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May 30, 2025

City Plan Commission

City of Kansas City Missouri

414 E. 12th Street, 15th Floor

Kansas City, MO 64106

Via Electronic Mail To: publicengagement@kcmo.org

Via Electronic Mail To: genevieve.kohn@kcmo.org

RE: 3825 Roanoke [CD-CPC-2025-00054, 55, and 56]

The Roanoke and Volker Neighborhood Associations are writing to express opposition to the rezoning
for the proposed project at the Northeast corner of West 39th St. and Roanoke Rd. Per the
Midtown-Plaza Area Plan, approved by the Kansas City city council on October 22, 2015, this project
violates many recommendations set forth, including:

Massing/height and scale of a building: New construction should roughly equal the height of existing
buildings and relate to the scale of adjacent buildings in size and proportion. The proposed project
would dwarf existing buildings along the corridor. Future development should respect appropriate,
established land uses and prevent encroachment. The placement of the proposal encroaches on
neighboring parcels and the streetscape.

Building Placement: Corner sites should serve as gateways or focal points. Both require detailing due to
their high visibility from two or more streets and long distances. New construction should consider the
scale of adjacent buildings to determine placement that would continue a strong street edge. Evaluate
adjacent sites, trees and vegetation, and open spaces for how they function as the walls and floor of
public outdoor spaces. Support these spaces through building placement. As a prominent corner
connecting to the historic Roanoke neighborhood and parkway, a project of this scale is inappropriate
for this location.

Further, any future development to be endorsed by the Roanoke and Volker Neighborhood Associations
would respect “the character of 39th Street, with its smaller scale unique buildings, narrow streets,
on-street parking, and walkability that all contribute to making it a special place within the City,” as
stated in the Midtown-Plaza Area Plan. Per the City Plan Commission website, change in zoning of any
property would need to be justified by public necessity, convenience, or the general welfare, and it is the
firm opinion of the Roanoke and Volker Neighborhood Associations that this high density, luxury project
does not check any one of those boxes.

This proposed project’s massing, scale, and target market does not fulfill any of these recommendations,
and would create an unnecessary burden on local infrastructure and property owners, and diminish the
expressed character and charm of the corridor. The Midtown-Plaza Area Plan was adopted after
extensive public input and engagement to assist with guiding development decisions knowing that the



community’s vision and priorities are accounted for; therefore it is important to not deviate from this
vision, since it is the best overall reflection of both public sentiment and future development. The current
zoning of B-2-3 / R-5 includes density and setback restrictions that allow appropriate levels of safety,
privacy, utilities/sewage, traffic and parking control measures, sunlight, and overall quality of life of
adjacent neighbors, all of which would be stripped with this project.

In addition to being historic districts, Roanoke and Volker are extremely proud communities, both at the
neighborhood level, as well as at the broader city level. The development that the city has seen over the
past couple decades has been nothing short of remarkable, and it has broadly been done with thought,
care, and intention when historic preservation intersects with an opportunity for re-development. To be
clear, the community completely supports greater density and residential development of this proposed
site and on West 39th Street to further allow Roanoke, Volker, and the surrounding neighborhoods to
thrive. However this planned development is outside the recommended density, scale, and character of
39th Street. It would be negligent of the current stewards of these 100+ year old homes to not do
everything possible to ensure that the neighborhood’s character remains intact for future generations,
and for this reason, the Roanoke and Volker Neighborhood Associations oppose the rezoning of this
parcel of land for the proposed Hickok Homes project.

Sincerely yours,

The Roanoke and Volker Neighborhood Associations

Attachment: Roanoke Residents in Support of This Letter

Jason Dalen and Kathleen Boyle Dalen 3666 Belleview Ave
Laura Glenda Goodman 3657 Belleview Ave

Liz Tobin 3719 Valentine Rd

Kelly and Kristina Thompson 915 Valentine Rd
Sarah Legg and Jonathan Evans 909 W 38th St
Olo Szylleyko and Mary Ellen Vincent 1105 W 37th St
Hadley Arnett and Michael Dickert 1117 W 38th St
Dorothy and Larry Arnett 1121 W 38th St

Joel Awaken 1001 W 38th St

Ryan Faggioni 901 W 38th St

Katya Isaac 1000 Valentine Rd

Frankie Messer 1102 Valentine Rd

Rhonda and Scott Burnett 3719 Jarboe St

Curt Watkins 902 Valentine Rd

Jimmy and Bonnie Maloney 1111 W 38th St

Pat and Lauren Amey 3724 Belleview Ave

Amy Winger and Josh Sitzer 3720 Jarboe St

Don Saxton 3703 Jarboe St

Lucy and David Terry 3601 Belleview Ave

Matthew and Lindsay Severns 3658 Madison Ave
Diane and Gordon Gee 3717 Belleview Ave

