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ADMINISTRATION 
 

Council Committee Meeting Date: Aug. 3, 2015 
City Council Meeting Date:  Aug. 3, 2015 

 
 
Consider approval of a resolution setting the date for a public hearing for the 
creation of a redevelopment district (TIF district) for the Meadowbrook project 
 
 

RECOMMENDED MOTION: 
 
Move that Council approve a resolution setting the date for a public hearing for the 
creation of a redevelopment district (TIF district). The hearing will be on Tuesday, 
September 8th at 7:30pm at the City Council meeting. 
 
BACKGROUND: 
 
The City of Prairie Village, Johnson County, Johnson County Park & Rec District 
(JCPRD), JoCo Wastewater and VanTrust Real Estate LLC, have been working 
together to redevelop the former Meadowbrook Country Club.  As currently proposed, 
the Meadowbrook redevelopment project would establish a nearly 90 acre public park 
and a mixed-use development to include a senior living project, luxury apartments, 
townhomes, single-family residential homes, and a boutique hotel. 
 
The Meadowbrook redevelopment project anticipates the creation of a TIF district to 
fund the park acquisition, park improvements and other public infrastructure items. 
Kansas state statutes outline the authority and process of creating and administering a 
TIF district. A TIF district is an economic development tool for financing certain eligible 
redevelopment costs from future revenues as a result of increased property taxes and 
other local taxes (sales taxes, transient guest taxes) within a defined geographic area.  
A TIF establishes a base level at the current property tax assessed valuation and any 
increase or increment in the property tax assessed valuation within the defined 
geographic area is then captured over a defined period and used to pay for eligible 
redevelopment costs within the TIF district/development area.  The process for 
establishing and administering a TIF is detailed in Kansas State Statutes (KSA 12-
1770 et seq.).  Cities have the authority to create TIF districts after their governing 
bodies hold a public hearing and find the area to be eligible. 
 
A TIF district must meet at least one of the eligible area definitions outlined in the TIF 
Act as determined by the Governing Body.  An eligible area can be a “blighted area, 
conservation area, enterprise zone, intermodal transportation area, major tourism area 
or a major commercial entertainment and tourism area or bioscience development 
area.”  The proposed TIF district will designate the Meadowbrook and adjoining 
commercial area on the South as a conservation area per K.S.A 12-1770a(d) as 
attached. 
 
To assist the City Council in their determination, Confluence, the planning consultant 
retained for this project, completed a conservation district eligibility study which 
summarizes the age and status of the property within the proposed TIF district. The 
proposed TIF district area includes the former Meadowbrook Country Club and the 

 



commercial properties within the Meadowbrook Shopping Village at 95th Street and 
Nall Ave. 
 
Currently, the plans for the Meadowbrook project include TIF financing for 20 years or 
less.  All property taxes which the owner is currently required to pay will continue.  
Once improvements are made to the property the increment or increase in the 
property tax revenue is captured to pay for eligible redevelopment costs which for the 
proposed project include parkland acquisition, public streets, sewer, public 
infrastructure, street lighting, lakes, community center, trails, etc.  The project 
elements financed by TIF funds will be detailed in the development agreement by and 
between the City and VanTrust and through other related agreements. The amount of 
TIF financing is currently estimated between $15M to $18M. 
 
As part of the establishment of a TIF district, notifications are sent to other 
governmental entities and all property owners and tenants within the proposed district. 
The Johnson County Board of Commissioners and the Shawnee Mission School 
District Board of Education each have 30 days following the conclusion of the public 
hearing related to the creation of the TIF district to consider comment on and, if they 
desire, disapprove the redevelopment district. 
 
Creating the TIF district is the first step in the TIF process. Creating the TIF district 
alone does not bind the City to approve the project, provide any funding, issue any 
bonds or approve any TIF project plans within the TIF district. 
 
PV City Council adopted a public financing policy and associated application in 2009. 
The primary purposes of the TIF funds generated from the Meadowbrook project are 
the acquisition of the parkland, development of the park, and the public infrastructure 
items in the new right-of-way. The TIF district is being initiated by the City. Since the 
TIF application is drafted for the private developer interest, a TIF application is less 
applicable to the city or other governmental entity as the beneficiary. It was 
determined that it was not necessary for the City or the JCPRD to complete the City’s 
own TIF application. 
 
City Staff has been assisted by Bond Counsel Gary Anderson with Gilmore & Bell, 
Financial Advisor Jeff White with Columbia Capital Management, City Attorney Katie 
Logan with Lathrop & Gage, and planning consultant PJ Novick with Confluence. 
 
 
ATTACHMENTS: 
• Resolution calling for a public hearing for the redevelopment district 
• Redevelopment District Plan for the Meadowbrook Redevelopment District 
• Draft cover letter to owners and tenants regarding the informational meeting and 

public hearing 
• K.S.A 12-1770a(d). – Conservation TIF statute 
• Eligibility Study compiled by Confluence   
• Updated Meadowbrook Development schedule 
 
PREPARED BY: 
Quinn Bennion, City Administrator 
Date: July 30, 2015 
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(Published in The Legal Record on August 25, 2015) 
 
 RESOLUTION NO. ______ 
 
 A RESOLUTION CALLING AND PROVIDING FOR THE GIVING OF 

NOTICE OF A PUBLIC HEARING ON THE ADVISABILITY OF 
CREATING A REDEVELOPMENT DISTRICT IN THE CITY OF 
PRAIRIE VILLAGE, KANSAS PURSUANT TO K.S.A. 12-1770 ET SEQ.. 

 
 Section 1. The City of Prairie Village, Kansas (the “City”) is considering the 
establishment of a redevelopment district pursuant to K.S.A. 12-1770 et seq., as amended (the 
“Act”). 
 
 Section 2. Notice is hereby given that a public hearing will be held by the City to 
consider establishment of a redevelopment district on September 8, 2015 at 7:30 p.m., or as soon 
therafter as the matter can be heard, at the Prairie Village City Hall, Council Chambers, 7700 
Mission Road, Prairie Village, Kansas, under the authority of the Act 
 
 Section 3. The proposed redevelopment district is generally described as an area 
bounded by Roe Avenue on the east, W. 95th Street on the south, Nall Avenue on the west, and 
W. 91st Street, as if extended  in the City.  A map of the redevelopment district is attached hereto 
as Exhibit A.  The proposed redevelopment district is legally described as shown on Exhibit B 
hereto.   
 
 Section 4. The district plan for the proposed redevelopment district provides for the 
redevelopment district to include two project areas.  The buildings and facilities to be constructed 
within the project area are generally described as follows: 
 

• Park and Village Project Area - Recreational, residential and mixed-use development 
consisting of some or all of the following uses: single family, townhomes, multi-family 
apartments, and senior living residential; an inn or hotel; a public park and any other 
facilities or improvements associated with or incidental to such uses including 
commercial services and offices, trails,  landscaped areas, water features and detention 
facilities, parking lots, shelters, recreational structures, off-street parking, traffic 
improvements, sanitary sewer improvements and any other utility improvements and 
infrastructure necessary or incidental to the uses and improvements described above and 
permitted under the Act. 

 
• Commercial Project Area - A neighborhood retail and neighborhood office 

development consisting of some or all of the following uses: retail, office, residential, and 
any other facilities or improvements associated with or incidental to such uses including 
green space, landscaped areas, water features and detention facilities, parking lots and 
facilities, off-street parking, streets and traffic signals, any other public and private 
infrastructure, and other items permitted under the Act. 
 

 Section 5. A description and map of the proposed redevelopment district and the 
district plan are available for inspection and copying in the offices of the City Clerk, City Hall, 
7700 Mission Road, Prairie Village, Kansas, Monday through Friday (other than holidays) 
between 8:00 a.m. and 5:00 p.m. 
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 Section 6. The Governing Body will consider the findings necessary for the 
establishment of a redevelopment district after conclusion of the public hearing. 
 
 Section 7. The City Clerk is hereby authorized and directed to publish this 
resolution once in the official city newspaper not less than one week or more than two weeks 
preceding the date set for the public hearing.  The City Clerk is also authorized and directed to 
mail a copy of this resolution via certified mail, return receipt requested to the board of county 
commissioners, the board of education of any school district levying taxes on property within the 
proposed redevelopment district, and to each owner and occupant of land within the proposed 
redevelopment district, not more than 10 days following the date of the adoption of this 
Resolution. 
 
 Section 7.  Effective Date.  This Resolution shall be effective upon adoption by the 
Governing Body of the City. 
 
  ADOPTED August 3, 2015. 
 

CITY OF PRAIRIE VILLAGE, 
KANSAS 
 
 
 
By:     
 Mayor 

[SEAL] 
 
ATTEST: 
 
 
 
___________________________________ 
 City Clerk 
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EXHIBIT A 

 
MAP OF PROPOSED REDEVELOPMENT DISTRICT  

 

 



 

50802815.2 

EXHIBIT B 
 

LEGAL DESCRIPTION OF PROPOSED REDEVELOPMENT DISTRICT 
 
The following property located in Johnson County, Prairie Village, Kansas: 
 
Park and Village Project Area: 
 
LOTS 1 THROUGH 12, INCLUSIVE, AND LOT A, EXCEPT THE SOUTH 10 FEET 
THEREOF, BLOCK B, MEADOWBROOK ACRES, A SUBDIVISION IN THE CITY OF 
PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS;  
 
AND ALL OF THE SOUTHWEST ONE-QUARTER (SW ¼) OF SECTION THIRTY-THREE 
(33) TOWNSHIP TWELVE (12) RANGE TWENTY-FIVE (25) IN THE CITY OF PRAIRIE 
VILLAGE, JOHNSON COUNTY, KANSAS, EXCEPT THAT PART PLATTED AS 
MEADOWBROOK ACRES; AND EXCEPT THE SOUTH 40 FEET THEREOF IN 95TH 
STREET; AND EXCEPT THE WEST 30 FEET THEREOF IN NALL AVENUE;  
 
AND EXCEPT A TRACT DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWEST 
CORNER OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 25 EAST, JOHNSON 
COUNTY, KANSAS; THENCE NORTH 0º 00' 00" EAST ALONG THE WEST LINE OF 
SAID SECTION 33, A DISTANCE OF 700.00 FEET TO A POINT; THENCE SOUTH 83º 50' 
00" EAST A DISTANCE OF 1,030.00 FEET TO A POINT; THENCE SOUTH 65º 35' 00" 
EAST, A DISTANCE OF 375.00 FEET TO A POINT; THENCE SOUTH 0º 00' 00" WEST, A 
DISTANCE OF 429.24 FEET TO A POINT ON THE SOUTH LINE OF SAID SECTION 33; 
THENCE SOUTH 89º 47' 09" WEST ALONG THE SOUTH LINE OF SAID SECTION 33 A 
DISTANCE OF 1,365.51 FEET TO THE PLACE OF BEGINNING;  
 
AND EXCEPT A TRACT DESCRIBED AS FOLLOWS: ALL THAT PART OF THE 
SOUTHWEST ¼ OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 25 EAST, NOW IN THE 
CITY OF PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS, MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHEAST CORNER OF THE 
SOUTHWEST ¼ OF SAID SECTION 33, THENCE SOUTH 89º 47' 09" WEST, ALONG THE 
SOUTH LINE OF THE SOUTHWEST ¼ OF SECTION 33, A DISTANCE OF 676.70 FEET, 
TO THE TRUE POINT OF BEGINNING OF SUBJECT TRACT; THENCE CONTINUING 
SOUTH 89º 47' 09" WEST, ALONG THE SOUTH LINE OF THE SOUTHWEST ¼ OF SAID 
SECTION 33, A DISTANCE OF 605 FEET; THENCE NORTH 0º 00' 00" EAST, A 
DISTANCE OF 240 FEET; THENCE NORTH 89º 47' 09" EAST ALONG A LINE PARALLEL 
TO THE SOUTH LINE OF THE SOUTHWEST ¼ OF SAID SECTION 33, A DISTANCE OF 
490 FEET; THENCE SOUTH 25º 38' 32" EAST, A DISTANCE OF 265.74 FEET TO THE 
TRUE POINT OF BEGINNING OF SUBJECT TRACT;  
 
