
Unified Government of Wyandotte County and Kansas City, Kansas 

 

Board of Zoning Appeals 
Commission Chambers 

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

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

Jim Ernst, Jake Miller, J. Mark Mohler, Trent Foglesong, Joseph Straws III, and Aaron Ward. 

AGENDA 
Monday, July 13, 2026 

6:00 PM 
1 CALL TO ORDER/ROLL CALL 

 

2 BOARD OF ZONING APPEALS STATEMENT 
 

3 AGENDA 
 

3.1 Zoning Appeal Application(s) 
 

 3.1.1 BOZA2026-009 - MATTIAS MACKEPRANG 
  Synopsis: Variance for lot width-to-depth ratio and minimum lot width at 2406 

North 131st Street (in conjunction with COZ2025-031 and PLAT2025-041). 
  Tracking #: 21669 

 

 3.1.2 BOZA2026-010 - JOHNNY RICHARDSON 
  Synopsis: Variance for quantity and size limit of accessory structures at 1922 

Matney Avenue (in conjunction with COZ2025-009 and PLAT2026-020). 
  Tracking #: 21670 

 

 3.1.3 BOZA2026-011 - RANDOLPH DODSON 
  Synopsis: Variance for a carport projecting into the front and side yard setback at 

2535 Grandview Boulevard. 
  Tracking #: 21671 

 

 3.1.4 BOZA2026-012 - NATHAN NOWAK 
  Synopsis: Variance for a detached accessory structure exceeding 1000 square feet 

in the rear yard at 3420 North 60th Street. 
  Tracking #: 21672 
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 3.1.5 BOZA2026-014 - KHALID BANDAY WITH KAM DESIGN GROUP LLC 
  Synopsis: Variance for front, side yard, and corner setbacks for a retail building at 

708 Simpson Avenue. 
  Tracking #: 21674 

 

 3.1.6 INTERIM DIRECTOR'S DETERMINATION - 408 SANDUSKY AVENUE 
  Synopsis: Appeal from a final decision of the Interim Director of Planning under 

Sec. 27-217 of the Unified Government Code of Ordinances concerning: 1) 
whether the application should be considered a new application v. a renewal 
application for an SUP for a short-term rental and 2) whether the requirement of a 
home inspection can be waived. 

  Tracking #: 21737 
 

4 Adjourn 
 

  

The Unified Government of Wyandotte County and Kansas City, Kansas will provide necessary, reasonable 
auxiliary aids and services, such as ASL translators, machine-readable copies of meeting materials, or on-site 
language interpretation. Individuals requiring any auxiliary aids or services should contact the Unified Government 
Office of the Clerk by emailing or calling UGclerkrequest@wycokck.org or 913-573-5260 at least 48 hours in 
advance of the meeting.   Persons may address the Commission during the time set aside for Public Comment on 
each item scheduled or at any time by suspension of the rules. All persons must address the commission and state 
their name and address for the record. Comments shall be limited to three (3) minutes for each participant. 
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. 

Connect to Zoom from your computer, tablet or smartphone at: https://wycokck.zoom.us/j/86190643051 
Meeting ID:861 9064 3051 
Phone one-tap: +17193594580, 85343973031# US, +12532050468, 85343973031# US 
Join via audio: 
+1 719 359 4580 US +1 253 205 0468 US +1 253 215 8782 US (Tacoma) +1 346 248 7799 US (Houston) +1 669 
444 9171 US +1 669 900 9128 US (San Jose) +1 309 205 3325 US +1 312 626 6799 US (Chicago) +1 360 209 5623 
US +1 386 347 5053 US +1 507 473 4847 US +1 564 217 2000 US +1 646 558 8656 US (New York) +1 646 931 
3860 US +1 689 278 1000 US +1 301 715 8592 US (Washington DC) +1 305 224 1968 US 888 475 4499 US Toll 
Free 877 853 5257 US Toll Free 
International numbers available: https://wycokck.zoom.us/u/kdIKjxwSim 
 
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. 
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To:   Board of Zoning Appeals 

From:   Planning and Urban Design Staff 

Date:   July 13, 2026 

Re:   Board of Zoning Appeals Petition BOZA2026-009 

GENERAL INFORMATION 

 

 

 

 

 

 

Applicant Information: 
Jason Mackeprang 
2420 North 131st Street 
Kansas City, Kansas 66109 
 

Subject Property: 
2406 North 131st Street 
Kansas City, Kansas 66109 

Requested Action and Purpose: 
Approval of a Variance for lot width-
to-depth ratio and minimum lot width. 
 
Commission Districts: 
Commissioner At-Large, District #1:  
Melissa Bynum 
District #5 Commissioner: 
Dr. Carlos Pacheco III  

Existing Zoning District(s): 
A-G (WYCO) Agriculture District 
 
Plan Area: 
Prairie Delaware Piper Area Plan 
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 Adjacent Zoning Adjacent Uses 

North A-G (WYCO) Agriculture 
District 

Single family homes 

South A-G (WYCO) Agriculture and A-
G Agriculture Districts 

Single family homes 

East A-G (WYCO) Agriculture 
District 

Single family homes 

West A-G (WYCO) Agriculture and 
R-1A (WYCO) Districts 

Large lot single-family home and 
undeveloped, wooded land  

 
Total Tract Size:   35.43 Acres 

 
Neighborhood Characteristics: 
 

The subject property is located within the 
Prairie-Piper Statistical Neighborhood and 
Block Group 0448032. The neighborhood 
consists of large lot single-family homes with 
some smaller single-family lots along North 
131st Street. North 131st Street is accessed 
by Parallel Parkway located to the south of 
the property and Leavenworth Road to the 
north of the subject property. 
 

Comprehensive Plan Designation: The Prairie Delaware Piper Area Plan 
designates the subject property as Planned 
Mixed Residential District, which allows, a 
variety of residential densities and unit types. 
These areas could be developed with patio 
(zero lot line) homes, townhouses, 
condominiums, garden apartments, housing 
for seniors, and other multifamily uses. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates North 131st Street as a 
Major Collector). 
 

Parking Requirement: Section 27-545(e) states that two (2) off-
street parking spaces shall be provided on 
the premises for each single-family dwelling, 
at least one of which shall be in a garage or 
carport.  
 
Section 27-453(e) states that two (2) off-
street parking spaces shall be provided on 
the premises for each single-family dwelling. 
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Landscaping Requirement: 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. This will vary for each parcel and 
tract of land. 
 

Advertisement: The Wyandotte Echo – May 14, 2026 and 
June 18, 2026 
Letters to Property Owners – May 15, 2026 
 

Public Hearing(s): July 13, 2026 
 

Public Support: None to date. 
 

Public Opposition: Staff received three (3) emails on February 
6, 2026, February 9, 2026, and April 13, 
2026 for the Change of Zone (COZ2025-
031). 
 

RELATED ENFORCEMENT AND ACTION ITEMS 
 
Noise or Disturbance Complaints: 
 

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

Building, Zoning, or Code Enforcement Complaints: 
 

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

Outstanding or Related Permit and Cases: 
 

1. COZ2025-031 – Change of Zone from A-G Agriculture District (WYCO) to R Rural 
Residential and R-1 Single Family Districts (scheduled for June 8, 2026). 

2. PLAT2025-041 – Preliminary Plat – Five (5) lots for single family homes 
(scheduled for June 8, 2026). 

 
Previous Planning Actions: 
 

1. There are no previous planning entitlements on the subject property. 
 

PROPOSAL 
 
Detailed Outline of Requested Action: The applicant, Matthias Mackeprang, is requesting 
the following Variances at 2406 North 131st Street: 
 
This appeal has been filed to subdivide a parcel into five (5) residential lots. Section 27-
280(b) states the depth of a lot, measured as the average horizontal distance from the 
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front street line to the rear lot line, shall not exceed three (3) times the width. The lot 
width for this purpose is the maximum horizontal distance between side lot lines within 
60 feet of the front street line. 
 
Lot 3 has a width of 94.71 feet and a depth of 1,553.71 feet. The appellant is requesting 
a depth-to-width ratio of 1:16.40, a ratio violation of 13.40.   
  
Lot 4 has a width of 53.10 feet and a depth of 1,493.47 feet. The appellant is requesting 
a depth-to-width ratio of 1:28.12, a ratio violation of 25.12.  
 
