
Unified Government of Wyandotte County and Kansas City, Kansas 

 

Board of Commissioners 
Commission Chambers 

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

Mayor Christal E. Watson 
Commissioner At-Large Dist. 1 Melissa Bynum – Commissioner At-Large Dist. 2 Andrew Kump – 

Commissioner Dist. 1 Jermaine Howard – Commissioner Dist. 2 Bill Burns – 
 Commissioner Dist. 3 Christian Ramirez – Commissioner Dist. 4 Evelyn Hill –  

Commissioner Dist. 5 Carlos Pacheco – Commissioner Dist. 6 Phil Lopez – 
 Commissioner Dist. 7 Chuck Stites – Commissioner Dist. 8 Andrew Davis 

AGENDA 
Thursday, February 26, 2026 

5:30 PM 
1. CALL TO ORDER/ROLL CALL 

2. INVOCATION 

3. PLEDGE OF ALLEGIANCE 

4. REVISIONS TO WEEKDAY FEBRUARY 26, 2026 AGENDA 

5. CLERK’S-STATEMENT  
(Anyone wishing to speak about a particular item on the Consent Agenda must notify the 
Mayor when he asks if there are any “set-asides” on the Consent Agenda. Your item will 
then be discussed and voted on separately. All remaining items on the Consent Agenda are 
viewed as a single group and voted on with one vote.) 

PLANNING & ZONING COMMISSION 

6. PLANNING AND ZONING CONSENT AGENDA 

6.1 Special Use Permit Application(s) 
 6.1.A SP2025-088 - SELENA UMANA 
  Synopsis: A RECOMMENDATION and ORDINANCE for a Special Use Permit 

(Renewal of SP2024-047, expired 12/19/2025) for an event space with live 
entertainment at 6000 Leavenworth Road, RECOMMENDED FOR APPROVAL 
BY A VOTE OF 6 TO 0 FOR 2 YEARS. 

  Tracking #: 211486 
 6.1.B SP2025-096 - TIFFANY CLARK 
  Synopsis: A RECOMMENDATION and ORDINANCE for a Special Use Permit 

(Renewal of SP2025-006, expired January 17, 2026) for a Non-Owner Occupied 
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Short-Term Rental at 1127 Southwest Boulevard, RECOMMENDED FOR 
APPROVAL BY A VOTE OF 6 TO 0 FOR 2 YEARS. 

  Tracking #: 2162 
 6.1.C SP2025-099 - TYLER SHIRK 
  Synopsis: A RECOMMENDATION and ORDINANCE for a Special Use Permit 

for a Short-Term Rental in seven (7) two-bedroom apartments in Mission Manor 
at 2912, 4122, 4124, 4125, and 4127 South Thompson Street, RECOMMENDED 
FOR APPROVAL BY A VOTE OF 7 TO 0 FOR 1 YEAR. 

  Tracking #: 2164 
6.2 Plan Review Application 
 6.2.A PR2025-045 - RAJ BHATIA 
  Synopsis: Preliminary Plan Review for 24 multifamily townhomes at 700 North 

75th Street, RECOMMENDED FOR APPROVAL BY A VOTE OF 6 TO 0. 
  Tracking #: 2160 
6.3 MINUTES 
 6.3.A Minutes 
  Synopsis: Minutes from the Planning and Zoning/Board of Commissioners 

meetings on April 25 and June 27, 2024. 
  Tracking #: MINUTES 
7. PLANNING AND ZONING NON-CONSENT AGENDA 

7.1 Miscellaneous 
 7.1.A A RESOLUTION PLACING A MORATORIUM ON PENAL AND 

CORRECTIONAL INSTITUTIONS FOR TWO YEARS 
  Synopsis: A two-year moratorium on the reception and processing of special use 

permit applications for all penal or correctional institutions, RECOMMENDED 
FOR APPROVAL BY A VOTE OF 4 TO 2. 

  Tracking #: 2182 
REGULAR COMMISSION 

8. MAYOR’S AGENDA 

9. REGULAR CONSENT AGENDA 

10. PUBLIC HEARING AGENDA 

11. STANDING COMMITTEES’ AGENDA 

12. ADMINISTRATOR’S AGENDA 

13. COMMISSIONERS’ AGENDA 

15. ADJOURN 



Page | 3 

 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. 
Disruptive comments and behavior are not permitted and may result in removal from the meeting.    
 
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.  
 
El Gobierno Unificado del Condado de Wyandotte y Kansas City, Kansas, proporcionará ayudas y servicios 
auxiliares necesarios y razonables, como traductores de ASL, copias legibles por máquina de los materiales de la 
reunión o interpretación de idiomas en el lugar. Las personas que requieran ayuda o servicios auxiliares deben 
comunicarse con la Oficina del Secretario del Gobierno Unificado enviando un correo electrónico o llamando al 
UGclerkrequest@wycokck.org o al 913-573-5260 al menos 48 horas antes de la reunión. 

Join from PC, Mac, iPad, or Android: 
https://wycokck.zoom.us/j/86971076459 
 Webinar ID: 869 7107 6459 
   
 Phone one-tap: 
+12532158782,,86971076459# US (Tacoma) 
+13462487799,,86971076459# US (Houston) 
 Join via audio: 
+1 253 215 8782 US (Tacoma), +1 346 248 7799 US (Houston), +1 669 444 9171 US, +1 669 900 9128 US (San 
Jose), +1 719 359 4580 US, +1 253 205 0468 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, +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, 888 475 
4499 US Toll Free, 877 853 5257 US Toll Free 
 International numbers available: https://wycokck.zoom.us/u/kdKMmalufT  
  
 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. 
 
 

https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwycokck.zoom.us%2Fj%2F86971076459&data=05%7C02%7Cmlor%40wycokck.org%7C65bb9546e7f54f9f5da508de3f40dafa%7Ce79d495b4d8d47d5a9718554b20282ff%7C0%7C0%7C639017744967646795%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=tnxnrIfEwAAGF18aTcNLBe8Rr7bf%2B87Vxxa1AVKLdBc%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwycokck.zoom.us%2Fu%2FkdKMmalufT&data=05%7C02%7Cmlor%40wycokck.org%7C65bb9546e7f54f9f5da508de3f40dafa%7Ce79d495b4d8d47d5a9718554b20282ff%7C0%7C0%7C639017744967664125%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=RPoioTEyMoJIRM4YgpnQnsao8CMQFo%2BlP6JFaxePoEU%3D&reserved=0
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To:   Unified Government Board of Commissioners 

From:   Planning and Urban Design Staff 

Date:   February 26, 2026 

Re:   Special Use Permit Petition SP2025-088 

GENERAL INFORMATION 
Applicant Information: 
Selena Umana 
Representative  
The Red Circle, LLC 
6000 Leavenworth Road, Suite M 
Kansas City, Kansas 66104 
 
Subject Property: 
6000 Leavenworth Road, Suite M 
Kansas City, Kansas 66104 
 
Requested Action and Purpose: 
Approval of a Renewal Special Use 
Permit to continue operating an event 
center with live entertainment  
 
Commission Districts: 
At-Large Commissioner, District #1:  
Melissa Bynum 
District #8 Commissioner: 
Andrew Davis 
 
Existing Zoning District(s): 
CP-1 Planned Limited Business 
District  
 
Plan Area: 
PlanKCK Comprehensive Plan  
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 Adjacent Zoning Adjacent Uses 
North CP-1 Planned Limited Business 

District  
Single-Family Homes  

South CP-1 Planned Limited Business 
District  

Strip Center  

East CP-1 Planned Limited Business 
District  

Vacant Commercial Lot  

West CP-1 Planned Limited Business 
District  

Apartments  

 
Total Tract Size:   1.14 Acres  

 
Comprehensive Plan Designation: The PlanKCK Comprehensive Plan 

designates this property as Community 
Commercial, which allows medium-sized box 
stores, with small-scale accessory 
commercial uses and small-scale 
commercial centers.  
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates Leavenworth Road as a 
Minor Arterial. 
 

Parking Requirement: Sec 27-464(e) states that uses in this district 
require paved off-street parking spaces at a 
ratio of not less than four spaces per 1,000 
square feet of floor area in the building. 
  
The structure is 9,512 square feet, which 
requires 38 spaces. The property only 
provides 10 parking spaces, a deficit of 28 
spaces. Applicant has provided a parking 
agreement for the remaining 28 parking 
spaces.  
 

Landscaping Requirement: Section 27-464(g) states that trees are 
required at not less than one (1) per 7,000 
square feet of site area. Six (6) foot high 
architectural or landscape screening is to be 
provided along all side and rear property 
lines common to or across an alley from 
residentially zoned property.  
 

Advertisement: The Wyandotte Echo – December 18, 2025 
Letters to Property Owners – December 19, 
2025 and January 5, 2026 
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Public Hearing(s): February 9, 2026 and February 26, 2026 
 

Public Support: None to date.  
 

Public Opposition: None to date. 

PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Selena Umana with The Red Circle 
LLC, is requesting a Special Use Permit (Renewal) to continue operating an event space 
with live entertainment at 6000 Leavenworth Road.  
 
City Ordinance Requirements: 27-592 through 27-606 and 27-214 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. ABT22-1457 – Abatement – June 07, 2022 – Closed – Weeds and Trash – 
Previous Property Owner. 

2. 20225-02230 – Abatement – August 18, 2020 – Closed – Weeds and Junk – 
Weeds and Trash – Previous Property Owner. 

3. 20200-00503 – Environment – February 05, 2020 – Complete – Overflowing 
Dumpster – Weeds and Trash – Previous Property Owner. 

4. 19225-02948 – Abatement – July 11, 2019 – Complete – Grass and Weeds – 
Weeds and Trash – Previous Property Owner. 

5. 17395-00251 – Stop Work Order – December 13, 2017 – Complete – Unpermitted 
Construction – Weeds and Trash – Previous Property Owner. 

6. 14201-00086 – Structural – March 26, 2014 – Complete – Potholes – Weeds and 
Trash – Previous Property Owner. 

7. 10200-02005 – Environment – May 26, 2010 – Completed – Potholes – Weeds 
and Trash – Previous Property Owner. 

8. 06220-00965 – Graffiti – September 21, 2006 – Completed – Weeds and Trash – 
Previous Property Owner. 
 

Outstanding or Related Permit and Cases: 

1. There are no additional related permits or cases on the subject property. 
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Previous Planning Actions: 
 

1. SP2024-047 – Special use Permit – June 28, 2024 – Approved – Special Use 
Permit for an Event Space with Live Entertainment. 

2. 16430-00182 – Sign Permit – December 29, 2016 – Issued – Wall Sign to the 
West – Previous Property Owner. 

3. 16430-00183 – Sign Permit – December 29, 2016 – Incidental Sign to the West – 
Previous Property Owner. 

4. 16430-00184 – Sign Permit – December 29, 2016 – Incidental Sign to the East – 
Previous Property Owner. 
 

FACTORS TO BE CONSIDERED 
1. The Character of the Neighborhood. 

 
The subject property is located within the Bethel-Welborn Statistical 
Neighborhood, The Field of Dreams Neighborhood Group, and the Leavenworth 
Road Association. The neighborhood consists of a mix of smaller-scale 
commercial uses, drive-through commercial uses, as well as a mix of single-
family residences and multi-family. The property is located along the 
Leavenworth Road corridor, a mixed-use corridor, which spans from North 51st 
Street to North 63rd Street. Leavenworth Road extends from western Wyandotte 
County (K-7 Highway) to Northeast KCK (North 38th Street). 
 

2. The zoning and uses of properties nearby and the proposed use’s 
expected compatibility with them. In general, commercial and industrial 
Special Use Permits should not be granted adjacent to residential districts. 
 
The zoning and uses are set out above. The subject property is surrounded by 
the CP-1 Planned Limited Business District as well as the R-1 Single-Family and 
RP-5 Planned Apartment District. While the use is directly surrounded by small-
scale commercial businesses, there are also single-family residences within 
earshot of this proposed use, which may create conflicts if not properly 
addressed. 
 

3. The suitability of the property for the uses to which it has been restricted. 
Will the removal of restrictions, including those for hours of operation 
(where applicable), detrimentally affect nearby property? 
 
The proposed use is suitable for the subject property, however, if not managed 
properly, issues such as noise and illumination may impact nearby residences. 
The removal of restrictions will not detrimentally affect nearby property as long 
as all conditions of approval are adhered to from SP2024-047. 
 

4. The length of time the property has remained vacant as zoned. 
 
The property is not vacant, but it was vacant prior to 2024 for three (3) years. 
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5. The degree of conformance of the proposed use to the Comprehensive 

Plan. 
 
Special Use Permits are not addressed in the PlanKCK Comprehensive Plan. 
The PlanKCK Comprehensive Plan designates the subject property as 
Community Commercial, which allows for medium-scale commercial  
development to provide goods and services to adjacent districts and 
neighborhoods. Uses may include medium-sized box stores  
with small-scale accessory commercial uses and small-scale commercial 
centers. The proposed use conforms with a Special Use Permit. 
 

6. Whether the proposed use will result in increasing the amount of vehicular 
traffic to the point where it exceeds the capacity of the street network to 
accommodate it. 
 
The proposed use does have the potential to increase vehicular traffic, and 
should not exceed the capacity of Leavenworth Road, a Minor Arterial, to 
accommodate it if managed properly.  
 

7. Whether the proposed use is reasonably necessary for the convenience 
and welfare of the public and will not substantially or permanently injure 
the appropriate use, visual quality, or marketability of adjoining property. 
 
The proposed use is not reasonably necessary for the convenience and welfare 
of the public but does provide a gathering space for groups. As long as the 
proposed use abides by the conditions of approval, and takes steps to mitigate 
the issues, such as noise and illumination, the use is not expected to impact the 
use, quality, and marketability of nearby property. 
 

8. Whether the noise, vibration, dust, or illumination that would normally be 
associated with such use is of such duration and intensity as to create 
problems for near-by property. 
 
Noise, vibration and illumination are expected to occur in durations as to create 
issues with nearby properties. These are not expected to major issues for 
nearby property, however, as long as windows and doors are closed during 
performances, there are no outdoor speakers, and outdoor lighting is affixed 
with 90-degree cut-offs. Dust is not expected to be an issue with this type of use. 
 

9. Whether the proposed use will pollute the air, land or water. 
 
The proposed use will not pollute the air, land or water as it is an existing, 
permitted commercial building. 
 

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

11. The relative gain to the public health, safety and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 
 
The relative gain to public health, safety and welfare is minimal. If denied, the 
property owner may not use the property for an event space, however, they can 
still use the property for a variety of commercial purposes. 
 

12. The applicant's ability to maintain the use in an "as proposed" condition.  
 
The applicant has maintained the proposed use as originally proposed and 
according to previous conditions of approval. 
 

13. Whether the proposed use would result in overcrowding of land or cause 
undue concentrations of population. 
 
The proposed use could potentially result in both the overcrowding of land and 
undue concentrations of population. These issues may arise due to the nature of 
event spaces, which often attract larger groups of individuals and vehicles. If 
managed properly, these items should not be a major concern. 
  

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting in-person at 6000 Leavenworth Road on 
December 29, 2025. Attached is the list of persons who attended the meeting, minutes, 
affidavit and/or submitted comments to the applicant. 
 
KEY ISSUES 
Parking 
Noise 
Overcrowding 
Safety and Security  
 
PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission voted 6 to 0 to recommend APPROVAL of application 
SP2025-088, for two (2) years, subject to: 
 

1. Per the Landscape Plan, 8 trees must be planted on site. In addition to the 
landscape plan, a combination of shrubs, bushes, and hedges along the 
entirety of the edge of the property; 

2. Alcohol must not be provided on the subject property until the event space 
has proper licensure. Any third party vendors must also have proper 
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licensure; 
3. At least one (1) member of Red Circle Staff must be on-site during all events 

throughout the duration of the event. There shall be no point during an 
event where the venue is left unattended to a third party; 

4. All alterations to the building must receive a building permit prior to 
commencement of work. Failure to do so will result in a stop work order and 
potential revocation of this permit; 

5. A waste receptacle must be provided on-site. Additionally, an opaque 
enclosure shall be provided, with masonry columns. The enclosure must be 
at least the height of the receptacle; 

6. All third party vendors must be licensed in Wyandotte County; 
7. The provided security plan must be maintained throughout the duration of 

this Special Use Permit; 
8. The provided parking plan must be maintained throughout the duration of 

this Special Use Permit; 
9. All entertainment must cease by at least 1:00AM; 
10. Doors and windows must stay closed during any entertainment 

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

or otherwise impact adjacent residential uses; 
12. 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; 

13. The applicant has filed and maintained a current business occupation tax 
application with the Business Licensing Division; 

14. 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 
Inspections 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; 

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

16. 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; 

17. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 

mailto:signpermits@wycokck.org
mailto:buildinginspection@wycokck.org
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citations; 
18. Any business in Wyandotte County that is required to obtain any Special 

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

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

20. The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior to 
the expiration of the permit to begin the renewal process. Any application 
for renewal that is submitted after the expiration date will be considered a 
new application with the associated application fee and approval term. If the 
renewal deadline is not met, all operations must cease until such time as a 
new Special Use Permit is approved; 

21. 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; and, 

22. Substantive action towards the completion of all conditions of approval 
herein must commence within six (6) months of approval unless otherwise 
determined by the Director of Planning or their designee. Regardless, all 
conditions of approval must be fulfilled within one (1) year of approval by 
the Unified Government Board of Commissioners. The failure to satisfy all 
conditions of approval after one (1) year will result in automatic termination 
of this Special Use Permit.   

