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CITY PLAN COMMISSION STAFF REPORT 

CD-CPC-2025-00109 

Hedgepath Rezoning September 3, 2025 

Docket #2 
 
Request 
Rezoning 
 
Applicant 
Greg Franzen 
FP&C Consultants 
 
Owner 
Del Hedgepath 
Del Properties KC 
 
Site Information 

Approval Process 

 
Overview 
The applicant is seeking approval of a rezoning from 
District R-6 to District R-1.5 on about 0.15 acres, generally 
located 150 feet north of the intersection of West 36th 
Street and Baltimore Avenue to allow for the renovation 
and conversion of an existing building into a 3-unit house.  
 
Existing Conditions 
The subject site is currently one platted lot with a 
residential structure on the east side of the lot. There is a 
driveway on the north side of the property and parking in 
the rear of the lot for residents.  
 
Neighborhood(s) 
This site is located within the boundaries of the Old Hyde 
Park Historic District Neighborhood Association and 
Midtown KC Now.  
 
Required Public Engagement 
Section 88-505-12, Public Engagement does apply to this 
request. The applicant hosted a meeting on August 19, 
2025. A meeting summary is attached; see Attachment 
#3. 
 
 
Project Timeline 
The application was filed on July 14, 2025. Scheduling 
deviations have occurred. This case was continued from 
the August 20, 2025, due to public engagement materials 
not being submitted to city staff by the deadline for the 
hearing. 
 
Professional Staff Recommendation 
Docket #2  Approval  

Location 
Area 
Zoning 
Council District 
County 
School District 
 

3532 Baltimore Ave 
0.15 Acres 
R-6 
4th 
Jackson 
Kansas City 

Surrounding Land Uses 
North: Residential, R-6 
South:  Residential, R-1. 
East: Residential, MPD/R-1.5 
West:  Residential, R-1.5 
 
KC Spirit Playbook Alignment 
CD-CPC-2025-00109: Medium 
 
 
Land Use Plan 
The Midtown/Plaza Area Plan 
recommends Residential Medium-High 
Density for this location. The proposed 
rezoning has a medium alignment with 
this designation. See Criteria A for more 
information. 
 
Major Street Plan 
Baltimore Avenue is not identified on the 
Major Street Plan. 

 

 

Staff Review
City Plan 

Commission
City Council
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VICINITY MAP 

 

PLAN REVIEW 

The applicant is requesting to rezone approximately 0.15 acres from District R-6 to District R-1.5. The 

subject site is a single platted lot. The rezoning request does not require an accompanying 

development plan, special use permit, or area plan amendment. Approval of the rezoning would 

allow the applicant to complete an interior remodel of the existing structure into a three-unit house. 

The current R-6 zoning district does not allow for a multi-unit house.  

The applicant stated this structure has previously been used as a three-unit house. The existing 

structure caught fire in March of 2025 and needs a full remodel. City Staff found no evidence of this 

house being legally converted into a three-unit house. There is a variance case from 1985 to allow 

for an additional unit in an already constructed duplex, but City staff is unable to find any information 

on if the hearing was held, or if the case was approved, or denied. There are houses on the same 

block that have obtained Certificates of Legal Non-Conformance to continue operating multi-unit 

houses in the current R-6 Zoning District. The applicant has chosen to move forward with a rezoning 

application.  

SPECIFIC REVIEW CRITERIA 

Rezonings, Zoning and Development Code Map Amendments (88-515-08) 

In reviewing and making decisions on proposed zoning map amendments, the City Planning and 

Development Director, City Plan Commission, and City Council must consider at least the following 

factors:  

A. Conformance with adopted plans and planning policies.  
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The Midtown/Plaza area plan recommends Residential Medium-High Density land use for this 

location. This proposal is consistent with the future land use plan. No Area Plan Amendment 

is required.  