This appeal has been filed to subdivide a parcel into five (5) residential lots. Section 27-
453(d)(3)(a) states that the lot width shall not be less than 120 feet.  
 
Lot 3 has a width of 94.71 feet, a violation of 25.29 feet. 
 
Lot 4 has a width of 53.10 feet. a violation of 66.90 feet. 
 
City Ordinance Requirements: Article XXI Sections 27-502 – 27-709, Article VII Sections 
27-245-339, Article XI Section 27-215, and all other applicable standards within Chapter 
27. 
 

KANSAS STATUTORY REQUIREMENTS 

1. The variance requested arises from such condition which is unique to the 
property in question and which is not ordinarily found in the same zone or 
district; and which is not created by an action or actions of the property 
owner or the applicant. 
 
The condition is unique to the subject property because the applicants must 
accommodate Fire Department and Public Works requirements by incorporating 
a cul-de-sac, which in turn restricts the available frontage for Lot 3 and Lot 4 on 
the Preliminary Plat.  
 

2. The granting of the permit for the variance will not adversely affect the 
rights of adjacent property owners or residents. 
 
It will not, as the only party affected by granting this variance is the property 

owner. The roadway easement being accessed between three (3) properties; 

the subject property, the property to the north, and the property to the south is 

part of the subject property. Although the neighbors currently use that portion of 

land, it is owned and designated for the entrance of the subject property. 

 
3. The strict application of the provisions of the zoning ordinance of which 

variance is requested will constitute unnecessary hardship upon the 
property owner represented in the application. 
 
The hardship would require additional roadway to be constructed, which would 
either create additional lots, which is an increase in density, or allow the lot 
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orientation to change, which would not require a variance. These required 
improvements have resulted in the current nonconformity.  
 

4. The variance desired will not adversely affect the public health, safety, 
morals, order, convenience, prosperity, or general welfare. 
 
Granting the variance will not negatively impact public health, safety, morals, 
order, convenience, prosperity, or general welfare. The property owner is the 
only party affected by this request. 
 

5. The granting of the variance desired will not be opposed to the general 
spirit and intent of the zoning ordinance. 
 
It will not, as the applicants are simply adhering to the requirements provided to 
them for the design of the road and the size of the lots being created. 
 

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting in-person at 13849 Hollingsworth Road on 
Friday, May 22, 2026. Attached is the list of persons who attended the meeting, minutes, 
affidavit and/or submitted comments to the applicant. 
 

KEY ISSUES 

3:1 Lot Depth to Width Ratio  
 

STAFF COMMENTS AND SUGGESTIONS 

Planning and Urban Design Comments: 

1. Amend Preliminary Plat to ensure all the submittal requirements adhere to the 
Preliminary Plat submittal items Section 27-215. 
 
Applicants Response: Joe Herring, our surveyor, is reviewing Section 27-215 and 
will submit an amended preliminary plat if needed. 
 

2. Why were Lots 3 and 4 designed in that particular configuration? 
 
Applicants Response: The configuration of Lots 3 and 4 was influenced primarily 
by the existing site conditions on the western portion of the property. 
Approximately 10 acres in this area are heavily wooded and contain a creek, 
making the land less accessible and less suitable for development. 
 
To account for these natural features, the property west of the cul-de-sac was 
divided into two roughly equal parcels, while the land to the east was divided into 
three parcels. This layout allowed us to achieve the objective of creating five 
parcels, each meeting or exceeding the 
minimum desired size of three acres. 
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In addition, the intent was for each parcel to contain approximately 3–5 acres of 
practical developable area. After excluding the approximately 10 acres of wooded 
creek area on the western portions of Lots 3 and 4, each of those lots contains 
roughly 5 acres of developable land. This is comparable to Lot 5 and slightly 
larger than Lots 1 and 2. 
 

3. For reference: 
a. Roadway Easement – A Roadway Easement was filed in 1972 by then 

property owners, Rolyn F. and Catherine F. Frisch that provides access to 
Farmer, Inc. for ingress and egress over a 50-foot strip of land to and from 
the tract of land conveyed to Farmer, Inc. until such time that a public road 
is dedicated and/accepted by the property governing authority or 
Wyandotte County, Kansas.  
 
This parcel in which this proposed subdivision is anticipated has the 
roadway easement wholly on 2406 North 131st Street (Parcel 959303). The 
construction of the private road will not eliminate the roadway easement 
because the easement is not being dedicated as a public road, where the 
Unified Government has to accept and maintain. 
 
Access through the easement is not being severed. Property owners on the 
north and south sides of the easement will continue to have access to and 
from North 131st Street. 
 

b. Cul-de-sac length – Section 27-281(b) Provisions shall be made for 
adequate traffic circulation. Cul-de-sacs shall normally not be longer than 
500 feet, including a turnaround that shall have an outside curb radius of 
not less than 40 feet and a right-of-way radius of not less than 50 feet. 
Local streets shall be laid out so that through traffic will be discouraged.  
 
This section does not prohibit cul-de-sacs from being longer than 500 feet. 
Generally, subdivisions are reviewed in conjunction with Planning 
Engineering and Public Works for streets, sanitary and storm sewer 
access, and lot conformity. In this instance, the cul-de-sac radius is 60 feet, 
and the private road is 516 feet long and the roadway easement is 439 feet 
long, which extends access to North 131st Street.  
 
Whether the parcel was being subdivided into two (2) or five (5) lots, as 
proposed, the private road length would be longer than 500 feet due to the 
439-foot roadway easement. 
 

c. Right-of-way/Road width – The proposed subdivision will have three (3) 
lots that are zoned R Rural Residential and two (2) lots that are zoned R-1 
Single Family District. Per Section 27-288. – Table A, local rural residential 
streets only in the R District must have 60 feet of right-of-way and 24 feet 
of pavement width. Local residential streets must have 50 feet of right-of-
way and 28 feet of pavement width. 
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Seeing as this is a multiple zoned subdivision, Staff decided to use the 
local rural residential street standard because the majority of the lots in the 
subdivision, three (3), are proposed to be zoned R Rural Residential 
District. 

 
d. Sanitary Sewer Access – The five (5) proposed lots are greater than one 

(1) acre and are not within 200 feet of a sanitary sewer, so they are 
permitted to be on septic service. Subject to approval, a percolation test 
and septic tank permit are required for each lot from Wyandotte County 
Health Department. 
 

e. Zoning – Lots 1 and 2 are proposed to be rezoned to R-1 Single Family, 
while Lots 3, 4, and 5 are proposed to be rezoned to R Rural. 

 

f. The property owners within Roby’s Run are responsible for the construction 
of the private road, which must be approved by the Public Works 
Department and continued maintenance of the private road. The Unified 
Government is not responsible for servicing the private road, similar to 
other subdivisions that have privatized roads. 
 

Planning Engineering Comments: 

A) Items that require plan revision or additional documentation before engineering 
can recommend approval: 

1) None 
B) Items that are conditions of approval: 

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

C) Comments that are not critical to engineering’s recommendations for this specific 
submittal, but may be helpful in preparing future documents: 

1) None 
 

STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends that the Board of Zoning Appeals APPROVE Case BOZA2026-009 
subject to all comments and suggestions outlined in this staff report and summarized by 
the following conditions. 
 

1. This Board of Zoning Appeals case is being heard in conjunction with 
COZ2025-031 and PLAT2025-041. Any approval by the Board of Zoning 
Appeals of this case, and the conditions of approval contained herein, are 
contingent, and shall only go into effect, upon the approval of Petition(s) 
COZ2025-031 and PLAT2025-041. by the Unified Government City Planning 
Commission and upon any ordinance publications required by law; 

2. 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 



BOZA2026-009 July 13, 2026 8 

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

3. 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. 

