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Project Name 

Shoemaker  

 

Docket #2 

 

Request 

.1 - CD-CPC-2022-00198 – Rezoning 

without plan. 

.2 – CD-CPC-2022-00197 – Preliminary 

plat 

 

Applicant 

Patricia Jensen 

Rouse Frets White Goss Gentile Rhodes, 

PC 

 

Owners 

Shoemaker Gaylen L & Cecile K Trust 

Cunningham Jeffrey & Amanda 

APPROVAL PROCESS 

 
 

PROJECT TIMELINE 

The application for the subject request was filed on 11/01/2022. 

Scheduling deviations from 2023 Cycle A have occurred.  

- Applicant needed to discuss additional utility access with 

Water Services Department prior to CPC hearing this case. 

 

NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

Notice of the public hearing was sent to surrounding properties 

within 300 feet. 

 

REQUIRED PUBLIC ENGAGEMENT 

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

request.  Applicant hosted a meeting on December 13, 2022. No 

summary has been provided by the applicant at time of this 

report.  

 

EXISTING CONDITIONS 

The 15-acre subject site of this proposed rezoning is located on 

the north side of NE 88th Street, specifically at the northwest 

corner of NE 88th Street and N. Highland Avenue.  The site is a 

combination of one platted lot and one unplatted lot with about 

550 feet of frontage on NE 88th Street.  Northeast 88th Street is 

unimproved rural roadway without curb gutter and sidewalk.  To 

the north of the site is a conservancy area owned by KCMO.  The 

surrounding uses are predominantly existing single-family homes 

on large tracts. 

 

SUMMARY OF REQUEST + KEY POINTS  

The applicant is seeking approval of a rezoning from Districts R-80 

and R-5 (Residential) to District R-7.5 (Residential), and approval 

of a preliminary plat in District R-7.5 creating three (3) detached 

residential lots on about 15 acres generally.   

 

CONTROLLING + RELATED CASES 

There is no controlling plan. 

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket #2.1 Approval without condition. 

Docket #2.2 Approval with condition. 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

1500 NE 88th Street 

About 15 acres  

R-80 & R-7.5 

1st  

Clay 

North Kansas City 

Surrounding Land Uses 

North: Conservancy, zoned R-80 

South: Residential uses, zoned R-10 & R-

7.5 

East: Residential uses, zoned R-5 

West: Residential uses, zoned R-7.5. 

 

Major Street Plan 

Northeast 88th Street is not identified on 

the City’s Major Street Plan at this 

location.   

 

Land Use Plan 

The Gashland-Nashua Area Plan 

recommends Residential Low Density 

land use for this location.  This proposal is 

consistent with the future land use plan. 

 

  

Staff 
Review

City Plan 
Commission

City Council

http://www.kcmo.gov/cpc
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PROJECT LOCATION 

 
 

PLAN REVIEW 

These two companion cases are required because the subject site is currently zoned R-80 and R-5.  The first 

case is a request to rezone the 15 acres from Districts R-80 and R-5 (Residential) to District R-7.5 (Residential).  

The second case is as request to approve a preliminary plat in District R-7.5 creating three (3) detached 

residential lots on about 15 acres. 

 

Case No. CD-CPC-2022-00198 is a request to consider rezoning the 15 acres from Districts R-80 and R-5 

(Residential) to District R-7.5 (Residential).  The project site is a vacant parcel made up of one platted lot and 

one unplatted lot. The proposed rezoning does not require a plan, but the applicant submitted an 

accompanying preliminary plat of the subdivision (see Attachment #2).   

 

Case No. CD-CPC-2022-00197 is a request to consider approval of a preliminary plat in District R-7.5 creating 

three (3) detached residential lots on about 15 acres.  The plat is proposing 3 lots with a net density of 4.8 acre 

per lot.  Lots 1 and 3 are proposed to be about 7 acres and to be served by septic.  Lot 2 is proposed to be 

about 0.7 acres and will be served by the existing private sanitary line.  The applicant is seeking waiver to the 

requirement for half street improvement with this plat. 
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PLAN ANALYSIS 

Residential, Commercial, or Industrial Lot and Building (88-110), Use- Specific (88-300), and Development Standards (88-400) 

*indicates adjustment/deviation    

Standards Applies  Meets More Information 

Lot and Building Standards (88-110) YES  YES   

Boulevard and Parkway Standards 

(88-323) 

NO N/A   

Parkland Dedication (88-408) YES YES  See analysis below. 