 
 
STAFF COMMENTS AND SUGGESTIONS 
Staff concurs with the recommendation of the City Planning Commission. 
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STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends that the Board of Commissioners make the findings contained within 
the staff report related to Factors to be Considered, and Key Issues and recommends 
APPROVAL of Petition SP2025-088 subject to all comments and suggestions outlined in 
this staff report and the conditions of the City Planning Commission. 
 
ATTACHMENTS 
February 9, 2026 City Planning Commission Minutes 
Aerial Imagery 
Zoning Map 
Land Use Map 
Applicant Response Letter  
Neighborhood Meeting Affidavit 
Business Plan 
Site Plan 
Floor Plan 
Parking Agreement  
Images of the Property Submitted by the Applicant  
 
PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Special Use Permit February 9, 2026 
Approval 

February 26, 2026 

 

 
STAFF CONTACT:   Osiris Nuñez Espinoza, Planner 
     Oespinoza@wycokck.org 

  

mailto:Oespinoza@wycokck.org
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MOTIONS 
I move the Unified Government Board of Commissioners APPROVE Petition SP2025-
088 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: 

  
1._________________________________________________________; 

  
2. _____________________________________________________; And 

  
3. ________________________________________________________. 

  
OR 
  
I move the Unified Government Board of Commissioners DENY Petition SP2025-088, 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. 
 

February 9, 2026, City Planning Commission Minutes: 

Hearing starts at 6:25: 
 
I will now read the items on the Consent Agenda: 
 
CONSIDERATION OF THE JANUARY 12, 2026 CITY PLANNING COMMISSION 
MINUTES. 
 
SP2025-088 - SELENA UMANA 
Synopsis: Special Use Permit (Renewal of SP2024-047, expired 12/19/2025) for an 
event space with live entertainment at 6000 Leavenworth Road. Detailed Outline of 
Requested Action: The applicant, Selena Umana with The Red Circle LLC, is requesting 
a Special Use Permit (Renewal) to continue operating an event space with live 
entertainment at 6000 Leavenworth Road. 
 
The items I have just read are on the Consent Agenda. At this time, does any member of 
the Commission wish to disclose any contact on any of the items? No one responded in 
the affirmative. 
 
Please include the following items as part of the record for all Items on the Agenda 
tonight: 
 
1. The City’s currently adopted zoning and subdivision regulations; 
2. The official zoning map for the areas in question; 
3. The City’s currently adopted Master Plan for the areas in question; 

https://youtu.be/INQJjG6-bUo?si=joxfyCXW6bmqGdWO&t=385
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4. The staff report and attachments dated February 9, 2026; 
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file; 
6. The Notice in the Wyandotte Echo for the Special Use Permit, Change of Zones, 

and Master Plan Amendments; and, 
7. The Notices to property owners; 

 
The Commission will vote to approve in one vote these items unless someone requests 
that an item be removed from the Consent Agenda.” 
 
Chairman Carson asked if anyone wanted to remove an item from the Consent Agenda. 
No one responded in the affirmative. 
 
Motion starts at 10:38: 
 
On motion by Commissioner Jones, seconded by Commissioner Ernst, the Planning 
Commission voted as follows to APPROVE the consent agenda:  
Carson Chairman  
Ward   Aye 
Beth Aye 
Ernst   Aye 
Jones   Aye 
Mohler  Aye 
Easterwood  Aye  
Armstrong Not present 
Schwartz  Not present 
Miller   Not present 
Straws  Not present 
Motion to recommend APPROVAL passed: 6 to 0  
Subject to:  
SP2025-088: 
1. Per the Landscape Plan, 8 trees must be planted on site. In addition to the 

landscape plan, a combination of shrubs, bushes, and hedges along the 
entirety of the edge of the property; 

2. Alcohol must not be provided on the subject property until the event space has 
proper licensure. Any third party vendors must also have proper licensure; 

3. At least one (1) member of Red Circle Staff must be on-site during all events 
throughout the duration of the event. There shall be no point during an event 
where the venue is left unattended to a third party; 

4. All alterations to the building must receive a building permit prior to 
commencement of work. Failure to do so will result in a stop work order and 
potential revocation of this permit; 

5. A waste receptacle must be provided on-site. Additionally, an opaque enclosure 
shall be provided, with masonry columns. The enclosure must be at least the 
height of the receptacle; 

6. All third party vendors must be licensed in Wyandotte County; 
7. The provided security plan must be maintained throughout the duration of this 

Special Use Permit; 

https://youtu.be/INQJjG6-bUo?si=qdSBivI-vHurqzV8&t=638
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8. The provided parking plan must be maintained throughout the duration of this 
Special Use Permit; 

9. All entertainment must cease by at least 1:00AM; 
10. Doors and windows must stay closed during any entertainment performance; 
11. Any illumination that results from an entertainment event shall not be seen or 

otherwise impact adjacent residential uses; 
12. 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; 

13. The applicant has filed and maintained a current business occupation tax 
application with the Business Licensing Division; 

14. 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 Inspections 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; 

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

16. 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; 

17. The Special Use Permit is not valid for the approved use to be in operation until 
all the conditions of approval are met. The Applicant acknowledges that both 
the property owner and the business owner are collectively responsible to 
ensure that the use of the property is compliant with all ordinances, conditions, 
and other requirements of this approval. Failure to meet all these requirements 
may result in revocation of this permit. The property may also be subject to 
enforcement actions and administrative citations; 

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

19. Approval of this case by the Board of Commissioners, and the conditions of 
approval contained herein, has been granted independent of any and all 
covenants, conditions, and restrictions (CC&R) of the plat or subdivision within 
which the subject property is located. It is the responsibility and duty of the 
applicant and/or landowner to ensure that the real or constructive operation of 

mailto:signpermits@wycokck.org
mailto:buildinginspection@wycokck.org
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any use allowed under this Special Use Permit, or any portion thereof, does not 
violate the applicable and enforceable C&R of the plat or subdivision within 
which the subject property is located; 

20. The Special Use Permit shall be valid for two (2) years from the publication of 
the associated Ordinance. The Applicant is solely responsible for renewing 
their Special Use Permit. The Applicant should contact the Planning and Urban 
Design Department no less than two (2) months prior to the expiration of the 
permit to begin the renewal process. Any application for renewal that is 
submitted after the expiration date will be considered a new application with 
the associated application fee and approval term. If the renewal deadline is not 
met, all operations must cease until such time as a new Special Use Permit is 
approved; 

21. 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; and, 

22. Substantive action towards the completion of all conditions of approval herein 
must commence within six (6) months of approval unless otherwise determined 
by the Director of Planning or their designee. Regardless, all conditions of 
approval must be fulfilled within one (1) year of approval by the Unified 
Government Board of Commissioners. The failure to satisfy all conditions of 
approval after one (1) year will result in automatic termination of this Special 
Use Permit.   
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(Published _______________________)     
 
SP2025-088 
 

ORDINANCE NO.________________ 
 
AN ORDINANCE authorizing a Special Use Permit pursuant to Chapter 27 of the 

2008 Code of Ordinances and Resolutions of the Unified 
Government of Wyandotte County/Kansas City, Kansas. 

 
BE IT ORDAINED BY THE UNIFIED GOVERNMENT COMMISSION OF 
WYANDOTTE/COUNTY/KANSAS CITY, KANSAS: 
 
Section 1.  Special Use Permit Granted.  Pursuant to the regulations set forth in 
Chapter 27, Sec. 27-214 of the 2008 Code of Ordinances and Resolutions of the Unified 
Government of Wyandotte County/Kansas City, Kansas, permission is hereby granted 
to use in the manner set forth in Section 2 hereof, the following described real property 
as set forth in SP2025-088, commonly known as 6000 Leavenworth Road, Kansas City, 
Kansas, legally described as: 
 

LOT 5, WESTGATE CENTER, a subdivision of land in Kansas City, Wyandotte 
County, Kansas except any part taken, used or dedicated for road or public rights 
of way, located at approximately 6000 Leavenworth Road, Kansas City, Kansas. 
 

Section 2. That the real property hereinabove described shall hereafter be granted a 
Special Use Permit for an event space with live entertainment. 
 
Section 3.   Conditions and Stipulations.     The Special Use Permit granted in 
Section 1 and 2 hereinabove, in addition to full compliance with any general provisions 
contained in Chapter 27 of the 2008 Code of Ordinances and Resolutions of the Unified 
Government of Wyandotte County/Kansas City, Kansas, is hereby contingent upon the 
performance and observation of the following additional and supplementary regulations, 
stipulations, conditions and restrictions, of which any violation of any hereafter 
enumerated will be an additional basis for revocation in addition to those factors 
specified in Section 27-214: 
 

1. Per the Landscape Plan, 8 trees must be planted on site. In addition to the 
landscape plan, a combination of shrubs, bushes, and hedges along the 
entirety of the edge of the property; 

2. Alcohol must not be provided on the subject property until the event space 
has proper licensure. Any third party vendors must also have proper 
licensure; 

3. At least one (1) member of Red Circle Staff must be on-site during all 
events throughout the duration of the event. There shall be no point during 
an event where the venue is left unattended to a third party; 
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4. All alterations to the building must receive a building permit prior to 
commencement of work. Failure to do so will result in a stop work order 
and potential revocation of this permit; 

5. A waste receptacle must be provided on-site. Additionally, an opaque 
enclosure shall be provided, with masonry columns. The enclosure must 
be at least the height of the receptacle; 

6. All third party vendors must be licensed in Wyandotte County; 
7. The provided security plan must be maintained throughout the duration of 

this Special Use Permit; 
8. The provided parking plan must be maintained throughout the duration of 

this Special Use Permit; 
9. All entertainment must cease by at least 1:00AM; 
10. Doors and windows must stay closed during any entertainment 

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

or otherwise impact adjacent residential uses; 
12. 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; 

13. The applicant has filed and maintained a current business occupation tax 
application with the Business Licensing Division; 

14. 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 
Inspections 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; 

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

16. 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; 

17. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 

mailto:signpermits@wycokck.org
mailto:buildinginspection@wycokck.org
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meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

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

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

20. The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior 
to the expiration of the permit to begin the renewal process. Any 
application for renewal that is submitted after the expiration date will be 
considered a new application with the associated application fee and 
approval term. If the renewal deadline is not met, all operations must cease 
until such time as a new Special Use Permit is approved; 

21. 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; and, 

22. Substantive action towards the completion of all conditions of approval 
herein must commence within six (6) months of approval unless otherwise 
determined by the Director of Planning or their designee. Regardless, all 
conditions of approval must be fulfilled within one (1) year of approval by 
the Unified Government Board of Commissioners. The failure to satisfy all 
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conditions of approval after one (1) year will result in automatic termination 
of this Special Use Permit.   

 
Section 4.   Take Effect.   This ordinance shall take effect as of the date of its 
publication as provided by law. 
  
PASSED BY THE COMMISSION OF THE UNIFIED GOVERNMENT OF WYANDOTTE 

COUNTY/KANSAS CITY, KANSAS, THIS _____ DAY OF ________, 2026. 
 
 
      ______________________________ 
      Christal E. Watson 
      Mayor/Ceo 
 
Attest: 
 
 
_________________________________________ 
Unified Government Clerk 
 
Approved as to Form: 
 
 
_____________________________ 
Chief Counsel 
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To:   Unified Government Board of Commissioners 

From:   Planning and Urban Design Staff 

Date:   February 26, 2026 

Re:   Special Use Permit Petition SP2025-096 

GENERAL INFORMATION 
Applicant Information: 
Tiffany Clark 
Owner 
Rosedale Roadhouse, LLC 
22618 West 46th Terrace 
Shawnee, Kansas 66226 
 
Subject Property: 
1127 Southwest Blvd 
Kansas City, Kansas 66103 
Requested Action and Purpose: 
Approval of a Special Use Permit 
(Renewal) to continue operating a 
Non-Owner-Occupied Short-Term 
Rental. 
 
Commission Districts: 
At-Large Commissioner, District #2:   
Andrew Kump   
District #3 Commissioner:  
Christian Ramirez   
 
Existing Zoning District(s): 
M-2 General Industrial District 
 
Plan Area: 
Rosedale Area Plan 
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  Adjacent Zoning  Adjacent Uses  
North  M-2 General Industrial District Industrial Material Wholesale with 

Laydown Yard 
South  M-2 General Industrial District Electrical Wholesale Supply Business 
East  M-2 General Industrial District Diner-Style Restaurant 
West  M-2 General Industrial District Vacant Retail Business 
 
Total Tract Size:   

 
0.11 Acre  
 

Comprehensive Plan Designation: The Rosedale Master Plan designates this 
area as Creative and Industrial Mixed Use. 
Creative and Industrial Mixed Use is 
intended to promote a mix of low and 
medium intensity manufacturing uses 
alongside creative and artistic industries with 
potential for multifamily housing or live/work 
units. 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates Southwest Boulevard as a 
Minor Arterial. 

Parking Requirement: Section 27-469(e) states that uses in this 
district requires paved off-street parking at a 
ratio necessary to serve the employees, 
visitors, customers and others who may be 
on the premises. As this is a residential use, 
the standard would default to the R-1 Single- 
Family Residential District standard set forth 
under Section 27-454(e), which states that 
two (2) off- street parking spaces shall be 
provided one of which shall be a garage or 
carport. The property provides three (3) 
parking spaces in the rear however no 
covered parking is provided. A covered 
parking space should be provided in the rear 
of the property as the applicant has stated.  
 

Landscaping Requirement: Per Section 27-700(a) one (1) shade tree per 
dwelling unit is required in the front or corner 
side yard, and one (1) tree per 7,000 square 
feet of site area for uses other than 
residences. The property is 10,544 square 
feet, requiring two (2) trees. The subject 
property has two (2) trees in the front yard, 
meeting this requirement. 
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Advertisement: The Wyandotte Echo – January 15, 2026 
Letters to Property Owners – January 16, 
2026 

Public Hearing(s): February 9, 2026 and February 26, 2026 
 

Public Support: None to date. 
 

Public Opposition: None to date. 

PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Tiffany Clark dba Rosedale 
Roadhouse LLC, is requesting the renewal of the Special Use Permit to continue 
operating a short-term rental at 1127 Southwest Boulevard. This is not the owner’s 
primary residence. 
 
City Ordinance Requirements: 27-592 through 27-606, 27-214, and 27-623 and all other 
applicable standards within Chapter 27. 
 
RELATED ENFORCEMENT AND ACTION ITEMS 
Noise or Disturbance Complaints: 

1. There are no current noise or disturbance complaints on the subject property 
under current ownership. Prior calls include: 

a. 2020: Traffic Stop 
b. 2020: Call for Information 
c. 2018: Suspicious Crowd/Activity 
d. 2017: Domestic Disturbance 
e. 2017: Eviction Court Order 
f. 2017: Other 
g. 2017: Domestic – non-disturbance 
h. 2016: Domestic – non-disturbance 
i. 2016: Traffic Complaint 

 
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 additional related permits or cases on the subject property. 
 
Previous Planning Actions: 

1. SP2025-006 – Special Use Permit – January 24, 2025 – Approved – Short Term 
Rental. 
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2. SP2022-122 – Special Use Permit – December 31, 2022 – Approved – Short 
Term Rental – Previous Property Owner. 

3. SP2021-009 – Special Use Permit – January 25, 2021 – Approved – Short Term 
Rental  – Previous Property Owner. 

4. 19402-0009 – Special Use Permit – January 25, 2019 – Approved – Short Term 
Rental – Previous Property Owner. 

5. 12430-00109 – Sign Permit – August 20, 2012 – Completed – Wall sign.  

 
FACTORS TO BE CONSIDERED 

1. The Character of the Neighborhood. 
 
The subject property is located in the Rosedale Area near the Southwest 
Boulevard and Mission Road underpass. It is part of the Hilltop Neighborhood 
group, Rosedale Statistical Neighborhood, and Block Group 0451002. The 
neighborhood consists of primarily industrial and commercial uses. Other local 
businesses include Strasser Hardware, Dagwoods Café, and the Holy Name of 
Jesus Parish. Some residences are nearby adjacent to the Southwest 
Boulevard corridor. 
 

2. The zoning and uses of properties nearby and the proposed use’s expected 
compatibility with them. In general, commercial and industrial special use 
permits should not be granted adjacent to residential districts. 
 
The zoning and uses are set out above. The subject property is surrounded by a 
mix of Industrial and Commercial Districts. Use of the property as a rental, 
either short or long-term, while commercial in nature, is consistent with other 
nearby properties in close proximity who may also include rentals and 
commercial activity. While use as a short-term rental is commercial in nature, the 
use is occurring in a purpose-built residence, which should not present issues 
with nearby property. The proposed use is compatible if properly managed. 
 

3. The suitability of the property for the uses to which it has been restricted. 
Will the remove of restrictions including those for hours of operation 
(where applicable), detrimentally affect nearby property? 
 
Removal of the restrictions that require a Special Use Permit has the potential to 
create issues such as parking, excessive noise, illumination, vibration, 
overcrowding of land and undue concentrations of population. The property 
could be suitable for use as a short-term rental if the aforementioned issues are 
properly managed. 
 

4. The length of time the property has remained vacant as zoned. 
 
The property is not vacant.  
 

5. The degree of conformance of the proposed use to the Comprehensive 
Plan. 
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Special Use Permits are not addressed in the Rosedale Area Master Plan. The 
Rosedale Master Plan designates this area as Creative and Industrial Mixed 
Use. Creative and Industrial Mixed Use is intended to promote a mix of low and 
medium intensity manufacturing uses alongside creative and artistic industries 
with potential for multifamily housing or live/work units. The proposed use 
conforms to the Rosedale Area Master Plan as it is a single-family dwelling in 
nature although utilized for commercial purposes. 
 