 

ATTACHMENTS 

Aerial Imagery 
Zoning Map 
Land Use Map 
Five (5) Criteria Set by State Statute 
Neighborhood Meeting Documents 
Roadway Easement 
Preliminary Plat 
Images of the Property Submitted by the Applicant  
Opposition Letters  
 

PUBLIC HEARING SCHEDULE 

Action(s) Board of Zoning Appeals 

Variance July 13, 2026 

 

 

STAFF CONTACT:   Osiris Nuñez Espinoza, Planner  

     Oespinoza@wycokck.org 

 

mailto:buildinginspection@wycokck.org
mailto:Oespinoza@wycokck.org


BOZA2026-009 July 13, 2026 9 

MOTIONS 
 
I move the Board of Zoning Appeals APPROVE Case BOZA2026-009 as meeting all the 
requirements of the City code and being in the interest of the public health, safety and 
general 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 Board of Zoning Appeals DENY Case #BOZA2026-009, as it is not in 
compliance with the City Ordinances as it will not promote the health, safety and general 
welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
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ATTACHMENTS 
 

AERIAL IMAGERY 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ZONING MAP 
 

 



BOZA2026-009 July 13, 2026 11 

LAND USE MAP 
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ADDITIONAL ATTACHMENTS 
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To:   Board of Zoning Appeals 

From:   Planning and Urban Design Staff 

Date:   July 13, 2026 

Re:   Board of Zoning Appeals Petition BOZA2026-010 

GENERAL INFORMATION 
Applicant Information: 
Jonny Richardson 
1922 Matney Avenue 
Kansas City, Kansas 66106 
 
Subject Property: 
1922 Matney Avenue 
Kansas City, Kansas 66106 
 
Requested Action and Purpose: 
Approval of a Variance for quantity 
and exceeding size limit of accessory 
structures. 
 
Commission Districts: 
At-Large Commissioner, District #2:  
Andrew Kump 
District #3 Commissioner: 
Christian Ramirez  
 
Existing Zoning District(s):  
A-G Agriculture District 
(Proposed: R-1 Single Family 
District) 
 
Plan Area: 
PlanKCK Comprehensive Plan 
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 Adjacent Zoning Adjacent Uses 
North A-G Agriculture District Single-family residence 
South R-1 Single Family District Single-family residence 
East R-1 Single Family District Single-family residence 
West R-1 Single Family District Single-family residence 

 
Total Tract Size:   3.63 Acres 

2.35 Acres (Proposed) 
 

Neighborhood Characteristics: 
 

The subject property is located within the 
Argentine Statistical Neighborhood and 
Census Block Group 0434001. The 
neighborhood consists of single-family 
residences to the north, east, south, and 
west of the subject property. 
 

Comprehensive Plan Designation: The PlanKCK Comprehensive Plan 
designates the subject property as Low-
Density Residential, which allows for single-
family, detached residential development on 
standard lot sizes intended to both support 
infill within and protect established single-
family neighborhoods. 
 

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

Parking Requirement: Section 27-454(e) states that two (2) off-
street parking spaces shall be provided on 
the premises for each single-family dwelling, 
at least one of which shall be in a garage or 
carport. The Applicant meets the 
requirement. 
 

Landscaping Requirement: Section 27-700(a) states that 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. 
 

Advertisement: The Wyandotte Echo – May 14, 2026 
Letters to Property Owners – May 15, 2026 

Public Hearing(s): July 13, 2026 
 

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

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. 18208-00791 – Code-Environment – March 5, 2018 – Completed – Vehicles 
parked in unpaved surface.  

2. From 2007 to 2016 there were three (3) Code-Environments in regards of tall 
weeds and vehicles parked in unpaved surface.  
 

Outstanding or Related Permit and Cases: 

1. COZ2026-009 –– Change of Zone from A-G Agriculture to R-1 Single Family 
District (scheduled to be heard on June 8, 2026). 

 
Previous Planning Actions: 
 

1. There are no previous planning entitlements on the subject property. 
 
PROPOSAL 
Detailed Outline of Requested Action: The applicant, Jonny Richardson is requesting the 
following Variance(s) at 1922 Matney Ave: 

This appeal has been filed to grant two (2) variances from Chapter 27 ordinances for the 
number of accessory structures and size of accessory structure.  
 
Section 27-607(2) states that for any dwelling unit there may be permitted a detached 
accessory building. The appellant is requesting two (2) detached accessory structures. 
This is a violation of one (1) additional detached accessory structure.  
 
Section 27-607(2) states that the total area of such detached accessory building shall not 
exceed 1,000 square feet or cover more than 30 percent of the required rear yard.  
The appellant is requesting to have a detached accessory structure that is 3,700 square 
feet. A violation of 2,700 square feet.  

City Ordinance Requirements: Article XXI Sections 27-502 – 27-709, Article VII Sections 
27-245-339, Article XI Section 27-215, and all other applicable standards within Chapter 
27. 

KANSAS STATUTORY REQUIREMENTS 
1. The variance requested arises from such condition which is unique to the 

property in question and which is not ordinarily found in the same zone or 
district; and which is not created by an action or actions of the property 
owner or the applicant. 
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The property is currently zoned A-G Agriculture, but at 3.63 acres, it is a legal 
non-conforming lot because it does not meet the five-acre minimum required for 
A-G zoning. With the proposed replat, the lot will be reduced in size, which 
places it under R-1 Single Family standards. Under R-1 regulations, a property 
is limited to one (1) accessory structure, yet the site presently contains two (2), 
and one (1) of the accessory structures exceeds the maximum allowed size of 
1,000 square feet. 
 
Although the applicant states that the replat is motivated by a health-related 
need, the reduction in lot size and the resulting zoning conflicts constitutes a 
self-created hardship. 
 

2. The granting of the permit for the variance will not adversely affect the 
rights of adjacent property owners or residents. 
 
Granting the Variance will not adversely affect the rights of the adjacent property 
owners. It will benefit the property owner.  
 

3. The strict application of the provisions of the zoning ordinance of which 
variance is requested will constitute unnecessary hardship upon the 
property owner represented in the application. 
 
Strict application of the zoning ordinance does not create a substantial or 
unnecessary burden on the property owner. The property is legal non-
conforming; by modifying a legal non-conforming property the owner is now 
subject to the up-to-date city codes. The hardship being claimed results solely 
from replating, not from the ordinance itself. 
 

4. The variance desired will not adversely affect the public health, safety, 
morals, order, convenience, prosperity, or general welfare. 
 
Granting this variance would adversely affect public morals, order, convenience, 
prosperity, and general welfare. The hardship was imposed by the applicant.  
 

5. The granting of the variance desired will not be opposed to the general 
spirit and intent of the zoning ordinance. 
 
Granting this variance would be inconsistent with Section 27-607(2) and 
approving this request would not align with the established residential codes. 

NEIGHBORHOOD MEETING INFORMATION 
The applicant held a neighborhood meeting via Teams on May 21, 2026. Attached is 
the list of persons who attended the meeting, minutes, affidavit and/or submitted 
comments to the applicant. 
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KEY ISSUES 
Number of accessory structures 
 
STAFF COMMENTS AND SUGGESTIONS 
Planning and Urban Design Comments: 

1. What are the accessory structures used for? 
 
Applicants Response: The accessory structures are used for personal storage.  
 

Planning Engineering Comments: 

A) Items that require plan revision or additional documentation before engineering 
can recommend approval: 

1) None 
B) Items that are conditions of approval: 

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

C) Comments that are not critical to engineering’s recommendations for this specific 
submittal, but may be helpful in preparing future documents: 

1) None 
 
STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends that the Board of Zoning Appeals APPROVE Case BOZA2026-010 
subject to all comments and suggestions outlined in this staff report and summarized by 
the following conditions. 
 

1. This Board of Zoning Appeals case is being heard in conjunction with 
PLAT2026-020 and COZ2026-009. Any approval by the Board of Zoning 
Appeals of this case, and the conditions of approval contained herein, are 
contingent, and shall only go into effect, upon the approval of Petition(s) 
PLAT2026-020 and COZ2026-009 by the Unified Government Board of 
Commissioners and upon any ordinance publications required by law; 

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

3. 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 

mailto:buildinginspection@wycokck.org
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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. 
 

ATTACHMENTS 
Aerial Imagery 
Zoning Map 
Land Use Map 
Five (5) Criteria Set by State Statute 
Neighborhood Meeting Affidavit 
Neighborhood Meeting Minutes 
Preliminary Plat 
Images of the Subject Property Submitted by the Applicant 
 
PUBLIC HEARING SCHEDULE 

Action(s) Board of Zoning Appeals 
Variance July 13, 2026 

 

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

MOTIONS 
 
I move the Board of Zoning Appeals APPROVE Case BOZA2026-010 as meeting all the 
requirements of the City code and being in the interest of the public health, safety and 
general 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 Board of Zoning Appeals DENY Case BOZA2026-010, as it is not in 
compliance with the City Ordinances as it will not promote the health, safety and general 
welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
 

mailto:Oespinoza@wycokck.org
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ATTACHMENTS 
 

AERIAL IMAGERY 
 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ZONING MAP 
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LAND USE MAP 
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ADDITIONAL ATTACHMENTS 
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To:   Board of Zoning Appeals 

From:   Planning and Urban Design Staff 

Date:   July 13, 2026 

Re:   Board of Zoning Appeals Petition BOZA2026-011 

GENERAL INFORMATION 

Applicant Information: 
Randolph Dodson 
2535 Grandview Boulevard  
Kansas City, Kansas 66102 
 
Subject Property: 
2535 Grandview Boulevard  
Kansas City, Kansas 66102 
 
Requested Action and Purpose: 
Approval of a Variance for an existing 
carport that projects into the front and 
side yard setback.  
 