Joan and Jerry Riffel 3701 Valentine Rd

Ken Coit 3707 Valentine Rd

Greg and Sonia Pasley 913 W 38th St

Betsy and Eddie Delahunt, 3727 Madison Ave
Joel Rathbone 3747 Valentine Rd

Elaine and Gary Kabrick 1018 W 38th St

Dana Regan 3725 Jarboe St



Antonia and Mary Medellin 3728 Jarboe St

Judith L Bradley 3707 Madison Ave

David and Kendra Oakes 810 W. 38th St

Kathy and Steve Farkas 811 W 38th St

Mark and Tosha Lathrom 1015 Valentine Rd

Rick and Leah Moore 3714 Belleview Ave

Barb Bohon 1008 W 37th St

Melissa Simon 1010 W 37th St

Brandon and Jenny Boulware 3710 Jarboe St

Carrie McDonald and Michael Fabrizio 3622 Belleview Ave
Stuart Carden and Neysa Page-Lieberman 1115 W 38th St
Randell Moore 3663 Madison Ave

Steve and Holly Ropp 3671 Belleview Ave

Susan and Greg Allen 3732 Belleview Ave

William G. Calkins, Jr. and Katherine J. Delk-Calkins 3709 Bellview Ave
Paul and Connie Kamps 1120 W 38th St

Tim and Julie Steele 3621 Belleview Ave

Thomas D Wyatt and Paul J Hamernik 810 W 38th St
Carla and Andy Dodge 1005 Valentine Rd

John and Vanessa Jesik 3681 Madison Ave

Nathan Benjamin & Margaret Perkins-McGuinness 3715 Belleview Ave
Katie and Jake Kriefall 3731 Madison Ave

James and Morgan Langworthy 3714 Jarboe St.

Brett Barnes and Amy Pucker 3701 Madison Ave

Michael Forrest and Amber Westbrook 902 W 38th St

Attachment: Volker Residents in Support of This Letter

Rebecca Regan 3720 Valentine Rd

Travis and Amanda Butler 3936 Mercier St
Mercier Partners 3800 Roanoke Rd

Emma Hall 3800 Mercier St

Diane Capps 3535 Genessee St

Keena Tarrant 964 W 42nd St

George Niewrzel 4227 Bell St

Logen Jennings 807 W 40th St

Mariah Dohle 959 W 42nd St

Jordan Dempsey 959 W 42nd St

Elizabeth Paradise and Scott Wilson 3927 Bell
Cyndy Daniel 1111 W 39th St #305

Esther Estevez 3920 Wyoming St

John Pearse 4100 Roanoke Rd

Marlin Deen 3527 Genessee St

Aurelia Rangle 3542 Genessee St

David Haggard 3518 Terrace St

Sonia Spotts 3518 Terrace St

Lindsay Strickler and Grant Buxbaum 1606 W 39th St #3E
Mikal Shapiro 1127-1131 W 41st St

Sam Nutt 4014 Genessee St

Melody Rowell and Bobby Dixon 1108 W 41st St
Elise Romero 3737 Genessee St

Kathleen Brock 3560 Wyoming St

Terry Schroepfer 1621 W 41st St

Anna Stevens and Carson Bennett 3807 Genessee St



Jessica and James Ratcliff 3810 Terrace St
Aubree Groff and Devin Mart 3950 Mercier St
Karen D Chastain 3552 Genessee St

Kimberly Williamson 3533 Genessee St

Anita and Richard Duran 3556 Genessee St

Julie Tinoco 3400 Genessee St

Maggie and Corey Harrison 3940 Terrace St
Andrew Kuehler 1714 W 41st St

Laura Leeper 813 W 3%9th Terr

Glenn Stewart 1111 W 3%9th St

Scott Stone 1309 W 41st St

Cathie Chesen 3326 Karnes Blvd

Sharon Pendleton 4743 Jarboe St

Erin Donnelly and Sean Ernesti 3615 Genessee St
James Attebery 814 W 39th Terrace

Mary Kunkle and Patrick Henry 3528 Wyoming St

Attachment: Valentine Residents in Support of This Letter

David and Lauren Snodgrass 3628 Pennsylvania Ave
Mary Jo Draper 3625 Pennsylvania Ave



ROANOKE PARK

" Honoring the Past, Planting the Future

DATE: June 3, 2025

RE: Letter of Support for Roanoke Neighborhood Association

Roanoke Park

Dear Members of the Board of Zoning Adjustment: Conservancy
Board of
On behalf of Roanoke Park Conservancy, we provide this letter to support Directors

the concerns regarding the Hickok Rezoning and Development at 39th Street. Est. February 1, 2012

While we support increased density and vibrancy this can bring to the park
and neighborhoods. We share the concerns of Roanoke Neighborhood

Association, this includes the following: :;?:;Ce,e':'tei"
e The development does not factor in the park entrance and visibility e
into the park from 39th Street as a gateway into the park Vice President
e Potential for increased runoff from the new development flowing into Bret Kassen
the park and the historically significant brick Roanoke Road Secretary
e Increase of vehicular traffic and utilization of park as a “cut-through” '}irzgsfl‘::r“

to the north and impacts to pedestrian crossings and park user
K Pete B. Browne
experience Past President/Director

Dylan Brown
Thank you for your consideration and service to the community. Director

Chris DeLong

Director

Patrick Faltico

Sincerely, Director

David Snodgrass

ROANOKE PARK CONSERVACY BOARD OF DIRECTORS Treasurer

Kelley Thompson
Director
%v-e,._/ KQ— Curt Watkins
Director
Lance Klein, President

Scott Burnett
Director emeritus

Glenda Goodman
Director emeritus

Kay Johnson
Director emeritus

Randy Moore
Director emeritus

www.roanokeparkkc.org




City Plan Commission

City of Kansas City Missouri

414 E. 12th Street, 15th Floor

Kansas City, MO 64106

Via Electronic Mail To: publicengagement@kcmo.org
Via Electronic Mail To: genevieve.kohn@kcmo.org
RE: Plan Number: CD-CPC-2025-00054

| am writing to express my opposition to the rezoning and area plan amendment as proposed by Hickok Development at
3825 Roanoke Rd.

