The public may attend the meeting in person or view it online at
http://pvkansas.com/livestreaming.

BOARD OF ZONING APPEALS
CITY OF PRAIRIE VILLAGE
TUESDAY, MAY 7, 2024
7700 MISSION ROAD
COUNCIL CHAMBERS

6:30 P.M.

l. ROLL CALL
Il. APPROVAL OF BZA MINUTES - March 5, 2024
. PUBLIC HEARINGS
BZA2024-03 Variance of required side setback
Tomahawk Animal Hospital
6301 W. 75t Street

Zoning: C-2
Applicant: Brian Michener, Lo Design

V. OTHER BUSINESS

V. ADJOURNMENT

Plans available at City Hall if applicable
If you cannot be present, comments can be made by e-mail to
cityclerk@pvkansas.com

*Any Commission members having a conflict of interest, shall acknowledge that conflict prior to
the hearing of an application, shall not participate in the hearing or discussion, shall not vote on
the issue and shall vacate their position at the table until the conclusion of the hearing.


http://pvkansas.com/livestreaming
mailto:cityclerk@pvkansas.com

BOARD OF ZONING APPEALS
CITY OF PRAIRIE VILLAGE, KANSAS
MINUTES
TUESDAY, MARCH 5, 2024

ROLL CALL

The meeting of the Board of Zoning Appeals of the City of Prairie Village, Kansas was
held on Tuesday, March 5, 2024, at 6:30 p.m. in the Council Chambers of the Municipal
Building at 7700 Mission Road. Vice-Chair Jonathan Birkel called the meeting to order at
6:30 p.m. with the following members present. James Breneman, James Kersten,
Gregory Wolf, Melissa Brown, Melissa Temple, and Jeffrey Valentino.

The following individuals were present in their advisory capacity to the Board of Zoning
Appeals: Chris Brewster, Multistudio; Nickie Lee, Deputy City Administrator; Terry
O’Toole, Council Liaison; Adam Geffert, City Clerk/Board Secretary.

APPROVAL OF MINUTES

Mr. Wolf moved for the approval of the minutes of the July 11, 2023, Board of Zoning
Appeals meeting as presented. Mr. Breneman seconded the motion, which passed 5-0,
with new members James Kersten and Melissa Temple abstaining.

PUBLIC HEARINGS

BZA2024-01 Variance of required side setback
4519 W. 74t Place
Zoning: R-1B
Applicant: Dan Wessel / John and Nancy Falk

Mr. Brewster said that the applicant was requesting a variance to allow a garage addition
to be built 3’ from the east side lot line, rather than the required 6’, and to allow a great
room to be expanded and built 5.44’ from the east side lot line rather than the required 6’.

The property is zoned R-1B which requires the following for side setbacks:

e 6’ minimum on each side
e 20% of lot width minimum between both sides
e Atleast 12’ between adjacent buildings

Mr. Brewster noted that the garage addition would extend approximately 20’ along the
side setback line with a 1.5 story gabled elevation. The proposal would add approximately
4.5 from the exterior of the current building, but would extend 3’ over the required 6’ side



setback. The interior garage space width would increase from approximately 9.5’ to
approximately 14.5’.

The great room addition would extend approximately 18’ along the side setback line with
a 1.5 story gabled elevation. This portion would be located to the rear of the home on a
separate wall plane than the garage addition. The proposal would add approximately 7’
to the current structure, but would extend 0.56° over the required 6’ side setback.

In each case the addition would be more than the required 12’ from the adjacent structure
(17.1” and 19.5’ respectively). Mr. Brewster said that the house on the adjacent lot was
approximately 14.1’ from the side lot line. The subject house would also meet the required
20% cumulative setbacks as it is 14.3’ from the side setback on the opposite side lot line
(17.3’ total side setbacks equals 24.71% of the 70’ lot width).

Mr. Brewster stated that Section 19.54.030 of the zoning regulations required the Board
to find that all five of the following “golden factors” be met to grant a variance:

1. Uniqueness - That the variance requested arises from such condition which is
unique to the property in question, and which is not ordinarily found in the same
zone or district and is not created by an action or actions of the property owner or
the applicant.

