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SUMMARY OF REQUEST + KEY POINTS  

The applicant is seeking approval of a Urban Redevelopment 

District (UR) to rezone about 1 acre generally located at the 

northwest corner of Montgall Avenue and East 35th Street from 

Districts R-2.5 and B3-2 to District UR, allowing for the creation of 

an assisted living facility.  

 

PROJECT TIMELINE 

The application for the subject request was filed on January 31, 

2025.  

No scheduling deviations from 2025 Cycle 4.1 have occurred.  

 

NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

The subject site is located within the Oak Park Neighborhood 

Association and the Palestine Outreach Center.  

 

REQUIRED PUBLIC ENGAGEMENT 

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

request. The applicant hosted a meeting on March 21, 2025. A 

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

Attachment #3. 

 

EXISTING CONDITIONS 

The subject site is currently undeveloped. All structures have been 

cleared from the site. To the north of the site is the first phase of 

this development, a 3-story assisted living facility. There is no 

associated regulated stream with the subject site.  

 

CONTROLLING CASE 

There is no controlling case for this site.  

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket #5  Recommendation: Approval Subject to Conditions 

 

 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

3434 Montgall Ave 

About 1 acre 

B3-2 and R-2.5 

3rd  

Jackson  

School District  

Surrounding Land Uses 

North: Group Living, Zoned UR 

South: Retail, Zoned B3-2 

East: Residential, Zoned R-2.5 

West: Undeveloped, Zoned M1-5 

 

KC Spirit Playbook Alignment 

Case Number CLD-CPC-2025-00022 

LRP determination: HIGH 

 

Land Use Plan 

The Heart of the City Area Plan 

recommends Mixed Use Neighborhood 

and Residential Low Density for this 

location. The proposed plan aligns with 

this designation. See Criteria A for more 

information.”  

 

Major Street Plan 

Prospect Avenue is identified on the 

City’s Major Street Plan and 

recommends it as a Local Link with 2 

lanes at this location.   

 

  

Staff 
Review

City Plan 
Commission

City Council

http://www.kcmo.gov/cpc
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RELEVANT CASES 

Case No. 12237-URD-1 – Ordinance 090960, approved by City Council on December 17, 2009, approved a 

rezoning of approximately 2.2 acres generally bounded by E. 34th Street on the north, Montgall Avenue on the 

east, Prospect Avenue on the west and extending approximately 360 feet south from Districts R-2b and C-2 to 

URD, and approving a preliminary development plan for the same.  

 

VICINITY MAP 

 

URBAN REDEVLOPMENT REVIEW 

The applicant is seeking approval of a Urban Redevelopment Plan in proposed District UR acres generally 

located at the northwest corner of Montgall Avenue and East 35th Street. 

 

The proposal is to consolidate the approximate 1.2 acre unplatted parcel of land into one (1) lot.   

 

The proposed building foot print is approximately 17,916 square feet. No parking spaces are shown on the 

plans. A shared parking agreement with the site to the north will be provided. The main entrance of the 

building will be at the northeast corner of the site along Montgall, near the existing building to the north.  

  

Landscaping for this project includes street trees and interior landscaping). Some species provided include 

Autum Splendor Sugar Maples, Japanese Zelkova, Eastern Redbuds, White Fringetree, Jane Magnolia, Honey 

Locus, Little Henry Sweet spire, and Annabelle hydrangeas. .  

  

Proposed architectural materials and articulation are consistent with adjacent buildings. Materials include three 

different colors of brick and wood trim.   

 

During review staff requested additional landscaping and transparency along Prospect Avenue in order to 

provided better aesthetics along the corridor as well as provide “eyes on the street”. Additionally, staff 

requested further details on the trash enclosure and logistics on trash pickup. The applicant agreed to the 

corrections and provided additional windows along Prospect Avenue and 35th Street. The applicant also 
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added a gabled roof to relate more to the adjacent building to the north. Elevations of the trash enclosure was 

provided and reviewed to ensure compatibility with the structure. 

