the property and south of the proposed 
substation, preserve as an open space easement. 
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 
 

4. What are the mitigation measures for the intermittent creek create located 
underneath the northwest corner of the westernmost building? 
 
Applicant Response: All linear features being disturbed on the South Project have 
been categorized as non-jurisdictional. Appropriate site protection and erosion 
control measures such as sediment basins and silt fence will be included in the 
final detailed design to mitigate any impact. 
 

5. Detention basins need to be more natural in shape, less oblong. 
 
Applicant Response: The shapes of the detention basins have been modified on 
the revised plans. 
 

6. The proposed corrugated metal paneling for the rooftop mechanical equipment 
needs to be modified. 
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Applicant Response: The corrugated metal paneling for the rooftop mechanical 
equipment is a high-quality architectural metal panel, not a galvanized corrugated 
metal. 
 

7. Ground mounted cooler towers/chillers need to be screened from public view (i.e., 
the public right-of-way and any abutting residences). 
 
Applicant Response: Acknowledged. Additional screening and specification will be 
provided during the detailed design of the project and will depend on the final 
equipment selection made during the development plan process. 
 

8. All landscaping shall be irrigated with an in-ground irrigation system. 
 
Applicant Response: An irrigation performance specification has been included on 
the revised plans. 
 

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) Detailed engineering comments are made by separate technical review of 
the plans and submitted directly to the applicant. Provide revised plans and 
responses in accordance with the engineering comments. 

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 AND CONDITIONS 
 
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 COZ2025-006, Red Wolf South Preliminary Plat (PLAT2024-
009) and Master Plan Amendment MPL2025-003 subject to all comments and 
suggestions outlined in this staff report, and summarized by the following conditions: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be 
discernible off the premises of the building;  

2. For the Final Development Plan: Shall comply with KCKFD requirements 
and regulations regarding aerial truck access, location of fire hydrants, a 
secondary access road to facilitate fire protection and compliance with 
NFPA 75 standards; 

3. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm 
drainage and any other engineering plans shall be completely approved by 
the engineer prior to submitting the final plat to the Planning Commission. 
The Board of Public Utilities shall have indicated in writing prior to 
submission that any need water main extension agreement or any electrical 
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distribution agreement has been executed by the development and that 
underground wiring will be provided unless otherwise provided as set out 
herein; 

4. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the east right-of-way line on North 131st Street; 

5. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan, build an 8-foot 
sidewalk along the north side of Parallel Parkway towards North 115th 
Street; 

6. Ensure the west side of the building along North 126th Street look similar in 
appearance as the building facing south towards Parallel Parkway – more 
office-like with windows, variety of building materials and articulation. The 
residents on the west side of the westernmost building will be looking at a 
monolithic warehouse building in size and appearance; 

7. Maintain the north/south oriented building 180 degrees so the cooler 
towers/chillers are on the north side of the site rather than the south; 

8. Section 27-472(g) 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 and enhancing the 
overall appearance. Such features shall be depicted on a properly prepared 
plan. Trees are required to be provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high architectural screening in 
combination with a 25-foot buffer area is to be provided along side and rear 
property lines common to or across an alley from residentially zoned 
property. The site is 306 acres, which requires 1,666 trees to be planted. 
Existing mature trees can count towards that total.  
 
The landscape buffering required along side and rear property lines 
abutting residential zoned property does not include the one (1) tree per 
8,000 square foot of site area requirement; 

9. Create an open space easement along the blue line streamways 
(Intermittent stream, forested wetland and ephemeral stream depicted on 
sheet C1.0) in the southwest corner of the site; 

10. The protected wetland on the east side of the property and south of the 
proposed substation, preserve as an open space easement; 

11. For the Final Development Plan: Mitigation measures need to be taken with 
the creek underneath the building in the southwest corner of the 
development; 

12. All detention basins need to be more natural in shape, less oblong; 
13. Ground mounted cooler towers/chillers need to be screened from public 

view (i.e., the public right-of-way and any abutting residences); 
14. All deciduous and shade trees shall be at least two (2) inch caliper when 

planted. Evergreens shall be at least six (6) feet in height when planted. 
Shrubs shall be at least five (5) gallons when planted. Throughout the 
development, there shall be a variety of deciduous and evergreen trees in 
addition to native grasses and plants (wildflowers); 

15. All landscaping shall be irrigated with an in-ground irrigation system; 
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16. All exterior lighting, whether mounted on a building or within a parking lot 
must be hooded or controlled to direct light 90 degrees downward. No light 
may cast light or glare off the property or onto the public street. Lighting 
cannot exceed one (1) footcandle at the property line; 

17. All utility connections, this includes green electrical boxes, and free-
standing electrical meters must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building; 

18. Regarding BPU transformer screening, the following applies: 
a. Gate doors are required for all types of screening that are placed in 

front of the transformers. 
b. Fence pickets shall be installed two (2) feet off the ground and have 

adequate clearance to open gate door 180° and have 10 feet of 
clearance from pad when gate doors open. 

c. Posts for gate doors must be installed a minimum distance of 10 feet 
apart in the front. 

d. For slats fences, customers shall install a minimum of four (4) inch 
slats and have four (4) inches of space between each slat. 

e. Customers must take into account the maturity size of the evergreen 
tree when planting saplings so that the trees can grow outside of the 
required clearance for evergreen trees, customer shall plant each tree 
so that there is two (2) feet or more of space from edge to edge 
between each tree at maturity (e.g., blue arrow juniper grows up to 
two (2) feet wide, so there shall be four (4) feet of spacing between 
each tree taking into account the growth of saplings). 

f. Pad must have a minimum clearance of six (6) feet on each, three (3) 
feet on the back and five (5) feet on the front allowing for 10 feet on 
the front when gate doors open; 

19. 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 
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; 

20. If approved, the applicant must file and maintain a current business 
occupation tax application with the Business Licensing Division. Their 
office is located at 4953 State Avenue, Kansas City, KS 66102. Their contact 
information is (913) 573-8780 or businesslicense@wycokck.org; 

21. A building permit is required for the construction of a permanent structure 
greater than 120 square feet, for the expansion of or addition to an existing 
structure, and/or a change in the use of (i.e., change of occupancy) an 
existing structure. The applicant is required to contact the Building 
Inspection Division at (913) 573-8620 or by buildinginspection@wycokck.org 
to confirm if they need a building permit, and if so, must take it upon 
themselves to initiate the building permit process accordingly; 

22. All existing and future driveways must feature curb cuts that are 
constructed to UG standards; 

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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23. A Right-of-Way Permit is required. The applicant is required to contact the 
Public Works Department at (913) 573-5311 or by info@wycokck.org to 
confirm if they need a right-of-way permit, and if so, must take it upon 
themselves to initiate the permit process accordingly; 

24. 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; 

25. Improvements that include land disturbance activity on greater than one (1) 
acre of surface area of land or include the construction or alteration of a 
structure 1,000 square feet or larger shall require a land disturbance permit 
issued by the Unified Government and shall be compliant with all applicable 
local ordinances and State Statutes and Regulations (Article XIV, Sections 8-
610 through 8-618). Land disturbance fees shall be processed by UG Public 
Works during the Land Disturbance/Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works Department, 701 North 7th Street, Kansas City, KS 
66101, (913) 573-5700. With the issuance of the Land Disturbance Permit, a 
grading permit is required and issued by the Building Inspection Division, 
Neighborhood Resource Center, 4953 State Avenue, Kansas City, KS 66102, 
(913) 573-8620; 

26. A Pre-Construction meeting is required for any improvements to public 
infrastructure upon the approval and issuance of a Development Review 
Committee (DRC) permit. Any improvements to, construction or alteration 
of: sanitary systems, stormwater systems, public or private streets, 
sidewalks or other public infrastructure will require a pre-construction 
meeting with the Department of Public Works. The applicant is required to 
contact the County Engineer at (913) 573-5400 or by info@wycokck.org prior 
to construction to arrange this meeting; 

27. The Department of Planning + Urban Design shall not give approval for any 
final Certificate of Occupancy (CO) before the completion of all required 
work. The applicant, permit holder, and/or property owner shall complete all 
items required, including, but not limited to: Approved Plans, Codes, 
Ordinances, Zoning District Regulations, Planned District Requirements, 
Master Plan Requirements, all Design Guideline Requirements, Overlay 
District Requirements, and 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. As necessary, a landscape 
bond may be allowed, however, all other requirements must be completed 
prior to issuance of a Final CO; and, 

28. 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.  
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ATTACHMENTS 
 
Aerial Imagery 
Zoning Map 
Land Use Map 
Applicant Response Letter 
Neighborhood Meeting Documents 
Preliminary Plat 
Site Plan 
Grading Plan 
Utility Plan 
Landscape Plan 
Building Elevations 
 
PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Change of Zone May 28, 2025 June 26, 2025 
Preliminary Plat May 28, 2025 Not Required 
Master Plan Amendment May 28, 2025 June 26, 2025 

 

 
STAFF CONTACT:   Byron Toy, AICP 
     btoy@wycokck.org  
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COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 19 

MOTIONS 
 
MASTER PLAN AMENDMENT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition MPL2025-003  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 MPL2025-003 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. 
 
CHANGE OF ZONE 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition COZ2025-006 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 COZ2025-006, 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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PRELIMINARY PLAT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition PLAT2025-009 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 PLAT2025-009, 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 
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ZONING MAP 
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LAND USE MAP 
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ADDITIONAL ATTACHMENTS 
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To:   City Planning Commission 

From:   Planning and Urban Design Staff 

Date:   May 28, 2025 

Re: Change of Zone Petition COZ2025-005, Preliminary Plat Red 
Wolf North (PLAT2025-008), and Master Plan Amendment 
MPL2025-004  
 

GENERAL INFORMATION  

Applicant Information: 
Aaron Wolofsky 
Red Wolf DCD Properties, LLC  
1427 East 7th Street  
Brooklyn, New York 11230 

Subject Property: 
13000, 12504, and 12340 Parallel 
Parkway 
Kansas City, Kansas 66109 
 
Requested Action and Purpose: 
Approval of a Change of Zone from 
A-G Agriculture District (WYCO) and 
B-P Planned Business Park District. 
 
Preliminary Plat for one (1) lot. 
 
Master Plan Amendment from Mixed 
Residential and Public/Semi-Public to 
Business Park (Prairie Delaware 
Piper Area Plan). 
 
Commission Districts: 
Commissioner At-Large, District #1:  
Melissa Bynum 
District #5 Commissioner: 
Mike Kane 
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A-G Agriculture District (WYCO) 
 
B-P Planned Business Park District 

 Adjacent Zoning Adjacent Uses 
North A-G Agriculture (WYCO) and 

R-1 Single Family Districts  
Farmland and large lot single-
family homes 

South A-G Agriculture and R Rural 
Residential (WYCO) Districts  

Roman Catholic Archdiocese, 
farmland and large lot single-family 
homes 

East R-1 Large Lot Single Family 
Residential (WYCO) District 

Single-family homes 

West A-G Agriculture, A-G 
Agriculture (WYCO), R-1A 
Suburban Residential 
(WYCO) Districts 

Single-family homes 

 

Total Tract Size:   242.12 Acres  

Comprehensive Plan Area: Prairie Delaware Piper Area Plan 

Comprehensive Plan Designation: The Prairie Delaware Piper Area Plan 
designates the subject properties as Mixed 
Residential, which allows patio homes, 
townhouses, condominiums, garden 
apartments, housing for seniors, and other 
multi-family uses and Public/Semi-Public, 
which allows private uses for religious 
institutions, public and institutional facilities 
such as schools, libraries, indoor and 
outdoor recreation facilities. 
 
A Master Plan Amendment from Mixed 
Residential to Business Park (MPL2025-004) 
is being sought, which allows manufacturing, 
light industrial uses, distribution-warehouse, 
trucking and other employment activity. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates Parallel Parkway as a Major 
Arterial and North 131st and 123rd Streets as 
Major Collectors. 
 

Parking Requirement: Section 27-472(e) Uses in this district require 
paved off-street parking at a ratio necessary 
to serve the employees, visitors, customers 
and others who may be on the premises. 

Existing Zoning District(s): 
 
Proposed Zoning District(s): 
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The ratio will vary among occupants and will 
be determined by the director of planning 
and zoning 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 (1) space for 
each 500 square feet of building floor area 
be provided for buildings of up to 20,000 
square feet. For buildings larger than 20,000 
square feet, only one (1) space for each 
1,000 square feet needs to be provided for 
building increments between 20,000 and 
50,000 square feet. For buildings larger than 
50,000 square feet, the parking required for 
increments over 50,000 square feet will be 
determined by the Director of Planning and 
Zoning. Where questions arise concerning 
increments over 50,000 square feet, the 
Unified Government Board of 
Commissioners shall make the final 
determination upon recommendation of the 
Planning Commission. The base requirement 
for three (3) buildings is 120 spaces. The 
Applicant is providing 120 spaces. 
 

Landscaping Requirement: Section 27-762(g) Trees are required to be 
provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high 
architectural screening in combination with a 
25-foot buffer area is to be provided along 
side and rear property lines common to or 
across an alley from residentially zoned 
property. 1,318 trees are required. The 
Applicant is providing 742 trees, a deficit of 
576 trees. Existing mature trees that are kept 
within the development can count towards 
the overall total; however, Staff has not been 
provided the figure from the Applicant. 
 

Advertisement: The Wyandotte Echo – May 8, 2025 
Letters to Property Owners – April 28, 2025 

 
Public Hearing(s): 

 
May 28, 2025 

 
Public Support: 

 
None to date. 

 
Public Opposition: 

 
None to date. 
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PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Aaron Wolofsky of Red Wolf DCD 
Properties, LLC, is requesting a Change of Zone from A-G Agriculture District (WYCO) to 
B-P Planned Business Park District, a Preliminary Plat to create one (1) lot and one (1) 
tract, and a Master Plan Amendment from Mixed Residential and Public/Semi-Public to 
Business Park (Prairie Delaware Piper Area Plan) to build three (3) 330,000 square foot 
buildings for a data center at 13000, 12504, and 12340 Parallel Parkway on 242.12 
acres. 
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765, Article VII Sections 
27-245 – 27-339, Article VI Section 27-210 through 212, Article XXI Sections 27-502 – 
27-709, Article VII Sections 27-245-339, Article XI Section 27-215, Article VIII Sections 
27-340 – 27-765, Article VII Sections 27-245 – 27-339, Article VI Section 27-213, and all 
other applicable standards within Chapter 27. 
 
RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. There are no noise or disturbance complaints on the subject property. 
 

Building, Zoning, or Code Enforcement Complaints: 
 

1. There are no notices of violation on the subject property. 
 

Outstanding or Related Permit and Cases: 
 

1. There are no outstanding or related permit and cases on the subject property. 
 

Previous Planning Actions: 
 

1. There are no previous planning entitlements on the subject property. 
 
FACTORS TO BE CONSIDERED  

 
1. The Character of the Neighborhood. 

 
The subject property is located within the Prairie-Piper Statistical Neighborhood 
and Block Group 0448032. The neighborhood consists of rural, large lot single-
family homes along Parallel Parkway with some smaller single-family lots along 
North 123rd and 131st Streets. The Gate of Heaven Catholic Cemetery abuts the 
proposed developed and the Archdiocese of Kansas City in Kansas is across 
Parallel Parkway, immediately south of the project site. Parallel Parkway is a 
high trafficked four (4) lane roadway with access to Kansas Highway 7 (K-7). 
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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, 
a large, data center is not compatible with the adjacent uses as there are single-
family homes along the 123rd and 131st Streets and Parallel Parkway and the 
rural western fringe of Parallel Parkway. 
 
Between State Avenue and Parallel Parkway between 115th and 118th Street, 
this area transitions from agricultural, undeveloped land to multi-family 
apartments and cottages, a multi-purpose agricultural event space (American 
Royal) and ancillary parking lots. 

 
3. The suitability of the property for the uses to which it has been restricted. 

Will the remove of restrictions detrimentally affect nearby property? 
 
The property is suitable for uses to which it has been restricted as A-G 
Agriculture District (WYCO), which allows large agricultural, farming activities 
and single-family homes. Removal of these restrictions for B-P Business Park 
District will detrimentally affect nearby property as B-P uses by-right can be 
more intense than A-G Agriculture District (WYCO). 

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

length of time the property has been actively marketed. 
 