2. Adjacent Property - That the granting of the permit for the variance would not
adversely affect the rights of adjacent property owners or residents.

3. Hardship - That the strict application of the provisions of these regulations from
which a variance is requested will constitute an unnecessary hardship upon the
property owner represented in the application.

4. Public Interest - That the variance desired will not adversely affect the public
health, safety, morals, order, convenience, prosperity, or general welfare.

5. Spirit and Intent of the Regulation - That the granting of the variance desired would
not be opposed to the general spirit and intent of these regulations.

He added that if the Board did approve the variance, it should be subject to the following
conditions:

1. That the variance be granted only to the extent shown with the submitted
application and based on submitted plans and elevations.

2. The variance, if approved, be recorded with the County Register of Deeds within
one year of approval.

Applicant Dan Wessel, 7244 Ward Parkway, Kansas City, MO, was present to discuss
the application.

Mr. Birkel opened the public hearing at 6:38 p.m. With no one present to speak, Mr. Birkel
closed the hearing at 6:39 p.m.

Board members reviewed the golden factors and determined that the proposal met all
requirements.



Mr. Wolf made a motion to approve the variance with the conditions recommended by
staff. Mr. Breneman seconded the motion, which passed unanimously.

BZA2024-02 Variance of required side setback
7328 Cherokee Drive
Zoning: R-1B
Applicant: Garry Calvin / Mary Burger

Mr. Brewster stated that the applicant was requesting a variance to allow a garage
addition to be built 5.17’ from the south side lot line, rather than the required 6. The
expansion is associated with a 4’ expansion of the rear living space, which complies with
the side setback on the rear lot line. However, the front portion where the garage is located
would extend 0.83’ into the side setback due to the positioning of the house on the lot.

The property is zoned R-1B which requires the following for side setbacks:

e 6’ minimum on each side
e 20% of lot width minimum between both sides
e Atleast 12’ between adjacent buildings

The garage addition would extend approximately 20’ along the side setback line with a
1.5 story gabled elevation. The proposal would add approximately 4’ from the exterior of
the current building, and is associated with and expansion of the rear living space. Mr.
Brewster said that this would comply with the required side setback at the rear of the
building, due to the positioning of the house on the lot. However, extending 4’ at the
garage would result in a 0.83’ encroachment into the side setback at the front lot line. The
proposal would increase the interior garage space width from approximately 10’ to
approximately 14.5’.

The addition would also be more than the required 12’ from the adjacent structure (17.25’).
The home on the adjacent lot is approximately 12.17’ from the side lot line. The subject
house would also meet the required 20% cumulative setbacks as it is 9.83’ from the side
setback on the opposite side lot line (15’ total side setbacks equals 23.08% of the 65’ lot
width).

Mr. Brewster noted that Section 19.54.030 of the zoning regulations required the Board
to find that all five of the following “golden factors” be met to grant a variance:

1. Uniqueness - That the variance requested arises from such condition which is
unique to the property in question, and which is not ordinarily found in the same
zone or district and is not created by an action or actions of the property owner or
the applicant.

2. Adjacent Property - That the granting of the permit for the variance would not
adversely affect the rights of adjacent property owners or residents.



3. Hardship - That the strict application of the provisions of these regulations from
which a variance is requested will constitute an unnecessary hardship upon the
property owner represented in the application.

4. Public Interest - That the variance desired will not adversely affect the public
health, safety, morals, order, convenience, prosperity, or general welfare.

5. Spirit and Intent of the Regulation - That the granting of the variance desired would
not be opposed to the general spirit and intent of these regulations.

He added that if the Board did approve the variance, it should be subject to the following
conditions:

1. That the variance be granted only to the extent shown with the submitted
application and based on submitted plans and elevations.

2. The variance, if approved, be recorded with the County Register of Deeds within
one year of approval.

Applicant Garry Calvin, 5910 Reinhardt Road, Fairway, KS, was present to discuss the
application.

Mr. Birkel opened the public hearing at 6:45 p.m. With no one present to speak, Mr. Birkel
closed the hearing at 6:46 p.m.

Board members reviewed the golden factors and determined that the proposal met all
requirements.

Mr. Wolf made a motion to approve the variance with the conditions recommended by
staff. Mr. Breneman seconded the motion, which passed unanimously.