ALSO: A PART OF THE NORTHWEST ¼ OF SECTION 33, TOWNSHIP 12, RANGE 25, 
JOHNSON COUNTY, KANSAS, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
BEGINNING AT A POINT ON THE SOUTH LINE AND 88.86 FEET EAST OF THE 
SOUTHWEST CORNER OF THE NORTHWEST ¼ OF SAID SECTION 33; THENCE 
NORTH 75º EAST, ALONG THE SOUTH LINE OF SOMERSET DRIVE, AS ESTABLISHED 
BY THE PLAT OF WEST RIDING, A SUBDIVISION OF LAND NOW IN THE CITY OF 
PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS, A DISTANCE OF 454.01 FEET, TO A 
POINT OF CURVATURE; THENCE NORTHEASTERLY, ALONG THE SOUTH LINE OF 
SAID SOMERSET DRIVE, SAID SOUTH LINE BEING ON A CURVE TO THE LEFT 
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HAVING A RADIUS OF 640 FEET, A DISTANCE OF 176.13 FEET; THENCE SOUTH 11º 
43' 23" EAST, A DISTANCE OF 183.42 FEET, TO A POINT ON THE SOUTH LINE OF THE 
NORTHWEST ¼ OF SAID SECTION 33; THENCE SOUTH 89º 26' 38" WEST, ALONG THE 
SOUTH LINE OF THE NORTHWEST ¼ OF SAID SECTION 33, A DISTANCE OF 637.59 
FEET, TO THE POINT OF BEGINNING. 
 
Commercial Project Area: 
 
ALL THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 12 
SOUTH, RANGE 25 EAST, IN THE CITY OF PRAIRIE VILLAGE, JOHNSON COUNTY, 
KANSAS, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHWEST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECTION 33; THENCE N 2°06'14" W, ALONG THE WEST LINE OF THE SOUTHWEST 
QUARTER OF SAID SECTION 33, A DISTANCE OF 700.00 FEET; THENCE S 85°56'14" E, 
A DISTANCE OF 1029.95 FEET; THENCE S 67°41'14" E, A DISTANCE OF 375.00 FEET; 
THENCE S 02°06'14" E, A DISTANCE OF 189.07 FEET; THENCE N 87°40'29" E, A 
DISTANCE OF 490.00 FEET; THENCE S 27°45'12" E, A DISTANCE OF 265.74 FEET; TO A 
POINT ON THE SOUTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33; 
THENCE S 87°40'29" W, ALONG THE SOUTH LINE OF THE SOUTHWEST QUARTER OF 
SAID SECTION 33, A DISTANCE OF 1970.54 FEET TO THE POINT OF BEGINNING, 
EXCEPT THAT PART IN ROADS, CONTAINING  22.1018 GROSS ACRES, MORE OR 
LESS 
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REDEVELOPMENT DISTRICT PLAN 
 

FOR THE 
 

MEADOWBROOK REDEVELOPMENT DISTRICT  
 
 
 

July 20, 2015 
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DESCRIPTION OF REDEVELOPMENT DISTRICT PLAN 

 K.S.A. 12-1770 et seq., as amended (the “Act”), authorizes cities to establish redevelopment 
districts to promote the general and economic welfare of the city.  The proposed redevelopment district 
(the “Redevelopment District”) consists of an area located in the City of Prairie Village, Johnson 
County, Kansas that is described on the attached Exhibit A and depicted on the attached Exhibit B, both 
of which are attached and made a part hereof, and which is generally described as an area bounded by 
Roe Avenue on the east, W. 95th Street on the south, Nall Avenue on the west, and W. 91st Street, as if 
extended, on the north. 
 
 This redevelopment district plan (the “District Plan”) consists of two (2) redevelopment project 
areas and the buildings, facilities, and improvements to be constructed or improved within the 
Redevelopment District may be described in a general manner as consisting of some or all of the 
following buildings, facilities and improvements to be constructed or improved, without limitation: 
 

• Park and Village Project Area - Recreational, residential and mixed-use development 
consisting of some or all of the following uses: single family, townhomes, multi-family 
apartments, and senior living residential; an inn or hotel; a public park and any other facilities or 
improvements associated with or incidental to such uses including commercial services and 
offices, trails,  landscaped areas, water features and detention facilities, parking lots, shelters, 
recreational structures, off-street parking, traffic improvements, sanitary sewer improvements and 
any other utility improvements and infrastructure necessary or incidental to the uses and 
improvements described above and permitted under the Act. 

 
• Commercial Project Area - A neighborhood retail and neighborhood office  development 

consisting of some or all of the following uses: retail, office, residential, and any other facilities 
or improvements associated with or incidental to such uses including green space, landscaped 
areas, water features and detention facilities, parking lots and facilities, off-street parking, streets 
and traffic signals, any other public and private infrastructure, and other items permitted under the 
Act. 

 
 
 

[The remainder of this page intentionally left blank.  Exhibits follow.] 
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EXHIBIT A 
 

Legal Description 
 
Park and Village Project Area: 
 
LOTS 1 THROUGH 12, INCLUSIVE, AND LOT A, EXCEPT THE SOUTH 10 FEET THEREOF, 
BLOCK B, MEADOWBROOK ACRES, A SUBDIVISION IN THE CITY OF PRAIRIE VILLAGE, 
JOHNSON COUNTY, KANSAS;  
 
AND ALL OF THE SOUTHWEST ONE-QUARTER (SW ¼) OF SECTION THIRTY-THREE (33) 
TOWNSHIP TWELVE (12) RANGE TWENTY-FIVE (25) IN THE CITY OF PRAIRIE VILLAGE, 
JOHNSON COUNTY, KANSAS, EXCEPT THAT PART PLATTED AS MEADOWBROOK ACRES; 
AND EXCEPT THE SOUTH 40 FEET THEREOF IN 95TH STREET; AND EXCEPT THE WEST 30 
FEET THEREOF IN NALL AVENUE;  
 
AND EXCEPT A TRACT DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWEST 
CORNER OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 25 EAST, JOHNSON COUNTY, 
KANSAS; THENCE NORTH 0º 00' 00" EAST ALONG THE WEST LINE OF SAID SECTION 33, A 
DISTANCE OF 700.00 FEET TO A POINT; THENCE SOUTH 83º 50' 00" EAST A DISTANCE OF 
1,030.00 FEET TO A POINT; THENCE SOUTH 65º 35' 00" EAST, A DISTANCE OF 375.00 FEET TO 
A POINT; THENCE SOUTH 0º 00' 00" WEST, A DISTANCE OF 429.24 FEET TO A POINT ON THE 
SOUTH LINE OF SAID SECTION 33; THENCE SOUTH 89º 47' 09" WEST ALONG THE SOUTH 
LINE OF SAID SECTION 33 A DISTANCE OF 1,365.51 FEET TO THE PLACE OF BEGINNING;  
 
AND EXCEPT A TRACT DESCRIBED AS FOLLOWS: ALL THAT PART OF THE SOUTHWEST ¼ 
OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 25 EAST, NOW IN THE CITY OF PRAIRIE 
VILLAGE, JOHNSON COUNTY, KANSAS, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
COMMENCING AT THE SOUTHEAST CORNER OF THE SOUTHWEST ¼ OF SAID SECTION 33, 
THENCE SOUTH 89º 47' 09" WEST, ALONG THE SOUTH LINE OF THE SOUTHWEST ¼ OF 
SECTION 33, A DISTANCE OF 676.70 FEET, TO THE TRUE POINT OF BEGINNING OF SUBJECT 
TRACT; THENCE CONTINUING SOUTH 89º 47' 09" WEST, ALONG THE SOUTH LINE OF THE 
SOUTHWEST ¼ OF SAID SECTION 33, A DISTANCE OF 605 FEET; THENCE NORTH 0º 00' 00" 
EAST, A DISTANCE OF 240 FEET; THENCE NORTH 89º 47' 09" EAST ALONG A LINE 
PARALLEL TO THE SOUTH LINE OF THE SOUTHWEST ¼ OF SAID SECTION 33, A DISTANCE 
OF 490 FEET; THENCE SOUTH 25º 38' 32" EAST, A DISTANCE OF 265.74 FEET TO THE TRUE 
POINT OF BEGINNING OF SUBJECT TRACT;  
 
ALSO: A PART OF THE NORTHWEST ¼ OF SECTION 33, TOWNSHIP 12, RANGE 25, JOHNSON 
COUNTY, KANSAS, MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT A 
POINT ON THE SOUTH LINE AND 88.86 FEET EAST OF THE SOUTHWEST CORNER OF THE 
NORTHWEST ¼ OF SAID SECTION 33; THENCE NORTH 75º EAST, ALONG THE SOUTH LINE 
OF SOMERSET DRIVE, AS ESTABLISHED BY THE PLAT OF WEST RIDING, A SUBDIVISION 
OF LAND NOW IN THE CITY OF PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS, A 
DISTANCE OF 454.01 FEET, TO A POINT OF CURVATURE; THENCE NORTHEASTERLY, 
ALONG THE SOUTH LINE OF SAID SOMERSET DRIVE, SAID SOUTH LINE BEING ON A 
CURVE TO THE LEFT HAVING A RADIUS OF 640 FEET, A DISTANCE OF 176.13 FEET; 
THENCE SOUTH 11º 43' 23" EAST, A DISTANCE OF 183.42 FEET, TO A POINT ON THE SOUTH 
LINE OF THE NORTHWEST ¼ OF SAID SECTION 33; THENCE SOUTH 89º 26' 38" WEST, 
ALONG THE SOUTH LINE OF THE NORTHWEST ¼ OF SAID SECTION 33, A DISTANCE OF 
637.59 FEET, TO THE POINT OF BEGINNING. 
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Commercial Project Area: 
 
ALL THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 12 SOUTH, 
RANGE 25 EAST, IN THE CITY OF PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS, BEING 
MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHWEST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECTION 33; THENCE N 2°06'14" W, ALONG THE WEST LINE OF THE SOUTHWEST QUARTER 
OF SAID SECTION 33, A DISTANCE OF 700.00 FEET; THENCE S 85°56'14" E, A DISTANCE OF 
1029.95 FEET; THENCE S 67°41'14" E, A DISTANCE OF 375.00 FEET; THENCE S 02°06'14" E, A 
DISTANCE OF 189.07 FEET; THENCE N 87°40'29" E, A DISTANCE OF 490.00 FEET; THENCE S 
27°45'12" E, A DISTANCE OF 265.74 FEET; TO A POINT ON THE SOUTH LINE OF THE 
SOUTHWEST QUARTER OF SAID SECTION 33; THENCE S 87°40'29" W, ALONG THE SOUTH 
LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33, A DISTANCE OF 1970.54 FEET 
TO THE POINT OF BEGINNING, EXCEPT THAT PART IN ROADS, CONTAINING  22.1018 
GROSS ACRES, MORE OR LESS 
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EXHIBIT B 
 

Depiction 

 
The boundaries of the Park and Village Project Area and the Commercial Project Area are outlined in 
black. 