Time and time again, residents in Midtown feel dismissed or ignored when it comes to decision-making that affects our
day-to-day lives. We have invested our time and money here as residents, individual creators, neighbors, and business
owners. We are the ones that collectively make Kansas City, Kansas City. There are countless individuals with whom | am
personally acquainted who spend many hours volunteering their time toward civic engagement, ensuring our
neighborhoods grow in a sustainable and vibrant way for future generations. These endeavors include the previous
development of the Midtown Plaza Area Plan.

These aren’t the personalities who will run for city council, lead large-public-facing organizations, nor seek public
recognition for what they do. They do it because they love their community, and want to see it continue as close-knit, and
full of character.

Yet, over and over, development projects from outside entities deviate from these area plans. City officials view the plans
as “aspirational at best”, and allow for variations to plans that don’t fit within the parameters that local residents gave
countless hours of input to the city to develop.

This particular project ignores setbacks, height restrictions, and doesn't fit within the character of the community in which
it is proposed. Developers should not be able to assume when purchasing property adjacent to historic neighborhoods
that they will blow through zoning and development, as has historically been the case. West 39th Street is full of small
business owners, local artisans, historic homes, starter bungalows, affordable housing, and newly-constructed
apartments. The proposed development doesn't fit within this character in both design and proposed market.

The neighborhood is saturated with “luxury apartments” as it stands. We want more locally-owned businesses with
buildings that fit within the scale and massing of our neighborhood. We want a three-story building with two floors of
apartments over one floor of businesses, we want townhomes, we want to see affordable spaces for business owners and
residents from all walks of life.

This particular property has a built-in buffer with the northern portion of the proposed development zoned residential
already. When the developer purchased the land, they should have budgeted to keep the buffer zone as-is and proposed
a development fitting within the current Midtown Plaza Area Plan recommendations. A developer’s financial feasibility in a
project is not the neighbors’ issue, nor concern when it comes to our quality of life.

The denial of this application as proposed will, in fact, promote the public health and safety by preventing: the
encroachment of a large building into neighbors’ yards; increased cut-through traffic on both Valentine and West 38th
Street; and increased load on our already-overflowing combined sewer system. These are issues we live with every day
already, and on paper may seem like they aren’t a problem, but when you can’t let your kids play outside because there
are cars flying down the street to cut through, or people leering from their balconies, it has a detrimental effect on quality
of life.

This corner can increase housing density by creating any amount of housing above zero, and using every-square inch of
lot space is not necessary to do so. Not every project needs to maximize profits, and if the developer can’t find a way to
make this work financially, then perhaps it’s time to move onto a different location for a project and sell this land.

Sarah Legg

Homeowner, Business Owner, City Commissioner
909 W 38th St. KCMO



May 25, 2025

City Council Representative Eric Bunch
City Council Representative Crispin Rea
City Planning Commission

This email is to convey my extreme disapproval of a pending development by Hickock Homes
at the VERY SMALL LOT AND VERY CONGESTED CORNER of 39th Street and Roanoke
Road. | have attended several of these meetings. | have lived in the Roanoke neighborhood for
39 years and have friends who live in the Volker neighborhood.

Both of these Kansas City neighborhoods would be negatively impacted by this development.
While Hickock has made changes in their plan after each meeting, the entire proposal remains
unacceptable to me and many others.

This development is TOO BIG for the lots they have purchased. It is TOO TALL for the street
that enters both of these neighborhoods. It is TOO DENSE (people/units) for what the current
zoning allows which is 35 units. They want to build 73 units. Previously , neighborhoods were
promised that this small plot of land would NOT be rezoned for a higher density. This
development WILL ADD MORE TRAFFIC TO AN ALREADY CONGESTED CORNER and, as
you may know, 39th Street is NOT a wide street. IT IS ALREADY CONGESTED with KU
Medical Center traffic, residents, businesses, services and restaurants.

The height of the proposed structure would negatively impact property values and the privacy
of homes on 38th Street. People choose to live in these neighborhoods for the quality of life
for themselves and their families. A TOO TALL AND NOT ARCHITECTURALLY COMPATIBLE

STRUCTURE will negatively impact property values, privacy, peace of mind , quality of life and
the reputation of these neighborhoods.

Neighbors have asked Hickock at these meetings about construction traffic, parking for
workers, dump trucks, road closures, infrastructure work, and length of time this project could
take. No answers have been forthcoming. We residents are left to wonder what kind of
ABSOLUTE MESS we would be dealing with for 2-3 years???? I! If completed there would be
issues with trash pickup, Amazon, UPS, Fed Ex deliveries, Door Dash, Pizza, etc.,etc., etc. on
the street level not to mention overflow parking for residents of this structure.

Neighbors fear that the church property to the east would be next in line for redevelopment as
well as the property directly west of Q39. There is the concern that short term rentals would be
allowed. Our neighborhoods are full of children of all ages.