The property has been vacant farmland since at least 1991, which is based on 
aerial photography. 
 

5. The extent to which 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 
nearby property. 
 
Data centers support the economy, but provide an increasing smaller share of 
jobs per square feet due to minimal need for on-site employees. The business 
park’s proximity to residential homes may injure the visual quality or 
marketability of nearby property if the site is not fully screened from public view 
(123rd and 131st Street, and Parallel Parkway) and/or noise is not mitigated to 
meet conde standards. The type of use will induce development that will 
increase, but could significantly impact the visual quality of the existing rural 
character along the western fringe the county and Parallel Parkway towards 
Kansas Highway 7 (K-7). 
 

6. The extent to which the proposed use would increase the traffic or parking 
demand in ways that would adversely affect road capacity, safety, or 
create parking problems. 
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The proposed use is not a highly trafficked use, so while there will be an 
increase in traffic due to the undeveloped nature of the site, the daily vehicle 
trips will not be substantial compared to a large single-family subdivision and 
multi-family development as planned within the current Mixed Residential land 
use category A Traffic Impact Study is currently being reviewed by the Public 
Works Department and the County’s Traffic Engineer. Additional analysis and 
comments may be generated separately from this report. 
 

7. The degree of conformance of the proposed use to the Master Plan. 
 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which designates these properties as Mixed Use Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Public/Semi-Public, which allows private uses 
for religious institutions, public and institutional facilities such as schools, 
libraries, indoor and outdoor recreation facilities. 
 
A Master Plan Amendment from Mixed Residential to Business Park (MPL2025-
004) is being sought, which allows manufacturing, light industrial uses, 
distribution-warehouse, trucking and other employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway as a 
Major Arterial, which requires at least an 8-foot sidewalk along the Parallel 
Parkway, and North 131st and 123rd Streets, as Major Collectors.  
 
In lieu of installing a sidewalk network that does not currently exist along 123rd 
Street and a required trail amenity within the Business Park land use 
designation of the Prairie Delaware Piper Area Plan, sidewalks will be installed 
on both sides of Parallel Parkway for pedestrian connectivity along the Major 
Arterial, and the east side of North 131st Street. 
 

8. The extent to which the proposed use could cause environmental harm or 
enhance the environment. 
 
If the site and stormwater management infrastructure are properly managed and 
maintained, the proposed use will not cause environmental harm. Staff is 
concerned about the potential degradation of the protected wetlands on the 
property and the effluent from the cooling towers into the detention basins. 
 
Existing, identified protected wetlands should be set aside by an open space 
conservation easement. 
 

9. The extent to which utilities and public services are available and 
adequate to serve the proposed use. 
 

a. Electric and Water Service 
 
To be provided by BPU Electric and Water Divisions. 
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b. Sanitary Sewer Service 

 
Sanitary sewer service is being extended by the developer and 
maintained by the Unified Government.  
 

c. Storm Water Control 
 
To be designed to meet City Code. 
 

d. Police 
 
Police service is provided by West Patrol, District 228. 
 

e. Fire 
 
Fire service is provided by Station #8, located at North 123rd Street and 
Leavenworth Road. 
 

f. Transit 
 
There is no public transit provided to or near the subject property. 
 

g. Schools 
 
Public Education is provided by Piper Elementary School, Piper Middle 
School, and Piper High School, under Piper USD 203. 
 

h. Streets 
 
See item #6 above. 

 
10. The economic impact of the proposed use on the community. 

 
The proposed use will have a beneficial economic impact on the community by 
turning a vacant, undeveloped parcel into a tax generating use, however, the 
Unified Government and the Board of Public Utilities will have to maintain the 
public roads, sanitary and storm sewers, water and power for this development 
in perpetuity.  
 

11. The capability of the proposed use to meet applicable ordinance 
requirements. 
 
With revisions, the proposed use is capable of meeting applicable ordinance 
requirements. 
 

12. The relative gain to the public health, safety, and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 
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The relative gain to the public health, safety, and welfare as compared to the 
hardship imposed on the landowners is minimal. If this application is denied, the 
owners will still have property that is able to be developed, however, not in the 
form they originally intended.  
 

13. Whether the preliminary plat is consistent with the comprehensive plan, 
the major street plan and any other adopted plans. 

 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which designates these properties as Mixed Use Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Public/Semi-Public, which allows private uses 
for religious institutions, public and institutional facilities such as schools, 
libraries, indoor and outdoor recreation facilities. 
 
A Master Plan Amendment from Mixed Residential to Business Park (MPL2025-
004) is being sought, which allows manufacturing, light industrial uses, 
distribution-warehouse, trucking and other employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway as a 
Major Arterial, which requires at least an 8-foot sidewalk along the Parallel 
Parkway, North 131st and 123rd Streets.   
 
The developer is responsible for the installation of all infrastructure, included, 
but not limited to: streets, sidewalks, sanitary and storm sewers, detention 
basins, etc. The development will be built in accordance with the Department of 
Planning and Urban Design, Public Works Department, and KCKFD standards 
and regulations. 
 

14. Whether the preliminary plat is in compliance with the standards and 
requirements of the zoning ordinance, subdivision regulations and other 
applicable unified government policies and regulations. 
 
The preliminary plat is in compliance with the standards and requirements of the 
zoning ordinance and subdivision regulations.  
 

15. Whether the subdivision is compatible in lot size, lot-to-structure 
proportion, building size, and architectural design with existing and 
proposed development on adjacent properties. 
 
The subdivision as proposed is not compatible in lot size or lot-to-structure 
proportion with existing rural development patterns of adjacent properties, 
primarily to the west, across North 131st Street and east along 123rd Street. 
There are no lots in the immediate vicinity that are similar in lot or building size. 
The nearest comparison is at the intersection of North 118th Street and State 
Avenue, where Urban Outfitters built a distribution center across the street from 
the American Royal facility. 
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16. Whether the proposed subdivision will cause adverse or negative impacts 

on the natural or social environment. 
 
The proposed subdivision will develop a natural, open field that is home to 
various wildlife, but also serves as a natural stormwater infiltration system with 
existing wetlands. Paving this area for almost 1,000,000 square feet will 
increase stormwater runoff and the infrastructure necessary to manage it.  
 
Preserving the natural terrain of the site as per the subdivision ordinance should 
mitigate any negative natural impacts. Following the B-P Planned Business Park 
performance standards for noise and screening should support the natural and 
social environments. 
 

17. Whether the subdivision will not cause an undue burden on the unified 
government for maintenance of land and/or facilities. 
 
The subdivision will increase the Unified Government’s burden for maintenance 
of land and/or facilities. The Developer is responsible for installing all of the 
associated infrastructure related to this one (1) lot subdivision, but the Unified 
Government and Board of Public Utilities (BPU) is charged with maintaining 
public streets, sidewalks, sanitary and storm sewers, power and water 
perpetuity. 
 
BPU is still responsible for maintaining water and electrical services to these 
buildings and substation. 
 

18. Whether the subdivision does not encourage premature extension of 
public services, piece-meal or premature development based upon the 
location of surrounding development and the availability of public facilities 
and services. 
 
The proposed subdivision does encourage premature extension of public 
services, and premature development based upon the location and intensity of 
surrounding development and the current availability of public services and 
facilities. This block along Parallel Parkway is rural in nature with “suburban” and 
large lot single-family homes, cemetery and seminary on septic service as well 
as open ditches for stormwater runoff. 

 
NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting in-person at 12601 Parallel Parkway on May 
14, 2025. Attached is the list of persons who attended the meeting, minutes, affidavit 
and/or submitted comments to the applicant. 
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KEY ISSUES 
 
Unified Government Infrastructure Maintenance Costs 
Landscaping, Screening and Buffering 
Open Space Easements and Wetland Preservation 
Detention Basins 
Compliance with the goDotte Countywide Strategic Mobility Plan 
Sidewalks 
Building Materials and Articulation  
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 
General Planning: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be discernible 
off the premises of the building.  

a. What mitigation measures for the cooling towards and substation will be 
taken to ensure compliance with the aforementioned section? 

 
Applicant Response: The layout of all buildings, exterior equipment, and the 
substation will be set back from each respective right-of-way and adjacent 
property lines to attenuate sound at the property boundary. Additionally, existing 
and proposed vegetation will serve as a natural buffer to further attenuate sound. 
As such, there is no anticipated noise, and will be no anticipated odors, vibration, 
or other impacts off the premises, as required by the code section provided 
above. 
 

2. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm drainage 
and any other engineering plans shall be completely approved by the engineer 
prior to submitting the final plat to the Planning Commission. The Board of Public 
Utilities shall have indicated in writing prior to submission that any need water 
main extension agreement or any electrical distribution agreement has been 
executed by the development and that underground wiring will be provided unless 
otherwise provided as set out herein. 
 
Applicant Response: Final engineering approval will be received prior to 
submitting for final plat. The required agreements with the Board of Public Utilities 
will be executed prior to the submission of a final plat. 
 

3. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the east right-of-way line on North 131st Street. 
 
Applicant Response: An 8-foot-wide concrete sidewalk has been included in the 
revised plans along the east right-of-way line on North 131st Street. 
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4. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan, build an 8-foot sidewalk 
along the north side of Parallel Parkway. 
 
Applicant Response: An 8-foot-wide concrete sidewalk has been included in the 
revised plans along the north side of Parallel Parkway. 

 
Building Architecture: 
 

1. Section 27-472(c)(6) Buildings are required to exhibit an attractive appearance 
especially toward the street and any nearby residential areas. Typically, such an 
attractive appearance would be characterized by significant use of glass, 
masonry, and other high quality finishes materials and design with significant 
offsets and articulation. 
 
Applicant Response: Acknowledged. High quality materials are proposed, and 
additional articulation has been added. 
 

2. Greater effort in breaks in material (i.e. wood rain screen accent), glass (real or 
faux) and articulation needs to occur throughout the building façade. 
 
Applicant Response: Greater articulation and additional use of wood rain screen 
and glass have been added to the building facades that may be visible from the 
public right-of-way and residential properties. Revised elevations have been 
provided for review. 
 

3. Make the west side of the building along North 131st Street look similar in 
appearance as the building facing south towards Parallel Parkway – more office-
like with windows, variety of building materials and articulation. The residents on 
the west side of North 131st Street will be looking at a monolithic warehouse 
building in size and appearance.  
 
Applicant Response: Additional use of wood rain screen and glass as well as 
additional articulations have been added to the building façade facing North 131st 
Street. Revised elevations have been provided for review. 
 

4. Flip the north/south oriented building 180 degrees so the cooler towers/chillers are 
on the north side of the site rather than the south. 
 
Applicant Response: The building has been rotated 180 degrees on the revised 
plans. 

 
Landscaping and Screening: 
 

1. Section 27-472(g) 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 and enhancing the overall appearance. Such 
features shall be depicted on a properly prepared plan. Trees are required to be 
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provided at not less than one (1) per 8,000 square feet of site area. Six (6) foot 
high architectural screening in combination with a 25-foot buffer area is to be 
provided along side and rear property lines common to or across an alley from 
residentially zoned property. The site is 242.12 acres, which requires 1,318 trees 
to be planted. Existing mature trees can count towards that total. 
 
The landscape buffering required along side and rear property lines abutting 
residential zoned property does not include the one (1) tree per 8,000 square foot 
of site area requirement.  
 
Applicant Response: The revised plans reflect additional buffering and six (6) foot 
high architectural screening to reduce the visual impact of the development on 
adjacent residences with more robust plantings proposed in areas where the 
existing vegetation is inadequate. Existing trees will also be surveyed as part of 
the final development plans for a more comprehensive density calculation. 
Additionally, following feedback received at the Neighborhood Meeting, the 
Applicant has revised the plans to include significant berming between the 
building and the North 131st Street right-of-way and has increased the amount of 
landscaping in that area to significantly reduce any visual, sound and light impacts 
that can be seen or heard along the North 131st Street right-of-way. 
 

2. Create an open space easement along the blue line streamways (Intermittent 
stream, forested wetland and ephemeral stream depicted on sheet C1.0) in the 
southwest corner of the site.  
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 
 

3. The protected wetland on the east side of the property and south of the proposed 
substation, preserve as an open space easement. 
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 

4. Creek underneath the building in the southwest corner of the development – is the 
intent to channelize the creek? What is the plan to mitigate this issue? 
 
Applicant Response: Impacts to the jurisdictional streams have been mitigated 
with the current layout of the proposed buildings and slopes. Any remaining 
disturbance will require USACE Notification. A majority of the linear features being 
disturbed have been categorized as non-jurisdictional. Appropriate site protection 
and erosion control measures such as sediment basins and silt fence will be 
included in the final detailed design to mitigate any impacts. 
 

5. Detention basins need to be more natural in shape, less oblong. 
 
Applicant Response: The shapes of the detention basins have been modified on 
the revised plans. 
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6. The proposed corrugated metal paneling for the rooftop mechanical equipment 
needs to be modified. 
 
Applicant Response: The corrugated metal paneling for the rooftop mechanical 
equipment is a high-quality architectural metal panel, not a galvanized corrugated 
metal. 
 

7. Ground mounted cooler towers/chillers need to be screened from public view (i.e., 
the public right-of-way and any abutting residences). 
 
Applicant Response: Acknowledged. Additional screening and specification will be 
provided during the detailed design of the project and will depend on the final 
equipment selection made during the development plan process. 
 

8. All landscaping shall be irrigated with an in-ground irrigation system. 
 
Applicant Response: An irrigation performance specification has been included on 
the revised plans. 
 

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) Detailed engineering comments are made by separate technical review of 
the plans and submitted directly to the applicant. Provide revised plans and 
responses in accordance with the engineering comments. 

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 AND CONDITIONS 
 
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 COZ2025-005, Red Wolf North Preliminary Plat (PLAT2025-
008) and Master Plan Amendment MPL2025-004 subject to all comments and 
suggestions outlined in this staff report, and summarized by the following conditions: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be 
discernible off the premises of the building;  

2. For the Final Development Plan: Shall comply with KCKFD requirements 
and regulations regarding aerial truck access, location of fire hydrants, a 
secondary access road to facilitate fire protection and compliance with 
NFPA 75 standards; 

3. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm 
drainage and any other engineering plans shall be completely approved by 
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the engineer prior to submitting the final plat to the Planning Commission. 
The Board of Public Utilities shall have indicated in writing prior to 
submission that any need water main extension agreement or any electrical 
distribution agreement has been executed by the development and that 
underground wiring will be provided unless otherwise provided as set out 
herein; 

4. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the east right-of-way line on North 131st Street; 

5. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan, build an 8-foot 
sidewalk along the north side of Parallel Parkway; 

6. Ensure the west side of the building along North 131st Street looks similar in 
appearance as the building facing south towards Parallel Parkway – more 
office-like with windows, variety of building materials and articulation. The 
residents on the west side of North 131st Street will be looking at a 
monolithic warehouse building in size and appearance; 

7. Maintain the north/south oriented building 180 degrees so the cooler 
towers/chillers are on the north side of the site rather than the south; 

8. Section 27-472(g) 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 and enhancing the 
overall appearance. Such features shall be depicted on a properly prepared 
plan. Trees are required to be provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high architectural screening in 
combination with a 25-foot buffer area is to be provided along side and rear 
property lines common to or across an alley from residentially zoned 
property. The site is 242.12 acres, which requires 1,318 trees to be planted. 
Existing mature trees can count towards that total. The landscape buffering 
required along side and rear property lines abutting residential zoned 
property does not include the one (1) tree per 8,000 square foot of site area 
requirement; 

9. Create an open space easement along the blue line streamways 
(Intermittent stream, forested wetland and ephemeral stream depicted on 
sheet C1.0) in the southwest corner of the site; 

10. The protected wetland on the east side of the property and south of the 
proposed substation, preserve as an open space easement; 

11. For the Final Development Plan: Mitigation measures need to be taken with 
the creek underneath the building in the southwest corner of the 
development; 

12. All detention basins need to be more natural in shape, less oblong; 
13. Ground mounted cooler towers/chillers need to be screened from public 

view (i.e., the public right-of-way and any abutting residences); 
14. All deciduous and shade trees shall be at least two (2) inch caliper when 

planted. Evergreens shall be at least six (6) feet in height when planted. 
Shrubs shall be at least five (5) gallons when planted. Throughout the 
development, there shall be a variety of deciduous and evergreen trees in 
addition to native grasses and plants (wildflowers); 