6. Whether the proposed use will result in increasing the amount of vehicular 
traffic to the point where it exceeds the capacity of the street network to 
accommodate it. 
 
The proposed use has the potential to increase vehicular traffic, but should not 
exceed the capacity of Southwest Boulevard, a Minor Arterial, to accommodate 
it if managed properly while it functions as a short-term rental. Guests of short-
term rentals tend to travel more throughout the area, as they are typically 
visitors or tourists.  
 

7. Whether the proposed use is reasonably necessary for the convenience 
and welfare of the public and will not substantially or permanently injure 
the appropriate use, visual quality, or marketability of adjoining property. 
 
The proposed use provides a convenience to the public in the form of temporary 
lodging, however, issues such as making excessive noise, vibration, 
illumination, overcrowding of land, and undue concentrations of population could 
impact nearby properties negatively. If managed properly, however, the use of 
the property is not expected to substantially nor permanently injure the 
appropriate use, visual quality, or marketability of adjoining property. 
 

8. Whether the noise, vibration, dust, or illumination that would normally be 
associated with such use is of such duration and intensity as to create 
problems for near-by property. 
 
Noise, vibration and illumination are all potential issues that are related to short-
term rentals if it is not managed properly. There have not been any complaints to 
date with the current applicant. Dust is not typically an issue related to the use of 
a residential property as a short-term rental and ostensibly not considered to be 
a problem for nearby properties.  
 

9. Whether the proposed use will pollute the air, land or water. 
 
The proposed use will not pollute the air, land or water as it is an existing, 
permitted residence. 
 

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

11. The relative gain to the public health, safety and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 
 
The relative gain or loss to public health, safety and welfare is minimal as it only 
provides the convenience of lodging with some economic benefit. If denied, the 
landowner could not use the property as a short-term rental, but may still use 
the property as a long-term rental with appropriate permits and licenses, their 
primary residence, or sell the property. 
 

12. The applicant's ability to maintain the use in an "as proposed" condition.  
 
The applicant has maintained the proposed use according to previous 
conditions of approval. 
 

13. Whether the proposed use would result in overcrowding of land or cause 
undue concentrations of population. 
 
The proposed use is not expected to create issues of overcrowding as it 
operates within an existing structure on the site. The maximum number of 
guests at one time is five (5). The maximum number of vehicles off-street is two 
(2). There shall be no on-street parking for renters or guests of any short-term 
rental. If the applicant abides by the outlined conditions, specifically those that 
prohibit parties or larger groups, undue concentrations of population should not 
be an issue. 
 

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting in-person at 1127 Southwest Boulevard on 
January 26, 2026. Attached is the list of persons who attended the meeting, minutes, 
affidavit and/or submitted comments to the applicant. 
 
KEY ISSUES 
Driveway 
Covered Parking  
 
PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission voted 6 to 0 to recommend APPROVAL of application 
SP2025-096, for two (2) years, subject to: 

1. Maximum number of guests shall be five (5); 
2. All parking must be off-street, maximum number of vehicles is two (2). No 

STR renters or guests may park on-street; 
3. The applicant must keep a current annual Business License/Occupation Tax 

Receipt and Kansas State Lodging Tax; 
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4. Applicant must post a copy of the Ordinance granting permission to operate 
the short-term rental, the expiration date of the Special Use Permit, a copy 
of the Occupational Tax Receipt, and the property manager’s contact 
information within the entrance of the area that is rented; 

5. Applicant is to maintain liability insurance; 
6. The property must remain in proper maintenance and free of hazards, pests, 

or infestations; 
7. The granting of this Special Use Permit does not transfer with a change of 

ownership of the property; 
8. Must provide a manual/welcome packet that lists all rules, including “No 

Parties, etc.” This manual must inform guests that the Unified Government 
enforces this policy and must include the contact information for Host 
Compliance: 913-246-5133 (phone number), and 
www.hostcompliance.com/tips (website); 

9. 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; 

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

11. 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 
Inspections 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; 

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

13. 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; 

14. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

15. Any business in Wyandotte County that is required to obtain any Special 
Use Permit shall be responsible to ensure that all vehicle parking or vehicle 

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

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

17. The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior to 
the expiration of the permit to begin the renewal process. Any application 
for renewal that is submitted after the expiration date will be considered a 
new application with the associated application fee and approval term. If the 
renewal deadline is not met, all operations must cease until such time as a 
new Special Use Permit is approved; 

18. 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; and, 

19. Substantive action towards the completion of all conditions of approval 
herein must commence within six (6) months of approval unless otherwise 
determined by the Director of Planning or their designee. Regardless, all 
conditions of approval must be fulfilled within one (1) year of approval by 
the Unified Government Board of Commissioners. The failure to satisfy all 
conditions of approval after one (1) year will result in automatic termination 
of this Special Use Permit.   
 

STAFF COMMENTS AND SUGGESTIONS 
 
Staff concurs with the recommendation of the City Planning Commission. 
 
STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends that the Board of Commissioners make the findings contained within 
the staff report related to Factors to be Considered, and Key Issues and recommends 
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APPROVAL of Petition SP2025-096 subject to all comments and suggestions outlined in 
this staff report and the conditions of the City Planning Commission. 
 
ATTACHMENTS 
February 9, 2026 City Planning Commission Minutes 
Aerial Imagery 
Zoning Map 
Land Use Map 
Short-Term Rental Map 
Neighborhood Meeting Documents 
Site Plan 
Floor Plan 
Home Inspection Report 
Home Insurance Policy  
Carport Receipt  
Images of the Property Submitted by the Applicant  
 
PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Special Use Permit February 9, 2026 
Approval 

February 26, 2026 

 

 
STAFF CONTACT:   Osiris Nuñez Espinoza, Planner  
     Oespinoza@wycokck.org  

  

mailto:Oespinoza@wycokck.org
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MOTIONS 
I move the Unified Government Board of Commissioners APPROVE Petition SP2025-
096 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: 

  
1._________________________________________________________; 

  
2. _____________________________________________________; And 

  
3. ________________________________________________________. 

  
OR 
  
I move the Unified Government Board of Commissioners DENY Petition SP2025-096, 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. 
 
February 9, 2026, City Planning Commission Minutes: 

Hearing starts at 6:25: 
 
I will now read the items on the Consent Agenda: 
 
CONSIDERATION OF THE JANUARY 12, 2026 CITY PLANNING COMMISSION 
MINUTES. 
 
SP2025-096 - TIFFANY CLARK 
Synopsis: Special Use Permit (Renewal of SP2025-006, expired January 17, 
2026) for a Non-Owner Occupied Short-Term Rental at 1127 Southwest Boulevard. 
Detailed Outline of Requested Action: The applicant, Tiffany Clark dba Rosedale 
Roadhouse LLC, is requesting the renewal of the Special Use Permit to continue 
operating a short-term rental at 1127 Southwest Boulevard. This is not the owner’s 
primary residence. 
 
The items I have just read are on the Consent Agenda. At this time, does any member of 
the Commission wish to disclose any contact on any of the items? No one responded in 
the affirmative. 
 
Please include the following items as part of the record for all Items on the Agenda 
tonight: 
 
1. The City’s currently adopted zoning and subdivision regulations; 
2. The official zoning map for the areas in question; 
3. The City’s currently adopted Master Plan for the areas in question; 

https://youtu.be/INQJjG6-bUo?si=joxfyCXW6bmqGdWO&t=385
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4. The staff report and attachments dated February 9, 2026; 
5. The application and other documents, plans, pictures and maps submitted by the 

applicant in furtherance of the case and contained in the official file; 
6. The Notice in the Wyandotte Echo for the Special Use Permit, Change of Zones, 

and Master Plan Amendments; and, 
7. The Notices to property owners; 

 
The Commission will vote to approve in one vote these items unless someone requests 
that an item be removed from the Consent Agenda.” 
 
Chairman Carson asked if anyone wanted to remove an item from the Consent Agenda. 
No one responded in the affirmative. 
 
Motion starts at 10:38: 
 
On motion by Commissioner Jones, seconded by Commissioner Ernst, the Planning 
Commission voted as follows to APPROVE the consent agenda:  
Carson Chairman  
Ward   Aye 
Beth Aye 
Ernst   Aye 
Jones   Aye 
Mohler  Aye 
Easterwood  Aye  
Armstrong Not present 
Schwartz  Not present 
Miller   Not present 
Straws  Not present 
Motion to recommend APPROVAL passed: 6 to 0  
Subject to:  
SP2025-096: 

1. Maximum number of guests shall be five (5); 
2. All parking must be off-street, maximum number of vehicles is two (2). No 

STR renters or guests may park on-street; 
3. The applicant must keep a current annual Business License/Occupation Tax 

Receipt and Kansas State Lodging Tax; 
4. Applicant must post a copy of the Ordinance granting permission to operate 

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

5. Applicant is to maintain liability insurance; 
6. The property must remain in proper maintenance and free of hazards, pests, 

or infestations; 
7. The granting of this Special Use Permit does not transfer with a change of 

ownership of the property; 
8. Must provide a manual/welcome packet that lists all rules, including “No 

Parties, etc.” This manual must inform guests that the Unified Government 
enforces this policy and must include the contact information for Host 

https://youtu.be/INQJjG6-bUo?si=qdSBivI-vHurqzV8&t=638
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Compliance: 913-246-5133 (phone number), and 
www.hostcompliance.com/tips (website); 

9. 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; 

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

11. 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 
Inspections 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; 

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

13. 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; 

14. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

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

16. Approval of this case by the Board of Commissioners, and the conditions of 
approval contained herein, has been granted independent of any and all 
covenants, conditions, and restrictions (CC&R) of the plat or subdivision 

http://www.hostcompliance.com/tips
mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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within which the subject property is located. It is the responsibility and duty 
of the applicant and/or landowner to ensure that the real or constructive 
operation of any use allowed under this Special Use Permit, or any portion 
thereof, does not violate the applicable and enforceable CC&R of the plat or 
subdivision within which the subject property is located; 

17. The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior to 
the expiration of the permit to begin the renewal process. Any application 
for renewal that is submitted after the expiration date will be considered a 
new application with the associated application fee and approval term. If the 
renewal deadline is not met, all operations must cease until such time as a 
new Special Use Permit is approved; 

18. 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; and, 

19. Substantive action towards the completion of all conditions of approval 
herein must commence within six (6) months of approval unless otherwise 
determined by the Director of Planning or their designee. Regardless, all 
conditions of approval must be fulfilled within one (1) year of approval by 
the Unified Government Board of Commissioners. The failure to satisfy all 
conditions of approval after one (1) year will result in automatic termination 
of this Special Use Permit.   
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ATTACHMENTS 
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ZONING MAP 
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LAND USE MAP 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SHORT-TERM RENTAL MAP 
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ADDITIONAL ATTACHMENTS 
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(Published _______________________)     
 
SP2025-096 
 

ORDINANCE NO.________________ 
 
AN ORDINANCE authorizing a Special Use Permit pursuant to Chapter 27 of the 

2008 Code of Ordinances and Resolutions of the Unified 
Government of Wyandotte County/Kansas City, Kansas. 

 
BE IT ORDAINED BY THE UNIFIED GOVERNMENT COMMISSION OF 
WYANDOTTE/COUNTY/KANSAS CITY, KANSAS: 
 
Section 1.  Special Use Permit Granted.  Pursuant to the regulations set forth in 
Chapter 27, Sec. 27-214 of the 2008 Code of Ordinances and Resolutions of the Unified 
Government of Wyandotte County/Kansas City, Kansas, permission is hereby granted 
to use in the manner set forth in Section 2 hereof, the following described real property 
as set forth in SP2025-096, commonly known as 1127 Southwest Boulevard, Kansas 
City, Kansas, legally described as: 
 

Tract I: Lot 17, Block 2, Rolling Mill Resurvey of Rosedale Lands, a subdivision in 
Kansas City, Wyandotte County, Kansas. Tract II: Part of Lot 18, Block 2, Rolling 
Mills Resurvey of Rosedale Lands, a subdivision of land in Kansas City, 
Wyandotte County, Kansas, being more particularly described as follows: 
Beginning at the most Southerly comer of Lot 18, being the common comer of 
Lot 17 in said Block 2; thence Northwesterly 59.80 feet along the common line of 
Lots 17 and 18 to the Northwesterly edge of an existing building protrusion; 
thence Northeasterly 2.80 feet to a comer of the protruding building; thence 
Southeasterly 59.81 feet along the protrusion and its extension to a point on the 
Southeasterly line of Lot 18; thence Southwesterly 3.80 feet to the Point of 
Beginning, located at approximately 1127 Southwest Boulevard, Kansas City, 
Kansas. 
 

Section 2. That the real property hereinabove described shall hereafter be granted a 
Special Use Permit for a Short-Term Rental. 
 
Section 3.   Conditions and Stipulations.     The Special Use Permit granted in 
Section 1 and 2 hereinabove, in addition to full compliance with any general provisions 
contained in Chapter 27 of the 2008 Code of Ordinances and Resolutions of the Unified 
Government of Wyandotte County/Kansas City, Kansas, is hereby contingent upon the 
performance and observation of the following additional and supplementary regulations, 
stipulations, conditions and restrictions, of which any violation of any hereafter 
enumerated will be an additional basis for revocation in addition to those factors 
specified in Section 27-214: 
 

1. Maximum number of guests shall be five (5); 
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2. All parking must be off-street, maximum number of vehicles is two (2). No 
STR renters or guests may park on-street; 

3. The applicant must keep a current annual Business License/Occupation 
Tax Receipt and Kansas State Lodging Tax; 

4. Applicant must post a copy of the Ordinance granting permission to 
operate the short-term rental, the expiration date of the Special Use Permit, 
a copy of the Occupational Tax Receipt, and the property manager’s 
contact information within the entrance of the area that is rented; 

5. Applicant is to maintain liability insurance; 
6. The property must remain in proper maintenance and free of hazards, 

pests, or infestations; 
7. The granting of this Special Use Permit does not transfer with a change of 

ownership of the property; 
8. Must provide a manual/welcome packet that lists all rules, including “No 

Parties, etc.” This manual must inform guests that the Unified Government 
enforces this policy and must include the contact information for Host 
Compliance: 913-246-5133 (phone number), and 
www.hostcompliance.com/tips (website); 

9. 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; 

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

11. 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 
Inspections 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; 

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

13. 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; 

14. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 

http://www.hostcompliance.com/tips
mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

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

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

17. The Special Use Permit shall be valid for two (2) years from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior 
to the expiration of the permit to begin the renewal process. Any 
application for renewal that is submitted after the expiration date will be 
considered a new application with the associated application fee and 
approval term. If the renewal deadline is not met, all operations must cease 
until such time as a new Special Use Permit is approved; 

18. 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; and, 

19. Substantive action towards the completion of all conditions of approval 
herein must commence within six (6) months of approval unless otherwise 
determined by the Director of Planning or their designee. Regardless, all 
conditions of approval must be fulfilled within one (1) year of approval by 
the Unified Government Board of Commissioners. The failure to satisfy all 
conditions of approval after one (1) year will result in automatic termination 
of this Special Use Permit.   
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Section 4.   Take Effect.   This ordinance shall take effect as of the date of its 
publication as provided by law. 
  
PASSED BY THE COMMISSION OF THE UNIFIED GOVERNMENT OF WYANDOTTE 

COUNTY/KANSAS CITY, KANSAS, THIS _____ DAY OF ________, 2026. 
 
 
      ______________________________ 
      Christal E. Watson 
      Mayor/Ceo 
 
Attest: 
 
 
_________________________________________ 
Unified Government Clerk 
 
Approved as to Form: 
 
 
_____________________________ 
Chief Counsel 



SP2025-099 February 26, 2026 1 

 

To:   Unified Government Board of Commissioners 

From:   Planning and Urban Design Staff 

Date:   February 26, 2026 

Re:   Special Use Permit Petition SP2025-099 

GENERAL INFORMATION 
Applicant Information: 
Tyler Shirk with BearBNB, LLC 
6103 Arlington Avenue  
Raytown, Missouri 64133 
 
Subject Property: 
4125 Thompson Street 
Kansas City, Kansas 66103 
 
Requested Action and Purpose: 
Approval of Special Use Permit to 
operate Non-Owner-Occupied for 
Short-Term Rental for 7 apartment 
units. 
 
Commission Districts: 
At-Large Commissioner, District #2:   
Andrew Kump   
District #3 Commissioner:  
Christian Ramirez   
 
Existing Zoning District(s): 
RP-5 Planned Apartment District  
 
Plan Area: 
Rosedale Area Plan 
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  Adjacent Zoning  Adjacent Uses  
North  R-2 (B) Two Family District Two-family residence 

South  R-1(B) Single Family District 
RP-5 Planned Apartment District 

Single-family residence and Apartment 
building  

East  R-1(B) Single Family District Single-family residence 
West  R-1(B) Single Family District Single-family residence 
 
Total Tract Size:   

 
3.67 Acres  
 

Comprehensive Plan Designation: The Rosedale Area Plan designates this 
property as General Urban, which allows for 
rowhouses, townhomes, and single-family 
houses. Three (3) story apartment buildings, 
retail, and office uses are allowed only on 
neighborhood and mixed-use corridors. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates Thompson Street as a Local 
Street. 
 