I do not believe that this particular development of this corner with this proposal would be in
the best interest of these two neighborhoods. Kansas City Life Insurance owns many , large
and empty lots in Mid-town where a development like this would “fit right in” and not be nearly
as disruptive as the proposed 39th and Roanoke site would be.

I am asking the City Council and the City Planners to consider all the negatives to this project
and TO NOT APPROVE IT.

Sincerely,
JudithL. Bradley D W
3707 Madison Ave. %L&Dﬂ %/—%La.gc(aa,

KCMO 64111



May 30, 2025

City Plan Commission

City of Kansas City Missouri

414 E. 12th Street, 15th Floor

Kansas City, MO 64106

Via Electronic Mail To: publicengagement@kcmo.org
Via Electronic Mail To: genevieve.kohn@kcmo.org
RE: 39" Street corridor at Roanoke Rd.

An Open Letter to City Council and City Planners

I am conveying my feelings about the built environment of cities in part to challenge our
city. There isimportance that buildings have in our hearts and minds. How those buildings
affect their locales.

Many examples of adding to the personality of a place and subtracting from place come to
mind:

Miami is famous for its art deco built environment. Chicago has an early 20" century
modernist commercial look of solid but well-appointed buildings. Other, smaller cities
have their own unique styles. Indianapolis built around its center monument. Anchorage
offers a bow to the natural environment, taking away as little as possible.

Then there are cities that | ask, what were they thinking? | assume they were thinking of
pocketing riches instead of planting them. Denver has unfortunately been a victim. The
canyons of multistory ‘tenements’ of the modern age detract from the beauty that the older
structures imbued.

The romantic feeling of being in San Francisco contrasts with the features of California's
other large cities. Nobody left their heart in Los Angeles. Kansas City, not Wichita, is known
as the Paris of the Plains because of the work of our early planners.

Itis important to keep these things in mind when planning for our growth. We can look at
and understand our legacy or make the mistake of valuing the opportunity for personal
riches over the public enrichment we all want.

This applies to builds throughout the city, but | am going to narrow this down now to the
area around 39" and Roanoke Road, across from the Loretto building.

The neighborhood saw a presentation from a developer wanting to build a 66-foot building
on the northeast corner of 39/Roanoke. Currently the northwest corner is for sale, also.
There are at least three other areas that could be considered ‘inefficiently used to a less



than best use.’ If those were developed similarly to this proposed development, there
would be a canyon that shades the street and neighborhood four months of the year.

The midtown plan puts a 50-foot height limit upon buildings in this area! Even this,
duplicated four or five times, would cause too much traffic and noise on 39" Street. Please
look at development areas holistically. The beauty we can develop is not an elusive goal,
noris it a by chance phenomenon. | am opposed to wresting large areas of the sky and our
sunny lawns from the public and neighborhood for private profits.

Three story brownstones or row houses would fit into the area while adding the density the
area can handle. Replicated four or five times, it would be a smaller strain than four or five
times going up with huge buildings. Please visit the location with board members of our
neighborhoods to understand the scale and its impact on our communities.

For positive ways to increase density in our communities,

Joel Awaken
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May 27, 2025

City Plan Commission

City of Kansas City Missouri

414 E. 12™ Street, 15 Floor

Kansas City, MO 64106

Via Electronic Mail To: publicengagement@kcmo.org
Via Electronic Mail To: genevieve.kohn@kcmo.org

RE: 3825 Roanoke [CD-CPC-2025-00054,55, and 56]
Compliance with Midtown Plaza Area Plan

Dear Commission Members:

Since its founding in 1974, Historic Kansas City (HKC) has been the only greater Kansas City nonprofit
organization dedicated to the preservation of the area’s heritage, neighborhoods, and historic built
environment. Through advocacy, public policy, outreach, and educational programming, HKC is an
advocate for the thoughtful and meaningful preservation and rehabilitation of historic buildings,
landscapes, and neighborhoods.

HKC is offering testimony in support of impacted owners in the Roanoke Neighborhood (RN Owners).
HKC shares RN Owners’ concern about the negative precedent that is set if the City chooses to override
the existing adopted Midtown Plaza Area Plan (MPAP) that was approved by the City Council by
Committee Substitute for Resolution No. 150899, as Amended, adopted January 7, 2016.

HKC is providing testimony in support of applying the recommendations of the MPAP in the context of
the rezoning of 3825 Roanoke, particularly as to the land uses. The MPAP recommendations should be
relied upon by this Commission, and the Council, as they have been by existing residents, but also future
developers.

The MPAP is the most detailed of Kansa City’s Area Plans due to the historic nature of the Midtown/Plaza
area, it’s neighborhoods and the natural course of new and infill development pressure drawn to it. The
formation of the MPAP was led by City staff and consultants and a Community Steering Committee,
consisting of developers, institutions, neighborhoods, businesses and non-profit stakeholders who spent
3 years detailing, negotiating and measuring future impacts of changes and growth for the area with
strategies that also protect its original assets and success. The main purpose of MPAP is to work out
challenges and disagreements before any particular project is submitted for zoning approval. It is to
solve the problem of having every project that comes before Council becoming a political football and
reinventing the wheel on serious issues that have already been negotiated among all stakeholders
before any specific project raises those same issues for a particular proposal. The MPAP does not slow
down or discourage development if it is consistently applied. An ability to rely upon the MPAP protects
the investment of all in our community, residential owners and developers.