15. All landscaping shall be irrigated with an in-ground irrigation system; 
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16. All exterior lighting, whether mounted on a building or within a parking lot 
must be hooded or controlled to direct light 90 degrees downward. No light 
may cast light or glare off the property or onto the public street. Lighting 
cannot exceed one (1) footcandle at the property line; 

17. All utility connections, this includes green electrical boxes, and free-
standing electrical meters must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building; 

18. Regarding BPU transformer screening, the following applies: 
a. Gate doors are required for all types of screening that are placed in 

front of the transformers. 
b. Fence pickets shall be installed two (2) feet off the ground and have 

adequate clearance to open gate door 180° and have 10 feet of 
clearance from pad when gate doors open. 

c. Posts for gate doors must be installed a minimum distance of 10 feet 
apart in the front. 

d. For slats fences, customers shall install a minimum of four (4) inch 
slats and have four (4) inches of space between each slat. 

e. Customers must take into account the maturity size of the evergreen 
tree when planting saplings so that the trees can grow outside of the 
required clearance for evergreen trees, customer shall plant each tree 
so that there is two (2) feet or more of space from edge to edge 
between each tree at maturity (e.g., blue arrow juniper grows up to 
two (2) feet wide, so there shall be four (4) feet of spacing between 
each tree taking into account the growth of saplings). 

f. Pad must have a minimum clearance of six (6) feet on each, three (3) 
feet on the back and five (5) feet on the front allowing for 10 feet on 
the front when gate doors open; 

19. 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 
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; 

20. If approved, the applicant must file and maintain a current business 
occupation tax application with the Business Licensing Division. Their 
office is located at 4953 State Avenue, Kansas City, KS 66102. Their contact 
information is (913) 573-8780 or businesslicense@wycokck.org; 

21. A building permit is required for the construction of a permanent structure 
greater than 120 square feet, for the expansion of or addition to an existing 
structure, and/or a change in the use of (i.e., change of occupancy) an 
existing structure. The applicant is required to contact the Building 
Inspection Division at (913) 573-8620 or by buildinginspection@wycokck.org 
to confirm if they need a building permit, and if so, must take it upon 
themselves to initiate the building permit process accordingly; 

22. All existing and future driveways must feature curb cuts that are 
constructed to UG standards; 

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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23. A Right-of-Way Permit is required. The applicant is required to contact the 
Public Works Department at (913) 573-5311 or by info@wycokck.org to 
confirm if they need a right-of-way permit, and if so, must take it upon 
themselves to initiate the permit process accordingly; 

24. 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; 

25. Improvements that include land disturbance activity on greater than one (1) 
acre of surface area of land or include the construction or alteration of a 
structure 1,000 square feet or larger shall require a land disturbance permit 
issued by the Unified Government and shall be compliant with all applicable 
local ordinances and State Statutes and Regulations (Article XIV, Sections 8-
610 through 8-618). Land disturbance fees shall be processed by UG Public 
Works during the Land Disturbance/Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works Department, 701 North 7th Street, Kansas City, KS 
66101, (913) 573-5700. With the issuance of the Land Disturbance Permit, a 
grading permit is required and issued by the Building Inspections Division, 
Neighborhood Resource Center, 4953 State Avenue, Kansas City, KS 66102, 
(913) 573-8620; 

26. A Pre-Construction meeting is required for any improvements to public 
infrastructure upon the approval and issuance of a Development Review 
Committee (DRC) permit. Any improvements to, construction or alteration 
of: sanitary systems, stormwater systems, public or private streets, 
sidewalks or other public infrastructure will require a pre-construction 
meeting with the Department of Public Works. The applicant is required to 
contact the County Engineer at (913) 573-5400 or by info@wycokck.org prior 
to construction to arrange this meeting; 

27. The Department of Planning + Urban Design shall not give approval for any 
final Certificate of Occupancy (CO) before the completion of all required 
work. The applicant, permit holder, and/or property owner shall complete all 
items required, including, but not limited to: Approved Plans, Codes, 
Ordinances, Zoning District Regulations, Planned District Requirements, 
Master Plan Requirements, all Design Guideline Requirements, Overlay 
District Requirements, and 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. As necessary, a landscape 
bond may be allowed, however, all other requirements must be completed 
prior to issuance of a Final CO; and, 

28. 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:info@wycokck.org
mailto:info@wycokck.org
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ATTACHMENTS 
 
Aerial Imagery 
Zoning Map 
Land Use Map 
Applicant Response Letter 
Neighborhood Meeting Documents 
Preliminary Plat 
Site Plan 
Grading Plan 
Utility Plan 
Landscape Plan 
Building Elevations 
 
PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Change of Zone May 28, 2025 June 26, 2025 
Preliminary Plat May 28, 2025 Not Required 
Master Plan Amendment May 28, 2025 June 26, 2025 

 

 
STAFF CONTACT:   Byron Toy, AICP 
     btoy@wycokck.org 
 
MOTIONS 
 
MASTER PLAN AMENDMENT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition MPL2025-004  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: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 

mailto:btoy@wycokck.org


COZ2025-005 and Red Wolf North Preliminary Plat (PLAT2025-008) and MPL2025-004 
 May 28, 2025 18 

OR 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND DENIAL of 
Petition MPL2025-004 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. 
 
CHANGE OF ZONE 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition COZ2025-005 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 COZ2025-005, 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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PRELIMINARY PLAT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition PLAT2025-008 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 PLAT2025-008, 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 
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ZONING MAP 
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LAND USE MAP 
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ADDITIONAL ATTACHMENTS 
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To:   City Planning Commission 

From:   Planning and Urban Design Staff 

Date:   May 28, 2025 

Re: Change of Zone Petition COZ2025-006, Preliminary Plat Red 
Wolf South (PLAT2025-009) and Master Plan Amendment 
MPL2025-003  
 

GENERAL INFORMATION  

Applicant Information: 
Aaron Wolofsky 
Red Wolf DCD Properties, LLC  
1427 East 7th Street  
Brooklyn, New York 11230 

Subject Property: 
12425 Parallel Parkway, 12301 
Parallel Parkway, 12171 Parallel 
Parkway, 12165 Parallel Parkway, 
12133 Parallel Parkway, 12129 
Parallel Parkway, 12117 Parallel 
Parkway, 11914 Wood Avenue, 1800 
North 121st Street, 1753 North 124th 
Street, 12137 Wood Avenue, 12037 
Wood Avenue, 1401 North 126th 
Street, 12402 State Avenue, 12252 
State Avenue, and 12198 State 
Avenue, Kansas City, Kansas 66109 
 
Requested Action and Purpose: 
Approval of a Change of Zone from 
A-G Agriculture, R-1 Planned Single 
Family, RP-2 Planned Two Family, 
RP-3 Planned Townhome, RP-5 
Planned Apartment and CP-2 
Planned General Business Districts 
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At-Large Commissioner, District #2: Tom 
Burroughs 
District #7: Chuck Stites 
 
A-G Agriculture, RP-1 Planned Single Family, 
RP-2 Two Family, RP-3 Planned Townhome, 
RP-5 Planned Apartment and CP-2 Planned 
General Business Districts 
 
B-P Planned Business Park District 
 

 Adjacent Zoning Adjacent Uses 
North A-G Agriculture (WYCO)  Farmland, single-family home and 

cemetery 
South None (City of Bonner 

Springs)  
Wyandotte County Park and vacant 
homes (City of Bonner Springs) 

East A-G Agriculture District Single-family homes and farmland 
West A-G Agriculture, A-G 

Agriculture (WYCO), R Rural 
Residential (WYCO), R-1 
Large Lot Single Family 
Residential (WYCO), R-1 
Single Family, RP-3 Planned 
Townhome, RP-5 Planned 
Apartment and CP-2 Planned 
General Business Districts  

Roman Catholic Archdiocese, 
farmland and large lot single-family 
homes, senior living facility and 
wooded land 

 

Total Tract Size:   306 Acres  

Comprehensive Plan Area: Prairie Delaware Piper Area Plan 

Comprehensive Plan Designation: The Prairie Delaware Piper Area Plan 
designates the subject properties as Mixed 
Residential, which allows patio homes, 
townhouses, condominiums, garden 
apartments, housing for seniors, and other 
multi-family uses and Commercial / Business 

to B-P Planned Business Park 
District. 
 
Preliminary Plat for one (1) lot. 
 
Master Plan Amendment from Mixed 
Residential and Commercial / 
Business Park to Business Park 
(Prairie Delaware Piper Area Plan). 
 
Commission Districts: 
 

Existing Zoning District(s): 
 
 
 
 
Proposed Zoning District(s): 
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Park, which allows major retail uses, big box 
centers and have stores that serve large 
populations, manufacturing, light industrial 
uses, distribution-warehouse, trucking and 
other employment activity. 
 
A Master Plan Amendment from Mixed 
Residential and Commercial/Business Park 
to Business Park (MPL2025-003) is being 
sought, which allows manufacturing, light 
industrial uses, distribution-warehouse, 
trucking and other employment activity. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates State Avenue and Parallel 
Parkway as Major Arterials and North 126th 
Street as a Major Collector. 
 

Parking Requirement: Section 27-472(e) Uses in this district require 
paved off-street parking at a ratio necessary 
to serve the employees, visitors, customers 
and others who may be on the premises. 
The ratio will vary among occupants and will 
be determined by the Director of Planning 
and Zoning 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 (1) space for 
each 500 square feet of building floor area 
be provided for buildings of up to 20,000 
square feet. For buildings larger than 20,000 
square feet, only one (1) space for each 
1,000 square feet needs to be provided for 
building increments between 20,000 and 
50,000 square feet. For buildings larger than 
50,000 square feet, the parking required for 
increments over 50,000 square feet will be 
determined by the Director of Planning and 
Zoning. Where questions arise concerning 
increments over 50,000 square feet, the 
Unified Government Board of 
Commissioners shall make the final 
determination upon recommendation of the 
Planning Commission. The base requirement 
for three (3) buildings is 120 spaces. The 
Applicant is providing 120 spaces. 
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Landscaping Requirement: Section 27-762(g) Trees are required to be 
provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high 
architectural screening in combination with a 
25-foot buffer area is to be provided along 
side and rear property lines common to or 
across an alley from residentially zoned 
property. 1,666 trees are required. The 
Applicant is providing 742 trees, a deficit of 
576 trees. Existing mature trees that are kept 
within the development can count towards 
the overall total; however, Staff has not been 
provided the figure from the Applicant. 
 

Advertisement: The Wyandotte Echo –May 8, 2025 
Letters to Property Owners – April 28, 2025 

 
Public Hearing: 

May 28, 2025 

 
Public Support: 

 
None to date. 

 
Public Opposition: 

 
None to date. 
 

PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Aaron Wolofsky of Red Wolf DCD 
Properties, LLC, is requesting a Change of Zone from A-G Agriculture, RP-1 Planned 
Single Family, RP-2 Two Family, RP-3 Planned Townhome, RP-5 Planned Apartment 
and CP-2 Planned General Business Districts to B-P Planned Business Park District, a 
Preliminary Plat to create one (1) lot, and a Master Plan Amendment from Mixed 
Residential and Commercial/Business Park to Business Park (Prairie Delaware Piper 
Area Plan) to build four (4) 330,000 square foot buildings for a data center at 12425 
Parallel Parkway, 12301 Parallel Parkway, 12171 Parallel Parkway, 12165 Parallel 
Parkway, 12133 Parallel Parkway, 12129 Parallel Parkway, 12117 Parallel Parkway, 
12109 Parallel Parkway, 11914 Wood Avenue, 1800 North 121st Street, 1753 North 124th 
Street, 12137 Wood Avenue, 12037 Wood Avenue, 1401 North 126th Street, 12402 State 
Avenue, 12252 State Avenue, and 12198 State Avenue on 306 acres. 
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765, Article VII Sections 
27-245 – 27-339, Article VI Section 27-210 through 212, Article XXI Sections 27-502 – 
27-709, Article VII Sections 27-245-339, Article XI Section 27-215, Article VIII Sections 
27-340 – 27-765, Article VII Sections 27-245 – 27-339, Article VI Section 27-213, and all 
other applicable standards within Chapter 27. 
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RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. There are no noise or disturbance complaints on the subject property. 
 

Building, Zoning, or Code Enforcement Complaints: 
 

1. There are no notices of violation on the subject property. 
 

Outstanding or Related Permit and Cases: 
 

1. There are no outstanding or related permits and cases on the subject property. 
 

Previous Planning Actions: 
 

1. There are no previous planning entitlements on the subject property. 
 
FACTORS TO BE CONSIDERED  

 
1. The Character of the Neighborhood. 

 
The subject property is located within the Prairie-Piper Statistical Neighborhood 
and Block Group 0448032. The neighborhood consists of rural, large lot single-
family homes along Parallel Parkway with some smaller single-family lots along 
North 126th Street and North 118th Street. North of Parallel Parkway is Gates of 
Heaven Cemetery. West of North 126th Street on Parallel Parkway is the 
Archdiocese of Kansas City and on Delaware Parkway and State Avenue are 
suburban style development, with a senior living facility, single-family home, 
duplexes and townhome subdivisions. 
 
State Avenue and Parallel Parkway are high trafficked four (4) lane roadways 
with access to Kansas Highway 7 (K-7), except there is no site access on State 
Avenue. 
 

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, 
a large data center, is not compatible with the adjacent uses as there are single-
family homes along 126th Street, North 118th Street, Parallel Parkway and the 
rural western fringe of Parallel Parkway. 
 
Between State Avenue and Parallel Parkway between 115th and 118th Street, 
this area transitions from agricultural, undeveloped land to multi-family 
apartments and cottages, a multi-purpose agricultural event space (American 
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Royal), ancillary parking lots and future Bonner Springs development at the 
southwest corner of the 118th Street and State Avenue intersection. 
 

 
3. The suitability of the property for the uses to which it has been restricted. 

Will the remove of restrictions detrimentally affect nearby property? 
 
The property is suitable for uses to which it has been restricted as A-G 
Agriculture, R-1 Planned Single Family, RP-2 Planned Two Family, RP-3 
Planned Townhome, RP-5 Planned Apartment and CP-2 Planned General 
Business Districts, which the southern half of the development site was a mixed 
residential development with commercial retail on the southwest corner that was 
entitled, but never developed. Removal of these restrictions for B-P Business 
Park District will detrimentally affect nearby property as B-P uses by-right can be 
more intense than A-G Agriculture, R-1 Planned Single Family, RP-2 Planned 
Two Family, RP-3 Planned Townhome, RP-5 Planned Apartment and CP-2 
Planned General Business Districts. 

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

length of time the property has been actively marketed. 
 
The property has been vacant farmland since at least 1991 which is based on 
aerial photography. 
 

5. The extent to which 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 
nearby property. 
 
Data centers support the economy, but provide an increasing smaller share of 
jobs per square feet due to minimal need for on-site employees. The business 
park and substation’s proximity to residential homes may injure the visual quality 
or marketability of nearby property if the site is not fully screened from public 
view (126th Street, Parallel Parkway, and the rear of the residences that abut 
North 118th Street) and noise is not mitigated. The type of use, will induce 
development that will increase, but could significantly impact the visual quality of 
the existing rural character along the western fringe the county and Parallel 
Parkway towards Kansas Highway 7 (K-7). 
 

6. The extent to which the proposed use would increase the traffic or parking 
demand in ways that would adversely affect road capacity, safety, or 
create parking problems. 

 
The proposed use is not a highly trafficked use, so while there will be an 
increase in traffic due to the currently undeveloped nature of the site, the daily 
vehicle trips will not be substantial compared to a large single-family subdivision, 
multi-family and commercial development or currently entitled on the property. A 
Traffic Impact Study is currently being reviewed by the Public Works Department 
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and the County’s Traffic Engineer. Additional analysis and comments may be 
generated separately from this report. 
 

7. The degree of conformance of the proposed use to the Master Plan. 
 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which designates these properties as Mixed Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Commercial/Business Park, which major retail 
uses, big box centers and have stores that serve large populations, 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
A Master Plan Amendment from Mixed Residential and Commercial/Business 
Park to Business Park (MPL2025-003) is being sought, which allows 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway and 
State Avenue as Major Arterials, which requires at least an 8-foot sidewalk along 
the south side of Parallel Parkway, and north side of State Avenue the length of 
the property line, and North 126th Street, as a Major Collector.  
 