Commission Districts: 
At-Large Commissioner, District #2:  
Andrew Kump 
District #2 Commissioner: 
William Burns 
 
Existing Zoning District(s): 
R-1(B) Single Family District 
 
Plan Area: 
Central Area Master Plan 
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 Adjacent Zoning Adjacent Uses 

North R-1(B) Single Family District Single family residence 

South R-1(B) Single Family District Single family residence 

East R-1(B) Single Family District Single family residence 

West R-1(B) Single Family District Single family residence 

 
Total Tract Size:   0.79 Acre 

Neighborhood Characteristics: 
 

The subject property is located within the 
Kensington Statistical Neighborhood, 
Wyandotte Countians Against Crime (WCAC) 
Neighborhood Group, and Census Block 
Group 0422001. The neighborhood consists 
of single-family residences to the north, east, 
south, and west of the subject property. 
 

Comprehensive Plan Designation: The Central Area Plan designates the 
subject property Urban Density, which allows 
keeping the residential character of the area 
instead of the commercial/industrial 
development opposed by residents. The 
intersection of 7th and Central is identified as 
“Community Commercial”, ensuring the 
development of that site will build off the 
success of the adjacent corridor. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates Grandview Boulevard as a 
Collector Street. 
 

Parking Requirement: Section 27-455(d) states that two (2) off-
street parking spaces shall be provided on 
the premises for each single-family dwelling. 
The Applicant meets the requirement.  
 

Landscaping Requirement: 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. This will vary for each parcel and 
tract of land. 
 

Advertisement: The Wyandotte Echo – May 14, 2026 
Letters to Property Owners – May 15, 2026 
and May 29, 2026 
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Public Hearing(s): July 13, 2026 
 

Public Support: None to date. 
 

Public Opposition: None to date. 
 

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. STR25-0242 – Structural – March 21, 2025 – Extension Granted – Carport in front 
of the dwelling. 

2. BSR25-0056 – Stop Work Order – March 21, 2025 – Pending – Carport in front of 
the property  

3. 19205-00163 – Code-Environment – May 14, 2019 – Completed – Trash in front 
of the property. 
 

Outstanding or Related Permit and Cases: 

1. RES25-0169 – Residential – April 11, 2025 – Revise and Re-Submit 
2. BSR25-0056 – Stop Work Order – March 21, 2025 – Pending – Carport in front of 

the property  
 
Previous Planning Actions: 
 

1. There are no previous planning entitlements on the subject property. 
 

PROPOSAL 

Detailed Outline of Requested Action: The applicant, Randolph Dodson, is requesting 
the following Variance at 2535 Grandview Boulevard Kanas City, Kansas 66102: 
 
This appeal has been filed for an existing carport that projects into the front yard setback. 
Section 27-454(d)(2)(a) requires a minimum front yard setback from property line not 
less than 25 feet. The proposed deck is 7.7 feet from the front yard property line, a 
violation of 17.3 feet.  
 
City Ordinance Requirements: Article XXI Sections 27-502 – 27-709, Article VII Sections 
27-245-339, Article XI Section 27-215, and all other applicable standards within Chapter 
27. 

KANSAS STATUTORY REQUIREMENTS 

1. The variance requested arises from such condition which is unique to the 
property in question and which is not ordinarily found in the same zone or 
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district; and which is not created by an action or actions of the property 
owner or the applicant. 
 
The applicant explains that the driveway serves as the primary entrance to the 
home. Due to the applicant’s disability, harsh weather conditions, such as snow 
and ice make it difficult for the applicant to enter and exit the property. The 
carport was added to help reduce these challenges. 
 
While the applicant’s circumstances are understood, the structure was installed 
before obtaining the required permits. As a result, the hardship was created by 
the applicant’s own actions. 
 

2. The granting of the permit for the variance will not adversely affect the 
rights of adjacent property owners or residents. 
 
Granting the permit will not adversely affect the rights of adjacent property 
owners or residents, however, this is a hardship that the property owner 
imposed on themselves. 
 

3. The strict application of the provisions of the zoning ordinance of which 
variance is requested will constitute unnecessary hardship upon the 
property owner represented in the application. 
 
Strict application of the zoning ordinance does not create a substantial or 
unnecessary burden on the property owner. The applicant constructed the 
carport without obtaining the required permits. The hardship being claimed 
results solely from the unpermitted deck construction, not from the ordinance 
itself. 
 

4. The variance desired will not adversely affect the public health, safety, 
morals, order, convenience, prosperity, or general welfare. 
 
Granting this variance would adversely affect public morals, order, convenience, 
prosperity, and general welfare. The hardship was imposed by the applicant.  
 

5. The granting of the variance desired will not be opposed to the general 
spirit and intent of the zoning ordinance. 
 
Granting this variance would be inconsistent with Section 27-454(d)(2)(a) and 
approving this request would not align with the established residential codes. 
 

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting via Zoom on June 22, 2026. Attached is the 
list of persons who attended the meeting, minutes, affidavit and/or submitted comments 
to the applicant. 
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KEY ISSUES 

Setbacks 
 

STAFF COMMENTS AND SUGGESTIONS 

Planning and Urban Design Comments: 

1. Why was the carport added? 
 
Applicant Response: The carport was added to aid Mr. Dodson in safely entering 
and exiting his residence. The driveway is sloped and serves as his primary 
access point to his home. Mr. Dodson has been disabled since age 55 with 
chronic degenerative disc disease of the lumbar spine. Snow and ice accumulate 
on the slope and pose a risk of slipping on the driveway, and the carport was built 
to shield the driveway from these conditions.  
 

2. Why did the applicant not obtain a building permit for the carport? 
 
Applicant Response: Mr. Dodson hired a contractor, Hogan Matson of Curb 
appeal Heroes LLC, to build the structure. Mr. Matson advised that because the 
structure qualified as an awning, there would be no permit required. Mr. Dodson 
relied on Mr. Matson's representations in proceeding without a permit. 
 

3. When did construction begin and conclude for the carport? 
 
Applicant Response: Construction began on or around March 15, 2025, was 
completed the same day it began. 
 

Planning Engineering Comments: 

A) Items that require plan revision or additional documentation before engineering can 
recommend approval: 

1) None 
B) Items that are conditions of approval: 

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

C) Comments that are not critical to engineering’s recommendations for this specific 
submittal, but may be helpful in preparing future documents: 

1) None 
 

STAFF RECOMMENDATION AND CONDITIONS 

Staff recommends that the Board of Zoning Appeals DENY case BOZA2026-011 subject 
to all comments and suggestions outlined in this staff report, and summarized by the 
following conditions: 
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1. This variance does not meet Statutory Requirement #1. The variance for 
setbacks is not a condition unique to the property and the Applicant’s 
actions created the need for the variance by constructing a carport onto the 
residence without first obtaining a Variance, then obtaining a building 
permit from the Building Inspection Division; and, 

2. These variance does not meet Statutory Requirement #3. Requiring a 
violation that was not granted a variance to be demolished may exhibit a 
financial cost for Property Owner-Applicant, but it does not constitute 
unnecessary hardship because it maintains compliance and the proper 
order of zoning entitlement procedure. If consultation with Planning Staff 
had occurred prior to construction, a variance would have been required, 
but procedurally, the variance would be heard by the Board of Zoning 
Appeals and depending on the outcome, plans would have been submitted 
to Building Inspection Division for review of a building permit. 

 
If the Board of Zoning Appeals chooses to APPROVE, it shall be done so under the 
following conditions: 

 
1. Subject to approval, the applicant shall obtain a retroactive building permit 

for the ramp; 
2. A building permit is required for the construction of a permanent structure 

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

3. 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. 