OTHER BUSINESS

Election of Chair, Vice-Chair and Secretary

Mr. Wolf made a motion to elect the following slate of officers:

e Mr. Birkel, Chair
e Ms. Brown, Vice-Chair
e Mr. Geffert, Secretary

Mr. Breneman seconded the motion, which passed 5-0, with Mr. Birkel and Ms. Brown in
abstention.

ADJOURNMENT

Chair Jonathan Birkel adjourned the meeting of the Board of Zoning Appeals at 6:48 p.m.



Adam Geffert
City Clerk/Board Secretary



STAFF REPORT

TO: Prairie Village Board of Zoning Appeals
FROM: Chris Brewster, Multistudio, Planning Consultant
DATE: May 7, 2024 Board of Zoning Adjustment Meeting

Application:
Request:

Action:

Property Address:

Applicant:

Current Zoning & Use:

Surrounding Zoning & Use:

Legal Description:

Property Area:
Related Case Files:

Attachments:

BZA 2024-03

Variance to the side yard setback from 10 feet to
approximately 1.5 feet, to allow the partial replacement
and expansion of an existing building.

A variance request requires the Board of Zoning
Appeals to evaluate facts and weigh evidence, and a
majority of the Board must find that all 5 criteria for a
variance have been met in order to approve the request.

6301 W. 75" Street

Brian Michner, LO Design; Short Stay, LLC

C-2 General Business — Animal Care

North: R-1 Single-Family Residential — Single-Family
Dwellings (Overland Park, KS)

East: R-1B Single-Family Residential - Single-Family
Dwellings

South:R-1B Single-Family Residential - Single-Family
Dwellings

West: R-3 Garden Apartment — Apartment Buildings

20-12-25 N 267' E 113.4' SW 1/4 EX E 30' & EX N 30'
455 ACS M/L (abbreviated)

0.45 acres (19,768.09 s.f.)
None

Application, variance request form, lot and building
plans, elevations.




STAFF REPORT BZA 2024-03

May 7, 2024

General Location — Map
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STAFF REPORT BZA 2024-03
May 7, 2024

Aerial Site




STAFF REPORT BZA 2024-03
May 7, 2024

Birdseye View

Street View

Looking south on 75! Street — Subject property line on left




STAFF REPORT BZA 2024-03
May 7, 2024

SUMMARY:

This application requests a variance for the side setback from 10 feet to approximately
1.5 feet on the west side yard lot line to allow the partial replacement and expansion of
an existing building. The existing principal building is approximately 48 feet along the
west property line. It has a single-story elevation at approximately 1.5 feet from the side
lot line. There are also two out buildings (green houses, one of which is attached to the
principal building) approximately the same distance from the property line for another 93
feet along the side lot line. The proposal would replace the two outbuildings, and expand
the existing principal building to the rear, and continue the current 1.5 feet side setback.
It would result in approximately 64.75 feet along the west property line and be a single-
story elevation. This requires approval of the Board of Zoning Appeals according to the
variance criteria for the placement of the building addition, since it is expanding the degree
of nonconformance of the principal building. If the variance is granted the application
must also receive site plan approval from the Planning Commission for other aspects of
the proposed plan.

DETAILS:

The property is currently used for an animal care business and a portion of the building
and premises has historically been used as a nursery. Each of these are a permitted use
in the C-2 zone district, as is the proposed expansion of the existing animal care business.
The animal care business is expanding to take over the entire building and site.

The applicant is requesting a variance from Section 19.20.030 to allow the expansion of
an existing building to be built 1.5 feet from the side setback line rather than the required
10 feet.

The property is zoned C-2 which requires the following for side setbacks:

e No minimum required,

e Side setbacks abutting R-1 through C-O zoning should back the adjacent property
requirement; [The side setback in R-3 that applies in this situation is 10 feet.
Section 19.12.025 requires a 10-feet side setback for two story buildings and 15-
feet for two and one-half story buildings.]