Parking Requirement: Section 27-460 (d) states that one and one-
half (1.5) parking spaces shall be provided 
for each dwelling unit that has one bedroom 
or less. Two (2) parking spaces shall be 
provided for each dwelling unit that has two 
bedrooms or more. The subject property 
would require a total of 177.5 parking 
spaces; 160 parking spaces are being 
provided. The subject property was built 
between 1962 to 1970, thereby the property 
is legal, non-conforming, which would not 
require the applicant to request a Variance 
for the parking spaces. 
 

Landscaping Requirement: Section 27-460 (f) states that trees are 
required at not less than one (1) per 4,500 
square feet of site area. The applicant meets 
the requirements.  
 

Advertisement: The Wyandotte Echo – January 15, 2026 
Letters to Property Owners – January 16, 
2026 

Public Hearing(s): February 9, 2026 and February 26, 2026 
 

Public Support: None to date. 
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Public Opposition: None to date. 
 

PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Tyler Shirk with BearBNB, LLC, is 
requesting a Special Use Permit to operate 7-two (2) bedroom, Non-Owner-Occupied 
apartment units for Short-Term Rental, 4124 – Unit 8, 4124 – Unit 9, 2912 – Unit 12, 
4127 – Unit 14, 4125 – Unit 19, 4122 – Unit 22, 4127 – Unit 22. This is not the owner’s 
primary residence. This would be the first and only permitted short-term rental on 4125 
South Thompson Street, Kansas City, Kansas 66103. 
 
City Ordinance Requirements: 27-592 through 27-606, 27-214, and 27-623 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. 16216-00004 – Zoning – July 26, 2016 – Completed – Sign on a unit. Tenant 
placed it. 

2. 16205-00320 – Code-Environment – June 28, 2016 – Completed – Trash 
overflowing.  

3. 16208-00979 – Code-Environment – May 06, 2016 – Completed – Honda Accord 
with expired plates. 

4. 16200-00395 – Code-Environment – January 28, 2016 – Completed – Trash and 
debris on the property. 

5. 09202-00121 – Fire Damage – July 14, 2007 – Completed – Fire on the property. 
6. 08202-00306 – Fire Damage – October 06, 2006 – Completed – Fire on property. 

 
Outstanding or Related Permit and Cases: 

1. There are no additional related permits or cases on the subject property. 
 
Previous Planning Actions: 
 

1. 15430-00117 – Sign Permit – July 10, 2015 – Completed – A monument sign to 
the southwest of the property. 

2. 11430-00051 – Sign Permit – April 11, 2011 – Completed – Temporary banner 
sign. 

3. 06405-00000-00010 – Plan Review – February 23, 2006 – Application withdrawn. 
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FACTORS TO BE CONSIDERED 
1. The Character of the Neighborhood. 

 
The subject property is located within the Rosedale Statistical Neighborhood, 
Rosedale Development Association (RDA) Neighborhood Business Group, 
Hilltop Neighborhood Group, and Census Block Group 0451002. The 
neighborhood consists of single-family residences to the east, south, and west 
of the property. To the north, two-family residences are located. Mission Road is 
located to the west of the property and Rainbow Boulevard is located to the east 
of the property. 
 

2. The zoning and uses of properties nearby and the proposed use’s 
expected compatibility with them. In general, commercial and industrial 
special use permits should not be granted adjacent to residential districts. 
 
The zoning and uses are set out above. The subject property is surrounded by 
the R-1(B) Single Family District to the east, south, and west. To the north, R-
2(B) Two Family District is located. One can also find RP-5 Planned Apartment 
District to the south of the subject property. Use of the property as a rental, 
either short or long-term, while commercial in nature, is consistent with other 
nearby properties in close proximity. While use as a short-term rental is 
commercial in nature, the use is occurring in a purpose-built residence, which 
should not present issues with nearby property. The proposed use is compatible 
if properly managed. Section 27-623(c)(1)(a)(1)(iii) states that for a building with 
12 dwelling units or greater, no more than 25 percent of all total units are 
allowed to be short-term rental units. The property owner has a total of 96 units 
and requests 7 of those units are used for a short-term rental. 
 

3. The suitability of the property for the uses to which it has been restricted. 
Will the remove of restrictions including those for hours of operation 
(where applicable), detrimentally affect nearby property? 
 
Removal of the restrictions that require a Special Use Permit has the potential to 
create issues such as parking, excessive noise, illumination, vibration, 
overcrowding of land and undue concentrations of population. The property 
could be suitable for use as a short-term rental if the aforementioned issues are 
properly managed. 
 

4. The length of time the property has remained vacant as zoned. 
 
The property is not vacant.  
 

5. The degree of conformance of the proposed use to the Comprehensive 
Plan. 
 
Special Use Permits are not addressed in the Rosedale Area Plan. The 
Rosedale Area Plan designates this property as General Urban, which allows for 
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rowhouses, townhomes, and single-family houses. Three (3) story apartment 
buildings, retail, and office uses are allowed only on neighborhood and mixed-
use corridors. The proposed use conforms to the Rosedale Area Plan 
designation. 
 

6. Whether the proposed use will result in increasing the amount of vehicular 
traffic to the point where it exceeds the capacity of the street network to 
accommodate it. 
 
The proposed use has the potential to increase vehicular traffic, which should 
not exceed the capacity of Thompson Street a Local Street, to accommodate it if 
managed properly while it functions as a short-term rental. Guests of short-term 
rentals tend to travel more throughout the area, as they are typically visitors or 
tourists.  
 

7. Whether the proposed use is reasonably necessary for the convenience 
and welfare of the public and will not substantially or permanently injure 
the appropriate use, visual quality, or marketability of adjoining property. 
 
The proposed use provides a convenience to the public in the form of temporary 
lodging, however, issues such as making excessive noise, vibration, 
illumination, overcrowding of land, and undue concentrations of population could 
impact nearby properties negatively. If managed properly, however, the use of 
the property is not expected to substantially nor permanently injure the 
appropriate use, visual quality, or marketability of adjoining property. 
 

8. Whether the noise, vibration, dust, or illumination that would normally be 
associated with such use is of such duration and intensity as to create 
problems for near-by property. 
 
Noise, vibration and illumination are all potential issues that are related to short-
term rentals if it is not managed properly. There have not been any complaints to 
date with the current applicant. Dust is not typically an issue related to the use of 
a residential property as a short-term rental and ostensibly not considered to be 
a problem for nearby properties.  
 

9. Whether the proposed use will pollute the air, land or water. 
 
The proposed use will not pollute the air, land or water as it is an existing, 
permitted residence. 
 

10. Whether the use would damage or destroy an irreplaceable natural 
resource. 
 
The proposed use will not damage or destroy an irreplaceable natural resource 
as it is an existing, permitted residence in an existing built-out neighborhood. 
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11. The relative gain to the public health, safety and welfare as compared to 
the hardship imposed on the individual landowner or landowners. 
 
The relative gain or loss to public health, safety and welfare is minimal as it only 
provides the convenience of lodging with some economic benefit. If denied, the 
landowner could not use the property as a short-term rental, but may still use 
the property as a long-term rental with appropriate permits and licenses, their 
primary residence, or sell the property. 
 

12. The applicant's ability to maintain the use in an "as proposed" condition.  
 
The applicant will be required to maintain their short-term rental according to the 
submitted management plan and conditions of approval, including, limits to 
number of guests and number of vehicles on the property, and other applicable 
ordinances set by the Code of Ordinances. 
 

13. Whether the proposed use would result in overcrowding of land or cause 
undue concentrations of population. 
 
The proposed use is not expected to create issues of overcrowding as it 
operates within an existing structure on the site. The maximum number of 
guests at one time is 24 with all units being occupied, a maximum of four (4) 
guests per unit. The maximum number of vehicles off-street is 12 with all units 
being occupied at once, a maximum of two (2) vehicles per unit. There shall be 
no on-street parking for renters or guests of any short-term rental. If the 
applicant abides by the outlined conditions, specifically those that prohibit 
parties or larger groups, undue concentrations of population should not be an 
issue. 
 

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting via Zoom on January 26, 2026. Attached is 
the list of persons who attended the meeting, minutes, affidavit and/or submitted 
comments to the applicant. 
 
KEY ISSUES 
Noise  
Parking 
 
PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission voted 7 to 0 to recommend APPROVAL of application 
SP2025-099, for one (1) year, subject to: 

1. Maximum number of guests shall be 28 with all 7 apartment units being 
occupied, a maximum of four (4) guests per apartment unit; 

2. All parking must be off-street, maximum number of vehicles is 12 with all 
units being occupied at once and a maximum of two (2) vehicles per unit. 
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No STR renters or guests may park on-street; 
3. The applicant must keep a current annual Business License/Occupation Tax 

Receipt and Kansas State Lodging Tax; 
4. Applicant must post a copy of the Ordinance granting permission to operate 

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

5. Applicant is to maintain liability insurance; 
6. The property must remain in proper maintenance and free of hazards, pests, 

or infestations; 
7. The granting of this Special Use Permit does not transfer with a change of 

ownership of the property; 
8. Must provide a manual/welcome packet that lists all rules, including “No 

Parties, etc.” This manual must inform guests that the Unified Government 
enforces this policy and must include the contact information for Host 
Compliance: 913-246-5133 (phone number), and 
www.hostcompliance.com/tips (website); 

9. 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; 

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

11. 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 
Inspections 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; 

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

13. 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; 

14. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 

http://www.hostcompliance.com/tips
mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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citations; 
15. Any business in Wyandotte County that is required to obtain any Special 

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

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

17. The Special Use Permit shall be valid for one (1) year from the publication of 
the associated Ordinance. The Applicant is solely responsible for renewing 
their Special Use Permit. The Applicant should contact the Planning and 
Urban Design Department no less than two (2) months prior to the 
expiration of the permit to begin the renewal process. Any application for 
renewal that is submitted after the expiration date will be considered a new 
application with the associated application fee and approval term. If the 
renewal deadline is not met, all operations must cease until such time as a 
new Special Use Permit is approved; 

18. 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; and, 

19. Substantive action towards the completion of all conditions of approval 
herein must commence within six (6) months of approval unless otherwise 
determined by the Director of Planning or their designee. Regardless, all 
conditions of approval must be fulfilled within one (1) year of approval by 
the Unified Government Board of Commissioners. The failure to satisfy all 
conditions of approval after one (1) year will result in automatic termination 
of this Special Use Permit.   
 

STAFF COMMENTS AND SUGGESTIONS 
 
Staff concurs with the recommendation of the City Planning Commission. 
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STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends that the Board of Commissioners make the findings contained within 
the staff report related to Factors to be Considered, and Key Issues and recommends 
APPROVAL of Petition SP2025-099 subject to all comments and suggestions outlined in 
this staff report and the conditions of the City Planning Commission. 
 

 
ATTACHMENTS 
February 9, 2026 City Planning Commission Minutes 
Aerial Imagery 
Zoning Map 
Land Use Map 
Short-Term Rental Map 
Neighborhood Meeting Documents 
Site Plan 
Floor Plan 
Home Inspection Report 
Insurance Policy  
Proposed Management Plan 
Proposed Guestbook 
Images of the Property Submitted by the Applicant  
 

PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Special Use Permit February 9, 2026 
Approval 

February 26, 2026 

 

 
STAFF CONTACT:   Osiris Nuñez Espinoza, Planner 
     Oespinoza@wycokck.org  

  

mailto:Oespinoza@wycokck.org
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MOTIONS 
I move the Unified Government Board of Commissioners APPROVE Petition SP2025-
099 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: 

  
1._________________________________________________________; 

  
2. _____________________________________________________; And 

  
3. ________________________________________________________. 

  
OR 
  
I move the Unified Government Board of Commissioners DENY Petition SP2025-099, 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. 
 
February 9, 2026, City Planning Commission Minutes: 
Hearing starts at 2:07:39: 
 
SP2025-099 - TYLER SHIRK 
Synopsis: Special Use Permit for a Short-Term Rental in seven (7) two-bedroom 
apartments in Mission Manor at 2912, 4122, 4124, 4125, and 4127 South Thompson 
Street. Detailed Outline of Requested Action: The applicant, Tyler Shirk with BearBNB, 
LLC, is requesting a Special Use Permit to operate 7-two (2) bedroom, Non-Owner-
Occupied apartment units for Short-Term Rental, 4124 – Unit 8, 4124 – Unit 9, 2912 – 
Unit 12, 4127 – Unit 14, 4125 – Unit 19, 4122 – Unit 22, 4127 – Unit 22. This is not the 
owner’s primary residence. This would be the first and only permitted short-term rental 
on 4125 South Thompson Street, Kansas City, Kansas 66103. 
 
Recording Secretary Morris asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Tyler Shirk, Applicant, 7140 Park Street, Shawnee, Kansas 66216 
 
Present in Opposition: 
 
 No one appeared 
 
Staff Recommendation starts at 2:10:17: Lead Planner Byron Toy stated that four (4) 
guests will be allowed and two (2) parking spaces are required per unit. Staff 
recommends approval for one (1) year. 

https://youtu.be/INQJjG6-bUo?si=mWG054cuPDvOAF_y&t=7659
https://youtu.be/INQJjG6-bUo?si=9pHv-_ZabxIXucm6&t=7817
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Motion starts at 2:10:47: 
 
On motion by Commissioner Jones, seconded by Commissioner Easterwood, the 
Planning Commission voted as follows to recommend APPROVAL of SP2025-099 for 
one (1) year:  
Carson Chairman  
Ward   Aye 
Beth Aye 
Ernst   Aye 
Jones   Aye 
Mohler  Aye 
Easterwood  Aye  
Armstrong Aye 
Schwartz  Not present 
Miller   Not present 
Straws  Not present 
Motion to recommend APPROVAL passed: 7 to 0  
Subject to: 

1. Maximum number of guests shall be 28 with all 7 apartment units being 
occupied, a maximum of four (4) guests per apartment unit; 

2. All parking must be off-street, maximum number of vehicles is 12 with all 
units being occupied at once and a maximum of two (2) vehicles per unit. 
No STR renters or guests may park on-street; 

3. The applicant must keep a current annual Business License/Occupation Tax 
Receipt and Kansas State Lodging Tax; 

4. Applicant must post a copy of the Ordinance granting permission to operate 
the short-term rental, the expiration date of the Special Use Permit, a copy 
of the Occupational Tax Receipt, and the property manager’s contact 
information within the entrance of the area that is rented; 

5. Applicant is to maintain liability insurance; 
6. The property must remain in proper maintenance and free of hazards, pests, 

or infestations; 
7. The granting of this Special Use Permit does not transfer with a change of 

ownership of the property; 
8. Must provide a manual/welcome packet that lists all rules, including “No 

Parties, etc.” This manual must inform guests that the Unified Government 
enforces this policy and must include the contact information for Host 
Compliance: 913-246-5133 (phone number), and 
www.hostcompliance.com/tips (website); 

9. 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; 

10. If approved, occupying businesses must file and maintain a current 
business occupation tax application with the Business Licensing Division. 

https://youtu.be/INQJjG6-bUo?si=9lBxCHFWK-_4df_Q&t=7847
http://www.hostcompliance.com/tips
mailto:signpermits@wycokck.org
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Their office is located at the Neighborhood Resource Center, 4953 State 
Avenue, Kansas City, KS 66102. Their contact information is (913) 573-8780 
or businesslicense@wycokck.org; 

11. 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 
Inspections 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; 

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

13. 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; 

14. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

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

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

17. The Special Use Permit shall be valid for one (1) year from the publication of 
the associated Ordinance. The Applicant is solely responsible for renewing 
their Special Use Permit. The Applicant should contact the Planning and 
Urban Design Department no less than two (2) months prior to the 
expiration of the permit to begin the renewal process. Any application for 

mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
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renewal that is submitted after the expiration date will be considered a new 
application with the associated application fee and approval term. If the 
renewal deadline is not met, all operations must cease until such time as a 
new Special Use Permit is approved; 

18. 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; and, 

19. Substantive action towards the completion of all conditions of approval 
herein must commence within six (6) months of approval unless otherwise 
determined by the Director of Planning or their designee. Regardless, all 
conditions of approval must be fulfilled within one (1) year of approval by 
the Unified Government Board of Commissioners. The failure to satisfy all 
conditions of approval after one (1) year will result in automatic termination 
of this Special Use Permit.   
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ATTACHMENTS 
 

AERIAL IMAGERY 

 

 

ZONING MAP 
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ADDITIONAL ATTACHMENTS 
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(Published _______________________)     
 
SP2025-099 
 

ORDINANCE NO.________________ 
 
AN ORDINANCE authorizing a Special Use Permit pursuant to Chapter 27 of the 

2008 Code of Ordinances and Resolutions of the Unified 
Government of Wyandotte County/Kansas City, Kansas. 

 
BE IT ORDAINED BY THE UNIFIED GOVERNMENT COMMISSION OF 
WYANDOTTE/COUNTY/KANSAS CITY, KANSAS: 
 
Section 1.  Special Use Permit Granted.  Pursuant to the regulations set forth in 
Chapter 27, Sec. 27-214 of the 2008 Code of Ordinances and Resolutions of the Unified 
Government of Wyandotte County/Kansas City, Kansas, permission is hereby granted 
to use in the manner set forth in Section 2 hereof, the following described real property 
as set forth in SP2025-099, commonly known as 2912, 4122, 4124, 4125, and 4127 
South Thompson Street, Kansas City, Kansas, legally described as: 
 

BRIGHAM & LLOYD'S ORCHARD, S34, T11, R25, ACRES 3.670000, B9 E1/2 
L1 TO L4, B10 W1/2 L1 TO L6, ALSO VAC STS ADJ, located at approximately 
at 2912, 4122, 4124, 4125, and 4127 South Thompson Street, Kansas City, 
Kansas. 
 