 

ATTACHMENTS 

Aerial Imagery 
Zoning Map 
Land Use Map 
Five (5) Criteria Set by State Statute 
Affidavit 
Neighborhood Meeting Minutes 
Plot Plan 
Site Photograph 
 

mailto:buildinginspection@wycokck.org
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PUBLIC HEARING SCHEDULE 

Action(s) Board of Zoning Appeals 

Variance July 13, 2026 

 

 

STAFF CONTACT:   Osiris Nuñez Espinoza, Planner  

     Oespinoza@wycokck.org 

MOTIONS 
 
I move the Board of Zoning Appeals DENY Case BOZA2026-011, as it is not in 
compliance with the City Ordinances as it will not promote the health, safety and general 
welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
 

OR 
 
I move the Board of Zoning Appeals APPROVE Case BOZA2026-011 as meeting all the 
requirements of the City code and being in the interest of the public health, safety and 
general 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. ________________________________________________________. 
 

 

mailto:Oespinoza@wycokck.org
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ATTACHMENTS 
 

AERIAL IMAGERY 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ZONING MAP 
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LAND USE MAP 
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ADDITIONAL ATTACHMENTS 
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To:   Board of Zoning Appeals 

From:   Planning and Urban Design Staff 

Date:   July 13, 2026 

Re:   Board of Zoning Appeals Petition BOZA2026-012 

GENERAL INFORMATION 

Applicant Information: 
Nathan Nowak 
3420 North 60th Street 
Kansas City, Kansas 66104 
 
Subject Property: 
3420 North 60th Street 
Kansas City, Kansas 66104 
 
Requested Action and Purpose: 
Approval of a Variance for a 
proposed detached accessory 
structure exceeds 1,000 square feet.  
 
Commission Districts: 
At-Large Commissioner, District #1:  
Melissa Bynum 
District #8 Commissioner: 
Andrew Davis 
 
Existing Zoning District(s): 
R-1 Single Family District 
 
Plan Area: 
PlanKCK Comprehensive Plan 
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 Adjacent Zoning Adjacent Uses 

North R-1 Single Family District Single family residence 

South R-1 Single Family District Single family residence 

East R-1 Single Family District Single family residence 

West R-1 Single Family District Place of worship 

 
Total Tract Size:   0.65 Acre 

 
Neighborhood Characteristics: 
 

The subject property is located within the 
Bethel-Welborn Statistical Neighborhood and 
Census Block Group 0443012. The 
surrounding area is composed of 
single-family residences in all directions, to 
the north, east, south, and west of the 
subject property. In addition, a place of 
worship is located immediately to the west, 
directly adjacent to the property. 
 

Comprehensive Plan Designation: The PlanKCK Comprehensive Plan 
designates the subject property as Low-
Density Residential, which allows for single-
family, detached residential development on 
standard lot sizes intended to both support 
infill within and protect established single-
family neighborhoods. 
 

Major Street Plan: The goDotte Countywide Strategic Mobility 
Plan designates North 60th Street as a Local 
Street. 
 

Parking Requirement: Section 27-454(e) states that two (2) off-
street parking spaces shall be provided on 
the premises for each single-family dwelling, 
at least one (1) of which shall be in a garage 
or carport. Applicant does not meet the 
requirements. 
 

Landscaping Requirement: 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. This will vary for each parcel and 
tract of land. 
 

Advertisement: The Wyandotte Echo – May 14, 2026 
Letters to Property Owners – May 15, 2026 
and June 1, 2026 
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Public Hearing(s): July 13, 2026 
 

Public Support: None to date. 
 

Public Opposition: Staff received a letter via email on May 7, 
2026. 
 

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. CMP26-0508 – Enforcement Complaint – March 30, 2026 – Closed – Heavy 
machinery on site. 

2. CMP25-1709 – Enforcement Complaint – July 03, 2025 – Closed  
3. ENV25-2680 – Code-Environment – July 30, 2025 – Closed – Property had a 

commercial vehicle, trailer and commercial equipment. 
4. 12200-01140 – Code-Environment – March 28, 2012 – Completed – Fence was 

over 4 feet at the front of the property. 
5. 12200-00974 – Code-Environment – March 16, 2012 – Driveway with gravel. 

 
Outstanding or Related Permit and Cases: 

1. PMZ26-0021 – Zoning PMC – April 2, 2026 – Open – Waiting on Variance 
approval. 

2. RES26-004 – Residential – February 25, 2026 – Revise and Re-Submit. 
 
Previous Planning Actions: 
 

1. 12410-00016 – Variance – April 9, 2012 – Approved – To keep a fence that is 
taller that what is required by code.  

 

PROPOSAL 

Detailed Outline of Requested Action: The applicant, Nathan Nowak, is requesting the 
following Variance at 3420 North 60th Street: 

This appeal has been filed for an accessory structure that violates the maximum allowed 
square footage. Section 27-609(2) states that an accessory structure shall be no larger 
than 1,000 square feet. The subject accessory structure is 3,500 square feet, a violation 
of 2,500 square feet. 

City Ordinance Requirements: Article XXI Sections 27-502 – 27-709, Article VII Sections 
27-245-339, Article XI Section 27-215, and all other applicable standards within Chapter 
27. 
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KANSAS STATUTORY REQUIREMENTS 

1. The variance requested arises from such condition which is unique to the 
property in question and which is not ordinarily found in the same zone or 
district; and which is not created by an action or actions of the property 
owner or the applicant. 
 
The applicant states that this is a unique condition because of this pre-existing 
legacy placement of the existing home, any attempt to expand or add onto the 
principal structure would be extraordinarily impractical and would fundamentally 
alter the character of the home in ways that a new detached outbuilding would 
not. Specifically, adding onto the existing structure would require extensive 
structural modifications, including difficult matching of roof lines and 
architectural details, substantial architectural and engineering costs, 
significantly longer construction timelines, and major interior demolition and 
reconfiguration. These modifications would render the home largely 
unlivable for the duration of construction, imposing severe hardship on the 
occupants. In contrast, construction of a new detached outbuilding allows for 
a clean, cohesive design without compromising the integrity or habitability of 
the original dwelling. 
 
The hardship being claimed arises solely from the decision not to add a 
breezeway connecting the accessory structure to the dwelling, rather than from 
any requirement within the ordinance itself. If the applicant were to construct a 
breezeway, the accessory structure and the home would function as one unified 
structure, and square footage would not present an issue. 
 

2. The granting of the permit for the variance will not adversely affect the 
rights of adjacent property owners or residents. 
 
Granting the permit will not adversely affect the rights of adjacent property 
owners or residents, however, this is a hardship that the property owner 
imposed on themselves. 
 

3. The strict application of the provisions of the zoning ordinance of which 
variance is requested will constitute unnecessary hardship upon the 
property owner represented in the application. 
 
Strict application of the zoning ordinance does not create a substantial or 
unnecessary burden on the property owner. The hardship being claimed results 
solely from not adding a breezeway between the accessory structure and the 
dwelling, not from the ordinance itself. 
 

4. The variance desired will not adversely affect the public health, safety, 
morals, order, convenience, prosperity, or general welfare. 
 
Granting this variance would adversely affect public morals, order, convenience, 
prosperity, and general welfare. The hardship was imposed by the applicant. If 
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the applicant were to add a breezeway to attach the accessory structure to the 
primary dwelling, this action would eliminate the need for a Variance. 
 

5. The granting of the variance desired will not be opposed to the general 
spirit and intent of the zoning ordinance. 
 
Granting this variance would be inconsistent with Section 27-609(2) and 
approving this request would not align with the established residential codes. 
 

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting via Zoom on May 21, 2026. Attached is the 
list of persons who attended the meeting, minutes, affidavit and/or submitted comments 
to the applicant. 
 

KEY ISSUES 

Square footage of accessory structure  
 

STAFF COMMENTS AND SUGGESTIONS 

Planning and Urban Design Comments: 

1. Why does the proposed accessory structure exceed the maximum permitted size 
of 1,000 square feet for an accessory building? 
 
Applicant Response: The garage will be used solely for personal residential 
storage of the owner’s three vehicles, trailer, tractor, boat, future camper or 
motorhome, lawn mower and other lawn care equipment, tools, seasonal items, 
sporting equipment, and other typical household belongings. Rather than 
constructing multiple smaller carports or leaving items exposed under tarps — 
which would create a cluttered appearance — I am seeking one properly sized, 
secure, and well-designed structure that fully protects these personal belongings. 
This single detached garage will provide a cleaner, more attractive, and more 
orderly appearance for both my property and the surrounding neighborhood. 
 