The existing building is a legal non-conforming building, built at 1.5 feet from the west
side lot line. It extends for approximately 48 feet on the west boundary. It has a single-
story elevation with a side gable facing the adjacent property. There are also two
outbuildings behind the principal building (greenhouses, one of which is attached to the
principal building), at approximately the same distance from the side lot line. The
outbuildings are proposed to be removed, and the principal building expanded for an
additional 17.75 feet. The elevation would maintain the current single-story profile and
include a side gable in the rear portion of the building and a roof extension for an enclosed
patio.

The remainder of the rear lot and street-side side lot would be used for a reconfiguration
of the parking lot and an outdoor space.



https://library.municode.com/ks/prairie_village/codes/code_of_ordinances?nodeId=CHXIXZORE_CH19.20DIGEBUDI_19.20.030SIYA
https://library.municode.com/ks/prairie_village/codes/code_of_ordinances?nodeId=CHXIXZORE_CH19.12DIGAAPDI_19.12.025SIYA

STAFF REPORT BZA 2024-03

May 7, 2024

The applicant had a neighborhood meeting on April 24, 2024 as required by the Prairie
Village Resident Participation Policy and has supplemented the application with
background on that meeting.

VARIANCE ANALYSIS (BOARD OF ZONING APPEALS):
Section 19.54.030 of the Zoning Ordinance requires the Board to find that all five of the

following conditions are met in order to grant a variance. If the Board finds that even one
of these conditions is not met, a variance should not be granted:

A.

Uniqueness

That the variance requested arises from such condition which is unique to the
property in question and which is not ordinarily found in the same zone or
district; and is not created by an action or actions of the property owner or the
applicant.

In order for the property to meet the condition of uniqueness, it must have
some peculiar physical surroundings, shape, or topographical condition that
would result in a practical difficulty as distinguished from a mere
inconvenience to utilize the property without granting the variance.

The property is an unplatted corner lot and the Johnson County AIMS resources say
the building was built in 1980. It is a residential structure, indicating the property
may have originally been residential and then rezoned for commercial use as a
transition area along a busy corridor. There are a variety of zone districts in the
area, including R-1B to the south and east, and R-3 to the west. Across 75" street
are residential uses in Overland Park, KS, and further west along the corridor are
multi-family, office, and retail uses. The Prairie Village zoning ordinance does not
require a side setback for commercial uses and buildings, except where they abut
lessor zoning districts as this property does on both the west and south side. Street
side setbacks apply to the other lot lines along 75" Street and Lamar.

Adjacent Property

That the granting of the permit for the variance would not adversely affect the
rights of adjacent property owners or residents.

The property has three existing buildings located approximately 1.5 feet from the
side lot line — the principal building, and attached green house, and an attached
green house. The proposal would remove both of the greenhouses, but expand the
principal building for an additional 17.75 feet along the same 1.5 feet setback. The
west side lot line abuts the adjacent property parking lot and there is a 6-feet privacy
fence along the entire boundary where the proposed building would be located. The
adjacent apartment buildings are two and one-half stories and are located
approximately 60 feet from this property line.

Hardship

That the strict application of the provisions of these regulations from which a
variance is requested will constitute an unnecessary hardship upon the
property owner represented in the application.



https://library.municode.com/ks/prairie_village/codes/code_of_ordinances?nodeId=CHXIXZORE_CH19.54BOZOAP_19.54.030VA
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May 7, 2024

The setback required in this case are 15 feet on the east (Lamar Street), 15 feet on
the south (75" Street), 10 feet on the west (subject property line with R-3 side
setback applied to this property for a 1-story building), and 10 feet on the south (none
required unless abutting a lessor district.). This would result in 12, 296 square feet
buildable area (58’ x 212’). However, the existing buildings are already placed where
the addition is proposed to be located, and the site is arranged around this building
footprint.

Public Interest

That the variance desired will not adversely affect the public health, safety,
morals, order, convenience, prosperity, or general welfare.

The proposed addition is maintaining the scale and character of the existing building,
and removing two outbuildings with a green house design. The proposal will still
maintain the minimum separation of buildings (17.1 feet where 12 feet is required);
however, it could constrain potential expansions of the adjacent house if the required
separation is maintained (i.e. only allow expansion to 9 feet from side lot line rather
than the required 6 feet.)

Spirit and Intent of the Regulation

That the granting of the variance desired would not be opposed to the general
spirit and intent of these regulations.