Section 2. That the real property hereinabove described shall hereafter be granted a 
Special Use Permit for a Short-Term Rental. 
 
Section 3.   Conditions and Stipulations.     The Special Use Permit granted in 
Section 1 and 2 hereinabove, in addition to full compliance with any general provisions 
contained in Chapter 27 of the 2008 Code of Ordinances and Resolutions of the Unified 
Government of Wyandotte County/Kansas City, Kansas, is hereby contingent upon the 
performance and observation of the following additional and supplementary regulations, 
stipulations, conditions and restrictions, of which any violation of any hereafter 
enumerated will be an additional basis for revocation in addition to those factors 
specified in Section 27-214: 
 

1. Maximum number of guests shall be 28 with all 7 apartment units being 
occupied, a maximum of four (4) guests per apartment unit; 

2. All parking must be off-street, maximum number of vehicles is 12 with all 
units being occupied at once and a maximum of two (2) vehicles per unit. 
No STR renters or guests may park on-street; 

3. The applicant must keep a current annual Business License/Occupation 
Tax Receipt and Kansas State Lodging Tax; 

4. Applicant must post a copy of the Ordinance granting permission to 
operate the short-term rental, the expiration date of the Special Use Permit, 
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a copy of the Occupational Tax Receipt, and the property manager’s 
contact information within the entrance of the area that is rented; 

5. Applicant is to maintain liability insurance; 
6. The property must remain in proper maintenance and free of hazards, 

pests, or infestations; 
7. The granting of this Special Use Permit does not transfer with a change of 

ownership of the property; 
8. Must provide a manual/welcome packet that lists all rules, including “No 

Parties, etc.” This manual must inform guests that the Unified Government 
enforces this policy and must include the contact information for Host 
Compliance: 913-246-5133 (phone number), and 
www.hostcompliance.com/tips (website); 

9. 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; 

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

11. 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 
Inspections 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; 

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

13. 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; 

14. The Special Use Permit is not valid for the approved use to be in operation 
until all the conditions of approval are met. The Applicant acknowledges 
that both the property owner and the business owner are collectively 
responsible to ensure that the use of the property is compliant with all 
ordinances, conditions, and other requirements of this approval. Failure to 
meet all these requirements may result in revocation of this permit. The 
property may also be subject to enforcement actions and administrative 
citations; 

15. Any business in Wyandotte County that is required to obtain any Special 
Use Permit shall be responsible to ensure that all vehicle parking or vehicle 

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

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

17. The Special Use Permit shall be valid for one (1) year from the publication 
of the associated Ordinance. The Applicant is solely responsible for 
renewing their Special Use Permit. The Applicant should contact the 
Planning and Urban Design Department no less than two (2) months prior 
to the expiration of the permit to begin the renewal process. Any 
application for renewal that is submitted after the expiration date will be 
considered a new application with the associated application fee and 
approval term. If the renewal deadline is not met, all operations must cease 
until such time as a new Special Use Permit is approved; 

18. 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; and, 

19. Substantive action towards the completion of all conditions of approval 
herein must commence within six (6) months of approval unless otherwise 
determined by the Director of Planning or their designee. Regardless, all 
conditions of approval must be fulfilled within one (1) year of approval by 
the Unified Government Board of Commissioners. The failure to satisfy all 
conditions of approval after one (1) year will result in automatic termination 
of this Special Use Permit.   

 
Section 4.   Take Effect.   This ordinance shall take effect as of the date of its 
publication as provided by law. 
  
  



4 
 

PASSED BY THE COMMISSION OF THE UNIFIED GOVERNMENT OF WYANDOTTE 
COUNTY/KANSAS CITY, KANSAS, THIS _____ DAY OF ________, 2026. 

 
 
      ______________________________ 
      Christal E. Watson 
      Mayor/Ceo 
 
Attest: 
 
 
_________________________________________ 
Unified Government Clerk 
 
Approved as to Form: 
 
 
_____________________________ 
Chief Counsel 
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To:   Unified Government Board of Commissioners 

From:   Planning and Urban Design Staff 

Date:   February 26, 2026 

Re: Preliminary Plan Petition PR2025-045  
 

GENERAL INFORMATION  

 

 
  

Applicant Information: 
Raj Bhatia with Vastu Capital LLC 
26271 West 110th Street 
Olathe, Kansas 66061 
 
Subject Property: 
700 North 75th Street  
Kansas City, Kansas 66112 
 
Requested Action and Purpose: 
Approval of a Preliminary 
Development Plan to build 24-unit 
townhome development. 
 
Commission Districts: 
At-Large Commissioner, District #2:  
Andrew Tyler Kump 
District #7 Commissioner: 
Chuck Stites  
 
Existing Zoning District(s): 
RP-5 Planned Apartment District 
 
Plan Area: 
PlanKCK Comprehensive Plan 
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 Adjacent Zoning Adjacent Uses 
North RP-5 Planned Apartment 

District 
Attached single-family homes 
(townhomes) 

South RP-5 Planned Apartment 
District 

Single family residences  

East RP-5 Planned Apartment 
District 

Church and attached single-family 
homes (townhomes)  

West R-1 Single Family District Large lot single-family home 
 

Total Tract Size:   2.37 Acres 
  
Comprehensive Plan Designation: The PlanKCK Comprehensive Plan 

designates this property as Medium Density 
Residential, which allows garden-style 
apartments, townhouses, duplexes, and 
fourplexes. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates North 75th Street as a Local 
Street. 
 

Parking Requirement: Section 27-460(d) One and one-half (1.5) 
parking spaces shall be provided for each 
dwelling unit that has one (1) bedroom or 
less. Two (2) parking spaces shall be 
provided for each dwelling unit that has two 
(2) bedrooms or more. 48 parking spaces 
are required. 48 parking spaces are 
provided; each unit has one (1) covered 
parking space and one (1) uncovered 
parking space located in the driveway. 
 

Landscaping Requirement: Section 27-460(f) Trees are required at not 
less than one (1) per 4,500 square feet of 
site area. 23 trees are required to be planted.  
 
Section 27-700(b)(1) All multi-family 
residential projects shall include at least one 
(1) shade tree per 8 dwelling units and one 
(1) shrub per dwelling unit in addition to the 
tree requirement. Three (3) shade trees and 
24 shrubs are required. 
 

Advertisement: The Wyandotte Echo – January 15, 2026 
Letters to Property Owners – January 16, 
2026 
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Public Hearing: February 9, 2026 and February 26, 2026 
 

Public Support: None to date. 
 

Public Opposition: 
 

There were two (2) people present at the 
February 9, 2026 City Planning Commission. 
 

PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Raj Bhatia with Vastu Capital LLC, 
has filed a Preliminary Development Plan for 24-unit townhomes on 2.37 acres. The 
complex consists of 7 buildings, including garages in each unit and a new street 
connecting to North 75th Street at 700 North 75th Street, Kansas City, Kansas 66112. 
 
City Ordinance Requirements: Article VIII Sections 27-340 – 27-765, Article VI Section 
27-212, Article VII Sections 27-245 – 27-339, 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. 17225-05358 – Abetment – October 24, 2017 – Completed – Delinquent property 
criteria-V-lot weeds. 

2. 17225-02844 – Abatement – July 21, 2017 – Completed – Tall grass. 
3. 17225-01518 – Abatement – May 30, 2017 – Completed – Weeds.  
4. 06212-00000-01471 – Code-Environment – August 31, 2006 – Completed – Tall 

grass.  
5. 03212-00000-00376 – Code-Environment – May 29, 2003 – Completed – Tall 

grass. 
6. 00212-00000-01103 – Code-Environment – August 14, 2000 – Completed – Tall 

grass. 
 

Outstanding or Related Permit and Cases: 
 

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

Previous Planning Actions: 
 

1. PLAT2026-001 – Preliminary Plat to plat one (1) multifamily lot for 24 townhomes 
at 700 North 75th Street – February 9, 2026 - Approved 
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FACTORS TO BE CONSIDERED 
 

 
1. The site is capable of accommodating the buildings, parking areas and 

drives with appropriate open space. 
 

The site is 2.37 acres, which affords enough space for the proposed development 
to be capable of accommodating the buildings, amenities, required setbacks, and 
required landscaping and buffers as per the Code of Ordinances. Based on the 
preliminary plans, the road would only allow on-street parking on one (1) side of 
the road. 
 

2. The plan provides for safe and easy ingress, egress and internal traffic 
circulation. 
 
The proposed use provides adequate site access, directly to North 75th Street.  
 

3. The plan is consistent with good land planning and site engineering design 
principles, particularly with respect to safety. 
 
The proposed plan is consistent with good site engineering design principles, 
however, the plan does not provide adequate space for vehicles to navigate the 
site safely with numerous drive aisles, ample maneuvering area, and nor enough 
space for street parking. 
 

4. The architectural designs are consistent with unified government policies 
and regulations, compatible with surrounding features, and overall 
character of the neighborhood. 
 
The architectural designs are consistent with Unified Government policies and 
regulations. There are multi-family apartments at north, east, and south of the 
subject property, although North 75th Street, which is similar in nature as the 
proposed development. 
 

5. The degree of conformance of the proposed use to the Master Plan, Major 
Street Plan, Sidewalk & Trails Master Plan, and other adopted planning 
policies. 
 
The proposed use conforms to the Plan KCK Comprehensive Plan Medium 
Density Residential land use designation, which allows attached residential 
development intended to promote infill development. 
 
Additionally, the proposed use conforms to the goDotte Countywide Strategic 
Mobility Plan, which requires sidewalks on North 75th Street. 
 

6. Right-of-way, as determined by the public works department, has been 
identified for dedication. 
 



Preliminary Plan Petition PR2025-045 February 26, 2026 5 

The property is accessed from North 75th Street. Additional right-of-way needs to 
be dedicated. 
 

7. Amenities or conditions to be gained by the community are of an equal or 
higher quality than those required of nonplanned development.  

 
The proposed development is occurring within an already established planned 
zoning district. The developer provides parking specifically for residents. The 
developer is not providing any amenities.  
 

8. Planned zoning is not being used as a refuge from the requirements of 
these regulations as to the intensity of land use, amount of open space, or 
other established development criteria. 
 
This is not applicable, as the proposed development is occurring within an already 
established planned zoning district. 
 

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

a. Electric and Water Service 
 
Electrical and Water Service is provided by BPU. 
 

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 #221. 
 

e. Fire 
 
Fire service is provided by Station #19, located at North 80th Ter and 
State Avenue. 
 

f. Transit 
 
There is no public transportation to the subject property. 
 

g. Schools 
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Public Education is provided by Claude Huyack Elementary School, 
Arrowhead Middle School, and Washington High School, under 
Kansas City, Kansas USD 500. 
 

h. Streets 
 
See item #6 above 

 
10. The capability of the proposed use to meet applicable ordinance and other 

requirements. 
 
The proposed use is capable of meeting applicable ordinance requirements with 
revisions. 
 

11. Whether the final 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, subdivision regulations and other Unified Government policies 
and regulations with modifications to the site plan to show sidewalks  
and pedestrian connectivity through the site and to the external neighborhoods in 
addition to the private road only allowing on-street parking on one (1) side of the 
road.  

 
12. 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. 

 
Development will be of such character that it can be used safely without danger to 
health, or peril from fire, flood, erosion, excessive, and noise. Access through the 
development for EMS does not necessarily have the best access since the 
proposed road would only allow on-street parking on one side of the road, not 
both. The proposed lot is compatible with the size, proportion, and design of 
adjacent properties as well.   
 

13. Whether the proposed subdivision will cause adverse or negative impacts 
on the natural or social environment. 

 
The proposed subdivision will not cause adverse or negative impacts on the 
natural environment as the stormwater runoff will be captured by the detention 
basin to the northeast or the social environment because the development will 
connect to the North 75th Street sidewalk. 
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14. Whether the subdivision will not cause an undue burden on the unified 

government for maintenance of land and/or facilities. 
 

The proposed subdivision will not cause an undue burden on the Unified 
Government for maintenance. The proposed subdivision will connect into existing 
utility connections and is developing an undeveloped lot. 
 

15. 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 not encourage premature extension of public 
services, piece-meal or premature development based upon location of 
surrounding development and the available of public facilities and services. The 
subject property is located within the Central Area.  

 
NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting via Google Meet on January 26, 2026. 
Attached is the list of persons who attended the meeting, minutes, affidavit and/or 
submitted comments to the applicant 
 
KEY ISSUES 
 
Landscaping, Screening and Buffering  
Pedestrian Connectivity 
Parking 
Building Elevations 
 
PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission voted 6 to 0 to recommend APPROVAL of application 
PR2025-045, subject to: 

1. Subject to approval of the Preliminary Development Plan and Preliminary 
Plat, a Final Development Plan and Final Plat shall be submitted for review 
and approval;  

2. For the Final Plat: When the mylars are submitted to Staff to be recorded, 
submit the following fees: 

a. $32.00 per page payable to the Register of Deeds; and, 
b. $7.00 per lot payable to the Unified Treasurer; 

3. Utility easements shall be provided along each side of the lot to form a 
continuous utility easement. All easements shall be at least 10 feet wide. 
The required 10-foot width may be provided through five (5) foot easements 
on either side of lot or parcel lines when lines do not form, in whole or in 
part, the outside boundaries of the plat; 
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4. Utility easements shall connect with easements established in adjoining 
properties; 

5. The proposed development shall incorporate different façade types to 
prevent a monolithic development; various colors and building materials; 

6. Section 27-314 Within the boundaries of a subdivision, sidewalks shall be 
installed by the subdivider on one side of all new local residential streets, 
and all streets that are segments of the major street system shall have 
sidewalks on both sides except in industrial areas and except in 
subdivisions zoned R rural residential. Sidewalks shall be no less than four 
feet wide and be of Portland cement concrete and shall comply with the 
specifications of the unified government. Sidewalks shall be located in the 
platted street right-of-way abutting the property line. Walks shall be 
installed in any pedestrian easements as may be required by the Planning 
Commission; 

7. The sidewalk that is currently under development process shall connect to 
North 75th Street; 

8. Section 27-317(a) Electrical power, telephone service, and cable television 
shall be provided by underground wiring for all new wiring; 

9. Section 247-699(a)(1-6) Landscaping: 
a. The area between the curb of a public street and the property line shall 

be brought to finish grade and planted in grass. In no case may this 
area be paved or covered with materials other than grass or an 
appropriate ground cover, except at approved driveways that shall be 
paved. Approved street trees may also be planted. 

b. All areas not covered by buildings, paved area, or other acceptably 
improved areas shall be landscaped with such landscaping 
continuously maintained. 

c. No landscaping in street rights-of-way or in the required sight distance 
triangles on corner lots, as provided in section 27-637, shall be allowed 
to exceed 24 inches in height, except for approved street trees.  

d. At least one-half of the trees planted to fulfill the tree planting 
requirements shall be shade trees.  

e. The perimeter of all towers including tower compounds shall be 
landscaped with the equivalent of one row of large shrubs planted on 
15-foot centers and one row of evergreen trees planted on 15-foot 
centers. 

f. Non-industrial and non-structure parking lots that have a paved area 
wider than a double-loaded aisle and more than 20,000 square feet in 
area shall provide one shade tree for each 20 parking spaces on the 
interior of the parking lot. Interior tree plantings are in addition to other 
landscaping requirements; 

10. Proposed development within this plat will require civil drawings to be 
submitted, which may result in submitting a revised replat; 

11. All dwelling units within a new development must be provided with a 
basement or with a FEMA standard safe room constructed to standards for 
the protection of the occupants (FEMA Publication 320 or 361); 

12. 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 

https://library.municode.com/ks/wyandotte_county_-_unified_government/codes/code_of_ordinances?nodeId=CH27PLDE_ARTVIIIZO_DIV8HEAREX_S27-637INYARE
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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; 

13. 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; 

14. 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 

15. 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. 

16. 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;  

17. 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 
Inspections 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; 

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

19. 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 

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
mailto:info@wycokck.org
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confirm if they need a right-of-way permit, and if so, must take it upon 
themselves to initiate the permit process accordingly; 

20. 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; 

21. 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; 

22. Following the Final Plan: 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; 

23. 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,  

24. 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
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STAFF COMMENTS AND SUGGESTIONS 
 
Staff concurs with the recommendation of the City Planning Commission. 
 
STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends that the Board of Commissioners make the findings contained within 
the staff report related to Factors to be Considered, and Key Issues and recommends 
APPROVAL of Petition PR2025-045 subject to all comments and suggestions outlined in 
this staff report and the conditions of the City Planning Commission. 
 
ATTACHMENTS 
 
February 9, 2026 City Planning Commission Minutes 
Aerial Imagery 
Zoning Map 
Land Use Map 
KCKFD Comment Letter 
Neighborhood Meeting Documents 
Preliminary Plat 
Preliminary Plan Development  
Drainage Study 
Image of the Property Submitted by the Applicant 
 
PUBLIC HEARING SCHEDULE 

Action(s) City Planning 
Commission 

Unified Government 
Board of Commissioners 

Preliminary Plan Review February 9, 2026 
Approval 

February 26, 2026 

Preliminary Plat February 9, 2026 
Approved 

Not Required 

 

 
STAFF CONTACT:   Osiris Nuñez Espinoza, Planner  
     Oespinoza@wycokck.org 
 
  

mailto:Oespinoza@wycokck.org
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MOTIONS 
 
I move the Unified Government Board of Commissioners APPROVE Petition PR2025-
045 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: 

  
1._________________________________________________________; 

  
2. _____________________________________________________; And 

  
3. ________________________________________________________. 