   
 
 

 
 
 
 
August 7, 2015 
 
Owner or Occupant 
[street address] 
[city, state ZIP] 
 
Re:  Proposed Meadowbrook Redevelopment District 
 
Dear Owner or Occupant: 
 
The City Council of the City of Prairie Village, Kansas (the “City”) passed Resolution on August 3, 
2015 setting Tuesday, September 8, 2015 at 7:30 p.m. as the date and time for a public hearing 
to consider establishment of the Meadowbrook Redevelopment District, a tax increment 
finance (TIF) district created pursuant to K.S.A. 12-1770 et seq. (the “District”).  Enclosed please 
find copies of such resolution and the Redevelopment District Plan for the proposed District. 
 
The City will hold an informational meeting regarding the proposed District on Thursday, 
August 27, 2015 at 5:00 p.m. at the Meadowbrook Golf and Country Club, 9101 Nall Ave., 
Prairie Village, Kansas.  For additional information, please visit the following website: 
 
www.pvkansas.com/meadowbrook 
 
You are encouraged to attend the informational meeting to learn more about the proposed 
District and/or attend the public hearing to provide comments for the formal record. 
 
Sincerely, 

 
 

Quinn Bennion 
City Administrator 



   
KSA 12-1770a(d) 
 
(d) "Conservation area" means any improved area comprising 15% or less of the land area 
within the corporate limits of a city in which 50% or more of the structures in the area have an 
age of 35 years or more, which area is not yet blighted, but may become a blighted area due to 
the existence of a combination of two or more of the following factors: 
(1) Dilapidation, obsolescence or deterioration of the structures; 
(2) illegal use of individual structures; 
(3) the presence of structures below minimum code standards; 
(4) building abandonment; 
(5) excessive vacancies; 
(6) overcrowding of structures and community facilities; or 
(7) inadequate utilities and infrastructure. 
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RREPORT: MMEADOWBROOK PPROPOSED TTIF DISTRICT 

SSITE AANALYSIS
  

CCITY OF PRAIRIE VILLAGE, KANSAS  
  

JJULY 30, 2015  
  

PPREPARED BY    Confluence, Kansas City, Kansas 

- Christopher Shires, AICP, Principal 

- PJ Novick, ASLA, LEED GA, Principal  

PPRROJECT BACKGROUND  

The Village Vision Strategic Investment Plan, adopted by the City of Prairie Village, Kansas, in 2007 as the 

City’s comprehensive plan, identifies the Meadowbrook Country Club and the adjoining Meadowbrook 

Village Shopping Center as a potential site for redevelopment.  The Country Club site is one of the last 

relatively undeveloped properties in Prairie Village and both properties are strategically located at the 

southwestern edge of the community at the intersection of two (2) major roadways, Nall Avenue and W. 95th

Street.  However, the Village Vision notes that the Country Club property does not have adequate sanitary 

sewer service and the Shopping Center is underutilized and retail space has been converted to office space.    

 

To foster and support the redevelopment of the Country Club property and the rejuvenation of the adjoining 

Shopping Center, the City desires to establish a Tax Increment Financing (TIF) district as provided for in the 

State of Kansas Statutes.  The proposed TIF district, which includes both the Country Club property and the 

Shopping Center, is generally bound by W. 95th Street on the south, Nall Avenue of the west, W. 90th Street 

on the north, and Roe Avenue on the east.  (See Exhibit A – Proposed TIF District Location Map.)   

 

In order to establish a TIF district, among other steps, the City must determine if the area meets the eligibility 

requirements for a TIF district.  The most applicable eligibility status is a “Conservation area” as defined in the 

State of Kansas Statute (K.S.A 12-1770a).  The statute states:  

 
“Conservation area” means any improved area comprising 15% or less of the land area 
within the corporate limits of a city in which 50% or more of the structures in the area have 
an age of 35 years or more, which area is not yet blighted, but may become a blighted area 
due to the existence of a combination of two or more of the following factors: 
 

(1) Dilapidation, obsolescence or deterioration of the structures; 
 
(2)  illegal use of individual structures; 
 
(3)  the presence of structures below minimum code standards; 
 
(4)  building abandonment; 
 
(5)  excessive vacancies; 
 
(6)  overcrowding of structures and community facilities; or 
 
(7)  inadequate utilities and infrastructure. 

 
The following memorandum summarizes our site analysis as to whether the proposed TIF district meets the 

three (3) part definition of “Conservation area.”  
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AANALYSIS     

 

PPart 1  --  TThe pproposed TIF district  iis 15% or less than tthe total area of the city:     

 

The proposed TIF district is approximately 172 acres.  The total land area contained within the corporate 

limits of the City is 3,968 acres.  The proposed TIF district is therefore 4.34% of the total land area of the 

City, and under the 15% threshold identified by the State Statute.  

 

PPart 2  --  550% or more of the structures in the pproposed TIF district hhave an age of 35 years or more::    

 

There are 15 individual structures within the proposed TIF district.  In review of the Johnson County land 

records, 12 of these structures (80%) were constructed prior to 1981 and are 35 years of age or older, more 

than the 50% as required by the State Statute.   

 

PPart 3  --  TThe existence of a combination of two ((2) oor more of the seven (7) SState definition  ffactors  

wwithin the pproposed TIF district::  

 

In an analysis of the existing site conditions, four (4) of the seven (7) factors of the State Statute have been 

identified as applying to the proposed TIF district. 

 

As noted in the 2007 Village Vision, the Meadowbrook Country Club property does not have sanitary sewer 

service and is not included within the Johnson County waste water sewer district (with the exception of the 

existing clubhouse and maintenance building).  The cost of extending sewer to this property is significant and 

is a barrier to the redevelopment of this site.  Based on this, the proposed TIF district identifies with the 

seventh factor of the State Statute “inadequate utilities and infrastructure” in that the proposed TIF district 

does not have adequate sanitary sewer service. 

 

It has been identified through communications with the City staff that there are insufficient stormwater 

drainage facilities to manage the stormwater run-off from the sites on which the identified structures are 

located.  Most of these sites have little to no stormwater detention facilities, adding to the flooding issues 

known to the general area.  Therefore it is reasonable to find that the proposed TIF district again identifies 

with the seventh factor of the State Statute “inadequate utilities and infrastructure” in that the proposed TIF 

district does not have adequate stormwater management infrastructure. 

 

Upon onsite observation of each of the 15 structures within the proposed TIF district, we identified that 

several have dated building architecture that may make them more difficult to retain tenants and lease or sell 

to new tenants, as their building style and layout/configuration may not fit the needs and desires of today’s 

typical retail and office user.  Additionally, due to the age of the structures it can be assumed that most have 

some nonconformity with current building codes, as code requirements have evolved and changed over the 

past 35+ years.  Depending on the user this can be a significant obstacle to the reuse, renovation, or re-

tenanting of an existing structure, adding additional cost and delay that may make the structure significantly 

less attractive to a current or prospective tenant than would a newer structure.  Therefore it is reasonable to 

state that the proposed TIF district further identifies with the first and third factors of the State Statute 

“Dilapidation, obsolescence or deterioration of the structures” and “the presence of structures below 
minimum code standards” in that several structures may be obsolete with regards to meeting the current 

requirements of retail and office tenants and/or may not meet the current minimum building code standards.   

 

It was also observed that several properties within the subject area do not appear to have room for building 

and/or parking lot expansion.  This site crowding hinders the ability to add additional parking, outdoor 

pedestrian spaces, patios, building entryways, drive-thrus, etc., further impacting their ability to evolve and 

remain viable tenant spaces.  As a result, the proposed TIF district identifies with the sixth factor of the State 

Statute “overcrowding of structures and community facilities.” 
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CCONCLUSION  

 

A conclusion can be made that the proposed TIF district conforms to the Kansas Statute as a “Conservation 

area.”  The proposed TIF district is less than 15% of the total land area of the City.  More than 50% of the 

structures within the proposed TIF district are 35 years of age or older, and the proposed TIF district 

identifies with two (2) or more of the seven (7) factors listed in the state statute. 

 

Two tables summarizing our analysis are attached (Exhibit B – Structure Ages Table and Conservation Area 

Factors Table).  Summary sheets of the analysis of each individual structure and site is further attached as 

Exhibit C. 

 

EEXHIBITS  

 

Exhibit A – Proposed TIF District Location Map 

 Exhibit B – Structure Ages Table + Conservation Area Factors Table 

 Exhibit C – Site Analysis Sheets 
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MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

EXHIBIT A | PROPOSED TIF DISTRICT LOCATION MAP

A-1



 # ADDRESS     AGE
 1 5400 W. 9TH ST.     36     X 

 2 5370 W. 95TH ST.    28      

 3 5300 W. 95TH ST.    39     X

 4 9401 NALL AVE.     37     X

 5 5350 W. 94TH TER.    36     X

 6 5300 W. 94TH TER.    38     X

 7 5250 W. 94TH TER.    33

 8 5215 W. 94TH. TER.    39     X

 9  5206 W. 9TH ST.    39     X

 10 5200 W. 95TH ST.    38     X

 11 5200 W. 94TH TER.    37     X

 12 5100 W. 95TH ST. APT 200   39     X

 13 5000 W. 95TH ST. APT. A    41     X

 14 5000 W. 95TH ST. APT. A    27    

 15 9101 NALL AVE.     41     X

                12 OF 15 = 80%

 CONSERVATION AREA STRUCTURES MEETS AGE DEFINITION

EXHIBIT B | STRUCTURE AGES

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

CONSERVATION AREA FACTORS:

Dilapidation, obsolescence or 

deterioration of the structures

Illegal use of individual structures

The presence of structures below 

minimum code standards

Building abandonment

Excessive vacancies

Overcrowding of the structures 

and community facilities

Inadequate utilities and 

infrastructure

B-1



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: 

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

C-1

C- Commercial

Single-story masonry structure that 

currently houses a restaurant.  The building 

exterior appears to be in good condition and 

some renovations have taken place.  Due to 

the age of the structure it can be assumed 

portions may not comply with current 

building codes.  The driveways, parking 

lot and pedestrian walkways are in fair 

condition.  Little room exists for expansion 

and the site may be short adequate very 

close proximity parking typically desired by a 

restaurant user.

36

OF251233-2019

1979

5400 W. 95th St.



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

OF251233-2016

28

1987

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

C-2

Three-story masonry structure with multiple 

offi ce tenants.  The building exterior appears 

to be in fair condition with no recent exterior 

improvements.  The building architecture is 

dated and may no longer fi t the needs and 

desires of typical retail and offi ce tenants.  

Due to the age of the structure it can be 

assumed portions may not comply with 

current building codes.  The driveways, 

parking lot and pedestrian walkways are in 

poor condition.

5370 W. 95th St.



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story, multi-tenant offi ce and retail 

structure (Nall Hills Shopping Center) 

with no outward appearance of recent 

improvements.  The building exterior 

appears to be in fair condition but has 

dated architecture that may no longer fi t the 

needs and desires of typical retail and offi ce 

tenants. Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The driveways, 

parking lot and pedestrian walkways are in 

poor condition.

39

1976

OF251233-20115300 W. 95th St.

C-3



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

Two-story brick offi ce structure.  The 

building exterior appears to be in good 

condition.  Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The driveways, 

parking lot and pedestrian walkways are 

in fair condition.  The site appears to be 

maximized so should parking become 

an issue there does not appear room to 

construct additional parking.

37

9401 Nall Ave. OF251233-2017

1978

C-4



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

Two-story brick offi ce structure.  The 

building exterior appears to be in good 

condition.  Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The driveways, 

parking lot and pedestrian walkways are 

in fair condition.  The site appears to be 

maximized so should parking become 

an issue there does not appear room to 

construct additional parking.

36

1979

OF251233-20205350 W. 94th Ter.

C-5



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Two-story brick offi ce structure.  The 

building exterior appears to be in good 

condition.  Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The driveways, 

parking lot and pedestrian walkways are in 

fair condition.

38

1977

OF251233-20145300 W. 94th Ter.