In lieu of installing a required trail amenity within the Business Park land use 
designation of the Prairie Delaware Piper Area Plan, sidewalks will be installed 
on both sides of Parallel Parkway and State Avenue for pedestrian connectivity 
along the Major Arterials and connect into the existing sidewalks on North 126th 
Street. 
 

8. The extent to which the proposed use could cause environmental harm or 
enhance the environment. 
 
If the site and stormwater management infrastructure are properly managed and 
maintained, the proposed use will not cause environmental harm. Staff is 
concerned about the potential degradation of the protected wetlands on the 
property and the effluent from the cooling towers into the detention basins. 
 
All identified and designated protected wetlands should be preserved in 
perpetuity as an open space conservation easement/deed restriction. 
 

9. The extent to which utilities and public services are available and 
adequate to serve the proposed use. 
 

a. Electric and Water Service 
 
To be provided by BPU Electric and Water Divisions. 
 

b. Sanitary Sewer Service 
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Sanitary sewer service is being extended by the developer and 
maintained by the Unified Government.  
 

c. Storm Water Control 
 
To be designed to meet City Code. 
 

d. Police 
 
Police service is provided by West Patrol, District 228. 
 

e. Fire 
 
Fire service is provided by Station #8, located at North 123rd Street and 
Leavenworth Road. 
 

f. Transit 
 
There is no public transit provided to or near the subject property. 
 

g. Schools 
 
Public Education is split between two (2) school districts: Piper East 
Elementary School, Piper Middle School, and Piper High School, under 
Piper USD 203 and Delaware Ridge Elementary School, Robert E 
Clark Middle School and Bonner Springs High School, under 
Bonner/Edwardsville USD 204. 
 

h. Streets 
 
See item #6 above. 

 
10. The economic impact of the proposed use on the community. 

 
The proposed use will have a beneficial economic impact on the community by 
turning a vacant, undeveloped parcel into a tax generating use, however, the 
Unified Government and the Board of Public Utilities will have to maintain the 
roads, sanitary and storm sewers, water and power for this development in 
perpetuity.  
 

11. The capability of the proposed use to meet applicable ordinance 
requirements. 
 
With revisions, the proposed use is capable of meeting applicable ordinance 
requirements. 
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12. 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 as compared to the 
hardship imposed on the landowners is minimal. If this application is denied, the 
owners will still have property that is able to be developed, however, not in the 
form they originally intended.  
 

13. Whether the preliminary plat is consistent with the comprehensive plan, 
the major street plan and any other adopted plans. 
 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which is designates these properties as Mixed Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Commercial / Business Park, which major retail 
uses, big box centers and have stores that serve large populations, 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
A Master Plan Amendment from Mixed Residential and Commercial/Business 
Park to Business Park (MPL2025-003) is being sought, which allows 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway and 
State Avenue as Major Arterials, which requires at least an 8-foot sidewalk along 
the south Parallel Parkway, and the north side of State Avenue.   
 
The developer is responsible for the installation of all infrastructure, included, 
but not limited to: streets, sidewalks, sanitary and storm sewers, detention 
basins, etc. The development will be built in accordance with the Department of 
Planning and Urban Design, Public Works Department, and KCKFD standards 
and regulations. 
 

14. Whether the preliminary plat is in compliance with the standards and 
requirements of the zoning ordinance, subdivision regulations and other 
applicable unified government policies and regulations. 
 
The preliminary plat is in compliance with the standards and requirements of the 
zoning ordinance and subdivision regulations.  
 

15. Whether the subdivision is compatible in lot size, lot-to-structure 
proportion, building size, and architectural design with existing and 
proposed development on adjacent properties. 
 
The subdivision as proposed is not compatible in lot size or lot-to-structure 
proportion with existing rural development patterns of adjacent properties, 
primarily to the west, across North 126th Street. There are no lots in the 
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immediate vicinity that are similar in lot or building size. The nearest comparison 
is at the intersection of North 118th Street and State Avenue, where Urban 
Outfitters built a distribution center across the street from the American Royal 
facility. 
 

16. Whether the proposed subdivision will cause adverse or negative impacts 
on the natural or social environment. 
 
The proposed subdivision will develop a natural, open field that is home to 
various wildlife, but also serves as a natural stormwater infiltration system with 
existing wetlands. Paving this area for almost 1,000,000 square feet will 
increase stormwater runoff and the infrastructure necessary to manage it.  
 
Preserving the natural terrain of the site as per the subdivision ordinance should 
mitigate any negative natural impacts. Following the B-P Planned Business Park 
performance standards should support the natural and social environment. 
 

17. Whether the subdivision will not cause an undue burden on the unified 
government for maintenance of land and/or facilities. 
 
The subdivision will increase the Unified Government’s burden for maintenance 
of facilities, albeit sanitary sewer service flows west in the southern half of the 
development. The Developer is responsible for installing all of the associated 
infrastructure related to this one (1) lot subdivision, but the Unified Government 
and Board of Public Utilities (BPU) is charged with maintaining public streets, 
sidewalks, sanitary and storm sewers, power and water perpetuity. 
 
BPU is still responsible for maintaining water and electrical services to these 
buildings and substation. 
 

18. Whether the subdivision does not encourage premature extension of 
public services, piece-meal or premature development based upon the 
location of surrounding development and the availability of public facilities 
and services. 
 
The proposed subdivision does encourage premature extension of public 
services, and premature development based upon the location and intensity of 
surrounding development and the current availability of public services and 
facilities. In addition to the seminary and cemetery, this block along 126th Street 
between State Avenue and Parallel Parkway is on the eastern edge of more 
“suburban” development west on Delaware Parkway and State Avenue with 
Delaware Ridge neighborhood and Delaware Ridge Elementary School. 
 

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting in-person at 12601 Parallel Parkway on May 
14, 2025. Attached is the list of persons who attended the meeting, minutes, affidavit 
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and/or submitted comments to the applicant. 
 
KEY ISSUES 
 
Unified Government Infrastructure Maintenance Costs 
Landscaping, Screening and Buffering 
Open Space Easements and Wetland Preservation 
Detention Basins 
Compliance with the goDotte Countywide Strategic Mobility Plan 
Sidewalks 
Building Materials and Articulation  
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 
General Planning: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be discernible 
off the premises of the building.  

a. What mitigation measures for the cooling towards and substation will be 
taken to ensure compliance with the aforementioned section? 

 
Applicant Response: The layout of all buildings, exterior equipment, and the 
substation will be set back from each respective right-of-way and adjacent 
property lines to attenuate sound at the property boundary. Additionally, existing 
and proposed vegetation will serve as a natural buffer to further attenuate sound. 
As such, there is no anticipated noise, and will be no anticipated odors, vibration, 
or other impacts off the premises, as required by the code section provided 
above. 
 

2. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm drainage 
and any other engineering plans shall be completely approved by the engineer 
prior to submitting the final plat to the Planning Commission. The Board of Public 
Utilities shall have indicated in writing prior to submission that any need water 
main extension agreement or any electrical distribution agreement has been 
executed by the development and that underground wiring will be provided unless 
otherwise provided as set out herein. 
 
Applicant Response: Final Engineering approval will be received prior to 
submitting for final plat. The required agreements with the Board of Public Utilities 
will be executed prior to the submission of a final plat. 
 

3. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the north right-of-way line on State Avenue. 
 
Applicant Response: An 8-foot-wide sidewalk has been included in the revised 
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plans along the north right-of-way line on State Avenue. 
 

4. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan and greenway/stream trail in 
the goDotte Countywide Strategic Mobility Plan, take the monies allocated for that 
those trails and build an 8-foot sidewalk along the south side of Parallel Parkway 
eastern towards North 115th Street. 
 
Applicant Response: An 8-foot-wide sidewalk has been included in the revised 
plans along the south side of Parallel Parkway eastern towards North 115th Street. 

 
Building Architecture: 
 

1. Section 27-472(c)(6) Buildings are required to exhibit an attractive appearance 
especially toward the street and any nearby residential areas. Typically, such an 
attractive appearance would be characterized by significant use of glass, 
masonry, and other high quality finishes materials and design with significant 
offsets and articulation. 
 
Applicant Response: Acknowledged. High quality materials are proposed, and 
additional articulation has been added. 
 

2. Greater effort in breaks in material (i.e. wood rain screen accent), glass (real or 
faux) and articulation needs to occur throughout the building façade. 
 
Applicant Response: Additional breaks in material and articulations have been 
added to the building facades that may be visible from the public right-of-way and 
residential properties. Revised elevations have been provided for review. 
 

3. Make the west side of the building along North 126th Street look similar in 
appearance as the building facing south towards Parallel Parkway – more office-
like with windows, variety of building materials and articulation. The residents on 
the west side of the westernmost building will be looking at a monolithic 
warehouse building in size and appearance.  
 
Applicant Response: Additional use of wood rain screen and glass as well as 
additional articulations have been added to the building façade facing North 126th 
Street. Revised elevations have been provided for review. 

 
Landscaping and Screening: 
 

1. Section 27-472(g) 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 and enhancing the overall appearance. Such 
features shall be depicted on a properly prepared plan. Trees are required to be 
provided at not less than one (1) per 8,000 square feet of site area. Six (6) foot 
high architectural screening in combination with a 25-foot buffer area is to be 
provided along side and rear property lines common to or across an alley from 
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residentially zoned property. The site is 306 acres, which requires 1,666 trees to 
be planted. Existing mature trees can count towards that total. 
 
The landscape buffering required along side and rear property lines abutting 
residential zoned property does not include the one (1) tree per 8,000 square foot 
of site area requirement.  
 
Applicant Response: The revised plans reflect additional buffering and 6’ high 
architectural screening to reduce the visual impact of the development on 
adjacent residences with more robust plantings proposed in areas where the 
existing vegetation is inadequate. Existing trees will also be surveyed as part of 
the final development plans for a more comprehensive density calculation. 
Additionally, following feedback received at the Neighborhood Meeting, the 
Applicant has revised the plans to include increased landscaping between the 
building and the North 126th Street right-of-way to significantly reduce any visual, 
sound and light impacts that can be seen or heard along the North 126th Street 
right-of-way. 
 

2. Create an open space easement on the south side of the property – between 
sanitary sewer to the south and the blue line streams (intermittent and ephemeral) 
depicted on sheet C1.0. Establish a corridor along the stream and wetlands – 
denote o preliminary plat. 
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 
 

3. The protected wetland on the east side of the property and south of the proposed 
substation, preserve as an open space easement. 
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 
 

4. What are the mitigation measures for the intermittent creek create located 
underneath the northwest corner of the westernmost building? 
 
Applicant Response: All linear features being disturbed on the South Project have 
been categorized as non-jurisdictional. Appropriate site protection and erosion 
control measures such as sediment basins and silt fence will be included in the 
final detailed design to mitigate any impact. 
 

5. Detention basins need to be more natural in shape, less oblong. 
 
Applicant Response: The shapes of the detention basins have been modified on 
the revised plans. 
 

6. The proposed corrugated metal paneling for the rooftop mechanical equipment 
needs to be modified. 
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Applicant Response: The corrugated metal paneling for the rooftop mechanical 
equipment is a high-quality architectural metal panel, not a galvanized corrugated 
metal. 
 

7. Ground mounted cooler towers/chillers need to be screened from public view (i.e., 
the public right-of-way and any abutting residences). 
 
Applicant Response: Acknowledged. Additional screening and specification will be 
provided during the detailed design of the project and will depend on the final 
equipment selection made during the development plan process. 
 

8. All landscaping shall be irrigated with an in-ground irrigation system. 
 
Applicant Response: An irrigation performance specification has been included on 
the revised plans. 
 

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) Detailed engineering comments are made by separate technical review of 
the plans and submitted directly to the applicant. Provide revised plans and 
responses in accordance with the engineering comments. 

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 AND CONDITIONS 
 
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 COZ2025-006, Red Wolf South Preliminary Plat (PLAT2024-
009) and Master Plan Amendment MPL2025-003 subject to all comments and 
suggestions outlined in this staff report, and summarized by the following conditions: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be 
discernible off the premises of the building;  

2. For the Final Development Plan: Shall comply with KCKFD requirements 
and regulations regarding aerial truck access, location of fire hydrants, a 
secondary access road to facilitate fire protection and compliance with 
NFPA 75 standards; 

3. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm 
drainage and any other engineering plans shall be completely approved by 
the engineer prior to submitting the final plat to the Planning Commission. 
The Board of Public Utilities shall have indicated in writing prior to 
submission that any need water main extension agreement or any electrical 
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distribution agreement has been executed by the development and that 
underground wiring will be provided unless otherwise provided as set out 
herein; 

4. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the east right-of-way line on North 131st Street; 

5. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan, build an 8-foot 
sidewalk along the north side of Parallel Parkway towards North 115th 
Street; 

6. Ensure the west side of the building along North 126th Street look similar in 
appearance as the building facing south towards Parallel Parkway – more 
office-like with windows, variety of building materials and articulation. The 
residents on the west side of the westernmost building will be looking at a 
monolithic warehouse building in size and appearance; 

7. Maintain the north/south oriented building 180 degrees so the cooler 
towers/chillers are on the north side of the site rather than the south; 

8. Section 27-472(g) 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 and enhancing the 
overall appearance. Such features shall be depicted on a properly prepared 
plan. Trees are required to be provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high architectural screening in 
combination with a 25-foot buffer area is to be provided along side and rear 
property lines common to or across an alley from residentially zoned 
property. The site is 306 acres, which requires 1,666 trees to be planted. 
Existing mature trees can count towards that total.  
 
The landscape buffering required along side and rear property lines 
abutting residential zoned property does not include the one (1) tree per 
8,000 square foot of site area requirement; 

9. Create an open space easement along the blue line streamways 
(Intermittent stream, forested wetland and ephemeral stream depicted on 
sheet C1.0) in the southwest corner of the site; 

10. The protected wetland on the east side of the property and south of the 
proposed substation, preserve as an open space easement; 

11. For the Final Development Plan: Mitigation measures need to be taken with 
the creek underneath the building in the southwest corner of the 
development; 

12. All detention basins need to be more natural in shape, less oblong; 
13. Ground mounted cooler towers/chillers need to be screened from public 

view (i.e., the public right-of-way and any abutting residences); 
14. All deciduous and shade trees shall be at least two (2) inch caliper when 

planted. Evergreens shall be at least six (6) feet in height when planted. 
Shrubs shall be at least five (5) gallons when planted. Throughout the 
development, there shall be a variety of deciduous and evergreen trees in 
addition to native grasses and plants (wildflowers); 

15. All landscaping shall be irrigated with an in-ground irrigation system; 
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16. All exterior lighting, whether mounted on a building or within a parking lot 
must be hooded or controlled to direct light 90 degrees downward. No light 
may cast light or glare off the property or onto the public street. Lighting 
cannot exceed one (1) footcandle at the property line; 

17. All utility connections, this includes green electrical boxes, and free-
standing electrical meters must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building; 

18. Regarding BPU transformer screening, the following applies: 
a. Gate doors are required for all types of screening that are placed in 

front of the transformers. 
b. Fence pickets shall be installed two (2) feet off the ground and have 

adequate clearance to open gate door 180° and have 10 feet of 
clearance from pad when gate doors open. 

c. Posts for gate doors must be installed a minimum distance of 10 feet 
apart in the front. 

d. For slats fences, customers shall install a minimum of four (4) inch 
slats and have four (4) inches of space between each slat. 

e. Customers must take into account the maturity size of the evergreen 
tree when planting saplings so that the trees can grow outside of the 
required clearance for evergreen trees, customer shall plant each tree 
so that there is two (2) feet or more of space from edge to edge 
between each tree at maturity (e.g., blue arrow juniper grows up to 
two (2) feet wide, so there shall be four (4) feet of spacing between 
each tree taking into account the growth of saplings). 

f. Pad must have a minimum clearance of six (6) feet on each, three (3) 
feet on the back and five (5) feet on the front allowing for 10 feet on 
the front when gate doors open; 

19. 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 
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; 

20. If approved, the applicant must file and maintain a current business 
occupation tax application with the Business Licensing Division. Their 
office is located at 4953 State Avenue, Kansas City, KS 66102. Their contact 
information is (913) 573-8780 or businesslicense@wycokck.org; 