“The rezoning without a plan allows the building to be converted into a three-unit house. The 

R-1.5 zoning exists immediately to the west and south of this parcel, and multi-unit buildings, 

including denser multi-unit colonnades, are common in this neighborhood. The increased 

density increases housing availability near the Main Street streetcar. Use of an existing 

building also helps maintain the area’s character.” – Luke Ranker, 4th District Planner.  

B. Zoning and use of nearby property.  

Properties to the west and south of this parcel are zoned R-1.5, consisting of multi-unit 

colonnades and multi-unit buildings. To the north is a strip of R-6 zoning district that consists 

of single-family dwellings and at least one multi-unit houses with a Certificate of Legal Non-

Conforming Use. To the west, is  zoned R-1.5 and MPD, consisting of multi-unit buildings.   

C. Physical character of the area in which the subject property is located. 

The subject site is within the historic Hyde Park Neighborhood. The area is designated on the 

National and Local Register of Historic Places. The area consists of historic colonnades and 

multi-unit buildings. To the north of the property are historic single-family dwellings.  

D. Whether public facilities (infrastructure) and services will be adequate to serve 

development allowed by the requested zoning map amendment. 

There is existing public infrastructure serving the site. Utilities and infrastructure will be 

brought to City Standards when future development is proposed.  

E. Suitability of the subject property for the use to which it has been restricted under the 

existing zoning regulations. 

The current zoning designation is R-6. The proposed rezoning will the change the zoning 

from R-6 to R-1.5. The R-6 zoning only allows for a duplex to be constructed on a corner lot. 

The R-1.5 zoning would allow for a wide variety of residential structures on the site, a new 

building, unless built to match the surrounding buildings, would not match the historic 

character of the neighborhood therefore a reuse of the building would be most suitable.  

F. Length of time the subject property has remained vacant as zoned. 

The property caught fire on March 30, 2025; the structure survived the fire but is in need of a 

full interior remodel. The property owner is working to renovate the structure as it was 

previously built.   

G. The extent to which approving the rezoning will detrimentally affect nearby properties. 

The rezoning is not expected to detrimentally affect nearby properties as there is dense 

housing in the area. The rezoning, if approved, will allow this structure to be remodeled to 

resemble the surrounding properties and maintain the historic nature of the area.  
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H. The gain, if any, to the public health, safety, and welfare due to denial of the 

application, as compared to the hardship imposed upon the landowner, if any, as a 

result of denial of the application. 

There is no expected gain to public health, welfare, or safety in the event this rezoning is 

denied. Should the rezoning be denied the property would be required to be built with a 

single family structure, resulting in a drop in housing units for the area.  

ATTACHMENTS 

1. Applicant’s Submittal  

2. Public Engagement Materials 

3. KC Spirit Alignment  

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends APPROVAL of this proposed rezoning. 

 

Respectfully submitted, 

 

Justin Smith 

Planner 



 



 



Public Meeting Notice 

Please join ____________________________________________________________________________ 

for a meeting about _____________________________________________________________________ 

case number __________________________________________________________________________  

proposed for the following address:  

Meeting Date: 

Meeting Time: 

Meeting Location: 

Project Description: 

If you have any questions, please contact: 

Name: 

Phone:  

Email:  

You are receiving this notice in accordance with city code that requires a public meeting with neighborhoods 
for certain types of development projects. You can read more about the process requirements at 
kcmo.gov/publicengagement

If you would like further information on this proposed project, please visit the city’s planning and permitting system, 
Compass KC, at Compasskc.kcmo.org. You may search by project type and address/case number to find project details. 

Sincerely,  







Midtown/Plaza Area Plan Alignment: Medium  

This rezoning without a plan allows the building to be converted into a three-unit house. 
The R-1.5 zoning exists immediately to the west and south of this parcel, and multi-unit 
buildings, including denser multi-unit colonnades, are common in this neighborhood. The 
increased density increases housing availability near the Main Street streetcar. Use of an 
existing building also helps maintain the area's character.  
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