Side setbacks are intended to manage the relationship of adjacent buildings. In this
case the buildings will maintain a relationship similar to the current condition, and
with the removal of the outbuildings lessen the amount of building elevation on the
side setback line (even though it is expanding the amount of the non-conformance
of the principal building). This boundary does not abut a sensitive edge for the
adjacent property as it is used for parking, is fenced with a privacy fence, and the
residential buildings are approximately 60 feet from the proposed structure
expansion. Further, this proposal maintains a single-story elevation — below what
the minimum height in the C-2 zone district would allow.

EFFECT OF DECISION:

After reviewing the information submitted and considering the testimony during the public
hearing, if the Board finds that all five conditions can be met as required by state
statutes and Section 19.54.030 of the Prairie Village Zoning Ordinance, then it may grant
the variance. If the Board does approve the variance, it should be subject to the following
conditions:

1.

2.

That the variance be granted only to the extent shown with the submitted application
and based on submitted plans and elevations.

The variance, if approved, requires other elements of the proposed expansion to be
approved by the Planning Commission according to the site plan criteria. If the site
plan is not approved, this variance shall not be valid and shall require review based
on any subsequent site plan.



https://library.municode.com/ks/prairie_village/codes/code_of_ordinances?nodeId=CHXIXZORE_CH19.54BOZOAP_19.54.030VA
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3. The variance, if approved, shall be recorded with the County Register of Deeds
within 1 year of approval.




CITY OF PRAIRIE VILLAGE, KANSAS
BOARD OF ZONING APPEALS
APPLICATION FOR APPEAL / VARIANCE / EXCEPTION
PROCEDURE FOR FILING APPLICATION

. Applications shall be made on forms prescribed by the Board of
Zoning Appeals and filed with the Secretary of the Board.

. A deposit of seventy-five dollars ($75.00) shall accompany each
application. If this sum is inadequate to cover incurred expenses;
additional money will be required.

. The applicant shall furnish, at the time of filing the application, a
certified list of all the owners of property (not just occupants) located
within two hundred (200) feet, excepting public streets and ways, of the
area for which the Appeal / Variance has been requested, obtained
from the County Clerk’s Offices at the Johnson County Courthouses in
Olathe or from a title company. The applicant shall also furnish a
sketch, plan or information showing details of the variance requested.
The applicant shall submit a written statement in response to the five
criteria necessary for granting a variance. For an appeal, the applicant
shall submit a written statement providing information justifying the
appeal requested.

. All applications shall be set for a public hearing before the Board of
Zoning Appeals.

. Notice of such hearing shall be published in one issue of the official
newspaper of the City of Prairie Village; such notice to be published
not less than twenty (20) days or more than forty (40) days, exclusive
of the days of publications and hearing, prior to the date of said
hearing of the Board.

. The applicant shall mail, by certified mail, return receipt requested, a
copy of the notice of hearing to all owners of property as set out in #3
at least twenty (20) days prior to the hearing, thus providing an
opportunity to all interested persons to be heard.

OFFICE OF THE CITY CLERK
CITY OF PRAIRIE VILLAGE
7700 MISSION ROAD
PRAIRIE VILLAGE, KS 66208
913-381-6464



The Board may grant a variance only upon finding that the requirements of
PVMC 19.44.070 have been met. The following is intended as a simplified
discussion of the criteria considered in the request for a variance and is
provided for your convenience and assistance in making your request.
While this discussion is intended to be helpful, the Board is governed by
its interpretation of PVMC 19.44.070 as applied to the facts and
circumstances of your case and the following simplified discussion is not
intended to be an exhaustive analysis of all applicable principles.

Criteria #1 — That the variance requested arises from such
condition which is unique to the property in question
and which is not ordinarily found in the same zone or
district, and is not created by an action or actions of
the property owner or applicant.

The variance must arise from a condition of the property. That
condition must be unique to the property. That does not mean that the
condition is “unique” but rather that it is “unique to the property:” that is,
the condition relates solely to the property and not to external factors,
structures, etc. The condition must not be ordinarily found in the zone or
district; i.e., the condition must not exist with respect to a number of
properties. Its occurrence must be infrequent. The owner/applicant
cannot have done anything to the property which cased the condition.
This does not refer to what the owner proposes with the variance, but
some act done with the property; for example, subdividing a lot that
causes the condition from which relief is sought.