  
OR 
  
I move the Unified Government Board of Commissioners DENY Petition PR2025-045, 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. 
 

February 9, 2026, City Planning Commission Minutes: 
 
Hearing starts at 2:11:28: 

 
PLAT2026-001 - RAJ BHATIA 
Synopsis: Preliminary Plat to plat one (1) multifamily lot for 24 townhomes at 
700 North 75th Street (in conjunction with PR2025-045). 
 
PR2025-045 - RAJ BHATIA 
Synopsis: Preliminary Plan Review for 24 multifamily townhomes at 700 North 
75th Street (in conjunction with PLAT2026-001). Detailed Outline of Requested Action: 
The applicant, Raj Bhatia with Vastu Capital LLC, has filed a Preliminary Development 
Plan and Preliminary Plat to plat one (1) multi-family lot to 24-unit townhomes on 2.37 
acres. The complex consists of 7 buildings, including garages in each unit and a new 
street connecting to North 75th Street at 700 North 75th Street, Kansas City, Kansas 
66112. 
 
Recording Secretary Morris asked if the Commission had any contact to disclose on this 
application.  No one responded in the affirmative. 
 
Present in Support: 
 
 Alex Elliot, Applicant Representative, Atlas Land Consulting LLC 
 Raj Bhatia, Applicant 
 

https://youtu.be/INQJjG6-bUo?si=V24JmlXmyZIUQDyA&t=7898


Preliminary Plan Petition PR2025-045 February 26, 2026 13 

The Planning Commission directed questions to the applicants. 
 
Present in Opposition: 
 
 James Crockett, 702 North 75th Street, Kansas City, Kansas 66112 
 Nicholas Schmalz, 7526 Orient Avenue, Kansas City, Kansas 66112 
 
Staff Recommendation starts at 2:32:09: Lead Planner Byron stated that there is an 
existing wood fence on the east and north side of the property, which should remaining 
after the construction of the development. If there is on-street parking on the west side of 
the street and the south side of the screen towards North 75th Street, the cars will face 
south and east, there shall be a six (6) foot fence, up to six (6) feet in height. It can be 
three (3) or four (4) feet, but it should screen headlights from the residences to the south. 
If there is on-street parking on the north and east side of the street, a fence does not 
need to be constructed because the cars will face west and north away from the single-
family homes. Staff recommends approval with conditions.  
 
The Planning Commission directed questions to Toy.  
 
Motion starts at 2:35:40: 
 
On motion by Commissioner Jones, seconded by Commissioner Armstrong, the 
Planning Commission voted as follows to recommend APPROVE PLAT2026-001:  
Carson Chairman  
Ward   Aye 
Beth Aye 
Ernst   Aye 
Jones   Aye 
Mohler  Aye 
Easterwood  Aye  
Armstrong Aye 
Schwartz  Not present 
Miller   Not present 
Straws  Not present 
Motion to recommend APPROVAL passed: 7 to 0  
Subject to: 

1. Subject to approval of the Preliminary Development Plan and Preliminary 
Plat, a Final Development Plan and Final Plat shall be submitted for review 
and approval;  

2. For the Final Plat: When the mylars are submitted to Staff to be recorded, 
submit the following fees: 

a. $32.00 per page payable to the Register of Deeds; and, 
b. $7.00 per lot payable to the Unified Treasurer; 

3. Utility easements shall be provided along each side of the lot to form a 
continuous utility easement. All easements shall be at least 10 feet wide. 
The required 10-foot width may be provided through five (5) foot easements 
on either side of lot or parcel lines when lines do not form, in whole or in 
part, the outside boundaries of the plat; 

https://youtu.be/INQJjG6-bUo?si=uLll7W5gfgZbf3FR&t=9129
https://youtu.be/INQJjG6-bUo?si=bIW4XgpKdev8syxy&t=9340
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4. Utility easements shall connect with easements established in adjoining 
properties; 

5. The proposed development shall incorporate different façade types to 
prevent a monolithic development; various colors and building materials; 

6. Section 27-314 Within the boundaries of a subdivision, sidewalks shall be 
installed by the subdivider on one side of all new local residential streets, 
and all streets that are segments of the major street system shall have 
sidewalks on both sides except in industrial areas and except in 
subdivisions zoned R rural residential. Sidewalks shall be no less than four 
feet wide and be of Portland cement concrete and shall comply with the 
specifications of the unified government. Sidewalks shall be located in the 
platted street right-of-way abutting the property line. Walks shall be 
installed in any pedestrian easements as may be required by the Planning 
Commission; 

7. The sidewalk that is currently under development process shall connect to 
North 75th Street; 

8. Section 27-317(a) Electrical power, telephone service, and cable television 
shall be provided by underground wiring for all new wiring; 

9. Section 247-699(a)(1-6) Landscaping: 
a. The area between the curb of a public street and the property line shall 

be brought to finish grade and planted in grass. In no case may this 
area be paved or covered with materials other than grass or an 
appropriate ground cover, except at approved driveways that shall be 
paved. Approved street trees may also be planted. 

b. All areas not covered by buildings, paved area, or other acceptably 
improved areas shall be landscaped with such landscaping 
continuously maintained. 

c. No landscaping in street rights-of-way or in the required sight distance 
triangles on corner lots, as provided in section 27-637, shall be allowed 
to exceed 24 inches in height, except for approved street trees.  

d. At least one-half of the trees planted to fulfill the tree planting 
requirements shall be shade trees.  

e. The perimeter of all towers including tower compounds shall be 
landscaped with the equivalent of one row of large shrubs planted on 
15-foot centers and one row of evergreen trees planted on 15-foot 
centers. 

f. Non-industrial and non-structure parking lots that have a paved area 
wider than a double-loaded aisle and more than 20,000 square feet in 
area shall provide one shade tree for each 20 parking spaces on the 
interior of the parking lot. Interior tree plantings are in addition to other 
landscaping requirements; 

10. Proposed development within this plat will require civil drawings to be 
submitted, which may result in submitting a revised replat; 

11. All dwelling units within a new development must be provided with a 
basement or with a FEMA standard safe room constructed to standards for 
the protection of the occupants (FEMA Publication 320 or 361); 

12. 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 

https://library.municode.com/ks/wyandotte_county_-_unified_government/codes/code_of_ordinances?nodeId=CH27PLDE_ARTVIIIZO_DIV8HEAREX_S27-637INYARE
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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; 

13. 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; 

14. 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 

15. 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. 

16. 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;  

17. 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 
Inspections 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; 

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

19. 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 

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
mailto:info@wycokck.org
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confirm if they need a right-of-way permit, and if so, must take it upon 
themselves to initiate the permit process accordingly; 

20. 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; 

21. 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; 

22. Following the Final Plan: 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; 

23. 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,  

24. 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. 

 
Motion starts at 2:36:32: 
 

mailto:info@wycokck.org
https://youtu.be/INQJjG6-bUo?si=nx0SElddEF4wLzF0&t=9392
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On motion by Commissioner Jones, seconded by Commissioner Ward, the Planning 
Commission voted as follows to recommend APPROVAL of PR2025-045:  
Carson Chairman  
Ward   Aye 
Beth Aye 
Ernst   Aye 
Jones   Aye 
Mohler  Aye 
Easterwood  Aye  
Armstrong Not present 
Schwartz  Not present 
Miller   Not present 
Straws  Not present 
Motion to recommend APPROVAL passed: 6 to 0  
Subject to the above conditions. 
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  CONSENT AGENDA ITEM NO. ______ 

Unified Government of Wyandotte County and Kansas City, Kansas 

 

BOARD OF COMMISSIONERS 
Commission Chambers 

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

Mayor Tyrone Garner 
Commissioner At-Large Dist. 1 Melissa Bynum – Commissioner At-Large Dist. 2 Tom Burroughs – 

Commissioner Dist. 1 Gayle E. Townsend – Commissioner Dist. 2 Bill Burns –  
Commissioner Dist. 3 Christian Ramirez – Commissioner Dist. 4 Dr. Evelyn Hill –  

Commissioner Dist. 5 Mike Kane – Commissioner Dist. 6 Phil Lopez –  
Commissioner Dist. 7 Chuck Stites – Commissioner Dist. 8 Andrew Davis 

MINUTES 
Thursday, April 25, 2024 

7:12 PM-10:48 PM 
 

Attendance:  

Commissioner’s Present: 

• Commissioner Burroughs (Mayor Pro Tem) 

• Commissioner Bynum 

• Commissioner Davis 

• Commissioner Stites 

• Commissioner Lopez 

• Commissioner Hill 

• Commissioner Townsend 

Commissioner’s Absent: 

• Mayor Tyrone Garner 

• Commissioner Kane (Absence memo provided) 

• Commissioner Burns (Absence memo provided) 
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Staff Present: 

• Monica L. Sparks (Interim Unified Government Clerk) 

• David Johnston (County Administrator) 

• Angela Lawson (Acting Chief Counsel) 

• Gunnar Hand (Director, Urban Planning & Design) 

 

I. Call to Order  

Mayor Pro Tem Burroughs called the meeting to order at 7:12 PM. Sister Therese Bangert, Our 
Lady Saint Rose Catholic Church, led the invocation, followed by the Pledge of Allegiance. 

 

V. Revisions to Agenda  

No revisions to the agenda were reported. 

 

VI. Clerk’s Statement (Statement Read 00:05) 

 

VII. Planning and Zoning Consent Agenda (Discussion Begins 5:49) 

A. CHANGE OF ZONE APPLICATIONS 

1.  COZ2023-034 GERALD MENEFEE WITH KAM DESIGN GROUP 

2. COZ2024-002 AUSTIN THOMPSON WITH ATLAS LAND CONSULTING 

3.  COZ2024-005 AUSTIN THOMPSON WITH ATLAS LAND CONSULTING 

4. COZ2024-006 BRANDON CARLSON WITH THE PROPERTY BR COMPANIES 
AND/OR AFFILIATES 

B. SPECIAL USE PERMIT APPLICATIONS 

1. SP2023-110 MARK CARNESECCA WITH PICK N PULL 

2. SP2024-006 ATTIF ABBAS 

3. SP2024-007 SAMIA GUESS 
4.SP2024-008 MEGAN PAINTER WITH CHWC HOLDING CORPORATION 
5. SP2024-010 RODERICK SIMMONS, JR. 
6. SP2024-011 JUAN RAMIREZ 
7. SP2024-012 NADIA GRIFFITT 
D. PLAN REVIEW APPLICATION 
1. PR20204-006 DAVID LUTZ 
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E. MISCELLANEOUS - ORDINANCES (The following ordinances formalize previous 
Commission approval.) 
2. AN ORDINANCE authorizing a Special Use Permit (SP2023-119) for a Short-Term Rental 
(on the second floor) at 204 Orchard Street 

3. AN ORDINANCE authorizing a Special Use Permit (SP2023-120) for a drinking 
establishment (on the first floor) at 204 Orchard Street. 

4. AN ORDINANCE vacating utility easement (VAC2024-001) at 11471 Webster Avenue. 

 

Commissioner Ramirez made a motion to approve all items on the Planning and Zoning Consent 
Agenda as submitted, except Item No. C.1 and E.1. The motion was seconded by Commissioner 
Bynum. 

Vote: Motion carries 6/1 

• Ayes: Stites, Davis, Bynum, Townsend, Hill, Ramirez 

• Nays: Lopez 

• Absent: Kane, Burns, Garner  

• Not Voting: Burroughs as Mayor Pro Tem 

 

Set Aside Items: 

A request was made by Louise Lynch (Kansas City, Kansas), to set aside short-term rental 
items.  After legal clarification that only one item could be removed per person, Item No. 
E.1 was set aside  (Discussion Begins 21:10) 

E. MISCELLANEOUS - ORDINANCES  

1 AN ORDINANCE authorizing a Special Use Permit (SP2023-109) for a non-owner-occupied 
Short-Term Rental at 3059-3065 Francis Street. 

Staff presented opening comments. The Applicant was not present.  

The Mayor Pro Tem opened the public hearing. No comments were received. The public hearing 
was closed. 

Commissioner Ramirez made a motion to approve Item No. E.1, Ordinance.  The motion was 
seconded by Commissioner Bynum. 

Vote: Motion carries 6/1 

• Ayes: Stites, Davis, Bynum, Townsend, Hill, Ramirez 

• Nays: Lopez 

• Absent: Kane, Burns, Garner  

• Not Voting: Burroughs as Mayor Pro Tem 
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A request was made by Nanette Hobbs to set aside Item No. C.1, (Discussion Begins 25:30) 

C. MASTER PLAN AMENDMENT APPLICATION 
1.MPL2023-019 GERALD MENEFEE WITH KAM DESIGN GROUP 
Staff presented opening comments. The Applicant was not present.  

The Mayor Pro Tem opened the public hearing. Public comment opposing the item: 

• Nanette Hobbs (Comment Begins 32:38) TECHNICAL DIFFICULTY, NO AUDIO 

The public hearing was closed. 

Commissioner Bynum made a motion to approve the Planning Commission’s denial of the item.  
The motion was seconded by Commissioner Stites. 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Hill, Lopez, Ramirez 

• Nays: None 

• Absent: Kane, Burns, Garner 

• Not Voting: Burroughs as Mayor Pro Tem  

 

IX. Planning and Zoning Non-Consent Agenda 

A. CHANGE OF ZONE APPLICATIONS 

Item A.1. COZ2023-024 – CHRIS ELSEY WITH THE PRIME COMPANY  

Item No. C.1 MPL2023-012- CHRIS ELSEY WITH THE PRIME COMPANY (Discussion 
Begins 36:20) 

Legal counsel clarified that due to the protest petition on COZ2023-024, nine votes would be 
required for approval. With only eight commissioners present, the commission discussed options 
to hold items over to the next meeting. 

 

Staff and the Applicant presented opening comments. 

The Mayor opened the public hearing. The following individuals offered comment in opposition 
to the project: 

• Frenchy Hooks (Comments Begin: 47:25) 

• Claudine Horton (Comments Begin: 50:45) 

• Wilbert Horton (Comments Begin: 52:27) 

• William C. Pool (Comments Begin: 53:18) 

• Margaret Beatrice Clark (Comments Begin: 56:20) 
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The public hearing was closed. 

Commissioner Davis made a motion to set Item No. A.1, COZ2023-024 over for 30 days to the 
next Planning & Zoning meeting in May.  The motion was seconded by Commissioner Bynum. 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner 

• Not Voting: Burroughs as Mayor Pro Tem  

 

Commissioner Bynum made a motion to set Item No. C.1, MPL2023-012 over for 30 days to the 
next Planning & Zoning meeting in May.  The motion was seconded by Commissioner Davis. 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner 

• Not Voting: Burroughs as Mayor Pro Tem  

 

Item A.2. COZ2024-004 – FRED DEL TORO (Discussion Begins 1:01:36) 

Staff and the Applicant presented opening comments. 

The Mayor Pro Tem opened the public hearing. No comments were received. The public hearing 
was closed. 

 

Commissioner Townsend made a motion to set the matter over for 30 days to the next Planning 
& Zoning meeting in May.  The motion was seconded by Commissioner Davis. 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner 

• Not Voting: Burroughs as Mayor Pro Tem  
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B. SPECIAL USE PERMIT APPLICATIONS 

Item No. 1 SP2023-122 – ANDREW MALL (Discussion Begins 1:16:19) 

Staff and the Applicant presented opening comments. 

The Mayor opened the public hearing. The following individuals offered comment in opposition 
to the project: 

• Meredith Casares (Comments Begin: 1:22:50) 

• Alia [NO LAST NAME PROVIDED] (Comments Begin: 1:16:48) 

The public hearing was closed.   

 

Commissioner Bynum made a motion to set the matter over for 30 days to the next Planning & 
Zoning meeting in May.  The motion was seconded by Townsend. 

Vote: Motion carries 6/2 

• Ayes: Davis, Bynum, Townsend, Ramirez, Hill, Burroughs 

• Nays: Lopez, Stites, 

• Absent: Kane, Burns, Garner 

 

C. MASTER PLAN AMENDMENT APPLICATIONS and  

D. PLAN REVIEW APPLICATION 

Item No. C.2 MPL2024-001 – CURIS PETERSON (Discussion Begins 1:46:00) 

Item No. D.1 PR2024-003 – CURIS PETERSON (Discussion Begins 1:45:30) 

Staff and the Applicant presented opening comments. 

The Mayor opened the public hearing. The following individual offered comment in support of 
the project: 

• Greg Kindle (Comments Begin: 2:14:41) 

The following individuals offered comments in opposition to the project: 

• Betsy Rivas (Comments Begin: 2:16:41 

• Jean Holland (Comments Begin: 2:19:20) 

• Jesse Villarreal (Comments Begin: 2:21:28) 

• Valerie Webb (Comments Begin: 2:24:39) 

• Vicki Owens (Comments Begin: 2:26:38) 

• Claudine Horton (Comments Begin: 2:30:18) 
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• Frenchy Hooks (Comments Begin: 2:32:31) 

The public hearing was closed.   

Commissioner Davis made a motion to deny Item No. D.1, Master Plan PR2024-003.  The 
motion was seconded by Commissioner Ramirez. 

