
 

CITY PLAN COMMISSION STAFF REPORT 
 

City of Kansas City, Missouri 

City Planning & Development Department 

www.kcmo.gov/cpc  

 

June 18, 2025 

Project Name 

Jay Wolfe Toyota Expansion  

 

Docket #5 

 

Request 

CD-CPC-2025-00058 

Major Amendment to a Development Plan  

 

Applicant 

Lucas Williams  

Cook, Flatt & Strobel Engineers, P.A. 

 

Owner 

Joe Cordello 

Jay Wolfe Toyota  

APPROVAL PROCESS 

 
 

SUMMARY OF REQUEST + KEY POINTS  

The applicant is seeking approval of a major amendment to a 

Development Plan in District B3-3 (Commercial) on about 6 acres 

generally located at the southeast corner of North Congress Ave 

and Northwest Prairie View Road allowing for a 7,244 square foot 

building addition to the existing Jay Wolfe Toyota Dealership. 

 

PROJECT TIMELINE 

The application for the subject request was filed on April 25, 2025. 

No scheduling deviations from 2025 Cycle 6.2 have occurred.  

 

NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

The subject site is not located within a registered neighborhood or 

homes association. 

 

REQUIRED PUBLIC ENGAGEMENT 

Public engagement as required by 88-505-12 does apply to this 

request. The applicant hosted a meeting on May 29, 2025. A 

summary of the meeting is attached to the staff report, see 

Attachment #3. 

 

EXISTING CONDITIONS 

The subject site is currently developed with the existing Jay Wolfe 

Toyota. There is no associated regulated stream with the subject 

site.  

 

 

CONTROLLING CASE 

Case No. 10251-GP-9 – On April 17, 2001 the City Plan 

Commission approved a final plan in District GP-3 (Regional 

Business) on approximately 6.55 acres generally located west of 

Prairie View Road, south of the intersection of N. Congress 

Avenue and Prairie View Road, east of N. Congress Avenue, and 

about ½ mile north of Tiffany Springs Road to allow for the 

construction of a 31,319 sq. ft. Toyota automotive dealership. 

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket #5  Recommendation: Approval Subject to Conditions 

 

 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

9650 NW Prairie View Rd 

About 6 acres  

B3-3 

1st  

Platte 

Platte County  

Surrounding Land Uses 

North: I-29, Zoned B3-3 

South: Industrial, Zoned M2-3 

East: I-29, Zoned B3-3 

West: Lodging, Zoned B3-3 

 

KC Spirit Playbook Alignment 

Case Number CD-CPC-2025-00058 

LRP determination: Medium Alignment  

 

Land Use Plan 

The KCIA Area Plan recommends 

Commercial Land Uses for this location. The 

proposed plan aligns with this designation. 

See Criteria A for more information. 

 

Major Street Plan 

Northwest Prairie View Road is identified on 

the City’s Major Street Plan as a 

thoroughfare.   

 

Staff 
Review

City Plan 
Commission

City Council

http://www.kcmo.gov/cpc
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RELEVANT CASES 

Case No. 6401-GP: On May 24, 1972 the City Plan Commission recommended approval of a General Planned 

Development District on 7.8 acres for industrial warehouse uses.  (Ordinance No. 41477, passed August 11, 

1972). 

 

Final Plat, Swarts Industrial Park: On July 26, 1972 the City Plan Commission recommended approval of a final 

plat creating five industrial lots in District GP-1 on 7.8 acres.  (Ordinance No. 41477, passed August 11, 1972). 

 

Case No. 6401-GP-1: On February 19, 1985 the City Plan Commission recommended approval of an 

amendment to a General Planned Development District on 7.8 acres to allow a concrete mixing plant.  

(Ordinance No. 57593, passed March 25, 1985). 

 

Case No. 247-S-24: On May 3, 1988 the City Plan Commission dismissed a request for an amendment to the 

KCIA General Development and Land Use Plan to amend about 85 acres from General Industry and General 

Transient Regional Business to Regional Business. 

 

Case No. 10251-GP: On May 3, 1988 the City Plan Commission dismissed a request to rezone about 85 acres 

from District GP-1 to District GP-3 and approve a General Planned Development Plan to allow a commercial 

office park, hotel and retail center. 