2. What items or materials are intended to be stored within the accessory structure? 
 
Applicant Response: The garage will be used solely for personal residential 
storage of the owner’s three vehicles, trailer, tractor, boat, future camper or 
motorhome, lawn mower and other lawn care equipment, tools, seasonal items, 
sporting equipment, and other typical household belongings. 
 

3. Because metal accessory structures are not permitted in residential zoning 
districts, is the applicant willing to enclose the metal exterior with siding so that the 
structure is consistent in appearance with the primary dwelling? 
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Applicant Response: The building will be finished with a factory-applied painted 
metal exterior that closely matches the color of the primary dwelling, as expressly 
allowed by Section 27-609 of the Unified Government Code and as confirmed in 
the attached signed Building Code Review (RES26-0094). I am happy to work 
with staff on specific color selections to ensure compatibility with the 
neighborhood. 
 

4. If adding a breezeway to attach the accessory structure to the primary dwelling 
would eliminate the need for a Variance, why is the applicant not pursuing this 
option? 
 
This would eliminate the need for this variance and there not a precedent for a 
structure that is 250% larger than a structure that complies with the zoning district 
regulations.  
 
Applicant Response: Adding a breezeway is not a practical or reasonable 
alternative. Because the home has no rear door, any breezeway would have to 
attach to the west side of the historic 1940s structure. This would require 
significant structural modifications, foundation work, utility rerouting, matching of 
roof lines and architectural details, and substantial interior work — all while I 
continue to live in the home. The result would be a much longer construction 
period, substantially higher cost, greater disruption to daily living and the 
neighborhood, and a less attractive final appearance compared to a clean, 
detached garage in the rear yard. Furthermore, attaching the garage would create 
one very large, unified structure that would still exceed the spirit of the accessory-
building regulations in practice, while permanently altering the historic character of 
the original residence. The detached solution better preserves the architectural 
integrity of the 1940s home, minimizes construction impacts on the neighborhood, 
and is the minimum relief necessary to meet my functional storage needs in a 
manner consistent with the Low-Density Residential designation in the PlanKCK 
Comprehensive Plan. 
 

(Note: A previous variance was granted for this same property in 2012 [Case 
#12410-00016] for similar reasons related to the unique configuration and lack of 
a rear entrance.) 
 
Staff Comment: A Variance was approved in 2012 to maintain a fence that was 
taller than the required height; four (4) feet tall. The fence being five (5) feet tall. 
The Variance was approved.  
 

Planning Engineering Comments: 

A) Items that require plan revision or additional documentation before engineering 
can recommend approval: 

1) None 
B) Items that are conditions of approval: 

1) Detailed engineering comments are made by separate technical review of the 
plans and submitted directly to the applicant. Provide revised plans and 
responses in accordance with the engineering comments. 
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C) Comments that are not critical to engineering’s recommendations for this specific 
submittal, but may be helpful in preparing future documents: 

1) None 
 

STAFF RECOMMENDATION AND CONDITIONS 

Staff recommends that the Board of Zoning Appeals DENY Case BOZA2026-012 
subject to all comments and suggestions outlined in this staff report, and summarized by 
the following conditions: 
 

1. The variance request does not fulfill Statutory Requirement #1. The variance 
arises from the Appellant’s need to store personal vehicles in a garage, a 
condition which is not unique to the subject property in question, and is 
furthermore, a condition which could ordinarily be found in the same zone 
or district that would require an accessory structure 250% larger than the 
maximum footprint allowed; 

2. The variance request does not fulfill Statutory Requirement #2. Granting the 
variance will adversely affect the rights of adjacent property owners or 
residents who have complied with the siting of their detached accessory 
structures; 

3. The applicant does not meet State Statutory Requirement #3. The overall 
size of the carport, 3,500 square feet, exceeds the 1,000 square foot 
maximum allowed in the R-1 District. If the applicant builds a breezeway to 
connect the accessory structure to the dwelling, a variance is not 
necessary. If the applicant were to be denied, the applicant can attach the 
proposed structure to the residence, reduce the overall size to 1,000 square 
feet and site the accessory structure in the rear yard; 

4. This variance does not meet Statutory Requirement #5. The intent of the 
ordinance, specifically the R-1 Single Family District, is to provide adequate 
space between the dwelling and adjacent property lines, affording open 
space, light and air for the abutting residence.  

5. The approximate location and size of the proposed structure is incompatible 
with the size, zoning, and use of the subject property, and is incompatible 
with the size, zoning, and use of the surrounding parcels and the 
neighborhood. 
 

If the Board of Zoning Appeals approves BOZA2025-012, staff recommends the 
following conditions: 
 

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

2. Repave parking lot area with concrete and/or asphalt. Gravel is prohibited; 
and,  

mailto:buildinginspection@wycokck.org
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3. 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.   

 

ATTACHMENTS 

Aerial Imagery 
Zoning Map 
Land Use Map 
Site Plan 
Five (5) Criteria Set by State Statute 
Neighborhood Meeting Affidavit  
Neighborhood Meeting Minutes 
Plot Plan 
Plans for the Accessory Structure 
Images of the Property Submitted by the Applicant  
Letter of Opposition 
 

PUBLIC HEARING SCHEDULE 

Action(s) Board of Zoning Appeals 

Variance July 13, 2026 

 

 

STAFF CONTACT:   Osiris Nuñez Espinoza, Planner  

     Oespinoza@wycokck.org 

 

mailto:Oespinoza@wycokck.org
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MOTIONS 
 
I move the Board of Zoning Appeals DENY Case BOZA2026-012, as it is not in 
compliance with the City Ordinances as it will not promote the health, safety and general 
welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
 

OR 
 
I move the Board of Zoning Appeals APPROVE Case BOZA2026-012 as meeting all the 
requirements of the City code and being in the interest of the public health, safety and 
general 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. ________________________________________________________. 
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LAND USE MAP 
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To:   Board of Zoning Appeals 

From:   Planning and Urban Design Staff 

Date:   July 13, 2026 

Re:   Board of Zoning Appeals Petition BOZA2026-014 

GENERAL INFORMATION  

Applicant Information: 
Khalid Banday 
Applicant 
KAM Design Group LLC 
9000 East Bannister Road 
Kansas City, Missouri 64134 
 
Subject Property: 
708 Simpson Avenue 
Kansas City, Kansas 66101 
 
Requested Action and Purpose: 
Approval of a variance for front yard 
and side yard, corner building 
setbacks for a 3,720 square foot 
retail building.  
 
Commission Districts: 
At-Large Commissioner, District #2:  
Andrew Kump 
District #2 Commissioner: 
William (Bill) Burns, Jr. 

Existing Zoning District(s): 
C-3 Commercial District  
 
Comprehensive Plan Area:  
Central Area Plan 
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Total Tract Size:   

 

2.45 Acres 

Neighborhood Characteristics: 
 

The subject property is within the Riverview 
Statistical Neighborhood, Central Avenue 
Betterment Association (CABA) 
Neighborhood Business Group, and Census 
Block 0420022. The neighborhood 
characteristics is commercial businesses 
along Simpson Avenue and Central Avenue, 
as this is a high traffic, commercial area. This 
property is off Simpson Avenue, just one 
block west from the 7th and Central Avenue 
intersection. 

 
Comprehensive Plan Designation: 

 
The Central Area Plan designates the 
subject property Community Commercial, 
which allows grocery stores, medium sized 
box stores (25,000 – 70,000 sq ft), sit-down 
and drive-through restaurants, banks, drug 
stores, gas stations and convenience stores. 
 

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

Parking Requirement: Section 27-467(e) uses in this district require 
paved off-street parking at a ratio of not less 
than four (4) spaces per 1,000 square feet of 
floor area in the building. 15 spaces are 
required.  
 
The Unified Government passed a resolution 
on July 17, 2025, which does not require off-
street parking for commercial and industrial 
businesses, and mixed-use buildings with up 

 Adjacent Zoning Adjacent Uses 

North CP-2 Planned General 
Business District 

Plaza at the Speedway (Commercial 
shopping center) 

South CP-2 Planned General 
Business District 

Hotel (Residence Inn by Marriott) 

East CP-2 Planned General 
Business District 

Legends Parking Garage 

West CP-2 Planned General 
Business District 

Target  
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to six (6) residential units east of Interstate 
635. 