21. A building permit is required for the construction of a permanent structure 
greater than 120 square feet, for the expansion of or addition to an existing 
structure, and/or a change in the use of (i.e., change of occupancy) an 
existing structure. The applicant is required to contact the Building 
Inspection Division at (913) 573-8620 or by buildinginspection@wycokck.org 
to confirm if they need a building permit, and if so, must take it upon 
themselves to initiate the building permit process accordingly; 

22. All existing and future driveways must feature curb cuts that are 
constructed to UG standards; 

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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23. A Right-of-Way Permit is required. The applicant is required to contact the 
Public Works Department at (913) 573-5311 or by info@wycokck.org to 
confirm if they need a right-of-way permit, and if so, must take it upon 
themselves to initiate the permit process accordingly; 

24. 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; 

25. Improvements that include land disturbance activity on greater than one (1) 
acre of surface area of land or include the construction or alteration of a 
structure 1,000 square feet or larger shall require a land disturbance permit 
issued by the Unified Government and shall be compliant with all applicable 
local ordinances and State Statutes and Regulations (Article XIV, Sections 8-
610 through 8-618). Land disturbance fees shall be processed by UG Public 
Works during the Land Disturbance/Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works Department, 701 North 7th Street, Kansas City, KS 
66101, (913) 573-5700. With the issuance of the Land Disturbance Permit, a 
grading permit is required and issued by the Building Inspection Division, 
Neighborhood Resource Center, 4953 State Avenue, Kansas City, KS 66102, 
(913) 573-8620; 

26. A Pre-Construction meeting is required for any improvements to public 
infrastructure upon the approval and issuance of a Development Review 
Committee (DRC) permit. Any improvements to, construction or alteration 
of: sanitary systems, stormwater systems, public or private streets, 
sidewalks or other public infrastructure will require a pre-construction 
meeting with the Department of Public Works. The applicant is required to 
contact the County Engineer at (913) 573-5400 or by info@wycokck.org prior 
to construction to arrange this meeting; 

27. The Department of Planning + Urban Design shall not give approval for any 
final Certificate of Occupancy (CO) before the completion of all required 
work. The applicant, permit holder, and/or property owner shall complete all 
items required, including, but not limited to: Approved Plans, Codes, 
Ordinances, Zoning District Regulations, Planned District Requirements, 
Master Plan Requirements, all Design Guideline Requirements, Overlay 
District Requirements, and 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. As necessary, a landscape 
bond may be allowed, however, all other requirements must be completed 
prior to issuance of a Final CO; and, 

28. 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:info@wycokck.org
mailto:info@wycokck.org
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ATTACHMENTS 
 
Aerial Imagery 
Zoning Map 
Land Use Map 
Applicant Response Letter 
Neighborhood Meeting Documents 
Preliminary Plat 
Site Plan 
Grading Plan 
Utility Plan 
Landscape Plan 
Building Elevations 
 
PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Change of Zone May 28, 2025 June 26, 2025 
Preliminary Plat May 28, 2025 Not Required 
Master Plan Amendment May 28, 2025 June 26, 2025 

 

 
STAFF CONTACT:   Byron Toy, AICP 
     btoy@wycokck.org  
 
  

mailto:btoy@wycokck.org
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MOTIONS 
 
MASTER PLAN AMENDMENT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition MPL2025-003  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 MPL2025-003 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. 
 
CHANGE OF ZONE 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition COZ2025-006 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 COZ2025-006, 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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PRELIMINARY PLAT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition PLAT2025-009 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 PLAT2025-009, 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 
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ZONING MAP 
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LAND USE MAP 
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ADDITIONAL ATTACHMENTS 
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To:   City Planning Commission 

From:   Planning and Urban Design Staff 

Date:   May 28, 2025 

Re: Change of Zone Petition COZ2025-006, Preliminary Plat Red 
Wolf South (PLAT2025-009) and Master Plan Amendment 
MPL2025-003  
 

GENERAL INFORMATION  

Applicant Information: 
Aaron Wolofsky 
Red Wolf DCD Properties, LLC  
1427 East 7th Street  
Brooklyn, New York 11230 

Subject Property: 
12425 Parallel Parkway, 12301 
Parallel Parkway, 12171 Parallel 
Parkway, 12165 Parallel Parkway, 
12133 Parallel Parkway, 12129 
Parallel Parkway, 12117 Parallel 
Parkway, 11914 Wood Avenue, 1800 
North 121st Street, 1753 North 124th 
Street, 12137 Wood Avenue, 12037 
Wood Avenue, 1401 North 126th 
Street, 12402 State Avenue, 12252 
State Avenue, and 12198 State 
Avenue, Kansas City, Kansas 66109 
 
Requested Action and Purpose: 
Approval of a Change of Zone from 
A-G Agriculture, R-1 Planned Single 
Family, RP-2 Planned Two Family, 
RP-3 Planned Townhome, RP-5 
Planned Apartment and CP-2 
Planned General Business Districts 
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At-Large Commissioner, District #2: Tom 
Burroughs 
District #7: Chuck Stites 
 
A-G Agriculture, RP-1 Planned Single Family, 
RP-2 Two Family, RP-3 Planned Townhome, 
RP-5 Planned Apartment and CP-2 Planned 
General Business Districts 
 
B-P Planned Business Park District 
 

 Adjacent Zoning Adjacent Uses 
North A-G Agriculture (WYCO)  Farmland, single-family home and 

cemetery 
South None (City of Bonner 

Springs)  
Wyandotte County Park and vacant 
homes (City of Bonner Springs) 

East A-G Agriculture District Single-family homes and farmland 
West A-G Agriculture, A-G 

Agriculture (WYCO), R Rural 
Residential (WYCO), R-1 
Large Lot Single Family 
Residential (WYCO), R-1 
Single Family, RP-3 Planned 
Townhome, RP-5 Planned 
Apartment and CP-2 Planned 
General Business Districts  

Roman Catholic Archdiocese, 
farmland and large lot single-family 
homes, senior living facility and 
wooded land 

 

Total Tract Size:   306 Acres  

Comprehensive Plan Area: Prairie Delaware Piper Area Plan 

Comprehensive Plan Designation: The Prairie Delaware Piper Area Plan 
designates the subject properties as Mixed 
Residential, which allows patio homes, 
townhouses, condominiums, garden 
apartments, housing for seniors, and other 
multi-family uses and Commercial / Business 

to B-P Planned Business Park 
District. 
 
Preliminary Plat for one (1) lot. 
 
Master Plan Amendment from Mixed 
Residential and Commercial / 
Business Park to Business Park 
(Prairie Delaware Piper Area Plan). 
 
Commission Districts: 
 

Existing Zoning District(s): 
 
 
 
 
Proposed Zoning District(s): 
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Park, which allows major retail uses, big box 
centers and have stores that serve large 
populations, manufacturing, light industrial 
uses, distribution-warehouse, trucking and 
other employment activity. 
 
A Master Plan Amendment from Mixed 
Residential and Commercial/Business Park 
to Business Park (MPL2025-003) is being 
sought, which allows manufacturing, light 
industrial uses, distribution-warehouse, 
trucking and other employment activity. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates State Avenue and Parallel 
Parkway as Major Arterials and North 126th 
Street as a Major Collector. 
 

Parking Requirement: Section 27-472(e) Uses in this district require 
paved off-street parking at a ratio necessary 
to serve the employees, visitors, customers 
and others who may be on the premises. 
The ratio will vary among occupants and will 
be determined by the Director of Planning 
and Zoning 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 (1) space for 
each 500 square feet of building floor area 
be provided for buildings of up to 20,000 
square feet. For buildings larger than 20,000 
square feet, only one (1) space for each 
1,000 square feet needs to be provided for 
building increments between 20,000 and 
50,000 square feet. For buildings larger than 
50,000 square feet, the parking required for 
increments over 50,000 square feet will be 
determined by the Director of Planning and 
Zoning. Where questions arise concerning 
increments over 50,000 square feet, the 
Unified Government Board of 
Commissioners shall make the final 
determination upon recommendation of the 
Planning Commission. The base requirement 
for three (3) buildings is 120 spaces. The 
Applicant is providing 120 spaces. 
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Landscaping Requirement: Section 27-762(g) Trees are required to be 
provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high 
architectural screening in combination with a 
25-foot buffer area is to be provided along 
side and rear property lines common to or 
across an alley from residentially zoned 
property. 1,666 trees are required. The 
Applicant is providing 742 trees, a deficit of 
576 trees. Existing mature trees that are kept 
within the development can count towards 
the overall total; however, Staff has not been 
provided the figure from the Applicant. 
 

Advertisement: The Wyandotte Echo –May 8, 2025 
Letters to Property Owners – April 28, 2025 

 
Public Hearing: 

May 28, 2025 

 
Public Support: 

 
None to date. 

 
Public Opposition: 

 
None to date. 
 

PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Aaron Wolofsky of Red Wolf DCD 
Properties, LLC, is requesting a Change of Zone from A-G Agriculture, RP-1 Planned 
Single Family, RP-2 Two Family, RP-3 Planned Townhome, RP-5 Planned Apartment 
and CP-2 Planned General Business Districts to B-P Planned Business Park District, a 
Preliminary Plat to create one (1) lot, and a Master Plan Amendment from Mixed 
Residential and Commercial/Business Park to Business Park (Prairie Delaware Piper 
Area Plan) to build four (4) 330,000 square foot buildings for a data center at 12425 
Parallel Parkway, 12301 Parallel Parkway, 12171 Parallel Parkway, 12165 Parallel 
Parkway, 12133 Parallel Parkway, 12129 Parallel Parkway, 12117 Parallel Parkway, 
12109 Parallel Parkway, 11914 Wood Avenue, 1800 North 121st Street, 1753 North 124th 
Street, 12137 Wood Avenue, 12037 Wood Avenue, 1401 North 126th Street, 12402 State 
Avenue, 12252 State Avenue, and 12198 State Avenue on 306 acres. 
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765, Article VII Sections 
27-245 – 27-339, Article VI Section 27-210 through 212, Article XXI Sections 27-502 – 
27-709, Article VII Sections 27-245-339, Article XI Section 27-215, Article VIII Sections 
27-340 – 27-765, Article VII Sections 27-245 – 27-339, Article VI Section 27-213, and all 
other applicable standards within Chapter 27. 
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RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. There are no noise or disturbance complaints on the subject property. 
 

Building, Zoning, or Code Enforcement Complaints: 
 

1. There are no notices of violation on the subject property. 
 

Outstanding or Related Permit and Cases: 
 

1. There are no outstanding or related permits and cases on the subject property. 
 

Previous Planning Actions: 
 

1. There are no previous planning entitlements on the subject property. 
 
FACTORS TO BE CONSIDERED  

 
1. The Character of the Neighborhood. 

 
The subject property is located within the Prairie-Piper Statistical Neighborhood 
and Block Group 0448032. The neighborhood consists of rural, large lot single-
family homes along Parallel Parkway with some smaller single-family lots along 
North 126th Street and North 118th Street. North of Parallel Parkway is Gates of 
Heaven Cemetery. West of North 126th Street on Parallel Parkway is the 
Archdiocese of Kansas City and on Delaware Parkway and State Avenue are 
suburban style development, with a senior living facility, single-family home, 
duplexes and townhome subdivisions. 
 
State Avenue and Parallel Parkway are high trafficked four (4) lane roadways 
with access to Kansas Highway 7 (K-7), except there is no site access on State 
Avenue. 
 

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, 
a large data center, is not compatible with the adjacent uses as there are single-
family homes along 126th Street, North 118th Street, Parallel Parkway and the 
rural western fringe of Parallel Parkway. 
 
Between State Avenue and Parallel Parkway between 115th and 118th Street, 
this area transitions from agricultural, undeveloped land to multi-family 
apartments and cottages, a multi-purpose agricultural event space (American 
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Royal), ancillary parking lots and future Bonner Springs development at the 
southwest corner of the 118th Street and State Avenue intersection. 
 

 
3. The suitability of the property for the uses to which it has been restricted. 

Will the remove of restrictions detrimentally affect nearby property? 
 
The property is suitable for uses to which it has been restricted as A-G 
Agriculture, R-1 Planned Single Family, RP-2 Planned Two Family, RP-3 
Planned Townhome, RP-5 Planned Apartment and CP-2 Planned General 
Business Districts, which the southern half of the development site was a mixed 
residential development with commercial retail on the southwest corner that was 
entitled, but never developed. Removal of these restrictions for B-P Business 
Park District will detrimentally affect nearby property as B-P uses by-right can be 
more intense than A-G Agriculture, R-1 Planned Single Family, RP-2 Planned 
Two Family, RP-3 Planned Townhome, RP-5 Planned Apartment and CP-2 
Planned General Business Districts. 

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

length of time the property has been actively marketed. 
 
The property has been vacant farmland since at least 1991 which is based on 
aerial photography. 
 

5. The extent to which 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 
nearby property. 
 
Data centers support the economy, but provide an increasing smaller share of 
jobs per square feet due to minimal need for on-site employees. The business 
park and substation’s proximity to residential homes may injure the visual quality 
or marketability of nearby property if the site is not fully screened from public 
view (126th Street, Parallel Parkway, and the rear of the residences that abut 
North 118th Street) and noise is not mitigated. The type of use, will induce 
development that will increase, but could significantly impact the visual quality of 
the existing rural character along the western fringe the county and Parallel 
Parkway towards Kansas Highway 7 (K-7). 
 

6. The extent to which the proposed use would increase the traffic or parking 
demand in ways that would adversely affect road capacity, safety, or 
create parking problems. 

 
The proposed use is not a highly trafficked use, so while there will be an 
increase in traffic due to the currently undeveloped nature of the site, the daily 
vehicle trips will not be substantial compared to a large single-family subdivision, 
multi-family and commercial development or currently entitled on the property. A 
Traffic Impact Study is currently being reviewed by the Public Works Department 
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and the County’s Traffic Engineer. Additional analysis and comments may be 
generated separately from this report. 
 

7. The degree of conformance of the proposed use to the Master Plan. 
 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which designates these properties as Mixed Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Commercial/Business Park, which major retail 
uses, big box centers and have stores that serve large populations, 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
A Master Plan Amendment from Mixed Residential and Commercial/Business 
Park to Business Park (MPL2025-003) is being sought, which allows 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway and 
State Avenue as Major Arterials, which requires at least an 8-foot sidewalk along 
the south side of Parallel Parkway, and north side of State Avenue the length of 
the property line, and North 126th Street, as a Major Collector.  
 
In lieu of installing a required trail amenity within the Business Park land use 
designation of the Prairie Delaware Piper Area Plan, sidewalks will be installed 
on both sides of Parallel Parkway and State Avenue for pedestrian connectivity 
along the Major Arterials and connect into the existing sidewalks on North 126th 
Street. 
 

8. The extent to which the proposed use could cause environmental harm or 
enhance the environment. 
 
If the site and stormwater management infrastructure are properly managed and 
maintained, the proposed use will not cause environmental harm. Staff is 
concerned about the potential degradation of the protected wetlands on the 
property and the effluent from the cooling towers into the detention basins. 
 
All identified and designated protected wetlands should be preserved in 
perpetuity as an open space conservation easement/deed restriction. 
 

9. The extent to which utilities and public services are available and 
adequate to serve the proposed use. 
 

a. Electric and Water Service 
 
To be provided by BPU Electric and Water Divisions. 
 

b. Sanitary Sewer Service 
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Sanitary sewer service is being extended by the developer and 
maintained by the Unified Government.  
 

c. Storm Water Control 
 
To be designed to meet City Code. 
 

d. Police 
 
Police service is provided by West Patrol, District 228. 
 

e. Fire 
 
Fire service is provided by Station #8, located at North 123rd Street and 
Leavenworth Road. 
 

f. Transit 
 
There is no public transit provided to or near the subject property. 
 

g. Schools 
 
Public Education is split between two (2) school districts: Piper East 
Elementary School, Piper Middle School, and Piper High School, under 
Piper USD 203 and Delaware Ridge Elementary School, Robert E 
Clark Middle School and Bonner Springs High School, under 
Bonner/Edwardsville USD 204. 
 

h. Streets 
 
See item #6 above. 

 
10. The economic impact of the proposed use on the community. 

 
The proposed use will have a beneficial economic impact on the community by 
turning a vacant, undeveloped parcel into a tax generating use, however, the 
Unified Government and the Board of Public Utilities will have to maintain the 
roads, sanitary and storm sewers, water and power for this development in 
perpetuity.  
 