 

Case No. 10251-GP-1: On May 3, 1988 the City Plan Commission recommended approval of a request to 

rezone 14 acres from District GP-1 to District GP-7 3 and approve a General Planned Development Plan to 

allow a golf driving range. 

 

Case No. 10251-GP-2: On June 21, 1988 the City Plan Commission recommended approval of a request to 

amend a General Planned Development Plan to allow a retail boat yard on about 2 acres.  (No Council 

Action). 

 

Case No. 247-S-30: On April 18, 1989 the City Plan Commission recommended approval of an amendment to 

the KCIA General Development and Land Use Plan to change the land use on about 6 acres from General 

Industry to Regional Business. (No Council Action). 

 

Case No. 10251-GP-3: On April 18, 1989 the City Plan Commission recommended approval of a request to 

rezone about 6 acres from District GP-1 to District GP-3 and approve a General Planned Development Plan to 

allow office uses. (No Council Action). 

 

Case No. 10251-GP-4: On June 17, 1997 the City Plan Commission recommended approval of an amendment 

to a previously General Planned Development District Plan generally located between N. Congress Avenue 

and N.W. Prairie View Road approximately 800 ft. south of N.W. 97th Terrace, in District GP-1 (General Industrial) 

to allow four one-story buildings totaling 86,360 sq. ft. for office, retail and warehouse uses. (Ordinance No. 

971355, passed October 16, 1997). 

 

Case No. 247-S-78: On January 2, 2001 the City Plan Commission recommended approval of a request to 

amend the General Development & Land Use Plan, Kansas City International Airport, on about 18 acres, 

generally located west of Prairie View Road, south of the intersection of N. Congress Avenue and Prairie View 

Road, east of N. Congress Avenue, and about 1,550 ft. north of Tiffany Springs Road, by changing the land use 

designation from General Industrial to Regional Business.  

 

Case No. 10215-GP-5: On January 2, 2001 the City Plan Commission recommended approval of a request to 

amend a development plan by deleting about 7 acres, generally located west of Prairie View Road, extending 

about 1,400 ft. south of the intersection of N. Congress Avenue and Prairie View Road and east of N. Congress 

Avenue, in District GP-1 (General Industry).   

 

Case No. 10215-GP-6: On January 2, 2001 the City Plan Commission recommended approval of a request to 

change the zoning on about 18 acres, generally located west of Prairie View Road, south of the intersection of 
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N. Congress Avenue and Prairie View Road, east of N. Congress Avenue, and about 1,550 ft. north of Tiffany 

Springs Road, from District GP-1 (General Industry) to District GP-3 (Regional Business) and approve a 

preliminary development plan for an auto mall. 

 

Case No. 10251-A-7: On February 13, 2001 the Board of Zoning Adjustment granted the following variances to 

allow construction of an automobile sales plaza generally located on the west side of Interstate 29 between 

NW Prairie View Road and N. Congress Avenue south of NW 97th Terrace in a proposed GP-3 District (General 

Planned, Regional Business): 

1. A variance to the required 50 ft. setback in the amount of 20 ft. from the west property line for 58 

parking spaces along 270 ft. of N. Congress Avenue; 

2. A variance to the required 50 ft. setback in the amount of 7 ft. from the west property line along N. 

Congress Avenue for the proposed water fountain;  

3. A variance to the required 50 ft. setback in the amount of 25 ft. from the north property line for the 

proposed water fountain; 

4. A variance to the required 50 ft. setback in the amount of 30 ft. from the east property line for 

approximately 535 ft. along NW Prairie View Road; 

5. A variance to the required 50 ft. setback in the amount of 20 ft. from the east property line for 

approximately 677 ft. along NW Prairie View Road; and, 

6. A variance to the required 50 ft. setback in the amount of 30 ft. from the east property line for 

approximately 152 ft. along NW Prairie View Road. 

 

VICINITY MAP 

 

 

DEVELOPMENT PLAN REVIEW 

The applicant is seeking approval of a major amendment to a previously approved Development Plan in 

District B3-3 on about 6 acres generally located at the southeast corner of North Congress Ave and Northwest 

Prairie View Road allowing for a 7,244 square foot building addition to the existing Jay Wolfe Toyota Dealership. 

 

The proposed amendment is more than 10% of the existing structure which requires a Major Amendment to an 

existing Development Plan per Section 88-516-06 of the Zoning and Development Code.  