These plans are the primary tool neighborhoods have to weigh in on redevelopment proposals.

3401 Broadway Bivd. PO Box 19 - Kansas City, Missouri 64111
Phone 816-831-8448 - Email hkci@historickansascity.ora

www.historickansascity.org



HKC Letter 3825 Roanoke [CD-CPC-2025-00054,55, and 56]

Developers, residents and the City should all rely on these plans for guiding positive growth in an
efficient manner. Every property owner has the right to request a rezoning. But Missouri law requires
that zoning decisions follow a city’s comprehensive plan. The 19 area plans and their future land use
maps are part of the comprehensive plan. Ignoring the MPAP recommendations will set a precedent for
other susceptible blocks in this neighborhood.

The developer has submitted a development plan that shifts a portion of the site from residential low
density to mixed use neighborhood which is why a plan amendment resolution is a part of this proposed
development. See description in Case No. CD-CPC-2025-00055. Similarly, a rezoning is sought that
changes a portion of the property from R-5 to B-3. 3. This is the area in closest proximity to the single-
family homes fronting on W. 38" St. which are zoned R-5.

Particular consideration should be given to these components of the MPAP:

e strong statements favoring preservation of historic character in Midtown (MPAP Pages 3 and 25
(and elsewhere));

e it recommends respecting the scale and character of adjacent development with
redevelopment, including respecting established land uses and preventing encroachment (MPAP
Page 24), this development plan does neither;

e this frontage along West 39th Street is recommended as an area of Mixed Use Neighborhood
(MPAP Pages 29-30) but those existing parcels are split with the area to the north being an area
of transition of Low Density Residential (and this is the area sought to be changed by the
developer to a more intense and dense use), a less dense multi-family proposal more
significantly stepping down in height to the north would more respect the abutting single family
homes;

e Residential Low is defined as primarily single-family homes with about 7.2 units to the acre
(MPAP Page 27) and Mixed Use Neighborhood is defined as generally corresponding to B1
(MPAP Page 28) instead of the B-3.3 that is being sought through rezoning;

e recognition of the character of 39th Street, with its smaller scale unique buildings, narrow
streets, on street parking and walkability as contributing to making it a special place within the
City (MPAP Page 94), the scale of what is proposed dwarfs its surroundings and significantly
diminishes the unique smaller scale of the existing buildings contrary to the MPAP; and

e the MPAP strongly discourages encroachment into existing neighborhoods and favors transition
elements for development adjacent to residential neighborhoods (MPAP Page 97), that is not
achieved by this rezoning or the proposed development plan.

It is apparent from that these specific recommendations argue for less density, height and mass at this
site and more architectural compatibility with historic context (such as the surrounding residential
neighborhoods) in needed to adhere to the recommendations of the MPAP.

This application is to rezone from a parcel that is made up of two zoning districts: B-3.2 and R-5, to
solely and entirely B-3.3. It is important to note that the existing R-5 portion of this site is a transition
zone abutting the single-family homes that front on W. 38" St. which is a boulevard and governed by
unique regulations to preserve that historic character of the Parks’ boulevard system. Such rezoning is

3401 Broadway Blvd. PO Box 19 - Kansas City, Missouri 64111
Phone §16-931-8445 — Email hkci@historickansascity.org

wynw.historickansascity.org



HKC Letter 3825 Roanoke [CD-CPC-2025-00054,55, and 56]

counter to the recommendations of the MPAP.

As an area plan, the MPAP is intended to "inform" future zoning decisions. When property is acquirec
with existing zoning well-known to the buyer, changes allowing higher density or intensity of use are 2
windfall for the buyer, at the expense of surrounding neighbors who have relied on what supposedly
could and could not be done there. It is important to remember that the area plans do not just tell you
what you cannot do - they tell you what you CAN do, especially where commercial areas exist next to
established neighborhoods, where together they both contribute to be an important part of the City.
MPAP does not prohibit growth & change, it spells out in detail the best way to accomplish growth,
change & new infill in a balanced strategic way.

What is proposed is sufficiently inconsistent with the recommendations of the MPAP that it is
defensible for the Commission to reject this rezoning application and the amendment to the MPAP.
HKC supports the application of MPAP and encourages the Commissioners to do so as well to meet the
review criteria stated in 88-515-08-A to conform with adopted plans and planning policies. The MPAP is
the applicable area plan and what is proposed does not conform to it.

Respectfully,

HISTIORIC KANSAS CIWD?TION

Vicki Noteis, President

cc (via email):  Crispin Rea, 4th District At-Large Councilmember
Eric Bunch, In-District 4™ District Councilmember
HKC Board of Directors
Hadley Arnett for Roanoke Neighborhood Owners
Amanda Butler, Volker Neighborhood Association

Attachment: Pertinent Pages of Midtown Plaza Area Plan Cited in Testimony

3401 Broadway Bivd. PO Box 19 - Kansas City, Missouri 64111
Phone 816-931-8448 — Email hkcf@historickansascity.org
www.historickansascity.org



MIDTOWN / PLAZA
AREA PLAN

KANSAS CITY, MISSOURI

Approved by the City Planning Commission on October 22, 2015
Approved by the City Council on January 7, 2016

by Resolution Number 150899

As Amended by Resolution Number 190989 on December 19, 2019
to incorporate the Westport District Master Plan