C-6



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story brick offi ce structure.  The 

building exterior appears to be in good 

condition.  Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The parking lot 

and driveway are in poor condition.  Access 

to the site is limited to one driveway.  

33

5250 W. 94th Ter.

1982

OP237100000001

C-7



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story masonry retail structure.  Some 

exterior improvements have been made 

and the building exterior appears to be in 

good condition.  The building architecture is 

dated that may no longer fi t the needs and 

desires of typical retail and offi ce tenants.  

The driveways, parking lot and pedestrian 

walkways are in fair condition.

39

1976

OF251233-20125215 W. 94th Ter.

C-8



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

CLASS: C- Commercial

BRIEF DESCRIPTION
Single-story masonry structure currently 

housing a bank.  The building exterior 

appears to be in fair condition.  Due to the 

age of the structure it can be assumed 

portions may not comply with current 

building codes.  The building architecture is 

dated that may no longer fi t the needs and 

desires of typical retail and offi ce tenants. 

The ATM is in an awkward location and the 

bank teller drive-up is limited to one lane.  

There does not appear adequate room to 

expand the bank drive-up.  The driveways, 

parking lot and pedestrian walkways are in 

poor condition.

39

1976

5206 W. 95th St. OF251233-2013

C-9



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story masonry retail structure that 

is currently vacant.  The building exterior 

appears to be in fair condition.  Due to the 

age of the structure it can be assumed 

portions may not comply with current 

building codes.  The driveways, parking 

lot and pedestrian walkways are in poor 

condition.

38

OF251233-2015

1977

5200 W. 95th St.

C-10



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Two-story brick offi ce structure with recent 

improvements completed.  The building 

exterior appears to be in good condition. 

The driveways, parking lot and pedestrian 

walkways are in fair condition.

37

1978

OF251233-20185200 W. 94th Ter.

C-11



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Two-story brick multi-tenant offi ce structure 

that currently housing a bank and other 

offi ce tenants.  The building exterior appears 

to be in good condition.  Due to the age of 

the structure it can be assumed portions 

may not comply with current building codes.  

The driveways, parking lot and pedestrian 

walkways are in fair condition.  The ATM is 

in a very poor location potentially negatively 

impacting vehicular circulation.  

39

OF251233-2009

1976

5100 W. 95th St. Apt. 200

C-12



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story metal structure currently 

serving as a maintenance facility for the 

adjoining former golf course.  The structure 

has limited vehicular access and has very 

limited potential for use as anything other 

than a maintenance shed and cannot be 

readily repurposed or modifi ed for offi ce or 

retail use.  The driveways and parking lot are 

in very poor condition.   

41

1974

5000 W. 95th St. Apt. A OF251233-2023

C-13



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Three-story brick multi-tenant offi ce 

structure.  The building exterior appears 

to be in good condition.  The driveways, 

parking lot and pedestrian walkways are in 

fair condition.  Vehicular access to the site 

is limited to one driveway at an unsignalized 

intersection with a major arterial and may 

be diffi cult to enter and exit during peak 

traffi c periods.

27

1988

5000 W. 95th St. OP111000000001

C-14



STRUCTURE ADDRESS: PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: 

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

C- Commercial

Two-story masonry and wood structure 

which was formally the clubhouse for the 

adjoining former golf course.  Due to the age 

of the structure it can be assumed portions 

may not comply with current building codes.  

The exterior of the structure, roadway and 

parking are in fair condition.   The structure 

has limited reuse potential as anything other 

than a clubhouse or similar recreational 

facility.

SOMERSET DR.

ACCESS RD.

NALL AVE.

OF251233-2026

41

1974

9101 Nall Ave.

C-15
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COUNCIL MEETING AGENDACOUNCIL MEETING AGENDACOUNCIL MEETING AGENDACOUNCIL MEETING AGENDA    
CITY OF PRAIRIE VILLAGECITY OF PRAIRIE VILLAGECITY OF PRAIRIE VILLAGECITY OF PRAIRIE VILLAGE    

Council ChambersCouncil ChambersCouncil ChambersCouncil Chambers    
Monday, August 03, 2015Monday, August 03, 2015Monday, August 03, 2015Monday, August 03, 2015    

7:30 PM7:30 PM7:30 PM7:30 PM    
 
I.    CALL TO ORDERCALL TO ORDERCALL TO ORDERCALL TO ORDER    
 
II.    ROLL CALLROLL CALLROLL CALLROLL CALL    
 
III.    PLEDGE OF ALLEGIANCEPLEDGE OF ALLEGIANCEPLEDGE OF ALLEGIANCEPLEDGE OF ALLEGIANCE    
 
IV.    INTRODUCTION OF STUDENTS & SCOUTSINTRODUCTION OF STUDENTS & SCOUTSINTRODUCTION OF STUDENTS & SCOUTSINTRODUCTION OF STUDENTS & SCOUTS    
 
V.    PUBLIC HEARINGPUBLIC HEARINGPUBLIC HEARINGPUBLIC HEARING    
 

2016 Budget Hearing2016 Budget Hearing2016 Budget Hearing2016 Budget Hearing    
 
VI.    PUBLIC PARPUBLIC PARPUBLIC PARPUBLIC PARTICIPATIONTICIPATIONTICIPATIONTICIPATION    
 

(5 minute time limit for items not otherwise listed on the agenda) 
 
VII.    CONSENT AGENDACONSENT AGENDACONSENT AGENDACONSENT AGENDA    
 

All items listed below are considered to be routine by the Governing Body and 
will be enacted by one motion (Roll Call Vote).  There will be no separate 
discussion of these items unless a Council member so requests, in which event 
the item will be removed from the Consent Agenda and considered in its normal 
sequence on the regular agenda. 

 
By StaffBy StaffBy StaffBy Staff    

 
1. Approve the regular City Council meeting minutes - July 20, 2015 
2. Approve Claims Ordinance 2931 
3. Ratify the Mayor's appointment of City Officials 

 
VIII.    COMMITTEE REPORTSCOMMITTEE REPORTSCOMMITTEE REPORTSCOMMITTEE REPORTS    
 

Council Committee of the WholeCouncil Committee of the WholeCouncil Committee of the WholeCouncil Committee of the Whole    
 

COU2015-30 Consider approval of a resolution setting the date for a public 
hearing for the creation of a redevelopment district (TIF district) 
for the Meadowbrook project 

 
Planning CommissionPlanning CommissionPlanning CommissionPlanning Commission    

 
PC2015-06 Consider a request for rezoning at 7930 State Line Road from 

R-1B Residential and C-0 Office Building to CP-1 Planned 
Restricted Business District 

 
IX.    MAYOR'S REPORTMAYOR'S REPORTMAYOR'S REPORTMAYOR'S REPORT    



 

 

 
X.    STAFF REPORTSSTAFF REPORTSSTAFF REPORTSSTAFF REPORTS    
 
XI.    OLD BUSINESSOLD BUSINESSOLD BUSINESSOLD BUSINESS    
 
XII.    NEW BUSINESSNEW BUSINESSNEW BUSINESSNEW BUSINESS    
 
XIII.    ANNOUNCEMENTSANNOUNCEMENTSANNOUNCEMENTSANNOUNCEMENTS    
 
XIV.    ADJOURNMENTADJOURNMENTADJOURNMENTADJOURNMENT    
 
 
If any individual requires special accommodations If any individual requires special accommodations If any individual requires special accommodations If any individual requires special accommodations ––––    for example, qualified interpreter, large print, for example, qualified interpreter, large print, for example, qualified interpreter, large print, for example, qualified interpreter, large print, 
reader, hearing assistance reader, hearing assistance reader, hearing assistance reader, hearing assistance ––––    iiiin order to attend the meeting, please notify the City Clerk at 385n order to attend the meeting, please notify the City Clerk at 385n order to attend the meeting, please notify the City Clerk at 385n order to attend the meeting, please notify the City Clerk at 385----
4616, no later than 48 hours prior to the beginning of the meeting.4616, no later than 48 hours prior to the beginning of the meeting.4616, no later than 48 hours prior to the beginning of the meeting.4616, no later than 48 hours prior to the beginning of the meeting.    
If you are unable to attend this meeting, comments may be received by eIf you are unable to attend this meeting, comments may be received by eIf you are unable to attend this meeting, comments may be received by eIf you are unable to attend this meeting, comments may be received by e----mail at mail at mail at mail at 
cityclerk@pvkansas.comcityclerk@pvkansas.comcityclerk@pvkansas.comcityclerk@pvkansas.com    
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CITY COUNCIL 

CITY OF PRAIRIE VILLAGE 

July 20, 2015 
 
 

The City Council of Prairie Village, Kansas, met in regular session on Monday, 

July 20, 2015 at 7:30 p.m. in the Council Chambers at the Municipal Building, 7700 

Mission Road, Prairie Village, Kansas.  

 

 Mayor Laura Wassmer called the meeting to order and roll call was taken with the 

following Council members present:   Jori Nelson, Ruth Hopkins, Steve Noll, Eric 

Mikkelson, Andrew Wang, Sheila Myers,  Dan Runion, David Morrison and Ted Odell. 

ROLL CALL 

 Staff present was: Tim Schwartzkopf, Chief of Police; Melissa Prenger, Public 

Works Project Manager; Katie Logan, City Attorney; Quinn Bennion, City Administrator; 

Wes Jordan, Assistant City Administrator; Nolan Sunderman, Assistant to the City 

Administrator and Joyce Hagen Mundy,  City Clerk.   Mayor Laura Wassmer led all 

present in the Pledge of Allegiance.   

 

 Mayor Wassmer welcomed Boy Scout J.T. Lilak from Troop 251 attending the 

meeting to earn his “Communications Badge”.   

INTRODUCTION OF STUDENTS & SCOUTS 

 

 Police Chief Tim Schwartzkopf called upon Officers Drew O’Neill, Brad Machiela 

and John Shipman who on April 11, 2015, were dispatched to Claridge Court finding a 

PRESENTATION OF LIFE SAVING AWARDS 
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resident choking and unresponsive.  The officers administered CPR until MedAct arrived 

and was able to clear the obstruction from the gentleman’s airway.   

 It was with great pride that Chief Schwartzkopf presented the Department’s 

Lifesaving Award to Officer Drew O’Neill, Officer Brad Machiela and Officer John 

Shipman, noting that this was Officer Shipman’s second Lifesaving Award.    

 On June 25th

 Captain Greg Bollella with Johnson County MedAct commended the Prairie 

Village Police Department on its aggressive response and care to individuals in 

emergency situations.  His department appreciates their  excellent first responder 

efforts.  Captain Bollella noted that it is his agency’s goal in 2015 to train 25,000 

individuals in CPR and encouraged those present to get training.   

, Officer Louis Curtis was dispatched to Benton House for a resident 

that was not breathing.  Officer Curtis began CPR reviving the gentlemen after 

approximately 60 seconds.  When MedAct arrived, the man was breathing and had a 

week pulse.  Officer Louis Curtis was awarded his second Department’s Lifesaving 

Award for his actions.   

John Anderson, 4402 W. 63

PUBLIC PARTICIPATION 

rd

Public Participation was closed at 7:40 p.m.   

 Terrace, in light of the recent terrorist activities 

around the country asked Chief Schwartzkopf what the police department was doing in 

preparation for such events happening in Prairie Village.  Chief Schwartzkopf stated that 

for the past three years officers have participated in “Hostile Events Training” with other 

public safety agencies.  The department also works with the City of Overland Park and 

other Johnson County cities on smaller scale training exercises address such issues as 

school safety.   
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CONSENT AGENDA 

Former Council President David Morrison moved for the approval of the Consent 

Agenda for July 20,  2015:      

1. Approve regular City Council Minutes –  July 6, 2015. 
2. Approve an exemption from City provided Solid Waste Services in 2016 for 

Countryside East Homes Association and Town & Country Homes 
Association. 