*Pedestrian Standards (88-450) YES NO Seeking waiver for half street 

improvement which includes sidewalks.  

 

SPECIFIC REVIEW CRITERIA 

Zoning and Development Code Map Amendments, Rezonings (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;  

The Gashland-Nashua Area Plan recommends Residential Low Density land use for this location.  This 

proposal is consistent with the future land use plan. (OA)  

B. Zoning and use of nearby property;  

Nearby properties are zoned residential compatible with the proposed zoning. (OA) 

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

This is a mixed us of existing single-family homes zoned residential, with varying lot sizes (R-7.5, R-5, R-10 & 

R-80). (OA) 

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

the requested zoning map amendment; 

There are existing public infrastructure serving the site.  Utilities and infrastructure will be brought to City 

Standards per staff recommendations. (OA)  

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-80 & R-5 which is a mix of residential.  The development can be 

undertaken by under the existing zoning. (OA) 

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

Staff is not sure of the length of time the property has been vacant. (OA) 

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

The rezoning is not expected to detrimentally affect nearby properties. (OA) 

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.  

A denial of the application will not provide any gain to the public health, safety, and welfare.  (OA) 

 

The proposed preliminary plat meets the R-7.5 zoning district minimum lot area and lot width requirement.  The 

plat also meets the 3-acre minimum lot area required for septic system.  The applicant submitted a preliminary 

stream buffer plan that is under review by staff.  The applicant is asking for waivers of half street improvements 

pursuant to section 88-405. 

 

Requested Deviations 

The developer is seeking the following deviations from the Zoning and Development Code, 400 Series – 

Development Standards; 88-405 – Subdivision Design and Improvements.  Staff recommends that these waivers 

be clearly depicted on the face of the preliminary plat.  

 

Section 88-405-03-A. Developers (subdividers) are responsible for the construction and installation of the 

following improvements in accordance with the standards of this zoning and development code. 

1.all streets within the subdivision and improvements to existing streets required for safe and adequate 

access to the subdivision as may be required by this zoning and development code; 2.street signs; 

3.sidewalks and trails; 4.water supply and wastewater systems, other than individual wells and individual 
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sewage disposal systems; 5.surface drainage and storm sewers; 6.stormwater management facilities; 

7.erosion and sedimentation control devices; 8.utilities; 9.survey monuments; 10.street lights; 11.any other 

on- or off-site improvements required at the time of plat approval; and 12.street tree planting plan. 

 

To recommend or approve a waiver or modification of subdivision design and improvement standards, the city 

plan commission and city council must determine that all of the following conditions exist: 

88-405-25-C-1. That there are special circumstances or conditions affecting the property; 

 

88-405-25-C-2. That the waiver or modification is necessary for reasonable and acceptable development 

of the property in question and is not a greater modification or waiver than is required to allow reasonable 

and acceptable development of the subject property; and 

 

88-405-25-C-3. That the granting of the waiver or modification will not be detrimental to the public welfare 

or injurious to other property in the vicinity in which the subject property is situated. 

 

Parkland Dedication 

According to Chapter 88-408 of the Zoning and Development Code, the developer can either, dedicate land 

for public park, provide open space for park purposes or provide money in lieu of parkland dedication.  A plat 

is providing a need for the following:  

 1 single-family lot x 3.7 x 0.006 = 0.02 acres  

 0.02 acres x $64,220.18 (2023 Fees) = $1,425.69 

 

The developer can either dedicate 0.02 acres of parkland or contribute $1,425.69in lieu of parkland dedication 

for the 1 additional single-family lot in satisfaction of Chapter 88-408 of the Zoning and Development Code. 

 

 

ATTACHMENTS 

1. Conditions Report  

2. Applicants Submittal  

3. Public Engagement Materials  

 

 

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends the following as stated in the conditions report: 

 

2.1- CD-CPC-2022-00105- Approval 

2.2- CD-CPC-2022-00104- Approval with Conditions   

 

 

Respectfully Submitted, 

 

 
Olofu Agbaji 

Planner 



Report Date: February 16, 2023

Case Number: CD-CPC-2022-00197

Project: Shoemaker

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Olofu Agbaji at (816) 513-8815 / Olofu.Agbaji@kcmo.org with 
questions.

1. 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.