Landscaping Requirement: Section 27-467(g) Trees are required at not 
less than one (1) per 7,000 square feet of 
site area. Six (6) high architectural screening 
is to be provided along all side and rear 
property lines common to or across an alley 
from residentially zoned property. 
 
Section 27-577(a)(5) Landscaping shall 
exceed the typical code requirements by at 
least 75 percent. 8 site trees are required. 
This does not include trees within parking lot 
islands or street trees. 
 

Advertisement: The Wyandotte Echo – June 18, 2026 
Letters to Property Owners – June 19, 2026 

Public Hearing: July 13, 2026 

Public Support: None to date.  

Public Opposition: None to date. 

RELATED ENFORCEMENT AND ACTION ITEMS 

 
Noise or Disturbance Complaints: 
 

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

 

Building, Zoning, or Code Enforcement Complaints: 
 

1. There have been code enforcement citations between 2001 – 2019 ranging from 

graffiti, tall grass, weeds, junk and trash, and excess window signage. 

 

Outstanding or Related Permit and Cases: 
 

1. There have been numerous building, plumbing, mechanical, gas and electrical 

permits between 2013 – 2014. 

 

Previous Planning Actions: 
 

1. 2015: Approval of a variance (Appeal 2167) for building and parking setbacks, 
and parking space reduction by the Board of Zoning Appeals on October 12, 
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2015. (Since a building permit was not obtained within six (6) months after 
approval, the variance is void). 

2. 1975: Approval of a variance (Appeal 923) for rear yard setback by the Board of 
Zoning Appeals on October 6, 1975. 
 

PROPOSAL 
 
Detailed Outline of Requested Action: The Appellant, Khalid Banday with KAM Design, is 
requesting a variance for front yard and side yard, corner setbacks for a 3,720 square 
foot retail building. Section 27-467(d)(2)a. states the front yard setback shall not be less 
than 25 feet from the property line. Appellant is requesting two (2) feet, a violation of 23 
feet.  
 
Section 27-467(d)(2)c. states the side yard, corner setback shall not be less than 25 feet 
from the property line. Appellant is requesting zero (0), a violation of 25 feet.  
 
City Ordinance Requirements: Article XXI Sections 27-502 – 27-709, Article VII Sections 
27-245-339, Article XI Section 27-215, and all other applicable standards within Chapter 
27. 
 

KANSAS STATUTORY REQUIREMENTS 
 

1. The variance requested arises from such condition which is unique to the 
property in question and which is not ordinarily found in the same zone or 
district; and which is not created by an action or actions of the property 
owner or the applicant. 
 

This property is located in the older part of the city and features a development 
pattern with shorter setbacks. The applicant is trying to place parking spaces 
closer to the property line. 
 

2. The granting of the permit for the variance will not adversely affect the 

rights of adjacent property owners or residents. 

  

Currently, this property has three (3) retail shops. The proposed building will be 
on the southeast corner of the property, along the south property line and 
Simpson Avenue. Reducing the setbacks should not adversely affect the rights 
of adjacent property owners. 
 

3. The strict application of the provisions of the zoning ordinance of which 

variance is requested will constitute unnecessary hardship upon the 

property owner represented in the application. 

 

If the request is denied, the applicant would not be able to build as proposed. 
Staff does not consider this to be an unnecessary hardship, but it is not the 
preference of the applicant. 
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4. The variance desired will not adversely affect the public health, safety, 
morals, order, convenience, prosperity, or general welfare. 
 
By moving the parking stalls closer to the property line, more maneuvering area 
is available in parking lot. Placing the building on the property line, adjacent to 
the sidewalk and connecting storefronts promotes walkability along Simpson 
Avenue. 
 

5. The granting of the variance desired will not be opposed to the general 

spirit and intent of the zoning ordinance. 

 

Setbacks are created for aesthetic and fire protection reasons. These areas 
within the setback provide a space for landscaping that helps soften the impact 
of development. In this case, the applicant is asking for a two (2) foot setback of 
the building to the east and a zero (0) foot setback along Simpson Avenue, to 
the south. The building and landscaping along Simpson Avenue does not 
comply with the Commercial Design Guidelines. 
 

NEIGHBORHOOD MEETING INFORMATION 
 
The applicant held a neighborhood meeting via Zoom on June 24, 2026. Attached is the 
list of persons who attended the meeting, minutes, affidavit and/or submitted comments 
to the applicant. 
 

KEY ISSUES 
 
Compliance with the Commercial Design Guidelines 
 

STAFF COMMENTS AND SUGGESTIONS 

Planning and Urban Design Comments: 

 

General Planning: 

1. Complete the Five (5) Criteria Set by State Statute – Criteria 3 – 5. Not applicable 
does not answer the statement. 
 
Applicant Response: Please see revised application and these sections have 
been completed. 
 

2. The driveway/curb cut along east/west Simpson Avenue shall be closed and 
restored with grass. 
 
Applicant Response: Please see sheet C3, a note has been added that this 
driveway shall be closed and sidewalk and curb cut restored. 
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Building Architecture: 
 

1. Provide building elevations for the south and west facades.  
 
Applicant Response: Please see revised plan set, sheet A3 has been added that 
provides these two elevations. 
 

2. Section 27-576(c)(1) Commercial development should take into account the 
architectural design of all building elevations, 360 degrees. Quality design should 
be expressed on all elevations of the building. 

a. The same level of detail shown on the north elevation shall be incorporated 
into the rest of the building. The south elevation does not comply with the 
Commercial Design Guidelines and the intent of the ordinance.  
 

Applicant Response: Please see revised sheet A3 showing the similar 
architectural details as in the north elevation, furthermore we are open to 
suggestions if more changes are suggested. 
 

3. Section 27-576(c)(2) In order to break up the monotonous appearance of long 
facades, a building wall no more than 45 feet in length should be divided into 
increments of no more than 45 feet through articulation of the facade. This can be 
achieved through combinations of at least three of the following techniques: 

a. Divisions or breaks in materials; 
b. Building offsets (projections, recesses, niches); 
c. Window bays; 
d. Separate entrances and entry treatment; or 
e. Variation in rooflines. 

 
Faux windows, masonry recesses, on the east, south and west facades can break 

up the elevation. 

 

Applicant Response: Please see revised elevations sheets and open the City will 

be satisfied with the changes. 

 

4. Downspouts shall be internalized. 
 
Applicant Response: Please see building elevations there are no downspouts and 
for sure they will be internalized.  
 

5. Show realistic wall mounted lights on the building.  
 
Applicant Response: Please be advised that the exterior light fixture model MLLG-
AL-LED-WPSD-9-CC-BOK-2P is an ideal fixture that dissipates light only 
downwards as required by code and has been used in many of our gas station 
projects in metropolitan area. 
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Landscaping and Screening: 
 

1. Section 27-575(e)(4) Parking must be screened from adjacent streets by walls, 
shrubs, trees, or design elements. 
 
Applicant Response: Please see landscaping plan the parking lot has been 
screened with the trees/shrubs and the privacy fence along the west side. 
 

2. Per Section 27-577(a)(5) Landscaping shall exceed the typical code requirements 
by at least 75 percent. The site for the proposed development is 0.75 acres, 14 
trees are required based on Commercial Design Guidelines and exclusive of the 
screening requirements for the lots zoned CP-2 Planned General Business 
District adjacent to residentially zoned properties, street trees and trees planted 
within parking lot islands. 
 
Applicant Response: Please see landscaping sheet we are proposing 18 trees in 
addition to existing 8 trees. 
 

3. Section 27-577(b)(1) New construction must provide at least a 25-foot landscape 
zone between structures and/or parking lots and all public streets and access 
easements 40 feet wide or greater. This requirement may be reduced to 12 feet 
where there is no paving, other than a sidewalk, between a building and the right-
of-way. The distance is to be measured from the public right-of-way or curb line of 
a private easement. 
 
Applicant Response: Please be advised that most of the lot is paved parking lot 
and we are in a process of applying for the variance. But you can see the 
landscaping plan and we have used all the available space for green areas. 
 

4. Section 27-577(b)(2) Landscape berms and/or continuous rows of shrubs are 
required to screen parking from adjacent development or public streets. Shrubs 
used in this area must not exceed a maximum height of 30 inches at maturity. 
 
Applicant Response: Agreed and please see landscaping plan for the screening of 
parking lot and the note that the shrubs shall be a maximum 30 inches high. 
 