Vote: Motion fails 7/1 (8 votes needed to override Planning Commission recommendation) 

• Ayes: Hill, Lopez, Stites, Davis, Townsend, Ramirez, Burroughs 

• Nays: Bynum 

• Absent: Kane, Burns, Garner 

• Not Voting: Burroughs as Mayor Pro Tem  

 

Commissioner Bynum made a motion to set Item No.D.1, PR2024-003, over for 30 days to the 
next Planning & Zoning meeting in May.  The motion was seconded by Davis. 

Vote: Motion carries 6/1 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill 

• Nays: Lopez 

• Absent: Kane, Burns, Garner 

• Not Voting: Burroughs as Mayor Pro Tem  

 

Commissioner Bynum made a motion to set Item No.C.2, MPL 2024-001, over for 30 days to the 
next Planning & Zoning meeting in May.  The motion was seconded by Townsend. 

Vote: Motion carries 6/1 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill 

• Nays: Lopez 

• Absent: Kane, Burns, Garner 

• Not Voting: Burroughs as Mayor Pro Tem  

 

IX. Mayor’s Agenda  

Item No. 1 - Proclamation proclaiming May 5-11, 2024, as Professional Municipal Clerks 
Week. (Discussion Begins 3:24:09) 

This item was read into the record of the meeting, and no commission action was required. 
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Item No. 2 - Proclamation proclaiming April 26, 2024, as Arbor Day.  (Discussion Begins 
3:24:29) 

This item was read into the record of the meeting, and no commission action was required. 

 

X. Regular Consent Agenda (Discussion Begins 3:24:49)  

Item No. 1 – RESOLUTION: AUTHORIZING AMENDMENT TO 2024 MASTER 
EQUIPMENT LEASE PURCHASE  

Item No. 2 – RESOLUTION:  ADOPTING THE SECOND AMENDMENT TO THE 
DEVELOPMENT AGREEMENT FOR VILLAGE WEST APARTMENTS III 

Item No. 3 – NOMINATIONS:  BOARDS AND COMMISSIONS 

Item No. 4 - MINUTES  

Item No. 5 – WEEKLY BUSINESS 

 

Commissioner Townsend made a motion to approve all items on the Consent Agenda. The 
motion was seconded by Commissioner Davis. 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner  

• Not Voting: Burroughs as Mayor Pro Tem 

 

XII. Standing Committees’ Agenda 

Item No. 1 APPROVAL: FY25 ADULT COMMUNITY CORRECTIONS KANSAS 
DEPARTMENT OF CORRECTIONS GRANT (Discussion Begins 3:25:32) 

The FY25 Adult Community Corrections item was presented by Mayor Pro Tem Burroughs 
during the meeting. 

Key Points 

• It is a non-participatory grant from the Kansas Department of Corrections, requiring no 
funds from the Unified Government. 

• The grant is for adult community corrections programs. 

• The exact funding amount will be set by the legislature and is expected to be 
approximately $2 million or slightly more. 
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Commissioner Bynum made a motion to approve.  The motion was seconded by Commissioner 
Townsend. 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner  

• Not Voting: Burroughs as Mayor Pro Tem 

 

Item No.2 APPROVAL: FY25 JUVENILE COMMUNITY CORRECTIONS KANSAS 
DEPARTMENT OF CORRECTIONS GRANT (Discussion Begins 3:26:42) 

The FY25 Juvenile Community Corrections item was presented by Mayor Pro Tem Burroughs 
during the meeting. 

Key Points 

• It is a non-participatory grant from the Kansas Department of Corrections, requiring no 
local funds from the Unified Government. 

• The grant supports juvenile community corrections programs. 

• The expected grant amount is approximately $1.5 million, pending final legislative 
approval. 

Commissioner Bynum made a motion to approve.  The motion was seconded by Commissioner 
Townsend. 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner  

• Not Voting: Burroughs as Mayor Pro Tem 

 

XIII. Administrator’s Agenda 

Item No. 1 REACH FOUNDATION BOARD APPOINTMENTS (Discussion Begins 
3:27:20) 

The Reach Foundation Board Appointment item was presented by Mayor Pro Tem Burroughs 
during the meeting. 
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Key Points 

• The commission considered the reappointment of Octavio Estrella to the Reach 
Healthcare Foundation's Board of Directors. 

Commissioner Bynum made a motion to approve.  The motion was seconded by Commissioner 
Townsend. 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner  

• Not Voting: Burroughs as Mayor Pro Tem 

 

Commissioner Bynum made a motion to adjourn and reconvene as the Land Bank Board 
of Trustees. The motion was seconded by Commissioner Davis. (Discussion Begins 3:28:01) 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner  

• Not Voting: Burroughs as Mayor Pro Tem 

 

XV.  Land Bank Board of Trustee’s Consent Agenda (Discussion Begins 3:29:10) 

Item No. 1 - LAND BANK OPTIONS 

Commissioner Bynum made a motion to approve all items on the Consent Agenda. The motion 
was seconded by Commissioner Davis. 

Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner  

• Not Voting: Burroughs as Mayor Pro Tem 

 

Adjournment: (Discussion Begins 3:29:51) 

Commissioner Townsend moved to adjourn the meeting. The motion was seconded by 
Commissioner Ramirez. 
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Vote: Motion carries 7/0 

• Ayes: Stites, Davis, Bynum, Townsend, Ramirez, Hill, Lopez 

• Nays: None 

• Absent: Kane, Burns, Garner  

• Not Voting: Burroughs as Mayor Pro Tem 

 

 

MAYOR PRO TEM BURROUGHS 

ADJOURNED THE MEETING AT 10:48 PM 

APRIL 25, 2024 

 

 

        

  Monica L. Sparks, CMC 

 Unified Government Clerk 
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  CONSENT AGENDA ITEM NO. ______ 

Unified Government of Wyandotte County and Kansas City, Kansas 

 

BOARD OF COMMISSIONERS 
Commission Chambers 

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

Mayor Tyrone Garner 
Commissioner At-Large Dist. 1 Melissa Bynum – Commissioner At-Large Dist. 2 Tom Burroughs – 

Commissioner Dist. 1 Gayle E. Townsend – Commissioner Dist. 2 Bill Burns –  
Commissioner Dist. 3 Christian Ramirez – Commissioner Dist. 4 Dr. Evelyn Hill –  

Commissioner Dist. 5 Mike Kane – Commissioner Dist. 6 Phil Lopez –  
Commissioner Dist. 7 Chuck Stites – Commissioner Dist. 8 Andrew Davis 

MINUTES 
Thursday, June 27, 2024 

7:42 PM-2:20 AM 
 

Attendance:  

Commissioner’s Present: 

• Mayor Garner 

• Commissioner Burroughs 

• Commissioner Bynum 

• Commissioner Davis 

• Commissioner Stites 

• Commissioner Lopez 

• Commissioner Hill 

• Commissioner Townsend 

• Commissioner Burns 

• Commissioner Ramirez (Left meeting at 11:00 PM) 

Commissioner’s Absent: 

• Commissioner Kane 
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Staff Present: 

• David Johnston (County Administrator) 

• Monica L. Sparks (Interim UG Clerk) 

• Angela Lawson (Acting Chief Counsel) 

• Dr. Shelly Kneuvean (Chief Financial Officer) 

• James Malloy (Urban Planning & Design) 

• LaVert Murray (Economic Development Advisor to the Mayor) 

 

I. Call to Order  

Mayor Garner called the meeting to order at 7:42 PM. Sister Therese Bangert, Our Lady Saint 
Rose Catholic Church, led the invocation, followed by the Pledge of Allegiance. 

 

V. Revisions to Agenda (Discussion Begins 16:45) 

The Clerk reported there was an agenda update issued adding documents to Mayor’s Agenda 
Item No. 1 and adding Item No. 5 to the Regular Consent Agenda, however, the item will not be 
heard this evening and will be withdrawn. 

 

VI. Clerk’s Statement (Statement Read 3:12:30) 

VII. Administrator’s Agenda 

Item No. 1 RESOLUTION: INTENT TO EXCEED REVENUE NEUTRAL RATE 
(Discussion Begins 18:50) 

Administrator David Johnston introduced the item, with CFO, Dr. Shelley Kneuvean, providing 
detailed explanation. 

Dr. Kneuvean explained that the resolution preserves the option for the Commission to make 
decisions regarding tax levy once the full budget is presented in early August. She emphasized 
that the resolution does not set the tax levy but simply meets a statutory requirement to preserve 
options, also called a resolution to set the revenue neutral rate (RNR). 

Key points: 

• Revenue neutral means the UG would not bring in more revenue than the previous year 
($467 million current budget) 

• The resolution preserves flexibility for budget decisions in August 

• Economic development projects coming off incentives onto tax roll and would not benefit 
the UG under revenue neutral 

• State statutory requirement  
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Mayor Garner opened public comment, explaining the difference between revenue-neutral and 
exceeding revenue-neutral. 

Public Comments: 

1. Tori Walker (Comments Begin: 28:29) 

2. Tim Lewis Comments Begin: 31:44) 

3. Dr. Alma Hall (Comments Begin: 34:04) 

4. Linda Smith Heiser (Comments Begin: 37:17) 

5. Jim Glover (Comments Begin: 39:39) 

6. Mike Thompson (Comments Begin: 41:22) 

7. Scott Harding (Comments Begin: 44:49) 

8. Christy Drury (Comments Begin: 48:13) 

9. Denise Smith Heisler (Comments Begin: 49:16) 

10. Ryan Parker (Comments Begin: 51:59) 

11. Kevin McCarthy (Comments Begin: 54:39) 

12. CeCe Harlan (Comments Begin: 56:10) 

13. Mia Jay (Comments Begin: 58:05) 

14. Kenny Shaw (Comments Begin: 1:00:38) 

15. Cheryl Yates (Comments Begin: 1:02:39) 

16. Louise Lynch (Comments Begin: 1:06:07) 

17. Curtis Martin (Comments Begin: 1:10:34) 

18. Fanny Hill (Comments Begin: 1:13:43) 

19. Barry Anderson (Comments Begin: 1:18:21) 

20. Pamela Penn Hicks (Comments Begin: 1:21:30) 

21. Monica McMurray (Comments Begin: 1:24:03) 

22. Sam Stilwell (Comments Begin: 1:27:27) 

23. Tracy Ramey (Comments Begin: 1:31:50) 

24. Tony Burke (Comments Begin: 1:35:04) 

25. Carolyn Caiharr (Comments Begin: 1:36:48) 

26. Tyrone Montague (Comments Begin: 1:38:40) 

27. Christina Corcoran (Comments Begin: 1:42:06) 

28. Darnell Bush (Comments Begin: 1:45:47) 
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29. Maiyah Romero (Comments Begin: 1:49:37) 

30. Teddy Scott (Comments Begin: 1:53:02) 

31. Carolyn Wyatt (Comments Begin: 1:56:10) 

32. Dr. Brenda Scruggs (Comments Begin: 1:58:35)  

33. Albert McComas (Comments Begin: 2:00:32) 

34. Alex Sanchez (Comments Begin: 2:03:45) 

35. Robert Carl (Comments Begin: 2:07:09)  

36. Darryl Hall (Comments Begin: 2:10:10) 

37. Dwayne Beth (Comments Begin: 2:12:35) 

38. Earl Watson Jr. (Comments Begin: 2:15:42)  

39. Don Crane (Comments Begin: 2:20:10)  

40.  Joe Caiharr (Comments Begin: 2:21:39)  

41. Randy Dye (Comments Begin: 2:24:42)  

42. Eric Murray (Comments Begin: 2:25:09) 

43. Stephanie Barton (Comments Begin: 2:28:20) 

44. Karen Scheible (Comments Begin: 2:31:35) 

The public comment period was closed.   

 

The Commission went into recess at 10:05 PM. 

The meeting was reconvened at 10:19 PM. 

 

Commissioner Lopez made a motion to disapprove of the option to exceed revenue-neutral.  
After further discussion, Commissioner Lopez rescinded the motion.   

 

Mayor left meeting at 10:44 PM; Burroughs Acting Mayor Pro Tem. Mayor returned to 
meeting at 10:45 PM. 
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Commissioner Lopez made a motion not to exceed revenue neutral.  The motion was seconded 
by Commissioner Burns. 

Vote: Motion carries 9/0 

• Ayes: Lopez, Stites, Burroughs, Townsend, Davis, Bynum, Burns, Ramirez, Hill,  

• Nays: None 

• Absent: Kane  

 

X. Mayor’s Agenda  

Item No. 1 - Proclamation proclaiming June 22, 2024, as Earl Watson Sr. Day. (Discussion 
Begins 3:07:45) 

This item was read into the record of the meeting, and no commission action was required. 

 

Item No. 2 - Proclamation proclaiming June 9, 2024, as Rev. Dr. Seth C. Harris, Sr. Day   
(Discussion Begins 3:11:30) 

This item was read into the record of the meeting, and no commission action was required. 

 

Item No. 3 - Proclamation proclaiming June 19, 2024, as Juneteenth Freedom Day   
(Discussion Begins 3:11:48) 

This item was read into the record of the meeting, and no commission action was required. 

 

Item No. 4 - Proclamation proclaiming the month of June 2024 as Pride Month   
(Discussion Begins 3:12:03) 

This item was read into the record of the meeting, and no commission action was required. 

 

VII. Planning and Zoning Consent Agenda (Discussion Begins 3:17:50) 

A. CHANGE OF ZONE APPLICATIONS 

1.  COZ2024-009 KARI JACOBSON 

2. COZ2024-012 RICK CUNNINGHAM 

B. SPECIAL USE PERMIT APPLICATIONS 

1. SP2024-018 WIL ANDERSON WITH BHC RHODES 

2. SP2024-024 TINA CARUSO WITH TANNERS BAR AND GRILL 
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3. SP2024-026 LOGAN SMITH WITH HILLSIDERS KC 
4.SP2024-029 ADAM REYNOLDS 
5. SP2024-030 CHRIS SCHUBERG WITH HERITAGE CRYSTAL CLEAN LLC 
6. SP2024-031 SHAYMOND ALAN JANES 
7. SP2024-032 TINA P. HER 
8. SP2024-034 ALEXANDRA BURNHAM WITH SPRINGFIELD LLC 
C. VACATION APPLICATIONS 
1.VAC2024-003 AUSTIN THOMPSON WITH ATLAS LAND CONSULTING 
2. VAC2024-004 CHRIS DOYLE WITH HOMEFIELD 
3. VAC2024-005 CHRIS DOYLE WITH HOMEFIELD 
D. MASTER PLAN AMENDMENT APPLICATIONS 
1. MPL2024-004 KARI JACOBSON 
2. MPL2024-007 RICK CUNNINGHAM 
E. MISCELLANEOUS - ORDINANCES (The following ordinances formalize previous 
Commission approval.) 
1. AN ORDINANCE rezoning property at 9407 Main Street, (#3186) from A-G Agriculture 
District to MP-3 Planned Heavy Industrial District 

2. AN ORDINANCE rezoning property at 1435 and 1501 South 88th Street, (COZ2024-007) 
from R-1 Single Family District to A-G Agriculture District 

3. AN ORDINANCE rezoning property located at 9151 Parallel Parkway, (COZ2024-010) from 
R-1 Single Family District to CP-O Planned Non-Retail Business District. 

4. AN ORDINANCE rezoning property at 1323 South 59th Lane and 1413 South 59th Street, 
(COZ2024-011) from R-1 Single Family District to MP-2 Planned General Industrial District. 

5. AN ORDINANCE authorizing a Special Use Permit (SP2023-110) to continue to operate an 
automotive salvage yard/retail sales operation at 1142 South 12th Street. 

6. AN ORDINANCE authorizing a Special Use Permit (SP2024-006) for continuation of a liquor 
store at 8537 State Avenue. 

7. AN ORDINANCE authorizing a Special Use Permit (SP2024-015) for continuation of a 
Short-Term Rental at 4410 Rainbow Boulevard. 

8. AN ORDINANCE authorizing a Special Use Permit (SP2024-019) for a non-owner-occupied 
Short-Term Rental at 7917 Tauromee. 

9. AN ORDINANCE authorizing a Special Use Permit (SP2024-017) for stockpiling of 
excavated materials at 1911 Foxridge Drive. 

10. AN ORDINANCE authorizing a Special Use Permit (SP2023-122) for a non-owner-occupied 
Short-Term Rental at 6115 Oak Grove Road. 
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Commissioner Stites made a motion to approve all items on the Planning and Zoning Consent 
Agenda as submitted. The motion was seconded by Commissioner Burroughs. 

Vote: Motion carries 8/0 

• Ayes: Lopez, Stites, Burroughs, Townsend, Davis, Bynum, Burns, Hill 

• Nays: None 

• Absent: Kane, Ramirez (Left meeting at 11:00 PM) 

IX. Planning and Zoning Non-Consent Agenda 

A. CHANGE OF ZONE APPLICATIONS 

Item 1. COZ2024-004 – FRED DEL TORO (Discussion Begins 3:27:05) 

Staff and the Applicant presented opening comments. 

The Mayor opened the public hearing.  No comments were received.  The public hearing was 
closed.   

 

Commissioner Lopez made a motion to approve the matter as submitted.  After further 
discussion, Commissioner Lopez rescinded his motion. 

 

Commissioner Lopez made a motion to approve the item with maximum ownership of three 
horses and striking conditions 1 and 2. The motion was seconded by Commissioner Burns. 

Vote: Motion carries 7/1 

• Ayes: Lopez, Stites, Burroughs, Davis, Bynum, Burns, Hill 

• Nays: Townsend 

• Absent: Kane, Ramirez  

 

B. SPECIAL USE PERMIT APPLICATIONS 

Item No. 1 SP2024-014 KAJSA MULLENIX (Discussion Begins 3:56:10) 

Staff and the Applicant presented opening comments. 