11. The capability of the proposed use to meet applicable ordinance 
requirements. 
 
With revisions, the proposed use is capable of meeting applicable ordinance 
requirements. 
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12. 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 as compared to the 
hardship imposed on the landowners is minimal. If this application is denied, the 
owners will still have property that is able to be developed, however, not in the 
form they originally intended.  
 

13. Whether the preliminary plat is consistent with the comprehensive plan, 
the major street plan and any other adopted plans. 
 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which is designates these properties as Mixed Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Commercial / Business Park, which major retail 
uses, big box centers and have stores that serve large populations, 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
A Master Plan Amendment from Mixed Residential and Commercial/Business 
Park to Business Park (MPL2025-003) is being sought, which allows 
manufacturing, light industrial uses, distribution-warehouse, trucking and other 
employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway and 
State Avenue as Major Arterials, which requires at least an 8-foot sidewalk along 
the south Parallel Parkway, and the north side of State Avenue.   
 
The developer is responsible for the installation of all infrastructure, included, 
but not limited to: streets, sidewalks, sanitary and storm sewers, detention 
basins, etc. The development will be built in accordance with the Department of 
Planning and Urban Design, Public Works Department, and KCKFD standards 
and regulations. 
 

14. Whether the preliminary plat is in compliance with the standards and 
requirements of the zoning ordinance, subdivision regulations and other 
applicable unified government policies and regulations. 
 
The preliminary plat is in compliance with the standards and requirements of the 
zoning ordinance and subdivision regulations.  
 

15. Whether the subdivision is compatible in lot size, lot-to-structure 
proportion, building size, and architectural design with existing and 
proposed development on adjacent properties. 
 
The subdivision as proposed is not compatible in lot size or lot-to-structure 
proportion with existing rural development patterns of adjacent properties, 
primarily to the west, across North 126th Street. There are no lots in the 
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immediate vicinity that are similar in lot or building size. The nearest comparison 
is at the intersection of North 118th Street and State Avenue, where Urban 
Outfitters built a distribution center across the street from the American Royal 
facility. 
 

16. Whether the proposed subdivision will cause adverse or negative impacts 
on the natural or social environment. 
 
The proposed subdivision will develop a natural, open field that is home to 
various wildlife, but also serves as a natural stormwater infiltration system with 
existing wetlands. Paving this area for almost 1,000,000 square feet will 
increase stormwater runoff and the infrastructure necessary to manage it.  
 
Preserving the natural terrain of the site as per the subdivision ordinance should 
mitigate any negative natural impacts. Following the B-P Planned Business Park 
performance standards should support the natural and social environment. 
 

17. Whether the subdivision will not cause an undue burden on the unified 
government for maintenance of land and/or facilities. 
 
The subdivision will increase the Unified Government’s burden for maintenance 
of facilities, albeit sanitary sewer service flows west in the southern half of the 
development. The Developer is responsible for installing all of the associated 
infrastructure related to this one (1) lot subdivision, but the Unified Government 
and Board of Public Utilities (BPU) is charged with maintaining public streets, 
sidewalks, sanitary and storm sewers, power and water perpetuity. 
 
BPU is still responsible for maintaining water and electrical services to these 
buildings and substation. 
 

18. Whether the subdivision does not encourage premature extension of 
public services, piece-meal or premature development based upon the 
location of surrounding development and the availability of public facilities 
and services. 
 
The proposed subdivision does encourage premature extension of public 
services, and premature development based upon the location and intensity of 
surrounding development and the current availability of public services and 
facilities. In addition to the seminary and cemetery, this block along 126th Street 
between State Avenue and Parallel Parkway is on the eastern edge of more 
“suburban” development west on Delaware Parkway and State Avenue with 
Delaware Ridge neighborhood and Delaware Ridge Elementary School. 
 

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting in-person at 12601 Parallel Parkway on May 
14, 2025. Attached is the list of persons who attended the meeting, minutes, affidavit 
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and/or submitted comments to the applicant. 
 
KEY ISSUES 
 
Unified Government Infrastructure Maintenance Costs 
Landscaping, Screening and Buffering 
Open Space Easements and Wetland Preservation 
Detention Basins 
Compliance with the goDotte Countywide Strategic Mobility Plan 
Sidewalks 
Building Materials and Articulation  
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 
General Planning: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be discernible 
off the premises of the building.  

a. What mitigation measures for the cooling towards and substation will be 
taken to ensure compliance with the aforementioned section? 

 
Applicant Response: The layout of all buildings, exterior equipment, and the 
substation will be set back from each respective right-of-way and adjacent 
property lines to attenuate sound at the property boundary. Additionally, existing 
and proposed vegetation will serve as a natural buffer to further attenuate sound. 
As such, there is no anticipated noise, and will be no anticipated odors, vibration, 
or other impacts off the premises, as required by the code section provided 
above. 
 

2. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm drainage 
and any other engineering plans shall be completely approved by the engineer 
prior to submitting the final plat to the Planning Commission. The Board of Public 
Utilities shall have indicated in writing prior to submission that any need water 
main extension agreement or any electrical distribution agreement has been 
executed by the development and that underground wiring will be provided unless 
otherwise provided as set out herein. 
 
Applicant Response: Final Engineering approval will be received prior to 
submitting for final plat. The required agreements with the Board of Public Utilities 
will be executed prior to the submission of a final plat. 
 

3. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the north right-of-way line on State Avenue. 
 
Applicant Response: An 8-foot-wide sidewalk has been included in the revised 
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plans along the north right-of-way line on State Avenue. 
 

4. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan and greenway/stream trail in 
the goDotte Countywide Strategic Mobility Plan, take the monies allocated for that 
those trails and build an 8-foot sidewalk along the south side of Parallel Parkway 
eastern towards North 115th Street. 
 
Applicant Response: An 8-foot-wide sidewalk has been included in the revised 
plans along the south side of Parallel Parkway eastern towards North 115th Street. 

 
Building Architecture: 
 

1. Section 27-472(c)(6) Buildings are required to exhibit an attractive appearance 
especially toward the street and any nearby residential areas. Typically, such an 
attractive appearance would be characterized by significant use of glass, 
masonry, and other high quality finishes materials and design with significant 
offsets and articulation. 
 
Applicant Response: Acknowledged. High quality materials are proposed, and 
additional articulation has been added. 
 

2. Greater effort in breaks in material (i.e. wood rain screen accent), glass (real or 
faux) and articulation needs to occur throughout the building façade. 
 
Applicant Response: Additional breaks in material and articulations have been 
added to the building facades that may be visible from the public right-of-way and 
residential properties. Revised elevations have been provided for review. 
 

3. Make the west side of the building along North 126th Street look similar in 
appearance as the building facing south towards Parallel Parkway – more office-
like with windows, variety of building materials and articulation. The residents on 
the west side of the westernmost building will be looking at a monolithic 
warehouse building in size and appearance.  
 
Applicant Response: Additional use of wood rain screen and glass as well as 
additional articulations have been added to the building façade facing North 126th 
Street. Revised elevations have been provided for review. 

 
Landscaping and Screening: 
 

1. Section 27-472(g) 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 and enhancing the overall appearance. Such 
features shall be depicted on a properly prepared plan. Trees are required to be 
provided at not less than one (1) per 8,000 square feet of site area. Six (6) foot 
high architectural screening in combination with a 25-foot buffer area is to be 
provided along side and rear property lines common to or across an alley from 
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residentially zoned property. The site is 306 acres, which requires 1,666 trees to 
be planted. Existing mature trees can count towards that total. 
 
The landscape buffering required along side and rear property lines abutting 
residential zoned property does not include the one (1) tree per 8,000 square foot 
of site area requirement.  
 
Applicant Response: The revised plans reflect additional buffering and 6’ high 
architectural screening to reduce the visual impact of the development on 
adjacent residences with more robust plantings proposed in areas where the 
existing vegetation is inadequate. Existing trees will also be surveyed as part of 
the final development plans for a more comprehensive density calculation. 
Additionally, following feedback received at the Neighborhood Meeting, the 
Applicant has revised the plans to include increased landscaping between the 
building and the North 126th Street right-of-way to significantly reduce any visual, 
sound and light impacts that can be seen or heard along the North 126th Street 
right-of-way. 
 

2. Create an open space easement on the south side of the property – between 
sanitary sewer to the south and the blue line streams (intermittent and ephemeral) 
depicted on sheet C1.0. Establish a corridor along the stream and wetlands – 
denote o preliminary plat. 
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 
 

3. The protected wetland on the east side of the property and south of the proposed 
substation, preserve as an open space easement. 
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 
 

4. What are the mitigation measures for the intermittent creek create located 
underneath the northwest corner of the westernmost building? 
 
Applicant Response: All linear features being disturbed on the South Project have 
been categorized as non-jurisdictional. Appropriate site protection and erosion 
control measures such as sediment basins and silt fence will be included in the 
final detailed design to mitigate any impact. 
 

5. Detention basins need to be more natural in shape, less oblong. 
 
Applicant Response: The shapes of the detention basins have been modified on 
the revised plans. 
 

6. The proposed corrugated metal paneling for the rooftop mechanical equipment 
needs to be modified. 
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Applicant Response: The corrugated metal paneling for the rooftop mechanical 
equipment is a high-quality architectural metal panel, not a galvanized corrugated 
metal. 
 

7. Ground mounted cooler towers/chillers need to be screened from public view (i.e., 
the public right-of-way and any abutting residences). 
 
Applicant Response: Acknowledged. Additional screening and specification will be 
provided during the detailed design of the project and will depend on the final 
equipment selection made during the development plan process. 
 

8. All landscaping shall be irrigated with an in-ground irrigation system. 
 
Applicant Response: An irrigation performance specification has been included on 
the revised plans. 
 

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) Detailed engineering comments are made by separate technical review of 
the plans and submitted directly to the applicant. Provide revised plans and 
responses in accordance with the engineering comments. 

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 AND CONDITIONS 
 
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 COZ2025-006, Red Wolf South Preliminary Plat (PLAT2024-
009) and Master Plan Amendment MPL2025-003 subject to all comments and 
suggestions outlined in this staff report, and summarized by the following conditions: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be 
discernible off the premises of the building;  

2. For the Final Development Plan: Shall comply with KCKFD requirements 
and regulations regarding aerial truck access, location of fire hydrants, a 
secondary access road to facilitate fire protection and compliance with 
NFPA 75 standards; 

3. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm 
drainage and any other engineering plans shall be completely approved by 
the engineer prior to submitting the final plat to the Planning Commission. 
The Board of Public Utilities shall have indicated in writing prior to 
submission that any need water main extension agreement or any electrical 
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distribution agreement has been executed by the development and that 
underground wiring will be provided unless otherwise provided as set out 
herein; 

4. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the east right-of-way line on North 131st Street; 

5. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan, build an 8-foot 
sidewalk along the north side of Parallel Parkway towards North 115th 
Street; 

6. Ensure the west side of the building along North 126th Street look similar in 
appearance as the building facing south towards Parallel Parkway – more 
office-like with windows, variety of building materials and articulation. The 
residents on the west side of the westernmost building will be looking at a 
monolithic warehouse building in size and appearance; 

7. Maintain the north/south oriented building 180 degrees so the cooler 
towers/chillers are on the north side of the site rather than the south; 

8. Section 27-472(g) 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 and enhancing the 
overall appearance. Such features shall be depicted on a properly prepared 
plan. Trees are required to be provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high architectural screening in 
combination with a 25-foot buffer area is to be provided along side and rear 
property lines common to or across an alley from residentially zoned 
property. The site is 306 acres, which requires 1,666 trees to be planted. 
Existing mature trees can count towards that total.  
 
The landscape buffering required along side and rear property lines 
abutting residential zoned property does not include the one (1) tree per 
8,000 square foot of site area requirement; 

9. Create an open space easement along the blue line streamways 
(Intermittent stream, forested wetland and ephemeral stream depicted on 
sheet C1.0) in the southwest corner of the site; 

10. The protected wetland on the east side of the property and south of the 
proposed substation, preserve as an open space easement; 

11. For the Final Development Plan: Mitigation measures need to be taken with 
the creek underneath the building in the southwest corner of the 
development; 

12. All detention basins need to be more natural in shape, less oblong; 
13. Ground mounted cooler towers/chillers need to be screened from public 

view (i.e., the public right-of-way and any abutting residences); 
14. All deciduous and shade trees shall be at least two (2) inch caliper when 

planted. Evergreens shall be at least six (6) feet in height when planted. 
Shrubs shall be at least five (5) gallons when planted. Throughout the 
development, there shall be a variety of deciduous and evergreen trees in 
addition to native grasses and plants (wildflowers); 

15. All landscaping shall be irrigated with an in-ground irrigation system; 
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16. All exterior lighting, whether mounted on a building or within a parking lot 
must be hooded or controlled to direct light 90 degrees downward. No light 
may cast light or glare off the property or onto the public street. Lighting 
cannot exceed one (1) footcandle at the property line; 

17. All utility connections, this includes green electrical boxes, and free-
standing electrical meters must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building; 

18. Regarding BPU transformer screening, the following applies: 
a. Gate doors are required for all types of screening that are placed in 

front of the transformers. 
b. Fence pickets shall be installed two (2) feet off the ground and have 

adequate clearance to open gate door 180° and have 10 feet of 
clearance from pad when gate doors open. 

c. Posts for gate doors must be installed a minimum distance of 10 feet 
apart in the front. 

d. For slats fences, customers shall install a minimum of four (4) inch 
slats and have four (4) inches of space between each slat. 

e. Customers must take into account the maturity size of the evergreen 
tree when planting saplings so that the trees can grow outside of the 
required clearance for evergreen trees, customer shall plant each tree 
so that there is two (2) feet or more of space from edge to edge 
between each tree at maturity (e.g., blue arrow juniper grows up to 
two (2) feet wide, so there shall be four (4) feet of spacing between 
each tree taking into account the growth of saplings). 

f. Pad must have a minimum clearance of six (6) feet on each, three (3) 
feet on the back and five (5) feet on the front allowing for 10 feet on 
the front when gate doors open; 

19. 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 
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; 

20. If approved, the applicant must file and maintain a current business 
occupation tax application with the Business Licensing Division. Their 
office is located at 4953 State Avenue, Kansas City, KS 66102. Their contact 
information is (913) 573-8780 or businesslicense@wycokck.org; 

21. A building permit is required for the construction of a permanent structure 
greater than 120 square feet, for the expansion of or addition to an existing 
structure, and/or a change in the use of (i.e., change of occupancy) an 
existing structure. The applicant is required to contact the Building 
Inspection Division at (913) 573-8620 or by buildinginspection@wycokck.org 
to confirm if they need a building permit, and if so, must take it upon 
themselves to initiate the building permit process accordingly; 

22. All existing and future driveways must feature curb cuts that are 
constructed to UG standards; 

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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23. A Right-of-Way Permit is required. The applicant is required to contact the 
Public Works Department at (913) 573-5311 or by info@wycokck.org to 
confirm if they need a right-of-way permit, and if so, must take it upon 
themselves to initiate the permit process accordingly; 

24. 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; 

25. Improvements that include land disturbance activity on greater than one (1) 
acre of surface area of land or include the construction or alteration of a 
structure 1,000 square feet or larger shall require a land disturbance permit 
issued by the Unified Government and shall be compliant with all applicable 
local ordinances and State Statutes and Regulations (Article XIV, Sections 8-
610 through 8-618). Land disturbance fees shall be processed by UG Public 
Works during the Land Disturbance/Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works Department, 701 North 7th Street, Kansas City, KS 
66101, (913) 573-5700. With the issuance of the Land Disturbance Permit, a 
grading permit is required and issued by the Building Inspection Division, 
Neighborhood Resource Center, 4953 State Avenue, Kansas City, KS 66102, 
(913) 573-8620; 

26. A Pre-Construction meeting is required for any improvements to public 
infrastructure upon the approval and issuance of a Development Review 
Committee (DRC) permit. Any improvements to, construction or alteration 
of: sanitary systems, stormwater systems, public or private streets, 
sidewalks or other public infrastructure will require a pre-construction 
meeting with the Department of Public Works. The applicant is required to 
contact the County Engineer at (913) 573-5400 or by info@wycokck.org prior 
to construction to arrange this meeting; 

27. The Department of Planning + Urban Design shall not give approval for any 
final Certificate of Occupancy (CO) before the completion of all required 
work. The applicant, permit holder, and/or property owner shall complete all 
items required, including, but not limited to: Approved Plans, Codes, 
Ordinances, Zoning District Regulations, Planned District Requirements, 
Master Plan Requirements, all Design Guideline Requirements, Overlay 
District Requirements, and 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. As necessary, a landscape 
bond may be allowed, however, all other requirements must be completed 
prior to issuance of a Final CO; and, 

28. 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:info@wycokck.org
mailto:info@wycokck.org
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ATTACHMENTS 
 
Aerial Imagery 
Zoning Map 
Land Use Map 
Applicant Response Letter 
Neighborhood Meeting Documents 
Preliminary Plat 
Site Plan 
Grading Plan 
Utility Plan 
Landscape Plan 
Building Elevations 
 
PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Change of Zone May 28, 2025 June 26, 2025 
Preliminary Plat May 28, 2025 Not Required 
Master Plan Amendment May 28, 2025 June 26, 2025 

 

 
STAFF CONTACT:   Byron Toy, AICP 
     btoy@wycokck.org  
 
  

mailto:btoy@wycokck.org
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MOTIONS 
 
MASTER PLAN AMENDMENT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition MPL2025-003  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 MPL2025-003 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. 
 