Criteria #2 — That the granting of the permit for the variance will not
adversely affect the rights of adjacent property
owners or residents.

The variance may not adversely affect the rights of adjacent
property owners. The crucial terms here are “adversely” and “rights”.
While objections of adjacent property holders will be heard and
considered, the variance proceeding is not a plebiscite. The Board will
consider whether or not any impact on adjacent property holders
constitutes an adverse affect on their rights.



Criteria #3 — That the strict application of the provisions of this title
of which variance is requested will constitute
unnecessary hardship upon the property owner
represented in the application.

A variance may be granted where strict application will result in
unnecessary hardship. Unnecessary hardship shall be considered to
mean that the property owner cannot do with his property that which
others can ordinarily do and/or that which is a reasonable expectation for
a similar property owner and /or where special circumstances of the
particular property exist.

Criteria #4 — That the variance desired will not adversely affect the
public health, safety, morals, order, convenience,
prosperity, or general welfare.

The variance may not adversely affect the public interest. The
Board shall consider the impact of the requested variance upon the
concerns of the public; such as fire protection, environmental impact,
police protection, vision, safety and morals.

Criteria #5 — That granting the variance desired will not be opposed
to the general spirit and intent of this title.

The variance must not conflict with the intent and spirit of the
zoning regulation. The Board shall consider that the zoning regulation
was adopted for a purpose; such as, green space, traffic safety, light and
air, neighborhood conformity, etc. Therefore, the Board will evaluate
whether or not the variance requested will conflict with that purpose.



VARIANCE APPLICATION
BOARD OF ZONING APPEALS

CITY OF PRAIRIE VILLAGE, KANSAS For Office Use Only
Case No:__ BZA2024-03
Filing Fee: $75
Deposit: i
Date Advertised:
Public Hearing Date:

APPLICANT: BRIAN MICHENER, OWNER, LO DESIGN PHONE:_816.888.0024
ADDRESS:_ 7327 SUMMIT STREET, KANSAS CITY, MO ZIP: 64114

OWNER: SHORT STAY 6301 LLC PHONE:_913-909-3520

ADDRESS: 6937 RUSSELL ST, OVERLAND PARK, KS ZIP:_66204

LOCATION OF PROPERTY: 6301 W 75TH ST, PRAIRIE VILLAGE, KANSAS, 66204
LEGAL DESCRIPTION:

20-12-25 N 267' E 113.4' SW 1/4 EX E 30' & EX N 30' .455 ACS M/L PVC-0537A0006

Variance Requested: Reduction of west side setback from code minimum 10’ —=0” to 1’
— 6" to allow new building addition to align with existing building’s west exterior wall.

ADJACENT ZONING AND LAND USE:

Land Use Zoning
North 1101 - Single family residence R-1
South 1101 - Single family residence R-1B
East 1101 - Single family residence R-1B
West 1170 - Garden apartment complex (1-3 stories) R-3

Present use of Property: Commercial — Animal Hospital
Proposed Use of Property: Commercial — Animal Hospital

Utility lines or easements that would restrict proposed development;
Side setback

Please complete both pages of the form and return to:

City Clerk
City of Prairie Village
7700 Mission Road
Prairie Village, Kansas 66208
AGREEMENT TO PAY EXPENSES



As a result of the filing of said application, CITY may incur certain expenses,
such as publication costs, consulting fees, attorney fees and court reporter fees.

APPLICANT hereby agrees to be responsible for and to CITY for all cost
incurred by CITY as a result of said application. Said costs shall be paid
within ten (10) days of receipt of any bill submitted by CITY to APPLICANT.
It is understood that no requests granted by CITY or any of its
commissions will be effective until all costs have been paid. Costs will be
owing whether or not APPLICANT obtains the relief requested in the
application.

!

i il /Zfﬁwfﬂ Y-y
Applicant’s Signature/Date Owner'§ Signature/Date



Please indicate below the extent to which the following standards are met, in the
applicant’s opinion. Provide an explanation on a separate sheet for each standard
which is found to be met.

1.