3. Authorize staff to publish the 2016 proposed budget as required by State 
Statutes.  
 

 A roll call vote was taken with the following members voting “aye”:  Nelson, 

Hopkins, Noll, Mikkelson, Wang, Myers, Runion, Morrison and Odell. 

 

 
PRESENTATION 

 Mayor Wassmer invited John Blessing, Public Sector Representative for 

Deffenbaugh Industries to address the Council.  Mr. Blessing shared changes that 

happening at Deffenbaugh since its acquisition by Waste Management in May of 2015.  

He noted significant improvements in technology, an increased focus on quality and 

environmental stewardship.  They have restructured customer service to provide better 

service to residents.  Mr. Blessing provided an update on new and upcoming programs 

to be offered including the following:  Waste Watch Program with local Police 

Departments; Recycle Rewards Program, Overhaul of fueling stations and a switch from 

diesel trucks to natural compressed fuel trucks.   

 Specific to Prairie Village, Mr. Blessings noted the introduction of a pilot curbside 

glass recycling program with the Normandy Square Homes Association, which already 

has a composting program.  They hope to launch the glass recycling program in 

October.  It was noted that this is not in competition with Ripple Glass and explained 
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their partnership with Ripple Glass.  Mr. Blessings would like to see the curbside glass 

recycling program be piloted in 2016 in the City of Prairie Village.  This is not being done 

in any other municipality. 

 Deffenbaugh would be pleased to offer a tour of their facilities to interested 

Council Members.  This will be coordinated through city staff.   

 Jori Nelson asked when the city’s contract with Deffenbaugh expired.  Quinn 

Bennion replied the current contract expires December 31, 2016.  The renewal process 

would begin in early Spring 2016. Ms Nelson asked Mr. Blessings if he anticipated 

additional costs.  Mr. Blessings noted the current downturn on the recycling market 

particularly for plastics, but did not foresee additional costs.   

 Sheila Myer confirmed that the proposed curbside glass recycling would not be in 

competition with Ripple Glass.   

 David Morrison stated he was pleased to learn of the changes taking place, 

noting his previous displeasure with Deffenbaugh’s services.  He was particularly 

concerned with the political campaign contributions given to governmental candidates.  

He stated he would like to see this practice discontinued.   

 

Planning Commission 

COMMITTEE REPORTS 

 

 
PC2015-109   Consider Plat for Briarwood Elementary 

Graham Evans, with Gould Evans, stated that on July 7, 2015, in conjunction with 

the Site Plan Approval for the new Briarwood Elementary School at 5300 West 86th 

Street the preliminary and final plats for Briarwood Elementary were presented to the 

Planning Commission.  This area, which is currently unplatted, is required to be platted 
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as a condition of approval for the proposed site plan.   As this is an existing developed 

area, containing only one lot, preliminary and final plat applications were considered at 

the same time.  The Preliminary Plat contains the information normally required. The 

lines on the plat marked as SW are stormwater pipes, but are not identified in the 

Legend. They handle internal drainage on the site. All easements identified in the Title 

Report are shown on the Preliminary Plat.  

The Final Plat contains essentially all the information required.  The  Commission 

approved the Preliminary and Final Plats for Briarwood Elementary subject to the 

following conditions: 

1. That the name of the Chairman of the Planning Commission be changed to Nancy 
Wallerstein. 

2. That the Final Plat as approved be revised and three (3) copies submitted to the 
City for their records. 

3. That the applicant submits the Final Plat to the Johnson County surveyor for 
review. 

 
Dan Runion, noted comments from residents regarding the gymnasium floor.  Mr. 

Evans stated the Council’s action on the plat only addresses the acceptance of rights-of-

way and easements and has nothing to do with site plan elements handled by the 

Planning Commission. 

Wes Jordan stated the Planning Commission in their consideration of the site plan 

did not address the building issue of the gymnasium floor material.  Their primary 

discussion focused on the parking and traffic issues related to the site plan.   

Mr. Runion asked if the school was no longer used as a school what affect would 

this have on the plat.  Mr. Evans replied that the underlying zoning for this property 

would remain single family residential.   

 



6 
 

   

 
Steve Noll moved the City Council authorize the Mayor to execute the Final Plat 

for Briarwood Elementary for acceptance of rights-of-way and easements subject to the 

conditions of approval required by the Planning Commission.  The motion was 

seconded by Andrew Wang and passed unanimously.  

Small Cities Steering Committee 

 David Morrison reported on his recent meeting with the National League of Cities 

Steering Committee made up of representatives from cities with a population of less 

than 50,000.  He noted the value of this committee and encouraged other council 

members to become involved.  

Shawnee Mission School District 

 Jori Nelson reported on the recent School Board meeting noting awards given to 

Shawnee Mission East students and improvements being made to Shawnee Mission 

Schools located in Prairie Village.   

Planning Commission 
 
 Eric Mikkelson reported that the Planning Commission will consider the Mission 

Chateau project at a Special meeting on July 29th with their recommendation coming 

before the Governing Body on August 17th.  At their July 6th meeting they heard a 

request for rezoning of 7930 State Line Road which will come before the Governing 

Body on August 3rd

 

 for action.   

Mayor’s Report 

 Mayor Wassmer reported on her recent activities attended on behalf of the City 
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including the retirement reception for retiring Planning Consultant Ron Williamson and 

Planning Commission member Randy Kronblad.  She and several other area mayor’s 

met with Governor Brownback regarding the issue of “border wars” and a committee will 

be working on some possible responses to the issue.  At that meeting Governor 

Brownback was questioned regarding the actions taken at the last legislative session, 

but was not supportive of assisting with the repealing of these actions.  Mayor Wassmer 

attended the Northeast Johnson County Chamber Luncheon featuring a talk by Johnson 

County Commission Chairman Ed Eilert regarding the proposed tax increase.  She 

noted the additional funds are being earmarked for specific programs.  She was please 

to learn the impact of the increase will be fairly minimal for Prairie Village residents in 

the $8 to $12 per month range.  Commissioner Ron Shaffer will be attending a future 

meeting to present the County’s 2016 budget.   

Mayor Wassmer encouraged Council members to attend the upcoming Employee 

Appreciation Event on September 25th

 

.  She announced that the city’s committee 

working on the development agreement for Meadowbrook will meet on Wednesday.   

Public Safety 
STAFF REPORTS  

• Chief Schwartzkopf announced the upcoming Citizen’s Police Academy Class 
and the next “Coffee with a Cop” to take place on August 31st

• Department members will be participating this Saturday in the  
“First Responded Summer Games” to benefit Special Olympics. 

.  

 
Public Works 

• Melissa Prenger provided an update on construction projects.  
 
 

 
OLD BUSINESS 

 There was no Old Business to come before the City Council. 
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NEW BUSINESS 

 There was no New Business to come before the City Council.  

 

Environment/Recycle Committee 07/22/2015 5:30 p.m. 

Committee meetings scheduled for the next two weeks: 

VillageFest Committee 07/23/2015 5:30 p.m. 
Special Planning Commission Meeting 07/29/2015 7:00 p.m. 
Council Committee of the Whole 08/03/2015 6:00 p.m. 
City Council 08/03/2015 7:30 p.m. 
================================================================= 

The Prairie Village Arts Council is pleased to present a mixed media exhibit by the 
Senior Arts Council in the R. G. Endres Gallery during the month of July.  
 
The annual employee appreciation event will be a Royals game on September 25, 2015.  
Council members and a guest are invited to attend.  Please RSVP to Meghan Buum 
before July 31, 2015. 
 
 

 
ADJOURNMENT 

 With no further business to come before the City Council the meeting was adjourned 

at 8:20 p.m. 

 
 
Joyce Hagen Mundy 
City Clerk 





MAYORMAYORMAYORMAYOR    
 
 

Council Meeting Date: Council Meeting Date: Council Meeting Date: Council Meeting Date: August 3August 3August 3August 3, 2015, 2015, 2015, 2015    
Consent AgendaConsent AgendaConsent AgendaConsent Agenda    

    
    
Consider appointment of City OfficialsConsider appointment of City OfficialsConsider appointment of City OfficialsConsider appointment of City Officials    
    
    
RECOMMENDATIONRECOMMENDATIONRECOMMENDATIONRECOMMENDATION    
Ratification of Mayor’s appointment of the following City Officials: 

Michelle A. DeCicco  Municipal Judge 
Karen L. Torline  Pro Tem Municipal Judge/Prosecutor 
 

 
BACKGROUNDBACKGROUNDBACKGROUNDBACKGROUND       
Under the terms of the Municipal Code, these positions are Mayoral appointments for two-year 
terms.  The compensation of these offices shall be fixed by agreement.  These are dedicated 
professionals who have demonstrated their ability and commitment to public service. 

 
    
ATTACHMENTATTACHMENTATTACHMENTATTACHMENTSSSS    
Michelle DeCicco Resume 
Karen Torline Resume 
    
    
PREPARED BYPREPARED BYPREPARED BYPREPARED BY    
Meghan Buum 
Deputy City Clerk 
 
 
Date: July 30, 2015 
 
 
 
 











ADMINISTRATION 
 

Council Committee Meeting Date: Aug. 3, 2015 
City Council Meeting Date:  Aug. 3, 2015 

 
 
Consider approval of a resolution setting the date for a public hearing for the 
creation of a redevelopment district (TIF district) for the Meadowbrook project 
 
 

RECOMMENDED MOTION: 
 
Move that Council approve a resolution setting the date for a public hearing for the 
creation of a redevelopment district (TIF district). The hearing will be on Tuesday, 
September 8th at 7:30pm at the City Council meeting. 
 
BACKGROUND: 
 
The City of Prairie Village, Johnson County, Johnson County Park & Rec District 
(JCPRD), JoCo Wastewater and VanTrust Real Estate LLC, have been working 
together to redevelop the former Meadowbrook Country Club.  As currently proposed, 
the Meadowbrook redevelopment project would establish a nearly 90 acre public park 
and a mixed-use development to include a senior living project, luxury apartments, 
townhomes, single-family residential homes, and a boutique hotel. 
 
The Meadowbrook redevelopment project anticipates the creation of a TIF district to 
fund the park acquisition, park improvements and other public infrastructure items. 
Kansas state statutes outline the authority and process of creating and administering a 
TIF district. A TIF district is an economic development tool for financing certain eligible 
redevelopment costs from future revenues as a result of increased property taxes and 
other local taxes (sales taxes, transient guest taxes) within a defined geographic area.  
A TIF establishes a base level at the current property tax assessed valuation and any 
increase or increment in the property tax assessed valuation within the defined 
geographic area is then captured over a defined period and used to pay for eligible 
redevelopment costs within the TIF district/development area.  The process for 
establishing and administering a TIF is detailed in Kansas State Statutes (KSA 12-
1770 et seq.).  Cities have the authority to create TIF districts after their governing 
bodies hold a public hearing and find the area to be eligible. 
 
A TIF district must meet at least one of the eligible area definitions outlined in the TIF 
Act as determined by the Governing Body.  An eligible area can be a “blighted area, 
conservation area, enterprise zone, intermodal transportation area, major tourism area 
or a major commercial entertainment and tourism area or bioscience development 
area.”  The proposed TIF district will designate the Meadowbrook and adjoining 
commercial area on the South as a conservation area per K.S.A 12-1770a(d) as 
attached. 
 
To assist the City Council in their determination, Confluence, the planning consultant 
retained for this project, completed a conservation district eligibility study which 
summarizes the age and status of the property within the proposed TIF district. The 
proposed TIF district area includes the former Meadowbrook Country Club and the 

 



commercial properties within the Meadowbrook Shopping Village at 95th Street and 
Nall Ave. 
 