 



Jay Wolfe Toyota Expansion  City Plan Commission Staff Report Docket #5 

June 18, 2025 

Page | 4  

 

The addition is proposed on the western portion of the existing building and will be constructed of brick to 

match the structure. It will include a garage door with transparent glass and will serve as additional space for 

the dealership’s service department. The proposed architectural materials and articulation are consistent with 

the existing building and surrounding development. 

 

Landscaping improvements to the entire site are also included in the proposal. This will bring the site into 

conformance with current landscaping standards. These include street trees, continuous shrub lines to screen 

vehicular use areas, and interior plantings. Notable species include New Harmony Elm, Ginkgo, Paperbark 

Maple, Shenandoah Switchgrass, and Inkberry. 

 

DEVELOPMENT PLAN ANALYSIS 

Standards Applies  Meets More Information 

Lot and Building Standards (88-120) Yes Yes  

Accessory or Use- Specific Standards 

(88-305 – 385) 

No   

Boulevard and Parkway Standards 

(88-323) 

No   

Parkland Dedication (88-408) No   

Tree Preservation and Protection   

(88-424) 

No   

Parking and Loading  

Standards (88-420) 

Yes Yes Proposed addition removes 17 

parking spaces. Development 

remains in compliance with 88-

420.  

Landscape and Screening Standards 

(88-425) 

Yes Yes, Subject to 

Conditions  

 

Outdoor Lighting Standards (88-430) Yes Yes, Subject to 

Conditions  

 

Sign Standards (88-445) No   

Pedestrian Standards (88-450) No   

 

SPECIFIC REVIEW CRITERIA- DEVELOPMENT PLAN  

DEVELOPMENT PLANS, Project Plan, or Site Plan (88-516-05) 

In order to be approved, a development plan, project plan, or site plan must comply with all of the following 

criteria:  

A. The plan must comply with all standards of the Zoning and Development Code and all other applicable 

city ordinances and policies;  

The proposed Development Plan complies with all standards of the Zoning and Development Code. 

 

The District Planner’s review determined the following in relation to the Area Plan and KC Spirit Playbook: 

“The proposed project helps advance some of the KC Spirit Playbook and KCI Area Plan goals. The 

proposed addition matches the “commercial” future land use designated by the KCI area plan. To 
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better meet the “well-designed city” goal, enhanced landscaping along the eastern side of the site is 

recommended as I-29 is designated as a primary image street by the KCI area plan.” – Alexis Berra 

 

B. The proposed use must be allowed in the district in which it is located;  

The proposed amendment is permitted by the controlling plan and is allowed within the B3-3 Zoning 

District which allows for Light equipment sales/rental (outdoor).  

 

C. Vehicular ingress and egress to and from the site, and circulation within the site must provide for safe, 

efficient, and convenient movement of traffic not only within the site but on adjacent roadways;  

Vehicular ingress and egress to and from the site is not inhibited by this Development Plan. No changes 

are proposed to vehicular movement onto and off the site from the original Development Plan.  

 

D. The plan must provide for safe, efficient, and convenient non-motorized travel opportunities, being 

pedestrian and bicycle movement, on the subject site; 

The proposed Development Plan does not inhibit pedestrian circulation and safety. 

 

E. The plan must provide for adequate utilities based on City standards for the particular development 

proposed.  

Adequate utilities are existing on site or proposed for the Development Plan.  

 

F. The location, orientation, and architectural features, including design and material, of buildings and 

other structures on the site must be designed to be compatible with adjacent properties. 

Proposed expansion is compatible with the adjacent properties and the existing building in regards to 

size, design, and architectural features. 

 

G. Landscaping, berms, fences, and/or walls must be provided to buffer the site from undesirable views, 

noises, lighting, or other off-site negative influences and to buffer adjacent properties from negative 

influences that may be created by the plan. 

Proposed landscaping is in conformance with the requirements as set forth in Section 88-425 of the 

Zoning and Development Code. The applicant is adding landscaping where it is missing from the 

original plan and bringing landscaping into conformance.  

 

H. The design of streets, drives, and parking areas within the project should result in a minimum of area 

devoted to asphalt or other impervious surfaces consistent with the needs of the project and city code 

requirements. 

Excess impervious area is not proposed with this Development Plan. 