CHANGE OF ZONE 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition COZ2025-006 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 COZ2025-006, 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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PRELIMINARY PLAT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition PLAT2025-009 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 PLAT2025-009, 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 
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ZONING MAP 
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LAND USE MAP 
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ADDITIONAL ATTACHMENTS 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 25 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 26 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 27 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 28 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 29 

 
 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 30 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 31 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 32 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 33 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 34 

 
 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 35 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 36 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 37 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 38 

 
 
 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 39 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 40 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 41 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 42 

 
 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 43 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 44 

 
 
 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 45 

 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 46 

 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 47 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 48 

 
 
 
 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 49 

 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 50 

 
 

 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 51 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 52 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 53 

 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 54 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 55 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 56 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 57 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 58 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 59 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 60 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 61 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 62 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 63 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 64 

 

 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 65 

 

 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 66 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 67 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 68 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 69 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 70 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 71 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 72 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 73 

 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 74 

 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 75 

 
 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 76 

 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 77 

 
 

 

 

 

 

 

 

 

 

 

 

 

 



COZ2025-006 and Red Wolf South Preliminary Plat (PLAT2025-009) and MPL2025-003 
 May 28, 2025 78 

 



COZ2025-005 and Red Wolf North Preliminary Plat (PLAT2025-008) and MPL2025-004 
 May 28, 2025 1 

 

To:   City Planning Commission 

From:   Planning and Urban Design Staff 

Date:   May 28, 2025 

Re: Change of Zone Petition COZ2025-005, Preliminary Plat Red 
Wolf North (PLAT2025-008), and Master Plan Amendment 
MPL2025-004  
 

GENERAL INFORMATION  

Applicant Information: 
Aaron Wolofsky 
Red Wolf DCD Properties, LLC  
1427 East 7th Street  
Brooklyn, New York 11230 

Subject Property: 
13000, 12504, and 12340 Parallel 
Parkway 
Kansas City, Kansas 66109 
 
Requested Action and Purpose: 
Approval of a Change of Zone from 
A-G Agriculture District (WYCO) and 
B-P Planned Business Park District. 
 
Preliminary Plat for one (1) lot. 
 
Master Plan Amendment from Mixed 
Residential and Public/Semi-Public to 
Business Park (Prairie Delaware 
Piper Area Plan). 
 
Commission Districts: 
Commissioner At-Large, District #1:  
Melissa Bynum 
District #5 Commissioner: 
Mike Kane 
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A-G Agriculture District (WYCO) 
 
B-P Planned Business Park District 

 Adjacent Zoning Adjacent Uses 
North A-G Agriculture (WYCO) and 

R-1 Single Family Districts  
Farmland and large lot single-
family homes 

South A-G Agriculture and R Rural 
Residential (WYCO) Districts  

Roman Catholic Archdiocese, 
farmland and large lot single-family 
homes 

East R-1 Large Lot Single Family 
Residential (WYCO) District 

Single-family homes 

West A-G Agriculture, A-G 
Agriculture (WYCO), R-1A 
Suburban Residential 
(WYCO) Districts 

Single-family homes 

 

Total Tract Size:   242.12 Acres  

Comprehensive Plan Area: Prairie Delaware Piper Area Plan 

Comprehensive Plan Designation: The Prairie Delaware Piper Area Plan 
designates the subject properties as Mixed 
Residential, which allows patio homes, 
townhouses, condominiums, garden 
apartments, housing for seniors, and other 
multi-family uses and Public/Semi-Public, 
which allows private uses for religious 
institutions, public and institutional facilities 
such as schools, libraries, indoor and 
outdoor recreation facilities. 
 
A Master Plan Amendment from Mixed 
Residential to Business Park (MPL2025-004) 
is being sought, which allows manufacturing, 
light industrial uses, distribution-warehouse, 
trucking and other employment activity. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates Parallel Parkway as a Major 
Arterial and North 131st and 123rd Streets as 
Major Collectors. 
 

Parking Requirement: Section 27-472(e) Uses in this district require 
paved off-street parking at a ratio necessary 
to serve the employees, visitors, customers 
and others who may be on the premises. 

Existing Zoning District(s): 
 
Proposed Zoning District(s): 
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The ratio will vary among occupants and will 
be determined by the director of planning 
and zoning 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 (1) space for 
each 500 square feet of building floor area 
be provided for buildings of up to 20,000 
square feet. For buildings larger than 20,000 
square feet, only one (1) space for each 
1,000 square feet needs to be provided for 
building increments between 20,000 and 
50,000 square feet. For buildings larger than 
50,000 square feet, the parking required for 
increments over 50,000 square feet will be 
determined by the Director of Planning and 
Zoning. Where questions arise concerning 
increments over 50,000 square feet, the 
Unified Government Board of 
Commissioners shall make the final 
determination upon recommendation of the 
Planning Commission. The base requirement 
for three (3) buildings is 120 spaces. The 
Applicant is providing 120 spaces. 
 

Landscaping Requirement: Section 27-762(g) Trees are required to be 
provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high 
architectural screening in combination with a 
25-foot buffer area is to be provided along 
side and rear property lines common to or 
across an alley from residentially zoned 
property. 1,318 trees are required. The 
Applicant is providing 742 trees, a deficit of 
576 trees. Existing mature trees that are kept 
within the development can count towards 
the overall total; however, Staff has not been 
provided the figure from the Applicant. 
 

Advertisement: The Wyandotte Echo – May 8, 2025 
Letters to Property Owners – April 28, 2025 

 
Public Hearing(s): 

 
May 28, 2025 

 
Public Support: 

 
None to date. 

 
Public Opposition: 

 
None to date. 
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PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Aaron Wolofsky of Red Wolf DCD 
Properties, LLC, is requesting a Change of Zone from A-G Agriculture District (WYCO) to 
B-P Planned Business Park District, a Preliminary Plat to create one (1) lot and one (1) 
tract, and a Master Plan Amendment from Mixed Residential and Public/Semi-Public to 
Business Park (Prairie Delaware Piper Area Plan) to build three (3) 330,000 square foot 
buildings for a data center at 13000, 12504, and 12340 Parallel Parkway on 242.12 
acres. 
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765, Article VII Sections 
27-245 – 27-339, Article VI Section 27-210 through 212, Article XXI Sections 27-502 – 
27-709, Article VII Sections 27-245-339, Article XI Section 27-215, Article VIII Sections 
27-340 – 27-765, Article VII Sections 27-245 – 27-339, Article VI Section 27-213, and all 
other applicable standards within Chapter 27. 
 
RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

1. There are no noise or disturbance complaints on the subject property. 
 

Building, Zoning, or Code Enforcement Complaints: 
 

1. There are no notices of violation on the subject property. 
 

Outstanding or Related Permit and Cases: 
 

1. There are no outstanding or related permit and cases on the subject property. 
 

Previous Planning Actions: 
 

1. There are no previous planning entitlements on the subject property. 
 
FACTORS TO BE CONSIDERED  

 
1. The Character of the Neighborhood. 

 
The subject property is located within the Prairie-Piper Statistical Neighborhood 
and Block Group 0448032. The neighborhood consists of rural, large lot single-
family homes along Parallel Parkway with some smaller single-family lots along 
North 123rd and 131st Streets. The Gate of Heaven Catholic Cemetery abuts the 
proposed developed and the Archdiocese of Kansas City in Kansas is across 
Parallel Parkway, immediately south of the project site. Parallel Parkway is a 
high trafficked four (4) lane roadway with access to Kansas Highway 7 (K-7). 
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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, 
a large, data center is not compatible with the adjacent uses as there are single-
family homes along the 123rd and 131st Streets and Parallel Parkway and the 
rural western fringe of Parallel Parkway. 
 
Between State Avenue and Parallel Parkway between 115th and 118th Street, 
this area transitions from agricultural, undeveloped land to multi-family 
apartments and cottages, a multi-purpose agricultural event space (American 
Royal) and ancillary parking lots. 

 
3. The suitability of the property for the uses to which it has been restricted. 

Will the remove of restrictions detrimentally affect nearby property? 
 
The property is suitable for uses to which it has been restricted as A-G 
Agriculture District (WYCO), which allows large agricultural, farming activities 
and single-family homes. Removal of these restrictions for B-P Business Park 
District will detrimentally affect nearby property as B-P uses by-right can be 
more intense than A-G Agriculture District (WYCO). 

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

length of time the property has been actively marketed. 
 
The property has been vacant farmland since at least 1991, which is based on 
aerial photography. 
 

5. The extent to which 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 
nearby property. 
 
Data centers support the economy, but provide an increasing smaller share of 
jobs per square feet due to minimal need for on-site employees. The business 
park’s proximity to residential homes may injure the visual quality or 
marketability of nearby property if the site is not fully screened from public view 
(123rd and 131st Street, and Parallel Parkway) and/or noise is not mitigated to 
meet conde standards. The type of use will induce development that will 
increase, but could significantly impact the visual quality of the existing rural 
character along the western fringe the county and Parallel Parkway towards 
Kansas Highway 7 (K-7). 
 

6. The extent to which the proposed use would increase the traffic or parking 
demand in ways that would adversely affect road capacity, safety, or 
create parking problems. 
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The proposed use is not a highly trafficked use, so while there will be an 
increase in traffic due to the undeveloped nature of the site, the daily vehicle 
trips will not be substantial compared to a large single-family subdivision and 
multi-family development as planned within the current Mixed Residential land 
use category A Traffic Impact Study is currently being reviewed by the Public 
Works Department and the County’s Traffic Engineer. Additional analysis and 
comments may be generated separately from this report. 
 

7. The degree of conformance of the proposed use to the Master Plan. 
 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which designates these properties as Mixed Use Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Public/Semi-Public, which allows private uses 
for religious institutions, public and institutional facilities such as schools, 
libraries, indoor and outdoor recreation facilities. 
 
A Master Plan Amendment from Mixed Residential to Business Park (MPL2025-
004) is being sought, which allows manufacturing, light industrial uses, 
distribution-warehouse, trucking and other employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway as a 
Major Arterial, which requires at least an 8-foot sidewalk along the Parallel 
Parkway, and North 131st and 123rd Streets, as Major Collectors.  
 
In lieu of installing a sidewalk network that does not currently exist along 123rd 
Street and a required trail amenity within the Business Park land use 
designation of the Prairie Delaware Piper Area Plan, sidewalks will be installed 
on both sides of Parallel Parkway for pedestrian connectivity along the Major 
Arterial, and the east side of North 131st Street. 
 

8. The extent to which the proposed use could cause environmental harm or 
enhance the environment. 
 
If the site and stormwater management infrastructure are properly managed and 
maintained, the proposed use will not cause environmental harm. Staff is 
concerned about the potential degradation of the protected wetlands on the 
property and the effluent from the cooling towers into the detention basins. 
 
Existing, identified protected wetlands should be set aside by an open space 
conservation easement. 
 

9. The extent to which utilities and public services are available and 
adequate to serve the proposed use. 
 

a. Electric and Water Service 
 
To be provided by BPU Electric and Water Divisions. 
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b. Sanitary Sewer Service 

 
Sanitary sewer service is being extended by the developer and 
maintained by the Unified Government.  
 

c. Storm Water Control 
 
To be designed to meet City Code. 
 

d. Police 
 
Police service is provided by West Patrol, District 228. 
 

e. Fire 
 
Fire service is provided by Station #8, located at North 123rd Street and 
Leavenworth Road. 
 

f. Transit 
 
There is no public transit provided to or near the subject property. 
 

g. Schools 
 
Public Education is provided by Piper Elementary School, Piper Middle 
School, and Piper High School, under Piper USD 203. 
 

h. Streets 
 
See item #6 above. 

 
10. The economic impact of the proposed use on the community. 

 
The proposed use will have a beneficial economic impact on the community by 
turning a vacant, undeveloped parcel into a tax generating use, however, the 
Unified Government and the Board of Public Utilities will have to maintain the 
public roads, sanitary and storm sewers, water and power for this development 
in perpetuity.  
 

11. The capability of the proposed use to meet applicable ordinance 
requirements. 
 
With revisions, the proposed use is capable of meeting applicable ordinance 
requirements. 
 

12. The relative gain to the public health, safety, and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 
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The relative gain to the public health, safety, and welfare as compared to the 
hardship imposed on the landowners is minimal. If this application is denied, the 
owners will still have property that is able to be developed, however, not in the 
form they originally intended.  
 

13. Whether the preliminary plat is consistent with the comprehensive plan, 
the major street plan and any other adopted plans. 

 
The proposed use does not conform to the Prairie Delaware Piper Area Plan, 
which designates these properties as Mixed Use Residential, which allows patio 
homes, townhouses, condominiums, garden apartments, housing for seniors, 
and other multi-family uses and Public/Semi-Public, which allows private uses 
for religious institutions, public and institutional facilities such as schools, 
libraries, indoor and outdoor recreation facilities. 
 
A Master Plan Amendment from Mixed Residential to Business Park (MPL2025-
004) is being sought, which allows manufacturing, light industrial uses, 
distribution-warehouse, trucking and other employment activity. 
 
The goDotte Countywide Strategic Mobility Plan identifies Parallel Parkway as a 
Major Arterial, which requires at least an 8-foot sidewalk along the Parallel 
Parkway, North 131st and 123rd Streets.   
 
The developer is responsible for the installation of all infrastructure, included, 
but not limited to: streets, sidewalks, sanitary and storm sewers, detention 
basins, etc. The development will be built in accordance with the Department of 
Planning and Urban Design, Public Works Department, and KCKFD standards 
and regulations. 
 

14. Whether the preliminary plat is in compliance with the standards and 
requirements of the zoning ordinance, subdivision regulations and other 
applicable unified government policies and regulations. 
 
The preliminary plat is in compliance with the standards and requirements of the 
zoning ordinance and subdivision regulations.  
 

15. Whether the subdivision is compatible in lot size, lot-to-structure 
proportion, building size, and architectural design with existing and 
proposed development on adjacent properties. 
 
The subdivision as proposed is not compatible in lot size or lot-to-structure 
proportion with existing rural development patterns of adjacent properties, 
primarily to the west, across North 131st Street and east along 123rd Street. 
There are no lots in the immediate vicinity that are similar in lot or building size. 
The nearest comparison is at the intersection of North 118th Street and State 
Avenue, where Urban Outfitters built a distribution center across the street from 
the American Royal facility. 
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16. Whether the proposed subdivision will cause adverse or negative impacts 

on the natural or social environment. 
 
The proposed subdivision will develop a natural, open field that is home to 
various wildlife, but also serves as a natural stormwater infiltration system with 
existing wetlands. Paving this area for almost 1,000,000 square feet will 
increase stormwater runoff and the infrastructure necessary to manage it.  
 
Preserving the natural terrain of the site as per the subdivision ordinance should 
mitigate any negative natural impacts. Following the B-P Planned Business Park 
performance standards for noise and screening should support the natural and 
social environments. 
 

17. Whether the subdivision will not cause an undue burden on the unified 
government for maintenance of land and/or facilities. 
 
