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Hearing Date February 15, 2022 

 

Docket # Request 

4.1     CD-CPC-2022-00001 Area Plan 

Amendment  

4.2     CD-CPC-2021-00248 Rezoning Without 

Plan  

 

Applicant 

Joseph Esry 

Parman and Easterday 

10740 Nall Ave, Suite 160  

Overland Park, KS 66211 

 

Owner 

Rick Reddekopp 

Atheneum LLC 

 

APPROVAL PROCESS 

 
NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

No registered neighborhood or civic organizations were found 

at this location. Notice of the public hearing was sent to 

surrounding properties within 300 feet. 

 

REQUIRED PUBLIC ENGAGEMENT 

Public engagement as required by 88-505-12 applies to this 

request. The applicant hosted a public meeting on January 

23, 2022. A summary of the meeting is attached to this report. 

 

EXISTING CONDITIONS 

The property has one existing building that has been previously 

used as an insurance office. Although the building appears as 

a residence, it has been used commercially since at least prior 

to 2010 and permitted by the old zoning. There are 

approximately 5 parking spaces on the site. 
 

NARBY DEVELOPMENTS 

North: Residences 

East: Residences—Bridgepointe Homes Association  

West: Residences 

South: Mid-Continent Public Library—North Oak Branch 

 

SUMMARY OF REQUEST 

CD-CPC-2022-00001 - A request to approve an Area Plan 

Amendment to the Gashland Nashua Area Plan from 

Residential Low Density to Mixed-Use Neighborhood on about 

0.5 acres generally located at 8708 N Oak Trafficway. 

 

CD-CPC-2021-00248 - A request to approve a rezoning from 

District R-1.5 to District B1-1 to allow for a coffee shop (Eating 

and Drinking Establishment use) on about 0.5 acres generally 

located at 8708 N Oak Trafficway. 

 

KEY POINTS 

• Area Plan Amendment 

• Rezoning to allow for coffee shop 

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket # Recommendation 

4.1   Approval without conditions 

4.2   Approval without conditions 

 

 

 

 

 

Location 

Area  

Zoning 

Council District 

County 

School District 

 
8708 N Oak Trfy 

About 0.5 acres 

R-1.5 

2nd     

Clay 

North Kansas City 250 

Surrounding Land Uses 

North – Residential use (zoned R-1.5/R-7.5)  

South – Civic/public use (zoned B1-1)  

East – Residential use (zoned R-7.5) 

West – Residential use (zoned R-7.5) 

 

Land Use Plan 

The Gashland/Nashua Area Plan 

recommends Residential Low Density. The 

request doe not conform to this 

recommendation; therefore the area plan 

amendment has been applied for. 

 

Major Street Plan 

N Oak is designated as a Thoroughfare at 

this location according to the Major Street 

Plan. 

http://www.kcmo.gov/cpc
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CONTROLLING CASE 

No controlling case was found. 

 

RELATED RELEVANT CASES 

Relevant cases for site 

 

REZONING REVIEW 

 

The site is located on the west side of N Oak Tfwy between NE 86th Ter and NE 88th Ter. There is an existing 

structure on the property (zoned R-1.5) in which an insurance agency had previously operated out of since at 

least 2010. The applicant would like to use the structure on the property for a coffee shop, which is not 

permitted in R-1.5 districts. Rezoning to B1-1 is required to permit the Eating and Drinking Establishment use on 

the property.  

 

The site is mostly surrounded by residential neighborhoods to the north, east, and west. There are commercial 

uses and commercial zoning districts to the south, including the recently approved rezoning at 8532 N Oak Tfwy 

from R-7.5 to B1-1 (CD-CPC-2021-00187). The future land use designation for the subject site is Residential Low 

Density; therefore, an Area Plan Amendment is needed to change the designate to Mixed Use Neighborhood. 

Changing the future land use will contribute to the continuity of Mixed Use Community along this section of N 

Oak Tfwy. The applicant has provided a site plan to show their intention to expanding the parking area to the 

west and provide an additional 4 spaces. This plan is for reference only and not subject to approval by the 

Commission or Council.  

 

 

Rezoning Analysis 

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: 

88-515-08-A. Conformance with adopted plans and planning policies; 

The Gashland/Nashua Area Plan recommends Residential Low Density land use. The rezoning request doesn’t 

comply to this recommendation; therefore, an area plan amendment is requested along with the rezoning 

application. 

88-515-08-B. Zoning and use of nearby property; 

Properties to the north, east, and west is mostly residential uses and zoning districts (R-1.5, R-7.5). To the south 

there are more commercial uses and B1 (Business) and O (Office) districts. Some uses include civic/library, 

school, and office.  

88-515-08-C. Physical character of the area in which the subject property is located; 

Although this section of N Oak has many residential properties, there are some smaller businesses and civic 

uses, like the public library and school to the south of the subject site. The proposed zoning (B1-1) is the same as 

these properties to the south. The proposed use that requires the rezoning is of similar intensity to the 

surrounding civic and commercial/office uses, and the projected traffic load did not trigger a traffic study 

required by Public Works.   

88-515-08-D. Whether public facilities (infrastructure) and services will be adequate to 

serve development allowed by the requested zoning map amendment; 

The site is served by water and sewer and will meet the needs of future development on the site.  

88-515-08-E. Suitability of the subject property for the uses to which it has been restricted under the existing 

zoning regulations; 

http://online.encodeplus.com/regs/kansascity-mo/doc-view.aspx?pn=0&ajax=0&secid=3079
http://online.encodeplus.com/regs/kansascity-mo/doc-view.aspx?pn=0&ajax=0&secid=3248
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The existing zoning is R-1.5 does not permit the Eating and Drinking Establishment, or most other commercial 

uses. Because this property has been used as an office and open to customers for at least the last 10 years, it 

does not make sense to convert the existing building into a single or two-family home.  

88-515-08-F. Length of time the subject property has remained vacant as zoned; 

Not applicable. The subject property is not currently vacant. 

88-515-08-G. The extent to which approving the rezoning will detrimentally affect nearby properties;  

In staff’s opinion, the proposed rezoning would not detrimentally affect nearby properties because the 

surrounding zoning, uses, and intensity are similar to what is proposed on the subject site.  

88-515-08-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. 

Denial of the rezoning and area plan amendment will restrict any commercial development, even at a small, 

community scale, which conforms with the character of the area, and is not projected to adversely impact the 

surrounding properties. 

 
 

PROFESSIONAL STAFF RECOMMENDATION 

Based on the applications submitted by the applicant, Staff makes recommendation to each case as 

following: 

CD-CPC-2022-00001: Staff recommends APPROVAL WITHOUT CONDITIONS.  

CD-CPC-2021-000248: Staff recommends APPROVAL WITHOUT CONDITIONS. 

 

 

Respectfully submitted,  

Genevieve Kohn 

Staff Planner 
