COMPANION PRODUCTS

The Data Book is a collection of background and supporting information for the development of the Midtown / Plaza Area
Plan. The Data Book provides the following:

« Relevant facts, trends and key issues that serve as a foundation for recommendations

= Information about past, on-going and planned initiatives in the Plan Area

« A preliminary list of planning issues to be addressed in the plan

To ensure that input from a broad audience of residents was considered during the planning process, a statistically significant
survey was conducted of area residents. The purpose of the survey was to provide a statistically valid measurement of the
opinions and needs of residents. The results established direction for plan recommendations, provided balanced input on

the opinions and needs of residents in all neighborhoods, and helped determine priorities for the plan. Below are some key
findings of the survey and other findings are located throughout the Plan to support recommendations.

= 86% of households thought their neighborhood was pedestrian friendly

« 81% of households support commuter transit services in the Midtown / Plaza area

. ?4;% of Tuseholds thought it was very or somewhat important to preserve historic buildings and heritage of the Midtown
aza Area

« 89% of households thought it was very or somewhat important to establish design guidelines for new development and
redevelopment in their neighborhood, so development is compatible with the current character of their neighborhood

» Based on the sum of their top five choices, the issues that households indicated are most important include: vacant
building maintenance/renovation/security/demolition (49%), additional police presence/patrols (49%), sidewalk
maintenance (45%), vacant lot maintenance/upkeep/reuse (38%), access to fresh fruits and vegetables (38%) and
enhanced streetscapes (37%).

IN RVEY

To ensure that input from area businesses was considered during the planning process, a statistically significant survey was
conducted of area businesses. At the same time, the same survey was conducted for the Economic Development Corporation
of businesses Citywide. The purpose of the survey was to identify the importance of various issues to businesses, to identify
where needs are not being met, and to identify expansion/retention plans of businesses in the future. Below are some key
findings of the survey and other findings are located throughout the Plan to support recommendations.

= Businesses were asked to choose from a list of 32 the issues that were the most important to their decision to stay in
their current location. The top three issues were: overall perception of the area, physical appearance of the area, and
safety/security.

« With the same 32 issues, businesses were asked if their needs were being met in Kansas City. The greatest gap between
the order of importance and needs being met were with:

= Overall perception of the area - 1st in importance - 22nd at being met
= Physical appearance of the area - Znd in importance - 27th at being met

= Safety/security - 3rd in importance - 28th at being met

MIDTOWN / PLAZA AREA PLAN INTRODUCTION 03



provide more detail, and should be referred to as noted on Page 12. Major property owners and institutions are encouraged
to work with adjacent neighborhoods to create “master plans” that coordinate future expansions within this Area Plan’s
policy framework. For physical development and / or where appropriate, major property owners and institutions should
apply to the City for Master Planned Development (MPD) zoning to provide more certainty as to future development.
Examples of “master planning” processes that have been completed or are underway at the time of the adoption of this Area
Plan include (See Appendix B, Page 208):

Completed -

= The UMKC Campus Master Plan completed in 2002, updated in 2014 .
= The Rockhurst University Master Plan completed in 2010, MPD zoning approved in 2011.

Underway -

» The Nelson-Atkins Museum of Art master planning process that is considering properties within their ownership and will
include involvement with the surrounding community organizations.

» The Kansas City Art Institute is undertaking a campus master plan that is considering properties within their ownership
and will include involvement with surrounding community organizations.

A benefit of the Midtown / Plaza area is the diversity of land uses in close proximity. This diversity adds to the richness of
the community. However, it is a delicate balance and encroachment, especially into single family residential neighborhoods,
is not appropriate.

» The Recommended Land Use Map and Development Form Guidelines of this Plan should be followed to protect existing
uses and to ensure compatibility of new development into the area’s existing fabric,

« Rezoning will be supported where the existing zoning is not consistent with the adopted land use policy (Recommended
Land Use Map). Neighborhood associations and other stakeholders are encouraged to undertake the rezoning of property

when existing zoning is inconsistent with the recommendations of the Recommended Land Use Map.

« Neighborhoods should be well connected to but appropriately buffered from adjacent districts, nodes and corridors, per
the Development Form Guidelines.

« Where higher intensity uses abut lower intensity uses, transitions should be provided, per the Development Form Guidelines.

VELOPMENT WITH INFILL DEVELOPMENT /

REDEVELOPMENT |
Midtown / Plaza is an existing urban community. Development / redevelopment within the area should respect and work to

fit within that community.

= |t is important to consider both density and building type when referring to the Recommended Land Use Map. Often,
the recommendation was based on the allowed building types, with less attention to the density. As new development is
proposed, consider both issues before amending the Recommended Land Use Map, while understanding:

» The goal to “Strengthen an urban development pattern with appropriate density, physical layout, and
infrastructure that integrates the diversity of uses found throughout the Plan Area.”

= The other guiding principles:
= Reinforce and embrace an urban development pattern.
= Respect appropriate, established land uses and prevent encroachment.

« The Recommended Land Use Map and Development Form Guidelines together should be applied to ensure that new
development meets a minimum standard of quality. Incorporating area / neighborhood specific characteristics into
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infill development / redevelopment is encouraged and should be required if incentives or additional land use approvals
are requested.Any property that requires a rezoning, a special use permit, receives tax incentives or requires a
development plan shall be subject to the Plan’s Development Form Guidelines.