 

 

WAIVERS AND DEVIATIONS  

The applicant is not seeking any waivers or deviations.  

 

PLAN ANALYSIS 

*indicates adjustment/deviation requested 

Standards Applies  Meets More Information 

Lot and Building Standards (88-260) Yes Yes The UR plan recommends Lot and 

Building Standards which are 

appropriate for the context of the 

site.  

Accessory or Use- Specific Standards 

(88-305 – 385) 

No   

Boulevard and Parkway Standards 

(88-323) 

No   

Parkland Dedication (88-408) No   

Tree Preservation and Protection   

(88-424) 

No   

Parking and Loading  

Standards (88-420) 

Yes Yes  

Landscape and Screening Standards 

(88-425) 

No   

Outdoor Lighting Standards (88-430) Yes Yes, Subject 

to Conditions 

The UR Final Plan will submit a 

lighting plan . 

Sign Standards (88-445) No   

Pedestrian Standards (88-450) Yes Yes  

 

SPECIFIC REVIEW CRITERIA 

Development Plan, 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 proposed plan complies with all standards of the Zoning and Development Code. The proposed 

assisted living will provide an essential service that is missing for older residents in neighborhoods along 

Prospect Avenue. The proposed  
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building uses high quality materials and landscaping for private outdoor spaces that aligns with the 

architectural character of surrounding residences and supports Prospect Avenue as an Image Street 

within the Heart of the City Area Plan. 

 

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

The applicant is proposing a Assisted Living Facility. Approval of this UR Plan would permit the use. The 

property is currently zoned R-2.5 and B3-2, which would permit a nursing home with a Special Use Permit.  

 

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;  

Vehicular ingress and egress to and from the site is not inhibited by this Development Plan. 

 

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

pedestrian and bicycle movement, on the subject site; 

The proposed UR Plan does not inhibit pedestrian circulation and safety. 

 

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

proposed.  

Adequate utilities are existing on site for the plan.  

 

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. 

Proposed structures are compatible with the adjacent properties. The property to the north consists of 

mainly a brick façade. This development will be complementary as the applicant has agreed to staff 

corrections, including more brick, transparency, and gabled roofs.  

 

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. 

Proposed landscaping is in conformance with the requirements as set forth in Section 88-425 of the 

Zoning and Development Code. 

 

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. 

Excess impervious area is not proposed with this plan. 

 

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 plan identifies trees to remain and new trees to be planted.  
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ATTACHMENTS 

1. Conditions Report   

2. Applicants Submittal  

3. Public Engagement Materials   

4. KC Spirit Alignment  

 

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends Approval Subject to Conditions as stated in the conditions report. 

 

 

Respectfully Submitted, 

 

 

Matthew Barnes, AICP 

Lead Planner 

 



Report Date: March 27, 2025

Case Number: CD-CPC-2025-00022

Project: Palestine Legacy Residences

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Brad Wolf at (816) 513-2901 / Bradley.Wolf@kcmo.org with 
questions.

1. The developer must complete the Demolition Review process for the demolition of the buildings at 3437 and 3439 Prospect 
before pulling a permit for demolition of the existing buildings on the site per ordinance #241070 adopted 12/19/2024.

Condition(s) by City Planning and Development Department.  Contact Matthew Barnes at (816) 513-8817 / 
matthew.barnes@kcmo.org with questions.

2. That prior to issuance of the Certificate of Occupancy for each lot within the plat 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.  This condition may be satisfied by an assigned City 
Planning and Development Building Inspector.

3. 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. This condition may be satisfied by an assigned City Planning and Development Building Inspector.

4. That prior to issuance of the Certificate of Occupancy, the applicant consolidate the lots in accordance with the Zoning and 
Development Code.

5. The developer shall screen all roof and/or ground mounted mechanical and utility equipment in compliance with Section 
88-425-08 of the Zoning and Development Code. This condition may be satisfied by an assigned City Planning and 
Development Building Inspector.