UNIQUENESS X Yes__ No

The variance requested arises from conditions which are unique to the property
in question, which are not ordinarily found in the same zoning district, and which
are not caused by actions of the property owners or applicant. Such conditions
include the peculiar physical surroundings, shape, or topographical condition of
the specific property involved which would result in a practical difficulty or
unnecessary hardship for the applicant, as distinguished from a mere
inconvenience, if the requested variance was not granted.

2. ADJACENT PROPERTY X Yes__ No
The granting of the variance will not be materially detrimental of adversely affect
the rights of adjacent property owners or residents.

81 HARDSHIP X Yes__ No
The strict application of the provision of the zoning regulations from which a
variance is requested will constitute an unnecessary hardship upon the applicant.
Although the desire to increase the profitability of the property may be an
indication of hardship, it shall not be sufficient reason by itself to justify the
variance.

4, PUBLIC INTEREST X Yes__ No
The variance desired will not adversely affect the public health, safety, morals,
order, convenience, or general welfare of the community. The proposed
variance shall not impair an adequate supply of light or air to adjacent property,
substantially increase the congestion in the public streets, increase the danger of
fire, endanger the public safety, or substantially diminish or impair property
values within the neighborhood.

5. SPIRIT AND INTENT X Yes__ No
Granting the requested variance will not be opposed to the general spirit and
intent of the zoning regulations.

6. MINIMUM VARIANCE X Yes__ No
The variance requested is the minimum variance that will make possible the
reasonable use of tl;é land or structure.

SIGNATURE: ~— 2"+ DATE 04/04/2024

BY: _ Brian Michener, R.A.

TITLE: __Owner_| o Design



Minimum Required Information (to be shown on the site plan)

The site plan shall be legibly and accurately drawn on paper suitable for reproduction.
The plan shall be drawn to a scale of 1 inch to 50 feet or less. Architect's drawings will
also be acceptable. The plan shall contain the following information:

The name and address of the person filing the application
The date, scale, and north arrow
Property lines, building lines and easements
Streets, sidewalks and alleys
Existing and/or proposed structures or improvements
(i.e. trees, patios, driveways, etc.)
Existing structures within 20 feet of the property
Accurate dimensions of the property and all structures involved

ahwN=

N

Elevations

Elevations shall be submitted for all sign applications, new additions and alterations to
existing structures, new accessory structures, and fences. They shall contain the
following information:

1. Dimensions including height, width, length and area

2: in the case of sign, the elevation should also indicate the exact
appearance of the sign, whether or not it is illuminated, and the type of
illumination.

Other

Any other information deemed necessary by the code official or building official should
be stipulated below:

This project seeks to clarify, organize, and dramatically improve both the site, its
amenities, and the primary building in service of providing an easily accessible, publicly
welcoming, and long-standing community benefit in the Tomahawk Animal Hospital.

Checked by: Date:




UNIQUENESS X Yes__ No

Constructed in 1980, the existing building and animal hospital is built to an 18”
offset from the west property line as were previously constructed structures
including a greenhouse and plant nursery/store. For a commercial property, the
parcel is narrow in the east-west direction, and our project is in keeping with the
original siting of the building.

ADJACENT PROPERTY X Yes__ No

Directly adjacent to the property to the west is an apartment complex that is fully
constructed and operational. A 60’+ parking lot and drive aisle buffers the space
between the animal hospital and any occupied building to the west. Previous
structures on the site occupied a similar portion of our project and were of no
consequence to the adjacent property.

HARDSHIP X Yes__ No

Adhering to the 10’ setback will cause an inefficient building footprint with
complicated structural roof truss design. The setback will also cause an irregular
footprint shape that is inefficient and compromises the full and coherent use of
the site as an animal hospital.

PUBLIC INTEREST X Yes__ No

The variance requested will not impact access to light and air to any adjacent
properties as the primary use of more than 60’ to the west is parking and parking
access. Also, the new addition is planned to occupy a portion of the site that was
previously built upon for commercial use and will improve site design for the
enjoyment of customers and their pets.

SPIRIT AND INTENT X Yes__ No

Granting the requested variance will not be opposed to the general spirit and
intent of the zoning regulations as it is not causing any issues relating to danger
from fire, access to light and air, and/or endangerment of public safety or
diminished property values in the neighborhood.