For the Development Form Guidelines that are fundamental, quantifiable, and could be applied citywide, the Zoning and
Development Code should be amended to add those guidelines from the Development Form Map and Guidelines directly
into the Zoning and Development Code. These guidelines should then be required and reviewed and approved by staff, not
requiring an applicant to apply to a separate board or committee and not changing the time required for staff review.

» When design guidelines are appropriate only for certain neighborhoods, corridors, districts, etc., customization is needed,
and / or enforcement is desired, zoning overlays are the tool within the Development Code that should be utilized.
Stakeholders should work with City staff to establish an overlay zoning district (further defined on page 40) that is more
appropriate for their specific area and needs.

L]

Amend the Development Code, where necessary, to ensure zoning categories allow new construction at the scale of the
existing “good” development, without also allowing development that is inappropriate for the scale and character of areas.

Encourage major property owners and institutions to work with adjoining neighborhoods to create “master plans” that
coordinate future expansions within this Plan’s policy framework

» For physical development and / or where appropriate, major property owners and institutions should apply to the
City for Master Planned Development (MPD) zoning to provide more certainty as to future development.

Historic districts and structures exist throughout the Midtown / Plaza area and many significant historic buildings exist that
are not formally designated. Retaining historic structures is important to the character of the Midtown / Plaza area and
steps should be taken to ensure the buildings are preserved for future generations.

» To protect historically and/or architecturally significant structures, they should be listed on the National and/or Local
Register of Historic Places (Local Register of Historic Places offers more “protection”.)

» This Plan encourages the preservation and adaptive re-use of historic buildings. Historic buildings (whether designated or not)
contribute to the area identity and should be preserved and integrated into new development. Even if the original intent of
the structures is obsolete, reusing the buildings in new ways may be the best solution to retain the structure.

= When a historic building (designed or potentially eligible for historic designation) is part of a redevelopment, the
Recommended Land Use map’s recommendations should be flexible, in order to retain historic resources, while
achieving the goals of this Plan. Any impacts should be minimized and the physical attributes of the structure should
remain and appear to fit within the character of the Recommended Land Use and surrounding neighborhood.

« In order to maintain the historic fabric of the area, tools such as tax incentives, overlay districts or other appropriate
measures should be utilized when a historic property is redeveloped.

2% Importance of Preserving
Historic Buildings and
Heritage of the Midtown/
Plaza Area

4%

B Very Important (74%)

@ Somewhat Important (20%)
O Not Sure {4%)

O Not Important {2%)

2013 Midtown / Plaza Area Resident Survey

FIG. 4.1 - RESIDENTIAL SURVEY RESPONSE
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LAND USE CATEGORIES
AND DEFINITIONS

The Recommended Land Use Map identifies the specific land use types and densities for a location. It is intended to prevent
future land use conflicts, safeguard natural resources and plan for the orderly and predictable development of the area.
The plan helps to ensure that land uses and the transportation system are integrated and support each other. It is also a
reflection of the community’s values and aspirations for the future development of the area. The Recommended Land Use
Map is a guide which does not represent a zoning document. Implementation will happen incrementally on individual sites
through the development review process as well as in larger areas through the application of the proactive rezoning of
property and establishment of overlay districts. Factors that were considered when determining the recommended land use
include, but are not limited to (in no particular order):

« Values and Aspirations of the Community
o Market (per Market Analysis and Experts)
» Resource Preservation

o Existing Land Use

» Existing Zoning

= Transportation System

RESIDENTIAL LOW - Primarily intended for single family detached residential building
types up to 7.2 units per acre. This land use classification generally corresponds with the
“R-6,” “R-7.5,” and “R-10" zoning categories within the zoning ordinance.

RESIDENTIAL LOW-MEDIUM - Intended for single family detached, semi-attached, and
two-unit building types with similar lot sizes, heights, and exterior appearance as the
Residential Low Density land use category.

RESIDENTIAL MEDIUM - Intended for a variety of single family, semi-attached,
townhome, and two-unit building types that allow up to 8.7 units per acre. This land
use classification generally corresponds with the “R5” zoning category within the zoning
ordinance.
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RESIDENTIAL MEDIUM-HIGH - Intended for single family, townhome, two-unit houses,
and multi-unit houses (3 to 8 dwelling units) up to 17.4 units per acre. This land use
classification generally corresponds with the “R-2.5" zoning category within the zoning
ordinance.

RESIDENTIAL HIGH - Intended for single-family, townhome, two-unit houses, multi-
unit houses, multiplexes, and multi-unit buildings up to 29 units per acre. This land use
classification generally corresponds with the “R-1.5” zoning category within the zoning
ordinance.

RESIDENTIAL URBAN - Intended for the highest density developments, up to 145 units
per acre. This land use classification generally corresponds with the “R-0.3” and “R-0.5"
zoning categories within the zoning ordinance.

MIXED USE NEIGHBORHOQD - Primarily intended to accommodate and promote
neighborhood serving retail sales or service uses, as well as mixed-use development
consisting of business uses on a building’s lower floors and residential uses on upper
floors. This type of vertical, mixed-use development that includes a variety of business
and residential choices should enhance the pedestrian environment of the community.
Encouraging residential development in mixed-use areas provides increased housing
choice and promotes higher density housing. This land use classification generally
corresponds with the “B1” zoning category within the zoning ordinance.