6. As part of the public entitlement process you are required to meet the public engagement Section 88-505-12 of the City’s 
Zoning and Development Code. Submit all required public engagement documentation to your assigned planner by March 
26, 2025 at 8am via publicengagement@kcmo.org

7. All signage shall conform to 88-445 and shall require a sign permit prior to installation. This condition may be satisfied by an 
assigned City Planning and Development Building Inspector.

8. Conditions to be satisfied prior to City Plan Commission hearing: 
1- The landscape plan shall incorporate the additional grass landscaping shown in the west elevation prior to appearing 
before the City Plan Commission.
2- Denote type and location of bicycle parking per chapter 88-420 on the site plan prior to appearing before the City Plan 
Commission.

9. That prior to being heard by the City Council, the applicant must provide a lighting plan in conformance with Section 88-430 
of the Zoning and Development Code.

10. That the UR Final Plan shows Bicycle Parking in accordance with the Zoning and Development Code.

11. That the UR Final Plan provides a Lighting Plan in accordance with the Zoning and Development Code.

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

12. • 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 241-2013 § 8.7.2)
• Fire hydrant distribution shall follow IFC-2018 Table C102.1

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

14. • 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)
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Condition(s) by Fire Department.  Contact Michael Schroeder at (816) 513-4604 / michael.schroeder@kcmo.org with questions.

15. • Security gates which span across a fire access road shall provide a means for emergency operation.  Electric gates shall 
require a siren sensor device typically referred to as a “yelp gate” (IFC-2018 § 503.6).

16. • The proposed building shall have a fire department access road within 150 feet of any exterior portion of the structure. 
(IFC-2018: § 503.1.1)
Shall provide a walk through gate on side of the building to make the 150 feet.

Condition(s) by Parks & Recreation.  Contact Richard Sanchez at (816) 513-7678 / richard.sanchez@kcmo.org with questions.

17. Shall the development meet the definition of a "dwelling unit" per section 88-810-540, the developer will be 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 2025 acquisition rate of $20,065.67 per acre. This 
requirement shall be satisfied prior to certificate of occupancy.

18. The developer shall submit a streetscape plan with street tree planting plan per 88-425-03 for approval and permitting by the 
Parks & Recreation Department’s Forestry Division prior to beginning work in the public right-of-way.

Condition(s) by Public Works Department.  Contact Terry Thomas at (816) 513-2510 / Terry.A.Thomas@kcmo.org with questions.

19. 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.

20. The developer shall submit a streetscape plan for approval and permitting by the Land Development Division prior to 
beginning construction of the streetscape improvements in the public right of way, and construct ADA compliant ramps at all 
required locations where new private drives are being added, or where existing sidewalks are modified or repaired.

21. 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.

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

22. 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.

23. The developer shall ensure that water and fire service lines should meet current Water Services Department Rules and 
Regulations. Prior to issuance of Certificate of Occupancy.https://www.kcwater.us/projects/rulesandregulations/

24. The developer shall have a water flow test done to ensure there is adequate water pressure to serve the development.
South of River contact - Patrick Lewis (816) 513-0423
North of River contact - David Gilyard (816) 513-4772

Condition(s) by Water Services Department.  Contact Philip Taylor at  / philip.taylor@kcmo.org with questions.

25. 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.

26. The developer shall submit a Storm Drainage analysis from a Missouri-licensed civil engineer to KC Water 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 disturbed area 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 KC Water prior to recording the plat.
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Condition(s) by Water Services Department.  Contact Philip Taylor at  / philip.taylor@kcmo.org with questions.

27. 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.

28. The owner/developer must submit plans for grading, siltation, and erosion control to KC Water  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.

29. The developer must grant a [BMP and/or Surface Drainage Easement] to the City as required by KC Water, prior to recording 
the plat or issuance of any building permits.

30. The developer shall provide private (water, storm drainage, sanitary sewer) easements for any private mains prior to 
issuance of any building permits.
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