Currently, the plans for the Meadowbrook project include TIF financing for 20 years or 
less.  All property taxes which the owner is currently required to pay will continue.  
Once improvements are made to the property the increment or increase in the 
property tax revenue is captured to pay for eligible redevelopment costs which for the 
proposed project include parkland acquisition, public streets, sewer, public 
infrastructure, street lighting, lakes, community center, trails, etc.  The project 
elements financed by TIF funds will be detailed in the development agreement by and 
between the City and VanTrust and through other related agreements. The amount of 
TIF financing is currently estimated between $15M to $18M. 
 
As part of the establishment of a TIF district, notifications are sent to other 
governmental entities and all property owners and tenants within the proposed district. 
The Johnson County Board of Commissioners and the Shawnee Mission School 
District Board of Education each have 30 days following the conclusion of the public 
hearing related to the creation of the TIF district to consider comment on and, if they 
desire, disapprove the redevelopment district. 
 
Creating the TIF district is the first step in the TIF process. Creating the TIF district 
alone does not bind the City to approve the project, provide any funding, issue any 
bonds or approve any TIF project plans within the TIF district. 
 
PV City Council adopted a public financing policy and associated application in 2009. 
The primary purposes of the TIF funds generated from the Meadowbrook project are 
the acquisition of the parkland, development of the park, and the public infrastructure 
items in the new right-of-way. The TIF district is being initiated by the City. Since the 
TIF application is drafted for the private developer interest, a TIF application is less 
applicable to the city or other governmental entity as the beneficiary. It was 
determined that it was not necessary for the City or the JCPRD to complete the City’s 
own TIF application. 
 
City Staff has been assisted by Bond Counsel Gary Anderson with Gilmore & Bell, 
Financial Advisor Jeff White with Columbia Capital Management, City Attorney Katie 
Logan with Lathrop & Gage, and planning consultant PJ Novick with Confluence. 
 
 
ATTACHMENTS: 
• Resolution calling for a public hearing for the redevelopment district 
• Redevelopment District Plan for the Meadowbrook Redevelopment District 
• Draft cover letter to owners and tenants regarding the informational meeting and 

public hearing 
• K.S.A 12-1770a(d). – Conservation TIF statute 
• Eligibility Study compiled by Confluence   
• Updated Meadowbrook Development schedule 
 
PREPARED BY: 
Quinn Bennion, City Administrator 
Date: July 30, 2015 
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(Published in The Legal Record on August 25, 2015) 
 
 RESOLUTION NO. ______ 
 
 A RESOLUTION CALLING AND PROVIDING FOR THE GIVING OF 

NOTICE OF A PUBLIC HEARING ON THE ADVISABILITY OF 
CREATING A REDEVELOPMENT DISTRICT IN THE CITY OF 
PRAIRIE VILLAGE, KANSAS PURSUANT TO K.S.A. 12-1770 ET SEQ.. 

 
 Section 1. The City of Prairie Village, Kansas (the “City”) is considering the 
establishment of a redevelopment district pursuant to K.S.A. 12-1770 et seq., as amended (the 
“Act”). 
 
 Section 2. Notice is hereby given that a public hearing will be held by the City to 
consider establishment of a redevelopment district on September 8, 2015 at 7:30 p.m., or as soon 
therafter as the matter can be heard, at the Prairie Village City Hall, Council Chambers, 7700 
Mission Road, Prairie Village, Kansas, under the authority of the Act 
 
 Section 3. The proposed redevelopment district is generally described as an area 
bounded by Roe Avenue on the east, W. 95th Street on the south, Nall Avenue on the west, and 
W. 91st Street, as if extended  in the City.  A map of the redevelopment district is attached hereto 
as Exhibit A.  The proposed redevelopment district is legally described as shown on Exhibit B 
hereto.   
 
 Section 4. The district plan for the proposed redevelopment district provides for the 
redevelopment district to include two project areas.  The buildings and facilities to be constructed 
within the project area are generally described as follows: 
 

• Park and Village Project Area - Recreational, residential and mixed-use development 
consisting of some or all of the following uses: single family, townhomes, multi-family 
apartments, and senior living residential; an inn or hotel; a public park and any other 
facilities or improvements associated with or incidental to such uses including 
commercial services and offices, trails,  landscaped areas, water features and detention 
facilities, parking lots, shelters, recreational structures, off-street parking, traffic 
improvements, sanitary sewer improvements and any other utility improvements and 
infrastructure necessary or incidental to the uses and improvements described above and 
permitted under the Act. 

 
• Commercial Project Area - A neighborhood retail and neighborhood office 

development consisting of some or all of the following uses: retail, office, residential, and 
any other facilities or improvements associated with or incidental to such uses including 
green space, landscaped areas, water features and detention facilities, parking lots and 
facilities, off-street parking, streets and traffic signals, any other public and private 
infrastructure, and other items permitted under the Act. 
 

 Section 5. A description and map of the proposed redevelopment district and the 
district plan are available for inspection and copying in the offices of the City Clerk, City Hall, 
7700 Mission Road, Prairie Village, Kansas, Monday through Friday (other than holidays) 
between 8:00 a.m. and 5:00 p.m. 
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 Section 6. The Governing Body will consider the findings necessary for the 
establishment of a redevelopment district after conclusion of the public hearing. 
 
 Section 7. The City Clerk is hereby authorized and directed to publish this 
resolution once in the official city newspaper not less than one week or more than two weeks 
preceding the date set for the public hearing.  The City Clerk is also authorized and directed to 
mail a copy of this resolution via certified mail, return receipt requested to the board of county 
commissioners, the board of education of any school district levying taxes on property within the 
proposed redevelopment district, and to each owner and occupant of land within the proposed 
redevelopment district, not more than 10 days following the date of the adoption of this 
Resolution. 
 
 Section 7.  Effective Date.  This Resolution shall be effective upon adoption by the 
Governing Body of the City. 
 
  ADOPTED August 3, 2015. 
 

CITY OF PRAIRIE VILLAGE, 
KANSAS 
 
 
 
By:     
 Mayor 

[SEAL] 
 
ATTEST: 
 
 
 
___________________________________ 
 City Clerk 
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EXHIBIT A 

 
MAP OF PROPOSED REDEVELOPMENT DISTRICT  
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EXHIBIT B 
 

LEGAL DESCRIPTION OF PROPOSED REDEVELOPMENT DISTRICT 
 
The following property located in Johnson County, Prairie Village, Kansas: 
 
Park and Village Project Area: 
 
LOTS 1 THROUGH 12, INCLUSIVE, AND LOT A, EXCEPT THE SOUTH 10 FEET 
THEREOF, BLOCK B, MEADOWBROOK ACRES, A SUBDIVISION IN THE CITY OF 
PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS;  
 
AND ALL OF THE SOUTHWEST ONE-QUARTER (SW ¼) OF SECTION THIRTY-THREE 
(33) TOWNSHIP TWELVE (12) RANGE TWENTY-FIVE (25) IN THE CITY OF PRAIRIE 
VILLAGE, JOHNSON COUNTY, KANSAS, EXCEPT THAT PART PLATTED AS 
MEADOWBROOK ACRES; AND EXCEPT THE SOUTH 40 FEET THEREOF IN 95TH 
STREET; AND EXCEPT THE WEST 30 FEET THEREOF IN NALL AVENUE;  
 
AND EXCEPT A TRACT DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWEST 
CORNER OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 25 EAST, JOHNSON 
COUNTY, KANSAS; THENCE NORTH 0º 00' 00" EAST ALONG THE WEST LINE OF 
SAID SECTION 33, A DISTANCE OF 700.00 FEET TO A POINT; THENCE SOUTH 83º 50' 
00" EAST A DISTANCE OF 1,030.00 FEET TO A POINT; THENCE SOUTH 65º 35' 00" 
EAST, A DISTANCE OF 375.00 FEET TO A POINT; THENCE SOUTH 0º 00' 00" WEST, A 
DISTANCE OF 429.24 FEET TO A POINT ON THE SOUTH LINE OF SAID SECTION 33; 
THENCE SOUTH 89º 47' 09" WEST ALONG THE SOUTH LINE OF SAID SECTION 33 A 
DISTANCE OF 1,365.51 FEET TO THE PLACE OF BEGINNING;  
 
AND EXCEPT A TRACT DESCRIBED AS FOLLOWS: ALL THAT PART OF THE 
SOUTHWEST ¼ OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 25 EAST, NOW IN THE 
CITY OF PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS, MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: COMMENCING AT THE SOUTHEAST CORNER OF THE 
SOUTHWEST ¼ OF SAID SECTION 33, THENCE SOUTH 89º 47' 09" WEST, ALONG THE 
SOUTH LINE OF THE SOUTHWEST ¼ OF SECTION 33, A DISTANCE OF 676.70 FEET, 
TO THE TRUE POINT OF BEGINNING OF SUBJECT TRACT; THENCE CONTINUING 
SOUTH 89º 47' 09" WEST, ALONG THE SOUTH LINE OF THE SOUTHWEST ¼ OF SAID 
SECTION 33, A DISTANCE OF 605 FEET; THENCE NORTH 0º 00' 00" EAST, A 
DISTANCE OF 240 FEET; THENCE NORTH 89º 47' 09" EAST ALONG A LINE PARALLEL 
TO THE SOUTH LINE OF THE SOUTHWEST ¼ OF SAID SECTION 33, A DISTANCE OF 
490 FEET; THENCE SOUTH 25º 38' 32" EAST, A DISTANCE OF 265.74 FEET TO THE 
TRUE POINT OF BEGINNING OF SUBJECT TRACT;  
 
ALSO: A PART OF THE NORTHWEST ¼ OF SECTION 33, TOWNSHIP 12, RANGE 25, 
JOHNSON COUNTY, KANSAS, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
BEGINNING AT A POINT ON THE SOUTH LINE AND 88.86 FEET EAST OF THE 
SOUTHWEST CORNER OF THE NORTHWEST ¼ OF SAID SECTION 33; THENCE 
NORTH 75º EAST, ALONG THE SOUTH LINE OF SOMERSET DRIVE, AS ESTABLISHED 
BY THE PLAT OF WEST RIDING, A SUBDIVISION OF LAND NOW IN THE CITY OF 
PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS, A DISTANCE OF 454.01 FEET, TO A 
POINT OF CURVATURE; THENCE NORTHEASTERLY, ALONG THE SOUTH LINE OF 
SAID SOMERSET DRIVE, SAID SOUTH LINE BEING ON A CURVE TO THE LEFT 
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HAVING A RADIUS OF 640 FEET, A DISTANCE OF 176.13 FEET; THENCE SOUTH 11º 
43' 23" EAST, A DISTANCE OF 183.42 FEET, TO A POINT ON THE SOUTH LINE OF THE 
NORTHWEST ¼ OF SAID SECTION 33; THENCE SOUTH 89º 26' 38" WEST, ALONG THE 
SOUTH LINE OF THE NORTHWEST ¼ OF SAID SECTION 33, A DISTANCE OF 637.59 
FEET, TO THE POINT OF BEGINNING. 
 