MIXED USE COMMUNITY - Primarily intended to accommodate and promote a variety
of community-serving retail sales or service uses generally of a higher intensity and
larger scale than what is allowed in Mixed Use Neighborhood areas. This category should
include a mix of business and residential uses designed to enhance the pedestrian
environment of the community and generally corresponds with the “B2” zoning category
within the zoning ordinance.

COMMERCIAL - Primarily intended to accommodate “heavier” commercial activities
and/or operations that are not found in or compatible with mixed-use neighborhood
oriented environments. Included are large-scale commercial development targeted in
designated areas along major arterials. This land use classification generally corresponds
with the “B3” and “B4” zoning category within the zoning ordinance.

OFFICE - Primarily intended to accommodate professional, administrative and corporate
office uses (uses that require a large public interface should be reserved for Commercial
and Mixed-Use areas).
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OFFICE/RESIDENTIAL - Primarily intended for office and/or residential development.
These areas are intended to promote flexible infill development of either office
buildings, multi-family residential buildings, or live-work units.

INSTITUTIONAL - Areas designated as Institutional include a variety of public and
quasi-public uses and facilities including but not limited to: schools, churches, and public
facilities that are government owned. Institutional uses are allowed in a variety of zoning
categories, depending on their specific use and intensity.

LIGHT INDUSTRIAL - Primarily intended for industrial uses that might include light
manufacturing, warehousing, wholesale storage, distribution centers, office parks and
will allow on-site customers and other less intensive industrial uses. These areas are
intended to promote the economic viability of industrial uses; encourage employment
growth; and limit the encroachment of unplanned residential and other non-industrial
development into industrial areas. This land use classification generally corresponds with
the “M1” zoning category within the zoning ordinance.

PARKS - Public or private land reserved for parks and parkways that is intended to
accommodate active and passive parklands, trails, recreational uses, or any other lands
reserved for permanent park or recreation purposes.

SPECIAL TRANSIT CORRIDOR - A dedicated public corridor intended to accommodate
transit and trail users.

BUFFER - Consists of private or public lands that are in some way either temporarily or
permanently reserved from development, including lands unsuitable for development.
This includes but is not limited to creeks and stream buffers, floodplains, woodlands,
severe slopes, and buffer zones around natural resources (areas difficult for development
due to topography, hydrology, aged woodlands, archaeological findings, etc.).

CONSERVATION DISTRICT - Areas intended for conservation or open space developments.
Conservation Districts are intended to encourage flexibility in design standards (example:
reduced lot sizes or increased density) in exchange for 60% or 30% open space preservation.
These areas will provide additional open space and recreational amenities for residents,
preserve environmentally sensitive resources as well as reduce stormwater runoff and water
pollutants. This land use classification generally corresponds with the Conservation or Open
Space Development option for “R” Districts within the zoning ordinance.
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Recommended Land Use

Midtown / Plaza Area Plan
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NORTH WEST SUB-AREA

STATELINE TO SUMMIT STREET
31ST STREET TO WESTPORT ROAD

CONTEXT

The North West Sub Area is predominately a residential area. It is also home to an industrial district along Roanoke Road
off of 31st Street, Roanoke Park, and commercial corridors along 39th Street and 43rd Street. Originally a neighborhood
serving corridor, 39th Street within this area has become a “restaurant row” destination supplemented with unique retail.
The character of 39th Street, with its smaller scale unique buildings, narrow streets, on street parking, and walkability
all contribute to making it a special place within the City. Southwest Trafficway is the eastern boundary of this sub area,
while it moves a great number of vehicles, the way the roadway currently functions is viewed by some as separating the
neighborhoods on either side.

North West Sub Area Midtown / Plaza Area Plan
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N W AREA E

The Recommended Land Use Map prescribes where specific land use types and densities should be located while the
Development Form guidelines describe how the built environment should look, feel and function (independent of the type of

use). See pages 27-29 for definitions of the land use categories.

Recommended Land Use Midtown / Plaza Area Plan
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TH T SUB AREA DEVELOPMENT FOR

The Development Form guidelines describe how the built environment should look, feel and function (independent of the

type of use). Refer to Appendix A for the full Development Form Guidelines Text.

Development Form Midtown / Plaza Area Plan
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+ Commercial encroachment from 39th Street or 43rd Street into existing residential neighborhoods is discouraged. Any
development adjacent to a residential neighborhood should provide transition elements to that neighborhood consistent
with the Development Form Guidelines of this Plan.

« The City of Kansas City, Missouri, the KU Medical Center located near 39th and State Line Road, and Kansas City, Kansas
should develop a comprehensive development strategy for the areas adjacent to the KU Campus.

« The boundaries of the North Volker Industrial Area, located to the west of the Coleman Highlands residential
area between Karnes Boulevard and 31st Street, should not expand outside its present physical footprint. Future
development projects should take measures to mitigate any external effects on neighboring residential properties.

* The “Low Density Residential - Conservation Development” Recommended Land Use was made due to the steep
topography and mature vegetation of the area. Any future development should respect the topography and retain as
much as the mature vegetation as possible.
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