 

I. The plan must identify trees to be removed and trees to be preserved during the development of the 

subject property with the goal of saving trees that are not required to be removed for the development 

of the property.  

The Project Plan identifies trees to remain and new trees to be planted.  
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ATTACHMENTS 

1. Conditions Report  

2. Applicants Submittal  

3. Public Engagement Materials  

4. KC Spirit Alignment  

 

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends Approval Subject to Conditions as stated in the conditions report. 

 

 

Respectfully Submitted, 

 

 

Matthew Barnes, AICP 

Lead Planner 

 



Report Date: June 12, 2025

Case Number: CD-CPC-2025-00058

Project: Jay Wolfe Toyota Expansion

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Matthew Barnes at (816) 513-8817 / 
matthew.barnes@kcmo.org with questions.

1. The developer shall submit an affidavit, completed by a landscape architect licensed in the State of Missouri, verifying that all 
landscaping required of the approved plan has been installed in accordance with the plan and is healthy prior to Certificate 
of Occupancy. This condition may be satisfied by an assigned City Planning and Development Building Inspector.

2. That prior to issuance of the Certificate of Occupancy for each lot within the plat the developer shall submit an affidavit, 
completed by a landscape architect licensed in the State of Missouri, verifying that street trees have been installed in 
accordance with the approved Street Tree Planting Plan and are healthy.  This condition may be satisfied by an assigned City 
Planning and Development Building Inspector.

3. The developer shall submit an affidavit, prepared by an engineer licensed in the State of Missouri, verifying that all outdoor 
lighting has been installed in accordance with approved plans and that lighting levels do not exceed that shown on the 
approved lighting plan at the property lines prior to Certificate of Occupancy. This condition may be satisfied by an assigned 
City Planning and Development Building Inspector.

Condition(s) by City Planning and Development Department.  Contact Ray Rhodes at (816) 513-1487 / Raymund.rhodes@kcmo.org 
with questions.

4. Building plans submittal shall meet the requirements of the Kansas City Building and Rehabilitation Code in effect at the time 
of submission.

Condition(s) by Fire Department.  Contact Michael Schroeder at (816) 513-4604 / michael.schroeder@kcmo.org with questions.

5. • Extend all fire and life protection systems into the new addition (IFC-2018 § 901.4)

6. • The developer shall meet the fire flow requirements as set forth in Appendix B of the project International Fire Code 
2018. (IFC-2018 § 507.1)

Condition(s) by Public Works Department.  Contact Terry Thomas at (816) 513-2510 / Terry.A.Thomas@kcmo.org with questions.

7. The developer shall pay impact fees as required by Chapter 39 of the City’s Code of ordinances as required by the Land 
Development Division.

8. The developer shall submit a letter to the Land Development Division from a Licensed Civil Engineer, Licensed Architect, or 
Licensed Landscape Architect, who is registered in the State of Missouri, that identifies sidewalks, curbs, and gutters in 
disrepair as defined by Public Works Department’s "OUT OF REPAIR CRITERIA FOR SIDEWALK, DRIVEWAY AND CURB revised 
11/5/2013" and based on compliance with Chapters 56 and 64 of the Code of Ordinances for the sidewalks, curbs, and 
gutters where said letter shall identify the quantity and location of sidewalks, curbs, gutters that need to be constructed, 
repaired, or reconstructed to remedy deficiencies and/or to remove existing approaches no longer needed by this project.  
The developer shall secure permits to repair or reconstruct the identified sidewalks, curbs, and gutters as necessary along all 
development street frontages as required by the Land Development Division and prior to issuance of any certificate of 
occupancy permits including temporary certificate occupancy permits.

Condition(s) by Water Services Department.  Contact Heather Massey at (816) 513-2111 / heather.massey@kcmo.org with 
questions.

9. When an existing building is being renovated, is being changed in use or occupancy, or is undergoing a building addition, and 
the existing water service line(s) will be reused, the water service line(s) and related appurtenances shall meet the most 
current version of KC Water Rules and Regulations.

10. The developer shall ensure that water and fire service lines should meet current Water Services Department Rules and 
Regulations. Prior to issuance of Certificate of Occupancy. 
https://www.kcwater.us/wp-content/uploads/2025/02/2025-Final-Rules-and-Regulations-for-Water-Service-Lines.pdf
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Condition(s) by Water Services Department.  Contact Heather Massey at (816) 513-2111 / heather.massey@kcmo.org with 
questions.