Commercial Project Area: 
 
ALL THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 12 
SOUTH, RANGE 25 EAST, IN THE CITY OF PRAIRIE VILLAGE, JOHNSON COUNTY, 
KANSAS, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHWEST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECTION 33; THENCE N 2°06'14" W, ALONG THE WEST LINE OF THE SOUTHWEST 
QUARTER OF SAID SECTION 33, A DISTANCE OF 700.00 FEET; THENCE S 85°56'14" E, 
A DISTANCE OF 1029.95 FEET; THENCE S 67°41'14" E, A DISTANCE OF 375.00 FEET; 
THENCE S 02°06'14" E, A DISTANCE OF 189.07 FEET; THENCE N 87°40'29" E, A 
DISTANCE OF 490.00 FEET; THENCE S 27°45'12" E, A DISTANCE OF 265.74 FEET; TO A 
POINT ON THE SOUTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33; 
THENCE S 87°40'29" W, ALONG THE SOUTH LINE OF THE SOUTHWEST QUARTER OF 
SAID SECTION 33, A DISTANCE OF 1970.54 FEET TO THE POINT OF BEGINNING, 
EXCEPT THAT PART IN ROADS, CONTAINING  22.1018 GROSS ACRES, MORE OR 
LESS 
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REDEVELOPMENT DISTRICT PLAN 
 

FOR THE 
 

MEADOWBROOK REDEVELOPMENT DISTRICT  
 
 
 

July 20, 2015 
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DESCRIPTION OF REDEVELOPMENT DISTRICT PLAN 

 K.S.A. 12-1770 et seq., as amended (the “Act”), authorizes cities to establish redevelopment 
districts to promote the general and economic welfare of the city.  The proposed redevelopment district 
(the “Redevelopment District”) consists of an area located in the City of Prairie Village, Johnson 
County, Kansas that is described on the attached Exhibit A and depicted on the attached Exhibit B, both 
of which are attached and made a part hereof, and which is generally described as an area bounded by 
Roe Avenue on the east, W. 95th Street on the south, Nall Avenue on the west, and W. 91st Street, as if 
extended, on the north. 
 
 This redevelopment district plan (the “District Plan”) consists of two (2) redevelopment project 
areas and the buildings, facilities, and improvements to be constructed or improved within the 
Redevelopment District may be described in a general manner as consisting of some or all of the 
following buildings, facilities and improvements to be constructed or improved, without limitation: 
 

• Park and Village Project Area - Recreational, residential and mixed-use development 
consisting of some or all of the following uses: single family, townhomes, multi-family 
apartments, and senior living residential; an inn or hotel; a public park and any other facilities or 
improvements associated with or incidental to such uses including commercial services and 
offices, trails,  landscaped areas, water features and detention facilities, parking lots, shelters, 
recreational structures, off-street parking, traffic improvements, sanitary sewer improvements and 
any other utility improvements and infrastructure necessary or incidental to the uses and 
improvements described above and permitted under the Act. 

 
• Commercial Project Area - A neighborhood retail and neighborhood office  development 

consisting of some or all of the following uses: retail, office, residential, and any other facilities 
or improvements associated with or incidental to such uses including green space, landscaped 
areas, water features and detention facilities, parking lots and facilities, off-street parking, streets 
and traffic signals, any other public and private infrastructure, and other items permitted under the 
Act. 

 
 
 

[The remainder of this page intentionally left blank.  Exhibits follow.] 
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EXHIBIT A 
 

Legal Description 
 
Park and Village Project Area: 
 
LOTS 1 THROUGH 12, INCLUSIVE, AND LOT A, EXCEPT THE SOUTH 10 FEET THEREOF, 
BLOCK B, MEADOWBROOK ACRES, A SUBDIVISION IN THE CITY OF PRAIRIE VILLAGE, 
JOHNSON COUNTY, KANSAS;  
 
AND ALL OF THE SOUTHWEST ONE-QUARTER (SW ¼) OF SECTION THIRTY-THREE (33) 
TOWNSHIP TWELVE (12) RANGE TWENTY-FIVE (25) IN THE CITY OF PRAIRIE VILLAGE, 
JOHNSON COUNTY, KANSAS, EXCEPT THAT PART PLATTED AS MEADOWBROOK ACRES; 
AND EXCEPT THE SOUTH 40 FEET THEREOF IN 95TH STREET; AND EXCEPT THE WEST 30 
FEET THEREOF IN NALL AVENUE;  
 
AND EXCEPT A TRACT DESCRIBED AS FOLLOWS: BEGINNING AT THE SOUTHWEST 
CORNER OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 25 EAST, JOHNSON COUNTY, 
KANSAS; THENCE NORTH 0º 00' 00" EAST ALONG THE WEST LINE OF SAID SECTION 33, A 
DISTANCE OF 700.00 FEET TO A POINT; THENCE SOUTH 83º 50' 00" EAST A DISTANCE OF 
1,030.00 FEET TO A POINT; THENCE SOUTH 65º 35' 00" EAST, A DISTANCE OF 375.00 FEET TO 
A POINT; THENCE SOUTH 0º 00' 00" WEST, A DISTANCE OF 429.24 FEET TO A POINT ON THE 
SOUTH LINE OF SAID SECTION 33; THENCE SOUTH 89º 47' 09" WEST ALONG THE SOUTH 
LINE OF SAID SECTION 33 A DISTANCE OF 1,365.51 FEET TO THE PLACE OF BEGINNING;  
 
AND EXCEPT A TRACT DESCRIBED AS FOLLOWS: ALL THAT PART OF THE SOUTHWEST ¼ 
OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 25 EAST, NOW IN THE CITY OF PRAIRIE 
VILLAGE, JOHNSON COUNTY, KANSAS, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
COMMENCING AT THE SOUTHEAST CORNER OF THE SOUTHWEST ¼ OF SAID SECTION 33, 
THENCE SOUTH 89º 47' 09" WEST, ALONG THE SOUTH LINE OF THE SOUTHWEST ¼ OF 
SECTION 33, A DISTANCE OF 676.70 FEET, TO THE TRUE POINT OF BEGINNING OF SUBJECT 
TRACT; THENCE CONTINUING SOUTH 89º 47' 09" WEST, ALONG THE SOUTH LINE OF THE 
SOUTHWEST ¼ OF SAID SECTION 33, A DISTANCE OF 605 FEET; THENCE NORTH 0º 00' 00" 
EAST, A DISTANCE OF 240 FEET; THENCE NORTH 89º 47' 09" EAST ALONG A LINE 
PARALLEL TO THE SOUTH LINE OF THE SOUTHWEST ¼ OF SAID SECTION 33, A DISTANCE 
OF 490 FEET; THENCE SOUTH 25º 38' 32" EAST, A DISTANCE OF 265.74 FEET TO THE TRUE 
POINT OF BEGINNING OF SUBJECT TRACT;  
 
ALSO: A PART OF THE NORTHWEST ¼ OF SECTION 33, TOWNSHIP 12, RANGE 25, JOHNSON 
COUNTY, KANSAS, MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT A 
POINT ON THE SOUTH LINE AND 88.86 FEET EAST OF THE SOUTHWEST CORNER OF THE 
NORTHWEST ¼ OF SAID SECTION 33; THENCE NORTH 75º EAST, ALONG THE SOUTH LINE 
OF SOMERSET DRIVE, AS ESTABLISHED BY THE PLAT OF WEST RIDING, A SUBDIVISION 
OF LAND NOW IN THE CITY OF PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS, A 
DISTANCE OF 454.01 FEET, TO A POINT OF CURVATURE; THENCE NORTHEASTERLY, 
ALONG THE SOUTH LINE OF SAID SOMERSET DRIVE, SAID SOUTH LINE BEING ON A 
CURVE TO THE LEFT HAVING A RADIUS OF 640 FEET, A DISTANCE OF 176.13 FEET; 
THENCE SOUTH 11º 43' 23" EAST, A DISTANCE OF 183.42 FEET, TO A POINT ON THE SOUTH 
LINE OF THE NORTHWEST ¼ OF SAID SECTION 33; THENCE SOUTH 89º 26' 38" WEST, 
ALONG THE SOUTH LINE OF THE NORTHWEST ¼ OF SAID SECTION 33, A DISTANCE OF 
637.59 FEET, TO THE POINT OF BEGINNING. 
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Commercial Project Area: 
 
ALL THAT PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 12 SOUTH, 
RANGE 25 EAST, IN THE CITY OF PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS, BEING 
MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHWEST CORNER OF THE SOUTHWEST QUARTER OF SAID 
SECTION 33; THENCE N 2°06'14" W, ALONG THE WEST LINE OF THE SOUTHWEST QUARTER 
OF SAID SECTION 33, A DISTANCE OF 700.00 FEET; THENCE S 85°56'14" E, A DISTANCE OF 
1029.95 FEET; THENCE S 67°41'14" E, A DISTANCE OF 375.00 FEET; THENCE S 02°06'14" E, A 
DISTANCE OF 189.07 FEET; THENCE N 87°40'29" E, A DISTANCE OF 490.00 FEET; THENCE S 
27°45'12" E, A DISTANCE OF 265.74 FEET; TO A POINT ON THE SOUTH LINE OF THE 
SOUTHWEST QUARTER OF SAID SECTION 33; THENCE S 87°40'29" W, ALONG THE SOUTH 
LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 33, A DISTANCE OF 1970.54 FEET 
TO THE POINT OF BEGINNING, EXCEPT THAT PART IN ROADS, CONTAINING  22.1018 
GROSS ACRES, MORE OR LESS 
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EXHIBIT B 
 

Depiction 

 
The boundaries of the Park and Village Project Area and the Commercial Project Area are outlined in 
black. 



   
 
 

 
 
 
 
August 7, 2015 
 
Owner or Occupant 
[street address] 
[city, state ZIP] 
 
Re:  Proposed Meadowbrook Redevelopment District 
 
Dear Owner or Occupant: 
 
The City Council of the City of Prairie Village, Kansas (the “City”) passed Resolution on August 3, 
2015 setting Tuesday, September 8, 2015 at 7:30 p.m. as the date and time for a public hearing 
to consider establishment of the Meadowbrook Redevelopment District, a tax increment 
finance (TIF) district created pursuant to K.S.A. 12-1770 et seq. (the “District”).  Enclosed please 
find copies of such resolution and the Redevelopment District Plan for the proposed District. 
 
The City will hold an informational meeting regarding the proposed District on Thursday, 
August 27, 2015 at 5:00 p.m. at the Meadowbrook Golf and Country Club, 9101 Nall Ave., 
Prairie Village, Kansas.  For additional information, please visit the following website: 
 
www.pvkansas.com/meadowbrook 
 
You are encouraged to attend the informational meeting to learn more about the proposed 
District and/or attend the public hearing to provide comments for the formal record. 
 
Sincerely, 

 
 

Quinn Bennion 
City Administrator 



   
KSA 12-1770a(d) 
 
(d) "Conservation area" means any improved area comprising 15% or less of the land area 
within the corporate limits of a city in which 50% or more of the structures in the area have an 
age of 35 years or more, which area is not yet blighted, but may become a blighted area due to 
the existence of a combination of two or more of the following factors: 
(1) Dilapidation, obsolescence or deterioration of the structures; 
(2) illegal use of individual structures; 
(3) the presence of structures below minimum code standards; 
(4) building abandonment; 
(5) excessive vacancies; 
(6) overcrowding of structures and community facilities; or 
(7) inadequate utilities and infrastructure. 
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RREPORT: MMEADOWBROOK PPROPOSED TTIF DISTRICT 

SSITE AANALYSIS
  

CCITY OF PRAIRIE VILLAGE, KANSAS  
  

JJULY 30, 2015  
  

PPREPARED BY    Confluence, Kansas City, Kansas 

- Christopher Shires, AICP, Principal 

- PJ Novick, ASLA, LEED GA, Principal  

PPRROJECT BACKGROUND  

The Village Vision Strategic Investment Plan, adopted by the City of Prairie Village, Kansas, in 2007 as the 

City’s comprehensive plan, identifies the Meadowbrook Country Club and the adjoining Meadowbrook 

Village Shopping Center as a potential site for redevelopment.  The Country Club site is one of the last 

relatively undeveloped properties in Prairie Village and both properties are strategically located at the 

southwestern edge of the community at the intersection of two (2) major roadways, Nall Avenue and W. 95th

Street.  However, the Village Vision notes that the Country Club property does not have adequate sanitary 

sewer service and the Shopping Center is underutilized and retail space has been converted to office space.    