MINIMUM VARIANCE X Yes__ No

The variance requested is the minimum variance that will make possible the
reasonable use of the land or structure as the newly proposed addition aligns
directly with existing walls to remain.
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Tomahawk Animal Hospital
6301 W. 75t Street
Prairie Village, KS, 64204

April 18,2024

Brian Michener
Architect and Owner

Lo Design, LLC

7327 Summit Street
Kansas City, MO, 64114

Dear Neighbor,

We are writing to make you aware of our plans to expand the Tomahawk Animal Hospital building at 6301
W 75th Street. The project aims to expand the existing building’s footprint to the south and create a more
welcoming and unified animal hospital for our community. We are requesting a variance from the City of

Prairie Village Board of Zoning Appeals to locate the expansion closer to the side property line than what
is proscribed by the current zoning regulations.

Standard city regulations stipulate that structures be no closer to the property line than 10 feet; however,
we are requesting permission to construct our addition that aligns with the existing building footprint on
the west side of the property in order to create a contiguous building footprint that is modest in massing
and maximizes efficacy of the animal hospital’s use. The existing building’s side setback is 3.3 feet and

the expansion, as designed, aligns with the existing footprint on that side of the property.

As required by the Board of Zoning Appeals we are providing our neighbors with an opportunity to raise
any questions or concerns regarding our request for this variance. Accordingly, we are holding a meeting
at the Tomahawk Animal Hospital for you to express those concerns and to answer your questions

regarding our request.

You are invited but not required to attend. We will submit a record of this meeting to the PVBZA
identifying attendees and describing any concerns expressed.

The meeting will be held on Wednesday, April 24" at 6:00pm.

Sincerely,
Dr. Kent Kraus, Veterinarian/Practice Owner
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Tomahawk Animal Hospital — Expansion Project

April 24th, 2024
Neighborhood Meeting Agenda

Design Team Participants: Materials:
e Dr. Kent Kraus, Tomahawk Animal e Architectural Plan Drawings
Hospital e Certified Survey
e Brian O'Neal, Tomahawk Animal
Hospital

e Brian Michener, Lo Design

Overview and Purpose:

The Tomahawk Animal Hospital located at 6301 W. 75 Street, Prairie Village, KS, 66204 is planning a
renovation and expansion to its existing building. The project will add just over 1,000 square feet to the
south side of the existing building and will construct a new, cohesive roof over the entire building
footprint.

Additionally, the area to the south of the building (previously occupied by a green house) will be converted
to a pervious, natural grass outdoor pet run, enclosed by a 6’ privacy fence on the east and south sides.
The existing fence on the west side of the property will remain.

The parking lot on the south end of the property will be reconfigured and rebuilt to provide better, safer,
more efficient parking. It will also provide sufficient ADA parking stalls and will be connected to the north
end parking lot by a new drive aisle for continuity to Animal Hospital patrons.

We kindly ask the neighborhood to consider this project proposal and offer its opinions, feedback, and
considerations on the site design, building design, and overall planned improvements to this long-
standing neighborhood business.

Agenda:

1. Introduction
e Ownership and Design Team Introductions
e Project Introduction and Overview

2. Questions and Answers

Neighborhood Feedback

4. Next Steps

w
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Tomahawk Animal Hospital — Neighborhood Meeting Minutes
April 24th, 2024

6:00pm - 7:00pm

Neighborhood Meeting

Design Team Attendees:
e Dr. Kent Kraus, Tomahawk Animal Hospital, Owner
e Brian O'Neal, Tomahawk Animal Hospital
e Brian Michener, Lo Design, Architect

Overview:

A invited and open meeting was held on site at the Tomahawk Animal Hospital from 6:00pm on
Wednesday, April 24™ until 7:00pm.

Full scale plans were provided as well as a meeting purpose summary, project overview description, and

agenda. The Owner and several Animal Hospital staff members were in attendance, as was the Architect
representing the full Design Team.

Community Participants:

None.

None of the invited neighbors nor any other community members attended the meeting. As such, there
were no comments made on the development plans or the proposed project expansion plans.

Attendees (outside of the Design Team listed above) were recorded on the attached sign-in sheet.

Comments / Feedback:

None.
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