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Project Name 

Amethyst Place 

 

Docket # 5 

 

Request 

CD-CPC-2022-00207 

Development Plan - Residential 

 

Applicant 

Brad Sonner 

Olsson 

 

Owner 

Amethyst Place 

 

APPROVAL PROCESS 

 
 

PROJECT TIMELINE 

The application for the subject request was filed on 11/14/2022. 

No scheduling deviations from 2023 Cycle A have occurred.  

 

 

NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

The applicant satisfied the public engagement requirement and 

contacted the Beacon Hill - McFeders Community Council 

(formerly Beacon Hill - McFeders Neighborhood Association).  

  

 

REQUIRED PUBLIC ENGAGEMENT 

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

request. The applicant hosted a meeting on 12/15/2022. A 

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

Attachment #3. 

 

EXISTING CONDITIONS 

The existing site is generally flat and currently vacant land 

located on the corner of E. 28th Street and Tracy Avenue. 

 

SUMMARY OF REQUEST + KEY POINTS  

A request to approve a residential development plan in district R-

1.5 on about 1.2 acres generally located at E. 28th Street and 

Tracy Avenue to construct 37 residential units. 

 

The City of Kansas City, Missouri Housing Trust Fund awarded 

$500,000 for this project on August 4, 2022 (Ordinance No. 

220642). 

 

CONTROLLING + RELATED CASES 

There are no controlling or related cases associated with this 

property. 

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket # Recommendation 

5                        Approval with Conditions 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

2770 Tracy Avenue  

About 1.27 acres  

R-1.5 

3rd  

Jackson 

KCMO 110  

Surrounding Land Uses 

North: Residential, zoned R-1.5 

South: Residential, zoned R-1.5 

East: Residential, zoned R-1.5 

West: Residential, zoned R-1.5 

 

Major Street Plan 

Tracy Avenue and E. 28th Street are not 

identified on the City’s Major Street Plan.  

 

Land Use Plan 

The Greater Downtown Area Plan 

recommends Downtown Residential for 

this location. 

 

Staff 
Review

City Plan 
Commission

City Council

http://www.kcmo.gov/cpc
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PLAN REVIEW 

Amethyst Place is proposing to construct three (3) buildings for a total of 37 affordable residential units on 

roughly 1.2 acres of vacant land. The three buildings and number of units proposed are permitted in the existing 

R-1.5 zoning district. The plan proposes a 25 unit, three-story building on the northeastern perimeter of the site 

and two townhouse style buildings along the southern perimeter. The parking area will be screened by the 

three buildings as well as a decorative fence. 

 

PLAN ANALYSIS 

The overall residential development plan generally complies with the Zoning and Development Code and all 

other applicable City ordinances and policies. The three buildings are of a similar scale and character and 

complement the existing context of the surrounding area. The 25 unit apartment building will be three stories 

and the two residential buildings on the south will be two stories. The buildings have plenty of windows to 

provide a sense of passive surveillance. Amethyst Place will also have offices located on the ground floor of 

the 25 unit apartment building. All the proposed units will be affordable, and the applicant is only required to 

provide half the required parking for a total of .5 stalls per unit. The parking area of 28 total stalls is nearly 

entirely screened by the proposed buildings. The applicant is seeking a deviation of a two-foot setback on 

the western perimeter to allow for parking and comply with the driveway width required for emergency 

vehicles. Due to the two foot deviation related to the setback the applicant will also need to apply for an 

administrative adjustment to 88-425-05 to the Director of City Planning and Development prior to issuance of 

any building permit to provide additional landscaping. The applicant must also show that the driveway 

complies with the Pedestrian standards (88-450) prior to receiving a building permit. 
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*indicates adjustment/deviation    

Standards Applicability Meets More Information 

Lot and Building Standards (88-110) Yes Yes  

Parkland Dedication (88-408) Yes Yes, subject to 

conditions 

 

Parking and Loading  

Standards (88-420) * 

Yes No The applicant is 

requesting a deviation of 

two feet to the required 

side yard setback in a R-

1.5 zoning district (88-420-

12) 

Landscape and Screening Standards 

(88-425) * 

Yes Yes, subject to 

conditions 

The applicant shall apply 

for an administrative 

adjustment to 88-425-05 to 

the Director of City 

Planning and 

Development  

prior to issuance of any 

building permit 

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

conditions 

 

Sign Standards (88-445) Yes Yes, subject to 

conditions 

 

Pedestrian Standards (88-450) Yes Yes, subject to 

conditions 

The applicant must show 

that the driveway 

crosswalk complies with 

88-450 upon issuance of 

building permit 

 

SPECIFIC REVIEW CRITERIA 

 

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 applicant is seeking one deviation to allow for more parking and to meet fire code; all other 

components of the proposed plan comply with the Zoning and Development Code and all other 

applicable City ordinances and policies.  