2. The developer shall secure approval of a street tree planting plan from the City Forester and plant according to said plan 
prior to recording the final plat.

Condition(s) by City Planning and Development Department.  Contact Terry Thomas at (816) 513-2510 / Terry.A.Thomas@kcmo.org 
with questions.

3. 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.

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

4. 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.

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

5. 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

6. Water/Sewer Service lines shall serve only one lot or tract and shall not cross a separate lot or tract.

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

7. The developer shall submit a Preliminary Stream Buffer plan prior to approval of the plan in accordance with the Section 
88-415 requirements.

8. The developer shall submit a final stream buffer plan to the Land Development Division for approval prior to issuance of any 
building permits and obtain permits for the Stream Buffer prior to removal of any mature riparian species within the buffer 
zones due to construction activities on the site, in accordance with the Section 88-415 requirements.

9. The developer must grant on City approved forms, a STREAM BUFFER Easement to the City and show and label the final 
stream buffer zones on the subdivision plat, as required by Chapter 88 and Land Development Division, prior to issuance of 
any stream buffer permits.

10. The developer must obtain a floodplain certificate from Development Services prior to beginning any construction activities 
with the floodplain.

11. The developer must show the limits of the 100-year floodplain on the final plat and show the Minimum Low Opening 
Elevation (MLOE) of any structure on each lot that abuts a 100-year flood prone area (including detention basins and 
engineered surface drainage conveyances) on any plat and plan, as required by the Land Development Division.

12. The developer must convert the existing private sanitary service line for Lot 3 into a private sewer main to serve multiple lots.  
The private sewer main must be contained within a private sewer easement and be covered by a Covenant to Maintain 
Private Sanitary Sewer Main acceptable to KC Water.
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FREDERICK ACRES 1ST PLAT

Developer: 

CARL & CECILE KATHALEEN SHOEMAKER
1500 N 88TH STREET

KANSAS CITY, MO 64161

 IN KANSAS CITY, CLAY COUNTY, MISSOURI
MINOR SUBDIVISION LOT SPLIT

Date:  January 04, 2023SEC:  1-53-33 JOB NO.: 53097Drawn By: MW & ZB File Name: 53097BNA

SHEET 1 OF 1

IN TESTIMONY WHEREOF: Jeffery Cunningham and Amanda Cunningham, husband and wife has subscribed their names this
day of                         , 20         .

Jeffery Cunningham, Husband   Amanda Cunningham, Wife

STATE OF
COUNTY OF

On this               day of                       , 2021, before me, a Notary Public in and for said State, personally appeared Jeffery
Cunningham and Amanda Cunningham, husband and wife, who executed the within instrument and acknowledged to me that
they executed the same for the purposes herein stated.

IN TESTIMONY WHEREOF:  I have hereunto set my hand and affixed my notarial seal at my office in                  County, Missouri
on the day and year last written.

My Commission Expires: 
NOTARY PUBLIC

IN TESTIMONY WHEREOF: Cecile Kathaleen Shoemaker, a single person, has subscribed her name this             day of             
            , 20         .

Cecile Kathaleen Shoemaker, a single person  

STATE OF
COUNTY OF

Be it remembered that on this                day of                           , 20  before me the undersigned Notary Public in and for
the County and State above mentioned, came Cecile Kathaleen Shoemaker, a single person, who is personally known to me and
duly sworn did say that she executed this instrument as the free act and deed.

IN TESTIMONY WHEREOF:  I have hereunto set my hand and affixed my notarial seal at my office in                  County, Missouri
on the day and year last written.

My Commission Expires: 
NOTARY PUBLIC

s.s.

s.s.



FREDERICK ACRES 1ST PLAT

J O H N S O N ' S
S U B D I V I S I O N

T H E   P A R K
2 N D   P L A T

T H E   P A R K
2 N D   P L A T

Developer: 

CARL & CECILE KATHALEEN SHOEMAKER
1500 N 88TH STREET

KANSAS CITY, MO 64161
PH. 816-935-4029

 IN KANSAS CITY, CLAY COUNTY, MISSOURI

LOT 2, FREDERICK ACRES 1ST PLAT & PART OF

Date:  January 04, 2023SEC:  1-53-33 JOB NO.: 53097Drawn By: JDC File Name: 53097PPA

SHEET 1 OF 1

SECTION 1, TOWNSHIP 53, RANGE 33