11. A full flow fire meter shall be required when the fire protection service line serves more than one building, or combination 
service lines 6 inches and larger, or that have private fire hydrants connected to them.

Condition(s) by Water Services Department.  Contact Philip Taylor at  / philip.taylor@kcmo.org with questions.

12. The developer shall submit a storm drainage analysis from a Missouri-licensed civil engineer to KC Water, in accordance with 
adopted standards, including a BMP level of service analysis prior to approval and issuance of any building permits, and that 
the developer secure permits to construct any improvements as required by KC Water prior to issuance of any certificate of 
occupancy.

13. The developer must grant a BMP Easement to the City as required by KC Water, prior to issuance of any building permits if 
required/recommended by the drainage study.

Page 2 of 2
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SCALE: 1FLOOR PLAN
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SCALE: 1EXTERIOR ELEVATION
1/8" = 1'-0"
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SCALE: 3EXTERIOR ELEVATION
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1. EXISTING WALL MOUNTED PARKING LOT AREA LIGHT TO REMAIN.

2. EXISTING WALL MOUNTED PARKING LOT AREA LIGHT TO BE RELOCATED.

3. RELOCATED WALL MOUNTED PARKING LOT AREA LIGHT. MAINTAIN SAME
ELEVATION AS EXISTING, TIE INTO EXISTING CIRCUIT FOR POWER AND CONTROL.

4. EXISTING PARKING LOT POLE AND CONCRETE BASE TO BE REMOVED. MAINTAIN
EXISTING CIRCUIT CONTINUITY. SALVAGE THE TWO EXISTING PARKING LOT
HEADS, TO BE RELOCATED ONTO NEW BUILDING WALL.

5. EXISTING AREA POLE AND RESPECTIVE HEADS TO REMAIN.

6. EXISTING HEAD FROM AREA POLE RELOCATED ONTO BUILDING WALL,
MATCHING EXISTING MOUNTING HEIGHT OF THE OTHER WALL MOUNTED AREA
LIGHTS. PROVIDE NEW MOUNTING BRACKETS AS REQUIRED FOR WALL
MOUNTING. FIELD VERIFY EXISTING VOLTAGE AND TIE INTO RESPECTIVE SITE
CIRCUITING WITH MATCHING VOLTAGE (EXISTING POLE LIGHT VOLTAGE MAY BE
DIFFERENT THAN THE EXISTING WALL MOUNTED AREA LIGHT VOLTAGE).
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Olathe, KS 66061

eskovarch@outlook.com
913-284-3660
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NOTE: ALL LIGHT FIXTURES ARE EITHER EXISTING OR BEING RELOCATED. NO LIGHT
FIXTURES ARE BEING FULLY REMOVED. THEREFORE, THE TOTAL LUMEN OUTPUT ON
THE SITE WILL REMAIN THE SAME, AND WITH THE BUILDING TAKING UP SOME OF THE
SQUARE FOOTAGE, THE OVERALL LIGHT LEVELS WILL EITHER REMAIN THE SAME OR
SLIGHTLY INCREASE.







SUMMARY   

Area Plan Alignment:   
High, Medium, Low  

  

KC Spirit Playbook Alignment:  
High, Medium, Low, N/A  
 

CC- Connected City  

DO - Diversity & Opportunity  

HAC- History, Arts & Culture  

HE - Healthy Environment  

PAA - People of All Ages  

POS - Parks & Open Spaces  

SAN - Strong & Accessible Neighborhoods  

SC - Smart City  

SEG - Sustainable & Equitable Growth  

WDC - Well Designed City  

Evaluation  Goal  Notes  

High   SEG 
 

  

  

SEG: Project utilizes existing infrastructure 

Medium  WDC 

  

  

WDC: Project does not provide enhanced landscaping 

along primary image street 

Low    

  

  

 

  

  

Alignment Comments:  
The proposed project helps advance some of the KC Spirit playbook and KCI Area Plan goals. 

The proposed addition matches the “commercial” future land use designated by the KCI area 

plan. To better meet the “well-designed city” goal, enhanced landscaping along the eastern 

side of the site is recommended as I-29 is designated as a primary image street by the KCI area 

plan.  

  

  

 