 

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

The proposed residential buildings are permitted in the existing R-1.5 zoning district.  
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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;  

The applicant is proposing a single point of ingress and egress to and from the site. The applicant must 

show the pedestrian crossing complies with 88-450 of the Zoning and Development Code prior to 

receiving a building permit. 

 

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

pedestrian and bicycle movement, on the subject site; 

The development will be gated with a limited number of vehicles coming in and out of the site which 

will reduce any conflicts related to pedestrian and bicycle movement. 

 

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

proposed.  

The plan provides for adequate utilities based on City standards. 

 

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. 

The proposed materials for the three buildings complement the existing multi-unit buildings within the 

immediate area. The applicant provided additional windows that are of a similar scale to the 

surrounding area. 

 

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. 

The proposed landscape, fence on the perimeter of the property and the orientation of the buildings 

will buffer adjacent properties from any negative influences that may be created by the plan. 

 

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. 

The project is proposing underground detention with a limited amount of impervious surface to serve 

the residential units.  

 

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 applicant is removing two (2) trees but will plant additional trees to exceed what the Code requires.  

 

ATTACHMENTS 

1. Conditions Report  

2. Applicants Submittal  

3. Public Engagement Materials  

 

 



Amethyst Place City Plan Commission Staff Report Docket #5 

January 3, 2023 

Page | 5  

 

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends APPROVAL WITH CONDITIONS as stated in the conditions report. 

 

 

Respectfully Submitted, 

 

Andrew Clarke 

Staff Planner 

 



Report Date: December 28, 2022

Case Number: CD-CPC-2022-00207

Project: Amethyst Place - 28th & Tracy

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Andrew Clarke at (816) 513-8821 / Andrew.Clarke@kcmo.org 
with questions.

1. That 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.

2. 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.

3. 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 prior to Certificate 
of Occupancy.

4. That all signage shall conform to 88-445 and shall require a sign permit prior to installation.

5. All mechanical equipment shall be screened pursuant to 88-425-08.

6. The developer shall provide a revised site plan to show pedestrian crossing that complies with 88-450 prior to issuance of any 
building permit.

7. Council hereby approves a deviation of two feet to the required side yard setback in a R-1.5 zoning district (88-420-12).

8. The developer shall apply for an administrative adjustment to 88-425-05 to the Director of City Planning and Development 
prior to issuance of any building permit.

Condition(s) by City Planning and Development Department.  Contact Terry Thomas at  / Terry.A.Thomas@kcmo.org with questions.

9. The developer shall submit a Storm Drainage analysis from a Missouri-licensed civil engineer to the Land Development 
Division evaluating proposed improvements and impact to drainage conditions.  Since this project is within a "Combined 
Sewer Overflow" (CSO) district, the project shall be designed to retain rainfall of 1.5 inch depth over the entire site to 
simulate natural runoff conditions and reduce small storm discharge to the combined sewer system.  Manage the 10-year 
storm and 100-year storm per currently adopted APWA standards.  The analysis shall be submitted, and the developer shall 
secure permits to construct any improvements required by the Land Development Division prior to recording the plat.

10. The developer must obtain the executed and recorded city approved grading, temporary construction, drainage/sewer, or 
any other necessary easements from the abutting property owner(s) that may be required prior to submitting any public 
improvements crossing properties not controlled by the developer and include said document(s) within the public 
improvement applications submitted for permitting

11. The owner/developer must submit plans for grading, siltation, and erosion control to Land Development Division for review 
and acceptance, and secure a Site Disturbance permit for any proposed disturbance area equal to one acre or more prior to 
beginning any construction activities.

12. The developer must grant a BMP Easement to the City as required by the Land Development Division, prior to recording the 
plat or issuance of any building permits.

13. The developer shall cause the area to be platted and processed in accordance with Chapter 88, Code of Ordinances of the 
City of Kansas City, Missouri, as amended, commonly known as the Development Regulations, by making application under 
said code for a Minor Subdivision and submitting and recording a Lot Consolidation Plat or replatting the property in 
accordance therewith.
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Condition(s) by City Planning and Development Department.  Contact Terry Thomas at  / Terry.A.Thomas@kcmo.org with questions.

14. The developer must secure permits to extend public sanitary and storm water conveyance systems to serve all proposed lots 
within the development and determine adequacy of receiving systems as required by the Land Development Division, prior 
to recording the plat or issuance of a building permit whichever occurs first.

15. The developer shall submit an analysis to verify adequate capacity of the existing sewer system as required by the Land 
Development Division prior to issuance of a building permit to connect private system to the public sewer main and 
depending on adequacy of the receiving system, make other improvements may be required.

16. The developer must integrate into the existing street light system any relocated existing street lights within the street 
right-of-way impacted by the new drive or approach entrances as required by the Land Development Division, and the 
relocated lights must comply with all adopted lighting standards.

