
 

BOARD OF ZONING APPEALS 
CITY OF PRAIRIE VILLAGE 

TUESDAY, JANUARY 5, 2021 
7700 MISSION ROAD 

COUNCIL CHAMBERS 

6:30 P.M. 
 

The Board of Zoning Appeals will be meeting remotely via Zoom. To watch the meeting, click 

the following link: https://us02web.zoom.us/j/84884970197. The meeting will also be live-

streamed on the City of Prairie Village Facebook page 
at www.facebook.com/CityofPrairieVillage. 

 
To participate in the public hearing, residents can email their comments to City Clerk Adam 

Geffert at cityclerk@pvkansas.com. All comments must be received by 5:00 p.m. on Tuesday, 
January 5. If you would like to speak live during the public hearing, you must notify the City Clerk 
with your name, address, and email address. The City will call on those who signed up to speak 

once the public hearing begins. Members of the public will not be able to participate in the 
meeting unless you sign up with the City Clerk ahead of time. Each individual that wishes to 

speak during the public hearing will be given 3 minutes. 

 
 

I. ROLL CALL 
 
 

II. APPROVAL OF BZA MINUTES – MAY 5, 2020 
      

 
III. PUBLIC HEARINGS 

 
BZA2021-01 Side and Rear Yard Variance for the Purpose of 

Building an Addition to Home 
   2001 W. 71st Terrace 
   Zoning: R-1B 

 
IV.  OTHER BUSINESS 

 
Election of Chair, Vice-Chair and Secretary  
 
 

V. ADJOURNMENT 
 

 
 
 
 
*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. 

https://us02web.zoom.us/j/84884970197
http://www.facebook.com/CityofPrairieVillage
mailto:cityclerk@pvkansas.com


BOARD OF ZONING APPEALS 
CITY OF PRAIRIE VILLAGE, KANSAS 

MINUTES 
TUESDAY, MAY 5, 2020 

 
 
ROLL CALL 
The meeting of the Board of Zoning Appeals of the City of Prairie Village, Kansas was 
held on Tuesday, May 5, 2020, at 6:30 p.m. Due to the COVID-19 pandemic, Board 
members attended a virtual meeting via the Zoom software platform. Chair Patrick 
Lenahan called the meeting to order at 6:30 p.m. with the following members present: 
Jonathan Birkel, James Breneman, Nancy Wallerstein, Greg Wolf, Melissa Brown and 
Jeffrey Valentino.   
 
Also present via Zoom in their advisory capacity to the Board of Zoning Appeals were: 
Chris Brewster, Gould Evans; Jamie Robichaud, Deputy City Administrator; Mitch 
Dringman, City Building Official, Ian Graves, Council Liaison, and Adam Geffert, City 
Clerk/Board Secretary. 
 
 
APPROVAL OF MINUTES 
Mr. Wolf moved for the approval of the minutes of the February 4, 2020 Board of Zoning 
Appeals meeting as presented. Mr. Breneman seconded the motion, which passed 6-0, 
with Mrs. Wallerstein in abstention. 
 
 
PUBLIC HEARINGS 
BZA2020-01  Side yard setback variance for garage addition 

 7801 Rosewood Lane 
 Zoning: R1-B 

 
Mr. Brewster stated that the applicant was requesting a variance to allow for the addition 
of a second garage. The addition would meet all setback requirements with the exception 
of the 20% lot width frontage rule when considering both the north and south lot lines. He 
added that Zoning Ordinance required the Board to find that all five of the following 
conditions 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. 
 
Mr. Birkel asked if the driveway was being expanded as well, and if so, whether it would 
still meet lot coverage guidelines for previous and impervious surfaces. Mr. Dringman 
stated further review would be needed, unless the applicant could provide information. 
 
Mrs. Wallerstein noted that there were no design features in the site plan which would 
break up the visual mass on the north side of the new garage. Mark McNeil, the 
homeowner and applicant, stated that there would be one or two windows added to the 
north side to provide light into the garage. Project architect Bob Dimond said that the 
driveway addition would meet lot coverage guidelines as well. 
 
Mr. Lenahan opened the public hearing at 6:57 p.m. With no one present to speak on the 
Zoom meeting, Mr. Lenahan closed the public hearing at 6:58 p.m. 
 
Mr. Wolf made a motion to approve the variance, subject to the following conditions: 
 

1. That the variance be granted only to the extent shown on the submitted site 
plans, and specifically only to allow a side setback of 6.3’ on the north side, 
and to the extent shown in plans (9’ high and approximately 24’ long).  

2. A tree be planted in the frontage area meeting the location requirements for 
street and/or frontage trees.  

3. The variance, if approved, be recorded with the County Register of Deeds 
within 1 year of approval.  

 
4. A window be added to the north side of the structure. 

 
Ms. Brown seconded the motion, which passed unanimously. 
 
 
OTHER BUSINESS 
There was no other business to come before the Board. 
 
 
ADJOURNMENT 
Chair Patrick Lenahan adjourned the meeting of the Board of Zoning Appeals at 7:01 p.m. 
 