The Mayor opened the public hearing.  No comments were received.  The public hearing was 
closed.   

 

Commissioner Burns made a motion to accept the recommendation of the Planning Commission 
for denial.  The motion was seconded by Commissioner Lopez. 

Vote: Motion carries 8/0 

• Ayes: Lopez, Stites, Burroughs, Davis, Bynum, Burns, Hill, Townsend 
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• Nays: None 

• Absent: Kane, Ramirez 

 

Commissioner Burroughs made a motion to suspend rules to proceed past midnight, Rule 
517. The motion was seconded by Commissioner Bynum.  

Vote: Motion carries 8/0 

• Ayes: Lopez, Stites, Burroughs, Davis, Bynum, Burns, Hill, Townsend 

• Nays: None 

• Absent: Kane, Ramirez 

 

Item No. 2 SP2024-027 KATELYN WOLF WITH BARTLETT + WEST (Discussion 
Begins 4:16:25) 

Staff and the Applicant presented opening comments. 

The Mayor opened the public hearing.   

The following individual offered a comment in opposition to the project: 

• Thomas Crafton (Comments Begin: 4:29:30) 

The public hearing was closed.   

Commissioner Burroughs made a motion to return the matter to the Planning Commission for 
further input from residents and information from BPU.  The motion was seconded by 
Commissioner Davis. 

Vote: Motion carries 8/0 

• Ayes: Lopez, Stites, Burroughs, Davis, Bynum, Burns, Hill, Townsend 

• Nays: None 

• Absent: Kane, Ramirez 

 

X. Regular Consent Agenda (Discussion Begins 5:02:57)  

Item No. 1 – RESOLUTION: HUMAN RESOURCES POLICY UPDATE REGARDING 
TAKE-HOME VEHICLES 

Item No. 2 – NOMINATIONS:  BOARDS AND COMMISSIONS 

Item No. 3 - MINUTES  

Item No. 4 – WEEKLY BUSINESS 

Item No. 5 - RESOLUTION:  SETTING PUBLIC HEARING (AMERICAN ROYAL 
DEVELOPMENT PROJECT) (REMOVED FROM AGENDA) 
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Commissioner Bynum made a motion to approve all items on the Consent Agenda, except the 
item previously removed. The motion was seconded by Commissioner Burroughs. 

Vote: Motion carries 8/0 

• Ayes: Lopez, Stites, Burroughs, Davis, Bynum, Burns, Hill, Townsend 

• Nays: None 

• Absent:  Kane, Ramirez 

 

XII. Public Hearing Agenda  

Item No. 1 PUBLIC HEARING/ORDINANCE: CREATION OF A KAW RIVER BRIDGE 
COMMUNITY IMPROVEMENT DISTRICT (Discussion Begins 5:03:39) 

Todd LaSala, Legal Counsel, presented the CID creation for the Kaw River Bridge Project. The 
UG made a $2.5 million grant to be recouped through TIF and CID. The CID will be 2% sales 
tax for 22 years, with the developer getting $485,000 for bridge strengthening costs first. 

The Mayor opened the public hearing.  No comments were received.  The public hearing was 
closed.   

 

Commissioner Bynum made a motion to approve the ordinance.  The motion was seconded by 
Commissioner Townsend. 

Vote: Motion carries 8/0 

• Ayes: Lopez, Stites, Burroughs, Davis, Bynum, Burns, Hill, Townsend 

• Nays: None 

• Absent: Kane, Ramirez 

 

XIV. Commissioners’ Agenda 

Item No. 1 TRAVEL REQUEST: COMMISSIONER DAVIS (Discussion Begins 5:18:56) 

Commissioner Davis requested approval of travel to attend conferences for professional 
development and grant opportunities, noting he previously found a $200,000 ESG Energy 
Savings Community Block Grant at such conferences. 

Commissioner Bynum made a motion to approve.  The motion was seconded by Commissioner 
Davis. 

Vote: Motion carries 8/0 

• Ayes: Lopez, Stites, Burroughs, Davis, Bynum, Burns, Hill, Townsend 



10 | P a g e  
 

• Nays: None 

• Absent: Kane, Ramirez 

 

Item No. 2 APPROVAL: DISBURSEMENT OF 2024 CASINO GRANT FUNDS 
(Discussion Begins 5:21:40) 

Commissioner Burroughs made a motion to approve the item.  The motion was seconded by 
Commissioner Burns. 

Vote: Motion carries 8/0 

• Ayes: Lopez, Stites, Burroughs, Davis, Bynum, Burns, Hill, Townsend 

• Nays: None 

• Absent: Kane, Ramirez 

 

Commissioner Bynum made a motion to adjourn and reconvene as the Land Bank Board 
of Trustees. The motion was seconded by Commissioner Burroughs. (Discussion Begins 
5:22:10) 

Vote: Motion carries 8/0 

• Ayes: Lopez, Stites, Burroughs, Davis, Bynum, Burns, Hill, Townsend 

• Nays: None 

• Absent: Kane, Ramirez 

 

XV.  Land Bank Board of Trustee’s Consent Agenda (Discussion Begins 5:25:10) 

Item No. 2 - LAND BANK PROPERTY TRANSFERS 

Commissioner Bynum made a motion to approve. The motion was seconded by Commissioner 
Burroughs. 

Vote: Motion carries 8/0 

• Ayes: Stites, Burroughs, Davis, Bynum, Hill, Townsend. Lopez, Burns 

• Nays: None 

• Absent: Kane, Ramirez 

 

Set aside Items: 

A request was made by LaVert Murray (Kansas City, Kansas) to set aside Item No. A12 
(Discussion Begins 5:25:12) 

Item No. 1 - LAND BANK OPTIONS 
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Mr Murray and the Applicant presented opening comments. 

 

Commissioner Lopez made a motion to deny Item No. A.12, Land Bank Option.  The motion 
was seconded by Commissioner Burns. 

Vote: Motion failed 5/4 

• Ayes: Stites, Burroughs, Lopez, Burns, Garner 

• Nays: Davis, Bynum, Townsend, Hill 

• Absent: Kane, Ramirez 

 

Remaining Items A, B, and C (Discussion Begins 6:33:44) 

Commissioner Bynum made a motion to approve all remaining items A, B, and C on the Consent 
Agenda. The motion was seconded by Commissioner Davis. 

Vote: Motion carries 6/2 

• Ayes: Stites, Burroughs, Davis, Bynum, Hill, Townsend 

• Nays: Lopez, Burns 

• Absent: Kane, Ramirez 

 

A request was made by Commissioner Bynum to set aside Item No. 3 (Discussion Begins 
6:35:39) 

Item No. 3 – RESOLUTION:  APPROVING LAND BANK POLICY UPDATE 

Commissioner Bynum made a motion to return the item to the July 29th Neighborhood and 
Community Development standing committee meeting for the purpose of community leaders to 
make a presentation for possible addition to the policy. The motion was seconded by Mayor 
Garner. 

Vote: Motion carries 7/1 

• Ayes: Stites, Burroughs, Davis, Bynum, Hill, Lopez, Burns 

• Nays: Townsend 

• Absent: Kane, Ramirez 
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Adjournment: (Discussion Begins 6:39:21) 

Commissioner Burroughs moved to adjourn the meeting. The motion was seconded by 
Commissioner Lopez. 

Vote: Motion carries 8/0 

• Ayes: Stites, Burroughs, Davis, Bynum, Hill, Townsend. Lopez, Burns 

• Nays: None 

• Absent: Kane, Ramirez 

 

 

MAYOR GARNER 

ADJOURNED THE MEETING AT 2:20 AM 

JUNE 27, 2024 

 

 

        

  Monica L. Sparks, CMC 

 Unified Government Clerk 
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Published in the Wyandotte Echo on ______________________________ 
   
 
 

RESOLUTION NO. ________________ 
 
 

A RESOLUTION establishing a moratorium on applications for a special use permit for penal 
and correctional institutions for a period of two years. 

 
WHEREAS, Article 12, Section 5 of the Constitution of the State of Kansas grants the Unified 
Government of Wyandotte County/Kansas City, Kansas with the authority to exercise home rule 
consistent with the authority of all first-class cities in the State of Kansas; 
 
WHEREAS, said home rule includes the ability for a municipal government to enact zoning 
legislation, including the passage of new ordinances and moratoria; 
 
WHEREAS, all other provisions of Chapter 27, Article VIII, Division 6 shall remain in effect; 
therefore, 
 
 
BE IT RESOLVED BY THE GOVERNING BODY OF THE UNIFIED GOVERNMENT 

OF WYANDOTTE COUNTY/KANSAS CITY, KANSAS: 
 
 Section 1. From the date of the passage of the Resolution, the Unified Government 
will place a moratorium on the reception of applications for a special use permit for a penal or 
correctional institution. Section 27-593(b)(9) of the Unified Government Code of Ordinances 
currently requires that all penal and correctional institutions apply for a special use permit and be 
subsequently approved by the Board of Commissioners.  
 

Section 2. Upon the passage by the Unified Government Board of Commissioners and 
subsequent publication, this Resolution will become effective for two (2) years or until a 
superseding resolution becomes effective. 
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ADOPTED BY THE BOARD OF COMISSIONERS OF THE UNIFIED GOVERNMENT 
OF WYANDOTTE COUNTY/KANSAS CITY, KANSAS  

THIS ___ DAY OF ______, 2026. 
 
 
 

Approved:  
___________________________________ 

Christal E. Watson, Mayor/CEO 
 
 
 
Attest:  
 
 
___________________________________ 
Monica Sparks, Unified Government Clerk 
 
 
 
Approved as to Form:  
 
 
___________________________________ 
Angela J. Lawson, Acting Chief Counsel 

 



Support for Item 4.5.A – Two-Year Moratorium on Penal and Correctional Institutions 
(Tracking #2182) 

February 9, 2026 

 

Dear Members of the Unified Government of Wyandotte County’s Board of Zoning Appeals and 
City Planning Commission, 

Thank you for your service to our community. I’m writing to you as a neighbor in Kansas City, 
Kansas, and as someone who works professionally in community development here in 
Wyandotte County. 

I’m reaching out to encourage your support for the proposed two-year moratorium on new penal 
or correctional institutions, including detention facilities. This request is not ideological. It’s about 
sound planning, infrastructure capacity, and protecting Wyandotte County from long-term 
obligations we may not be fully accounting for today. 

Across the country, communities are finding that large detention facilities place significant and 
often underestimated demands on local systems, including water and sewer capacity, roads, 
emergency response, hospitals, and public health infrastructure. We have our fair share of those 
challenges here in Wyandotte, and we should not invite another.  

In Pennsylvania, local officials determined that a proposed detention facility would overwhelm 
existing water and sewer systems and require millions of dollars in upgrades. That example is 
especially relevant here, given Wyandotte County’s ongoing challenges with combined sewer 
overflow and aging infrastructure. 

In Mississippi, even Republican U.S. Senator Roger Wicker publicly opposed a proposed ICE 
detention facility after state and local officials concluded it would strain utilities, increase 
emergency response times, and exceed the capacity of the regional health care system. 

Federal detention facilities are typically exempt from local property taxes, meaning land is 
removed from the tax rolls while service demands increase. That would represent annual losses 
ranging from hundreds of thousands to millions of dollars when detention facilities replace 
taxable development. That lost revenue inevitably creates pressure elsewhere in local budgets. 

While job creation is often cited as a benefit, communities with experience have found those 
promises rarely align with reality. Staffing is difficult, turnover is high, and many positions are 
filled from outside the region. At the same time, detention facilities lock land into a single use, 
eliminating opportunities for housing or private development that could generate sustained tax 
base growth. 

https://berksweekly.com/news/everything-you-need-to-know-about-ices-plan-to-open-a-detention-center-in-berks-county/
https://berksweekly.com/news/everything-you-need-to-know-about-ices-plan-to-open-a-detention-center-in-berks-county/
https://www.mississippifreepress.org/ice-proposal-to-hold-8500-immigrants-in-mississippi-mega-warehouse-draws-local-opposition/
https://www.mississippifreepress.org/ice-proposal-to-hold-8500-immigrants-in-mississippi-mega-warehouse-draws-local-opposition/
https://www.themarshallproject.org/2016/06/14/so-you-think-a-new-prison-will-save-your-town
https://www.themarshallproject.org/2016/06/14/so-you-think-a-new-prison-will-save-your-town


Even county jails that partnered with ICE have exited those agreements after determining that 
federal reimbursements did not cover transportation, staffing, and administrative costs. That 
would leave Wyandotte County’s property taxpayers to absorb the difference. 

We already face severe infrastructure constraints and fiscal pressures. Taking on a facility that 
increases our costs while shrinking our revenue is a risk cannot afford. 

A moratorium does not pre-judge any development outcomes. It simply allows us time as a 
community to assess our infrastructure’s capacity, fiscal exposure, land-use compatibility, and 
long-term opportunity costs before decisions are made that cannot be reversed. 

Other communities, including Kansas City, Missouri, have enacted moratoriums after concluding 
the math did not work. That is a practical decision I encourage you to follow tonight. 

I appreciate your consideration and your commitment to thoughtful planning. I hope you will 
support this moratorium as a prudent step to protect the long-term interests of Wyandotte 
County and its residents. 

Thank you for your time and service. 

Sincerely, 

​
Matt Kleinmann​
Kansas City, Kansas 

 

https://www.pressherald.com/2026/02/04/ice-pulled-detainees-from-cumberland-county-jail-that-could-hurt-taxpayers/
https://www.pressherald.com/2026/02/04/ice-pulled-detainees-from-cumberland-county-jail-that-could-hurt-taxpayers/


Submitted via email rmorris@wycokck.org   
Please deliver to the following City Planning Commission 

Beverly Easterwood, Karen Jones, Brandie Armstrong, Duane Beth, Jim Ernst, Jake Miller, 
Mark Mohler,  Mary Beth Schwartz, Joseph Straws, Aaron Ward   

February 9 2026 

City Planning Commissioners   
Unified Government of Wyandotte County 
Planning & Zoning   
701 North 7th Street   
Kansas City Kansas 66101   

COMMENT LETTER FOR KCK: Support for a Moratorium on Non-Municipal Detention 
Facilities 

Dear Chair and Commissioners, 

RiSE4EJ (Rise for Environmental Justice) submits this comment in support of a proposed 
Unified Government moratorium on the siting, permitting, or approval of non-municipal detention 
or correctional institutions (including private or federal detention facilities) within Wyandotte 
County. This moratorium is a necessary and responsible step to protect public health, preserve 
community trust, and ensure that any future decisions about detention infrastructure are made 
through a transparent, community-centered process. 

The Kansas City region has recently experienced increased public concern and reporting that 
federal agencies have explored potential sites for expanded detention capacity. Your 
neighboring jurisdiction, Kansas City, Missouri, enacted a five-year moratorium on new 
non-municipal detention facilities in January 2026. Similar protective action in Wyandotte County 
is both timely and appropriate. 

This is not a symbolic action, a moratorium provides the Unified Government time to assess 
land use authority, community impacts, and the long-term consequences of detention siting 
decisions before a facility becomes an “advanced proposal” that is difficult to stop or 
meaningfully modify. 

Detention facilities function as large congregate living environments with high medical and 
mental health needs, including chronic disease management, trauma-related conditions, 
pregnancy care, infectious disease control, and emergency transport demands. Your existing 
document highlights that ICE detention health metrics are not consistently published in a 
comprehensive, standardized, and publicly accessible way, which limits independent evaluation 
and accountability. 

From a public health perspective, the combination of limited transparency, documented cases of 
medical neglect, and known risks related to custodial health environments makes it reasonable 



for local governments to pause and establish stronger policy safeguards before allowing 
detention expansion. 

Even when detention facilities claim compliance with federal standards, they can create broader 
community impacts such as fear and stress that reduce health care utilization, disruptions to 
family stability, increased legal and social service burdens, and increased strain on local EMS 
and hospital systems. These effects are especially important in communities that already 
experience health inequities and cumulative environmental burdens. 

Wyandotte County has a long history of disproportionate industrial land use and 
underinvestment. The Unified Government should not add another institution associated with 
harm, secrecy, and trauma without clear evidence of community benefit, transparent oversight, 
and community consent. 

We recognize the complexity of federal authority under the Supremacy Clause and the reality 
that federal agencies may attempt to override local restrictions. However, local governments still 
have meaningful tools like zoning, permitting, utilities, occupancy approvals, and local land use 
authority. Even when local action cannot fully bar federal siting, it can delay harmful projects, 
increase transparency, require environmental review, and build a public record that strengthens 
community advocacy and legal strategy. 

RiSE4EJ urges the Unified Government to use the moratorium period to: 
●​ establish clear land-use definitions and restrictions for detention facilities 
●​ require a Health Impact Assessment (HIA) prior to any future detention siting 
●​ require public disclosure of medical staffing, EMS transport expectations, and hospital 

capacity impacts 
●​ establish public engagement requirements and meaningful community participation 

standards 
●​ ensure transparency around any federal agency inquiries or site visits 

RiSE4EJ supports a five-year moratorium on non-municipal detention facilities in Kansas City, 
Kansas and Wyandotte County. This is a prudent and preventative action that protects public 
health, community stability, and democratic decision-making. It is also an opportunity for the 
Unified Government to demonstrate leadership by prioritizing transparency, community trust, 
and human dignity. 

Thank you for your consideration and for your commitment to responsible governance. 

Sincerely,​
RiSE4EJ​
info@rise4ej.org | 913-608-9266 | rise4ej.org  
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