17. 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.

18. The developer shall submit verification of vertical and horizontal sight distance for the drive connection to public 
right-of-way to the Land Development Division and make improvements to ensure local jurisdiction and/or minimum 
AASHTO adequate sight distance standards are met, prior to issuance of any certificate of occupancy.

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

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

20. Buildings equipped with a fire standpipe system shall have an operable fire hydrant within 100 feet of the Fire Department 
Connection (FDC). (IFC2018 § 507.5.1.1)

21. Required fire department access roads shall be an all weather surface (IFC-2012: § 503.2.3) and Fire Department access roads 
shall be provided prior to construction/demolition projects begin. (IFC-2018 § 501.4 and 3310.1; NFPA 241-2013 § 7.5.5), 
required fire department access roads shall designed to support a fire apparatus with a gross axle weight of 85,000 pounds.  
(IFC-2018: § 503.2.3)

22. Fire hydrant distribution shall follow IFC-2018 Table C102.1 and fire hydrants shall be installed and operable prior to the 
arrival of any combustible building materials onto the site. (IFC-2018 § 501.4 and 3312.1; NFPA -2013 § 8.7.2)

23. Dead end fire department access road(s) in excess of 150 feet shall be provided with an approved turn around feature (i.e., 
cul-de-sac, hammerhead).  Dead-end streets in excess of 150 feet in length resulting from a “phased” project shall provide an 
approved temporary turn around feature (i.e., cul-de-sac, hammerhead).  (IFC-2018: § 503.2.5)

24. Aerial Fire Apparatus access roads shall be provided for any building that is 30 feet in height or greater.  Aerial Fire  
Apparatus Roads are a minimum 26 feet wide, at least 15 feet away from the building but not more than 30 feet from the 
structure.  (IFC-2018 § D105).

Condition(s) by Parks & Recreation.  Contact Richard Sanchez at (816) 513-7599 / Richard.Sanchez@kcmo.org with questions.

25. The developer is responsible for dedication of parkland, private open space in lieu of parkland, or payment of cash-in-lieu of 
either form of dedication, or any combination thereof in accordance with 88-408.  Should the developer choose to pay 
cash-in-lieu of dedicating all or a portion of the required area, the amount due shall be based upon the (2022) acquisition 
rate of ($64,220.18) per acre. This requirement shall be satisfied prior to recording the final plat (if dedicating private open 
space), or prior to Certificate of Occupancy (if paying money-in-lieu of).

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

26. The developer shall ensure that water and fire service lines should meet current Water Services Department Rules and 
Regulations. Prior to C of 
O.https://www.kcwater.us/wp-content/uploads/2022/05/2022-Rules-and-Regulations-for-Water-Service-Lines-Final.pdf
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Condition(s) by Water Services Department.  Contact Heather Massey at (816) 513-2111 / heather.massey@kcmo.org with 
questions.

27. The developer shall have a water flow test done to ensure there is adequate water pressure to serve the development.
South of River contact – Sean Allen - 816-513-0318
North of River contact - Pedro Colato – 816-513-4892

28. No water service line will be less than 1-1/2” in diameter where three or more units or Commercial building will be served by 
one domestic service line and meter.

Condition(s) by Water Services Department.  Contact Jerald Windsor at (816) 513-0413 / Jerald.Windsor@kcmo.org with questions.

29. The developer must submit water main extension drawings prepared by a registered professional Engineer in Missouri to the 
main extension desk for review, acceptance and contracts per the KC Water Rules and Regulations for Water main extensions 
and Relocations. 
(https://www.kcwater.us/wp-content/uploads/2022/05/2022-Rules-and-Regulations-for-Water-Main-Extensions-Final2.pdf  
)

Condition(s) by Water Services Department.  Contact Lucas Kaspar at (816)513-2131 / Lucas.Kaspar@kcmo.org with questions.

30. The developer provide acceptable easement and secure permits to relocated sanitary sewers out from under proposed 
buildings and structures, etc., while continuing to ensure individual service is provided to all proposed lots as required by 
Land Development Division prior to recording the plat or issuance of a building permit, whichever occurs first.
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Meeting Date: 

Meeting Location: 

Meeting Time (include start and end time):

Additional Comments (optional): 




	Additional Comments: Support was voiced by the incoming president of the Beacon Hill - McFeders 
	Additional Comments 2: Neightborhood Association, the president of the HOA, and a member of the 
	Project Case Number: CD-CPC-2022-00207
	Meeting Date: Thursday, December 15, 2022
	Meeting Location: LaQuinta Hotel, 2321 Troost Ave, KCMO
	Meeting Start and End Time: 5:30 pm - 6:20 pm
	Addtional Comments 3: Architect Review Committee.
	Additional Comments 4: 
	Additional Comments 5: 