 





















Please indicate below the extent to which the following standards are met, in the applicant’s opinion.   

1. UNIQUENESS 

Due to the age of our home (Constructed no later than 1925), and the locaHon of the home on 
the property, we are seeking a variance based on the uniqueness of the current condiHon.  The 
home was built in 1925, with surrounding homes being built in 1955.  Due to the way the 
properHes were plaNed around this home, it sits back 100’ front he front property line, while the 
surrounding houses sit back 35’ from the front property line.  The current home sits so far back 
on the property, it is already approximately 16’-1" over the current rear setback, allowing no 
room for an addiHon on the back side of the home.  In addiHon to the locaHon of the house on 
the property, this house looks different than the surrounding homes.  It is a stone, two story 
home, surrounded by small cape cod 1.5 story homes and ranches.  We want to maintain the 
historic front elevaHon of this home. 

Side variance: The best locaHon for a much needed addiHon to update the funcHonality of this 
home, would be on the East side of the exisHng home.  In order to add the amount of space 
needed for a funcHonal kitchen with a master bedroom above, we are proposing the street side 
of the addiHon would overlap the exisHng side setback by 2’-7”, and on the rear side, 2’-1”.  The 
total width of the exisHng house with the addiHon and the exisHng one car garage would sHll be 
61’-2” which is 76.5% of the total width of the property.  (<80%) 

Rear variance: The rear side of the addiHon would be 10’-0” from the rear property line.  The 
exisHng home sits 8.9’ from the rear property line so the addiHon would sit further from the 
property line than the exisHng home.   

2. ADJACENT PROPERTY 

The granHng of a side and rear setback will not adversely affect any rights of the adjacent 
property owners. 

Side variance:  Since the neighbor on the East side sits 35’ from the front property line, and the 
current home sits 100’ back from the front property line, the proposed addiHon will not sit next 
to the exisHng house and will not affect it at all.  The North-east corner of the addiHon will sit 
28’-8” behind the south west (rear) corner of the neighbor to the East. 

Rear variance: Since the exisHng house already sits 8.9’ from the rear property line, the addiHon 
will be further from the rear property line than the exisHng house so the addiHon will not affect 
the rear property either. 

3. HARDSHIP 

Due to the special circumstances of the property and exisHng home, the strict applicaHon of the 
exisHng setback criteria will present an unnecessary hardship.  If the exisHng structure were not 
in the locaHon it is, we would be able to add to the rear of the home, like all of our neighboring 
properHes are able to.  AddiHonally, the exisHng structure has not changed since it was built in 
the early 20th century.  While we want to maintain the exisHng structure, Hme has put increased 
demands on the need for addiHonal space and upgrades. This addiHon will allow the home to 
meet those needs of the 21st century family, which is surely a reasonable expectaHon of property 
owners throughout Prairie Village. 



4. PUBLIC INTEREST 

The granHng of this variance will not adversely affect the public interest. It will posiHvely affect 
the prosperity of the neighborhood and improve one of the oldest homes in Prairie Village.  
Although the addiHon will encroach on the side and rear setbacks, there will sHll be more than 
10’ between the addiHon and the house to the East, and the rear of the addiHon and the house 
on the rear side, protecHng both homes against the spread of fire.  The addiHon will add 306 SF 
to the exisHng footprint which will make the total building coverage 16.1%, well below the 
maximum of 30%.  The property is currently over the 40% impervious surface coverage at 45.8%, 
due to the long driveway necessary to approach the structure.  The addiHon would reduce the 
impervious surface coverage to 43.37%, as the addiHon would replace an exisHng paver paHo 
that extends to the side property line. Again, the bulk of the impervious surface is located away 
from surrounding structures.  AddiHonally, we plan on replacing our exisHng landscaping with 
addiHonal trees and shrubbery to improve the aestheHcs for our neighbors and posiHvely impact 
the environment. 

5. SPIRIT AND INTENT 

This variance will not conflict with the intent and purpose of the exisHng zoning regulaHon. Our 
home predates our neighborhood, and was located prior to the neighboring properHes being 
plaNed. The exisHng home already defies neighborhood conformity.  It is the intent of the owner 
to add the necessary space while correctly adding to the size and style of historic home, and 
enhancing the surrounding neighborhood.  While zoning regulaHons are created for mulHple 
purposes, this variance will not conflict with any of those purposes. 
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Adam, 

 

Good afternoon.  I wanted to let you know that we held our neighborhood meeting on Wednesday, 

12/9 at 4:30 pm.  In the end, nobody showed up. We stayed outside in our yard until 5 pm. We did 

speak with our neighbors to the west, the Tates, and they had no concerns and were excited for the 

project. My wife and I regularly speak with our neighbor to the east, Stephanie Patterson, and we 

spoke to her on Saturday and late Wednesday afternoon. The planned addition would be built next 

to her property. We told her what we hoped to do, showed her our plans and we asked if she had 

any concerns or questions.  She did not. Like the Tates, she was very excited for our plans and 

could not wait to see the project get started.  

 

Do you need any additional information? 

 

Thanks. 

 

Dennis and Stacey Rice  
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