The subdivision will increase the Unified Government’s burden for maintenance 
of land and/or facilities. The Developer is responsible for installing all of the 
associated infrastructure related to this one (1) lot subdivision, but the Unified 
Government and Board of Public Utilities (BPU) is charged with maintaining 
public streets, sidewalks, sanitary and storm sewers, power and water 
perpetuity. 
 
BPU is still responsible for maintaining water and electrical services to these 
buildings and substation. 
 

18. Whether the subdivision does not encourage premature extension of 
public services, piece-meal or premature development based upon the 
location of surrounding development and the availability of public facilities 
and services. 
 
The proposed subdivision does encourage premature extension of public 
services, and premature development based upon the location and intensity of 
surrounding development and the current availability of public services and 
facilities. This block along Parallel Parkway is rural in nature with “suburban” and 
large lot single-family homes, cemetery and seminary on septic service as well 
as open ditches for stormwater runoff. 

 
NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting in-person at 12601 Parallel Parkway on May 
14, 2025. Attached is the list of persons who attended the meeting, minutes, affidavit 
and/or submitted comments to the applicant. 
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KEY ISSUES 
 
Unified Government Infrastructure Maintenance Costs 
Landscaping, Screening and Buffering 
Open Space Easements and Wetland Preservation 
Detention Basins 
Compliance with the goDotte Countywide Strategic Mobility Plan 
Sidewalks 
Building Materials and Articulation  
 
STAFF COMMENTS AND SUGGESTIONS 
 
Planning and Urban Design Comments: 
 
General Planning: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be discernible 
off the premises of the building.  

a. What mitigation measures for the cooling towards and substation will be 
taken to ensure compliance with the aforementioned section? 

 
Applicant Response: The layout of all buildings, exterior equipment, and the 
substation will be set back from each respective right-of-way and adjacent 
property lines to attenuate sound at the property boundary. Additionally, existing 
and proposed vegetation will serve as a natural buffer to further attenuate sound. 
As such, there is no anticipated noise, and will be no anticipated odors, vibration, 
or other impacts off the premises, as required by the code section provided 
above. 
 

2. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm drainage 
and any other engineering plans shall be completely approved by the engineer 
prior to submitting the final plat to the Planning Commission. The Board of Public 
Utilities shall have indicated in writing prior to submission that any need water 
main extension agreement or any electrical distribution agreement has been 
executed by the development and that underground wiring will be provided unless 
otherwise provided as set out herein. 
 
Applicant Response: Final engineering approval will be received prior to 
submitting for final plat. The required agreements with the Board of Public Utilities 
will be executed prior to the submission of a final plat. 
 

3. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the east right-of-way line on North 131st Street. 
 
Applicant Response: An 8-foot-wide concrete sidewalk has been included in the 
revised plans along the east right-of-way line on North 131st Street. 
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4. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan, build an 8-foot sidewalk 
along the north side of Parallel Parkway. 
 
Applicant Response: An 8-foot-wide concrete sidewalk has been included in the 
revised plans along the north side of Parallel Parkway. 

 
Building Architecture: 
 

1. Section 27-472(c)(6) Buildings are required to exhibit an attractive appearance 
especially toward the street and any nearby residential areas. Typically, such an 
attractive appearance would be characterized by significant use of glass, 
masonry, and other high quality finishes materials and design with significant 
offsets and articulation. 
 
Applicant Response: Acknowledged. High quality materials are proposed, and 
additional articulation has been added. 
 

2. Greater effort in breaks in material (i.e. wood rain screen accent), glass (real or 
faux) and articulation needs to occur throughout the building façade. 
 
Applicant Response: Greater articulation and additional use of wood rain screen 
and glass have been added to the building facades that may be visible from the 
public right-of-way and residential properties. Revised elevations have been 
provided for review. 
 

3. Make the west side of the building along North 131st Street look similar in 
appearance as the building facing south towards Parallel Parkway – more office-
like with windows, variety of building materials and articulation. The residents on 
the west side of North 131st Street will be looking at a monolithic warehouse 
building in size and appearance.  
 
Applicant Response: Additional use of wood rain screen and glass as well as 
additional articulations have been added to the building façade facing North 131st 
Street. Revised elevations have been provided for review. 
 

4. Flip the north/south oriented building 180 degrees so the cooler towers/chillers are 
on the north side of the site rather than the south. 
 
Applicant Response: The building has been rotated 180 degrees on the revised 
plans. 

 
Landscaping and Screening: 
 

1. Section 27-472(g) 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 and enhancing the overall appearance. Such 
features shall be depicted on a properly prepared plan. Trees are required to be 
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provided at not less than one (1) per 8,000 square feet of site area. Six (6) foot 
high architectural screening in combination with a 25-foot buffer area is to be 
provided along side and rear property lines common to or across an alley from 
residentially zoned property. The site is 242.12 acres, which requires 1,318 trees 
to be planted. Existing mature trees can count towards that total. 
 
The landscape buffering required along side and rear property lines abutting 
residential zoned property does not include the one (1) tree per 8,000 square foot 
of site area requirement.  
 
Applicant Response: The revised plans reflect additional buffering and six (6) foot 
high architectural screening to reduce the visual impact of the development on 
adjacent residences with more robust plantings proposed in areas where the 
existing vegetation is inadequate. Existing trees will also be surveyed as part of 
the final development plans for a more comprehensive density calculation. 
Additionally, following feedback received at the Neighborhood Meeting, the 
Applicant has revised the plans to include significant berming between the 
building and the North 131st Street right-of-way and has increased the amount of 
landscaping in that area to significantly reduce any visual, sound and light impacts 
that can be seen or heard along the North 131st Street right-of-way. 
 

2. Create an open space easement along the blue line streamways (Intermittent 
stream, forested wetland and ephemeral stream depicted on sheet C1.0) in the 
southwest corner of the site.  
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 
 

3. The protected wetland on the east side of the property and south of the proposed 
substation, preserve as an open space easement. 
 
Applicant Response: Open space easement has been indicated on the revised 
plat. 

4. Creek underneath the building in the southwest corner of the development – is the 
intent to channelize the creek? What is the plan to mitigate this issue? 
 
Applicant Response: Impacts to the jurisdictional streams have been mitigated 
with the current layout of the proposed buildings and slopes. Any remaining 
disturbance will require USACE Notification. A majority of the linear features being 
disturbed have been categorized as non-jurisdictional. Appropriate site protection 
and erosion control measures such as sediment basins and silt fence will be 
included in the final detailed design to mitigate any impacts. 
 

5. Detention basins need to be more natural in shape, less oblong. 
 
Applicant Response: The shapes of the detention basins have been modified on 
the revised plans. 
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6. The proposed corrugated metal paneling for the rooftop mechanical equipment 
needs to be modified. 
 
Applicant Response: The corrugated metal paneling for the rooftop mechanical 
equipment is a high-quality architectural metal panel, not a galvanized corrugated 
metal. 
 

7. Ground mounted cooler towers/chillers need to be screened from public view (i.e., 
the public right-of-way and any abutting residences). 
 
Applicant Response: Acknowledged. Additional screening and specification will be 
provided during the detailed design of the project and will depend on the final 
equipment selection made during the development plan process. 
 

8. All landscaping shall be irrigated with an in-ground irrigation system. 
 
Applicant Response: An irrigation performance specification has been included on 
the revised plans. 
 

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) Detailed engineering comments are made by separate technical review of 
the plans and submitted directly to the applicant. Provide revised plans and 
responses in accordance with the engineering comments. 

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 AND CONDITIONS 
 
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 COZ2025-005, Red Wolf North Preliminary Plat (PLAT2025-
008) and Master Plan Amendment MPL2025-004 subject to all comments and 
suggestions outlined in this staff report, and summarized by the following conditions: 
 

1. Section 27-472(c) No noise, odors, vibration or other impacts shall be 
discernible off the premises of the building;  

2. For the Final Development Plan: Shall comply with KCKFD requirements 
and regulations regarding aerial truck access, location of fire hydrants, a 
secondary access road to facilitate fire protection and compliance with 
NFPA 75 standards; 

3. For the Final Plat: Sec. 27-215h(4)a Final street, sanitary sewer, storm 
drainage and any other engineering plans shall be completely approved by 
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the engineer prior to submitting the final plat to the Planning Commission. 
The Board of Public Utilities shall have indicated in writing prior to 
submission that any need water main extension agreement or any electrical 
distribution agreement has been executed by the development and that 
underground wiring will be provided unless otherwise provided as set out 
herein; 

4. Per the goDotte Countywide Strategic Mobility Plan, build an 8-foot sidewalk 
along the east right-of-way line on North 131st Street; 

5. In lieu of creating an internal pedestrian trail as part of the Business Park 
requirements in the Prairie Delaware Piper Area Plan, build an 8-foot 
sidewalk along the north side of Parallel Parkway; 

6. Ensure the west side of the building along North 131st Street looks similar in 
appearance as the building facing south towards Parallel Parkway – more 
office-like with windows, variety of building materials and articulation. The 
residents on the west side of North 131st Street will be looking at a 
monolithic warehouse building in size and appearance; 

7. Maintain the north/south oriented building 180 degrees so the cooler 
towers/chillers are on the north side of the site rather than the south; 

8. Section 27-472(g) 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 and enhancing the 
overall appearance. Such features shall be depicted on a properly prepared 
plan. Trees are required to be provided at not less than one (1) per 8,000 
square feet of site area. Six (6) foot high architectural screening in 
combination with a 25-foot buffer area is to be provided along side and rear 
property lines common to or across an alley from residentially zoned 
property. The site is 242.12 acres, which requires 1,318 trees to be planted. 
Existing mature trees can count towards that total. The landscape buffering 
required along side and rear property lines abutting residential zoned 
property does not include the one (1) tree per 8,000 square foot of site area 
requirement; 

9. Create an open space easement along the blue line streamways 
(Intermittent stream, forested wetland and ephemeral stream depicted on 
sheet C1.0) in the southwest corner of the site; 

10. The protected wetland on the east side of the property and south of the 
proposed substation, preserve as an open space easement; 

11. For the Final Development Plan: Mitigation measures need to be taken with 
the creek underneath the building in the southwest corner of the 
development; 

12. All detention basins need to be more natural in shape, less oblong; 
13. Ground mounted cooler towers/chillers need to be screened from public 

view (i.e., the public right-of-way and any abutting residences); 
14. All deciduous and shade trees shall be at least two (2) inch caliper when 

planted. Evergreens shall be at least six (6) feet in height when planted. 
Shrubs shall be at least five (5) gallons when planted. Throughout the 
development, there shall be a variety of deciduous and evergreen trees in 
addition to native grasses and plants (wildflowers); 

15. All landscaping shall be irrigated with an in-ground irrigation system; 
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16. All exterior lighting, whether mounted on a building or within a parking lot 
must be hooded or controlled to direct light 90 degrees downward. No light 
may cast light or glare off the property or onto the public street. Lighting 
cannot exceed one (1) footcandle at the property line; 

17. All utility connections, this includes green electrical boxes, and free-
standing electrical meters must be screened with landscaping or an 
architecturally designed screen wall. All utilities mounted on the wall must 
be painted to match the building; 

18. Regarding BPU transformer screening, the following applies: 
a. Gate doors are required for all types of screening that are placed in 

front of the transformers. 
b. Fence pickets shall be installed two (2) feet off the ground and have 

adequate clearance to open gate door 180° and have 10 feet of 
clearance from pad when gate doors open. 

c. Posts for gate doors must be installed a minimum distance of 10 feet 
apart in the front. 

d. For slats fences, customers shall install a minimum of four (4) inch 
slats and have four (4) inches of space between each slat. 

e. Customers must take into account the maturity size of the evergreen 
tree when planting saplings so that the trees can grow outside of the 
required clearance for evergreen trees, customer shall plant each tree 
so that there is two (2) feet or more of space from edge to edge 
between each tree at maturity (e.g., blue arrow juniper grows up to 
two (2) feet wide, so there shall be four (4) feet of spacing between 
each tree taking into account the growth of saplings). 

f. Pad must have a minimum clearance of six (6) feet on each, three (3) 
feet on the back and five (5) feet on the front allowing for 10 feet on 
the front when gate doors open; 

19. 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 
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; 

20. If approved, the applicant must file and maintain a current business 
occupation tax application with the Business Licensing Division. Their 
office is located at 4953 State Avenue, Kansas City, KS 66102. Their contact 
information is (913) 573-8780 or businesslicense@wycokck.org; 

21. A building permit is required for the construction of a permanent structure 
greater than 120 square feet, for the expansion of or addition to an existing 
structure, and/or a change in the use of (i.e., change of occupancy) an 
existing structure. The applicant is required to contact the Building 
Inspection Division at (913) 573-8620 or by buildinginspection@wycokck.org 
to confirm if they need a building permit, and if so, must take it upon 
themselves to initiate the building permit process accordingly; 

22. All existing and future driveways must feature curb cuts that are 
constructed to UG standards; 

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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23. A Right-of-Way Permit is required. The applicant is required to contact the 
Public Works Department at (913) 573-5311 or by info@wycokck.org to 
confirm if they need a right-of-way permit, and if so, must take it upon 
themselves to initiate the permit process accordingly; 

24. 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; 

25. Improvements that include land disturbance activity on greater than one (1) 
acre of surface area of land or include the construction or alteration of a 
structure 1,000 square feet or larger shall require a land disturbance permit 
issued by the Unified Government and shall be compliant with all applicable 
local ordinances and State Statutes and Regulations (Article XIV, Sections 8-
610 through 8-618). Land disturbance fees shall be processed by UG Public 
Works during the Land Disturbance/Site Development application. The Land 
Disturbance permit and all applicable Public Works permits can be obtained 
from the Public Works Department, 701 North 7th Street, Kansas City, KS 
66101, (913) 573-5700. With the issuance of the Land Disturbance Permit, a 
grading permit is required and issued by the Building Inspections Division, 
Neighborhood Resource Center, 4953 State Avenue, Kansas City, KS 66102, 
(913) 573-8620; 

26. A Pre-Construction meeting is required for any improvements to public 
infrastructure upon the approval and issuance of a Development Review 
Committee (DRC) permit. Any improvements to, construction or alteration 
of: sanitary systems, stormwater systems, public or private streets, 
sidewalks or other public infrastructure will require a pre-construction 
meeting with the Department of Public Works. The applicant is required to 
contact the County Engineer at (913) 573-5400 or by info@wycokck.org prior 
to construction to arrange this meeting; 

27. The Department of Planning + Urban Design shall not give approval for any 
final Certificate of Occupancy (CO) before the completion of all required 
work. The applicant, permit holder, and/or property owner shall complete all 
items required, including, but not limited to: Approved Plans, Codes, 
Ordinances, Zoning District Regulations, Planned District Requirements, 
Master Plan Requirements, all Design Guideline Requirements, Overlay 
District Requirements, and 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. As necessary, a landscape 
bond may be allowed, however, all other requirements must be completed 
prior to issuance of a Final CO; and, 

28. 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:info@wycokck.org
mailto:info@wycokck.org


COZ2025-005 and Red Wolf North Preliminary Plat (PLAT2025-008) and MPL2025-004 
 May 28, 2025 17 

ATTACHMENTS 
 
Aerial Imagery 
Zoning Map 
Land Use Map 
Applicant Response Letter 
Neighborhood Meeting Documents 
Preliminary Plat 
Site Plan 
Grading Plan 
Utility Plan 
Landscape Plan 
Building Elevations 
 
PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Change of Zone May 28, 2025 June 26, 2025 
Preliminary Plat May 28, 2025 Not Required 
Master Plan Amendment May 28, 2025 June 26, 2025 

 

 
STAFF CONTACT:   Byron Toy, AICP 
     btoy@wycokck.org 
 
MOTIONS 
 
MASTER PLAN AMENDMENT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition MPL2025-004  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: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 

mailto:btoy@wycokck.org
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OR 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND DENIAL of 
Petition MPL2025-004 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. 
 
CHANGE OF ZONE 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition COZ2025-005 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 COZ2025-005, 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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PRELIMINARY PLAT 
 
I move the Kansas City, Kansas City Planning Commission RECOMMEND APPROVAL 
of Petition PLAT2025-008 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 PLAT2025-008, 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 

 

 

 

 

 

 

 

 

 

  



COZ2025-005 and Red Wolf North Preliminary Plat (PLAT2025-008) and MPL2025-004 
 May 28, 2025 21 

ZONING MAP 
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LAND USE MAP 
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ADDITIONAL ATTACHMENTS 
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