5. Section 27-577(b)(3) In general, formal, stand-alone trees are encouraged to be 
planted in landscape zones along major streets and medians. These trees should 
be planted as follows: 

a. One tree with a minimum caliper of two (2) inches (ornamental), evergreen 
trees must be at least six (6) feet when planted provided for every 30 feet of 
street easement or frontage. 

b. Street trees should be planted no closer than 55 feet and no more than 65 
feet apart. Groupings of ornamental trees and shrubs should be placed in 
between the street trees. 
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Applicant Response: Agreed and accordingly laid out in the landscaping plan. 
 

6. Section 27-577(d)(1) At least 75 percent of the length of the building foundations 
facing public streets, the exterior of the development, or common spaces must be 
planted with ornamental plant material such as ornamental trees, flowering 
shrubs, perennials, and groundcovers. 
 
Applicant Response: Please see revised landscaping plans showing the required 
plantings. 
 

7. All privacy fencing along the side and rear shall have masonry columns every 32 
feet running. 
 
Applicant Response: Agreed and construction document shall provide its details. 

 
Signage: 
 

1. 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. 

a. Pole and pylon signs are prohibited. 
 

Applicant Response: Agreed and will follow the instructions.  
 

Standard Conditions: 
 

1. If approved, the Applicant may need additional licenses or permits for safe and 
proper operation. The approval of this application does not mitigate the need for 
additional licenses as this application is for Zoning approval only. 

2. 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. 

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

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

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

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
mailto:info@wycokck.org
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6. 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. 

 
Planning Engineering Comments: 
 
A) Items that require plan revision or additional documentation before engineering can 

recommend approval: 
1) None 

B) Items that are conditions of approval: 
1) None  

C) Comments that are not critical to engineering’s recommendations for this specific 
submittal, but may be helpful in preparing future documents: 

1) None 
 

STAFF RECOMMENDATION AND CONDITIONS 
 
Staff recommends that the Board of Zoning Appeals APPROVE Appeal BOZA2026-014 
subject to all comments and suggestions outlined in this staff report, and summarized by 
the following conditions: 
 

1. Section 27-576(c)(1) Commercial development should take into account the 
architectural design of all building elevations, 360 degrees. Quality design 
should be expressed on all elevations of the building. 

a. The same level of detail shown on the north elevation shall be 
incorporated into the rest of the building. The south elevation does 
not comply with the Commercial Design Guidelines and the intent of 
the ordinance; 

2. Section 27-576(c)(2) In order to break up the monotonous appearance of 
long facades, a building wall no more than 45 feet in length should be 
divided into increments of no more than 45 feet through articulation of the 
facade. This can be achieved through combinations of at least three of the 
following techniques: 

a. Divisions or breaks in materials; 
b. Building offsets (projections, recesses, niches); 
c. Window bays; 
d. Separate entrances and entry treatment; or 
e. Variation in rooflines. 

 
Faux windows, masonry recesses, on the east, south and west facades can 
break up the elevation; 

3. Downspouts shall be internalized; 
4. Section 27-575(e)(4) Parking must be screened from adjacent streets by 

walls, shrubs, trees, or design elements; 
5. Per Section 27-577(a)(5) Landscaping shall exceed the typical code 

requirements by at least 75 percent. The site for the proposed development 
is 0.75 acres, 14 trees are required based on Commercial Design Guidelines 
and exclusive of the screening requirements for the lots zoned CP-2 
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Planned General Business District adjacent to residentially zoned 
properties, street trees and trees planted within parking lot islands; 

6. Section 27-577(b)(2) Landscape berms and/or continuous rows of shrubs 
are required to screen parking from adjacent development or public streets. 
Shrubs used in this area must not exceed a maximum height of 30 inches at 
maturity; 

7. Section 27-577(b)(3) In general, formal, stand-alone trees are encouraged to 
be planted in landscape zones along major streets and medians. These 
trees should be planted as follows: 

a. One tree with a minimum caliper of two (2) inches (ornamental), 
evergreen trees must be at least six (6) feet when planted provided for 
every 30 feet of street easement or frontage. 

b. Street trees should be planted no closer than 55 feet and no more 
than 65 feet apart. Groupings of ornamental trees and shrubs should 
be placed in between the street trees; 

8. Section 27-577(d)(1) At least 75 percent of the length of the building 
foundations facing public streets, the exterior of the development, or 
common spaces must be planted with ornamental plant material such as 
ornamental trees, flowering shrubs, perennials, and groundcovers; 

9. All privacy fencing along the side and rear shall have masonry columns 
every 32 feet running; 

10. 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. 

a. Pole and pylon signs are prohibited; 
11. If approved, the Applicant may need additional licenses or permits for safe 

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

12. 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; 

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

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

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

mailto:signpermits@wycokck.org
mailto:businesslicense@wycokck.org
mailto:buildinginspection@wycokck.org
mailto:info@wycokck.org
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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. 

 

ATTACHMENTS 

Aerial Imagery 
Zoning Map 
Land Use Map 
Five (5) Criteria Set by State Statute 
Applicant Response Letter 
Neighborhood Meeting Documents 
Site Plan 
Grading Plan 
Utility Plan 
Landscape Plan 
Floor Plan 
Building Elevations 
Site Photographs  
 

PUBLIC HEARING SCHEDULE 

Action(s) Board of Zoning Appeals 

Variance July 13, 2026 

 

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

mailto:btoy@wycokck.org
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MOTIONS 
 
I move the Board of Zoning Appeals APPROVE Appeal BOZA2026-014 as meeting all 
the requirements of the City code and being in the interest of the public health, safety 
and general 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 Board of Zoning Appeals DENY Appeal BOZA2026-014, as it is not in 
compliance with the City Ordinances as it will not promote the health, safety and general 
welfare of the City of Kansas City, Kansas; and other such reasons that have been 
mentioned. 
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INTERIM DIRECTOR’S DETERMINATION 

TO:  File – SUP for 408 Sandusky 

FROM:  Rodney Lucas 

DATE:  July 1, 2026 

SUBJECT: Whether application for SUP is to be considered a new application or 
renewal and whether the requirement for a home inspection can be waived. 

 

DETERMINATION 

Upon discussion with the Legal Department for the Unified Government, I have been 
advised of the following and adopt the same as my determination for the application of an 
SUP for a short-term rental at this property.  

  

LEGAL AUTHORITY 

The property located at 408 Sandusky will require an extensive remodel due to the actions 
of a previous renter. Per the plans provided by the applicant, only two walls of the existing 
structure will remain while the rest of the structure will be completely replaced. Thus, the 
structure, though retaining the address of the current SUP, for all intents and purposes will 
be a new structure. Thus, a new application for an SUP for a short-term rental is more 
appropriate in this situation than a renewal of the existing SUP. 

Unified Government Code Sec. 27-263(c)(2)a.3.iii lists two specific situations in which an 
application for an SUP must be considered a new application rather than a renewal (i.e. a 
change in ownership of the parcel or lot or the transfer of the SUP to a separate parcel or 
lot). However, the fact that this section is silent does not preclude the director from viewing 
this proposed extensive remodel as a new application; rather, it sets out two situations 
where no discretion is allowed. 

Unified Government Code Sec. 27-623(c)(2)a.3.ii sets out the submission materials for a 
short-term rental SUP, and subsection J within that section states as follows: 

J.           Report from a full safety home inspection. 
1.          For a new short-term special use permit application only, the 
report from a full safety home inspection conducted within the past six 
months by a home inspector registered with the unified government and 
in compliance with all business licensing requirements. 



2.          Additional inspections may be required at the discretion of the 
director of planning and/or their designee(s).    
3.          While a full safety home inspection shall not be required upon 
every renewal application of an existing special use permit, under no 
circumstances shall the time from the last full home inspection was 
conducted be greater than five years. 

 

Because this application should be viewed as a new application, a home inspection is 
mandatory under Sec. 27-623(c)(2)a.3.ii.J.1 and not discretionary. Specifically, due to the 
extensive remodel that will occur at the property, the requirement of a home inspection 
should not be waived. Further, should this be considered a renewal application, a home 
inspection may still be required under Sec. 27-623(c)(2)a.3.ii.J.2, and should be required 
due to the extensive remodel that will occur at the property. As such, whether the 
application is a new application or a renewal, the director by way of staff can require a 
home inspection as part of the submission materials for the application. 
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