 

To foster and support the redevelopment of the Country Club property and the rejuvenation of the adjoining 

Shopping Center, the City desires to establish a Tax Increment Financing (TIF) district as provided for in the 

State of Kansas Statutes.  The proposed TIF district, which includes both the Country Club property and the 

Shopping Center, is generally bound by W. 95th Street on the south, Nall Avenue of the west, W. 90th Street 

on the north, and Roe Avenue on the east.  (See Exhibit A – Proposed TIF District Location Map.)   

 

In order to establish a TIF district, among other steps, the City must determine if the area meets the eligibility 

requirements for a TIF district.  The most applicable eligibility status is a “Conservation area” as defined in the 

State of Kansas Statute (K.S.A 12-1770a).  The statute states:  

 
“Conservation area” means any improved area comprising 15% or less of the land area 
within the corporate limits of a city in which 50% or more of the structures in the area have 
an age of 35 years or more, which area is not yet blighted, but may become a blighted area 
due to the existence of a combination of two or more of the following factors: 
 

(1) Dilapidation, obsolescence or deterioration of the structures; 
 
(2)  illegal use of individual structures; 
 
(3)  the presence of structures below minimum code standards; 
 
(4)  building abandonment; 
 
(5)  excessive vacancies; 
 
(6)  overcrowding of structures and community facilities; or 
 
(7)  inadequate utilities and infrastructure. 

 
The following memorandum summarizes our site analysis as to whether the proposed TIF district meets the 

three (3) part definition of “Conservation area.”  
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AANALYSIS     

 

PPart 1  --  TThe pproposed TIF district  iis 15% or less than tthe total area of the city:     

 

The proposed TIF district is approximately 172 acres.  The total land area contained within the corporate 

limits of the City is 3,968 acres.  The proposed TIF district is therefore 4.34% of the total land area of the 

City, and under the 15% threshold identified by the State Statute.  

 

PPart 2  --  550% or more of the structures in the pproposed TIF district hhave an age of 35 years or more::    

 

There are 15 individual structures within the proposed TIF district.  In review of the Johnson County land 

records, 12 of these structures (80%) were constructed prior to 1981 and are 35 years of age or older, more 

than the 50% as required by the State Statute.   

 

PPart 3  --  TThe existence of a combination of two ((2) oor more of the seven (7) SState definition  ffactors  

wwithin the pproposed TIF district::  

 

In an analysis of the existing site conditions, four (4) of the seven (7) factors of the State Statute have been 

identified as applying to the proposed TIF district. 

 

As noted in the 2007 Village Vision, the Meadowbrook Country Club property does not have sanitary sewer 

service and is not included within the Johnson County waste water sewer district (with the exception of the 

existing clubhouse and maintenance building).  The cost of extending sewer to this property is significant and 

is a barrier to the redevelopment of this site.  Based on this, the proposed TIF district identifies with the 

seventh factor of the State Statute “inadequate utilities and infrastructure” in that the proposed TIF district 

does not have adequate sanitary sewer service. 

 

It has been identified through communications with the City staff that there are insufficient stormwater 

drainage facilities to manage the stormwater run-off from the sites on which the identified structures are 

located.  Most of these sites have little to no stormwater detention facilities, adding to the flooding issues 

known to the general area.  Therefore it is reasonable to find that the proposed TIF district again identifies 

with the seventh factor of the State Statute “inadequate utilities and infrastructure” in that the proposed TIF 

district does not have adequate stormwater management infrastructure. 

 

Upon onsite observation of each of the 15 structures within the proposed TIF district, we identified that 

several have dated building architecture that may make them more difficult to retain tenants and lease or sell 

to new tenants, as their building style and layout/configuration may not fit the needs and desires of today’s 

typical retail and office user.  Additionally, due to the age of the structures it can be assumed that most have 

some nonconformity with current building codes, as code requirements have evolved and changed over the 

past 35+ years.  Depending on the user this can be a significant obstacle to the reuse, renovation, or re-

tenanting of an existing structure, adding additional cost and delay that may make the structure significantly 

less attractive to a current or prospective tenant than would a newer structure.  Therefore it is reasonable to 

state that the proposed TIF district further identifies with the first and third factors of the State Statute 

“Dilapidation, obsolescence or deterioration of the structures” and “the presence of structures below 
minimum code standards” in that several structures may be obsolete with regards to meeting the current 

requirements of retail and office tenants and/or may not meet the current minimum building code standards.   

 

It was also observed that several properties within the subject area do not appear to have room for building 

and/or parking lot expansion.  This site crowding hinders the ability to add additional parking, outdoor 

pedestrian spaces, patios, building entryways, drive-thrus, etc., further impacting their ability to evolve and 

remain viable tenant spaces.  As a result, the proposed TIF district identifies with the sixth factor of the State 

Statute “overcrowding of structures and community facilities.” 
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CCONCLUSION  

 

A conclusion can be made that the proposed TIF district conforms to the Kansas Statute as a “Conservation 

area.”  The proposed TIF district is less than 15% of the total land area of the City.  More than 50% of the 

structures within the proposed TIF district are 35 years of age or older, and the proposed TIF district 

identifies with two (2) or more of the seven (7) factors listed in the state statute. 

 

Two tables summarizing our analysis are attached (Exhibit B – Structure Ages Table and Conservation Area 

Factors Table).  Summary sheets of the analysis of each individual structure and site is further attached as 

Exhibit C. 

 

EEXHIBITS  

 

Exhibit A – Proposed TIF District Location Map 

 Exhibit B – Structure Ages Table + Conservation Area Factors Table 

 Exhibit C – Site Analysis Sheets 

 



95TH ST.

MEADOWBROOK PROPERTY

W. 91ST ST.

NA
LL

 A
VE

.

RO
E 

AV
E.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

EXHIBIT A | PROPOSED TIF DISTRICT LOCATION MAP

A-1



 # ADDRESS     AGE
 1 5400 W. 9TH ST.     36     X 

 2 5370 W. 95TH ST.    28      

 3 5300 W. 95TH ST.    39     X

 4 9401 NALL AVE.     37     X

 5 5350 W. 94TH TER.    36     X

 6 5300 W. 94TH TER.    38     X

 7 5250 W. 94TH TER.    33

 8 5215 W. 94TH. TER.    39     X

 9  5206 W. 9TH ST.    39     X

 10 5200 W. 95TH ST.    38     X

 11 5200 W. 94TH TER.    37     X

 12 5100 W. 95TH ST. APT 200   39     X

 13 5000 W. 95TH ST. APT. A    41     X

 14 5000 W. 95TH ST. APT. A    27    

 15 9101 NALL AVE.     41     X

                12 OF 15 = 80%

 CONSERVATION AREA STRUCTURES MEETS AGE DEFINITION

EXHIBIT B | STRUCTURE AGES

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

CONSERVATION AREA FACTORS:

Dilapidation, obsolescence or 

deterioration of the structures

Illegal use of individual structures

The presence of structures below 

minimum code standards

Building abandonment

Excessive vacancies

Overcrowding of the structures 

and community facilities

Inadequate utilities and 

infrastructure

B-1



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: 

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

C-1

C- Commercial

Single-story masonry structure that 

currently houses a restaurant.  The building 

exterior appears to be in good condition and 

some renovations have taken place.  Due to 

the age of the structure it can be assumed 

portions may not comply with current 

building codes.  The driveways, parking 

lot and pedestrian walkways are in fair 

condition.  Little room exists for expansion 

and the site may be short adequate very 

close proximity parking typically desired by a 

restaurant user.

36

OF251233-2019

1979

5400 W. 95th St.



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

OF251233-2016

28

1987

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

C-2

Three-story masonry structure with multiple 

offi ce tenants.  The building exterior appears 

to be in fair condition with no recent exterior 

improvements.  The building architecture is 

dated and may no longer fi t the needs and 

desires of typical retail and offi ce tenants.  

Due to the age of the structure it can be 

assumed portions may not comply with 

current building codes.  The driveways, 

parking lot and pedestrian walkways are in 

poor condition.

5370 W. 95th St.



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story, multi-tenant offi ce and retail 

structure (Nall Hills Shopping Center) 

with no outward appearance of recent 

improvements.  The building exterior 

appears to be in fair condition but has 

dated architecture that may no longer fi t the 

needs and desires of typical retail and offi ce 

tenants. Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The driveways, 

parking lot and pedestrian walkways are in 

poor condition.

39

1976

OF251233-20115300 W. 95th St.

C-3



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

Two-story brick offi ce structure.  The 

building exterior appears to be in good 

condition.  Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The driveways, 

parking lot and pedestrian walkways are 

in fair condition.  The site appears to be 

maximized so should parking become 

an issue there does not appear room to 

construct additional parking.

37

9401 Nall Ave. OF251233-2017

1978

C-4



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

Two-story brick offi ce structure.  The 

building exterior appears to be in good 

condition.  Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The driveways, 

parking lot and pedestrian walkways are 

in fair condition.  The site appears to be 

maximized so should parking become 

an issue there does not appear room to 

construct additional parking.

36

1979

OF251233-20205350 W. 94th Ter.

C-5



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Two-story brick offi ce structure.  The 

building exterior appears to be in good 

condition.  Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The driveways, 

parking lot and pedestrian walkways are in 

fair condition.

38

1977

OF251233-20145300 W. 94th Ter.

C-6



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story brick offi ce structure.  The 

building exterior appears to be in good 

condition.  Due to the age of the structure it 

can be assumed portions may not comply 

with current building codes.  The parking lot 

and driveway are in poor condition.  Access 

to the site is limited to one driveway.  

33

5250 W. 94th Ter.

1982

OP237100000001

C-7



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story masonry retail structure.  Some 

exterior improvements have been made 

and the building exterior appears to be in 

good condition.  The building architecture is 

dated that may no longer fi t the needs and 

desires of typical retail and offi ce tenants.  

The driveways, parking lot and pedestrian 

walkways are in fair condition.

39

1976

OF251233-20125215 W. 94th Ter.

C-8



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

CLASS: C- Commercial

BRIEF DESCRIPTION
Single-story masonry structure currently 

housing a bank.  The building exterior 

appears to be in fair condition.  Due to the 

age of the structure it can be assumed 

portions may not comply with current 

building codes.  The building architecture is 

dated that may no longer fi t the needs and 

desires of typical retail and offi ce tenants. 

The ATM is in an awkward location and the 

bank teller drive-up is limited to one lane.  

There does not appear adequate room to 

expand the bank drive-up.  The driveways, 

parking lot and pedestrian walkways are in 

poor condition.

39

1976

5206 W. 95th St. OF251233-2013

C-9



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story masonry retail structure that 

is currently vacant.  The building exterior 

appears to be in fair condition.  Due to the 

age of the structure it can be assumed 

portions may not comply with current 

building codes.  The driveways, parking 

lot and pedestrian walkways are in poor 

condition.

38

OF251233-2015

1977

5200 W. 95th St.

C-10



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Two-story brick offi ce structure with recent 

improvements completed.  The building 

exterior appears to be in good condition. 

The driveways, parking lot and pedestrian 

walkways are in fair condition.

37

1978

OF251233-20185200 W. 94th Ter.

C-11



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Two-story brick multi-tenant offi ce structure 

that currently housing a bank and other 

offi ce tenants.  The building exterior appears 

to be in good condition.  Due to the age of 

the structure it can be assumed portions 

may not comply with current building codes.  

The driveways, parking lot and pedestrian 

walkways are in fair condition.  The ATM is 

in a very poor location potentially negatively 

impacting vehicular circulation.  

39

OF251233-2009

1976

5100 W. 95th St. Apt. 200

C-12



STRUCTURE ADDRESS:

IMAGES:

PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Single-story metal structure currently 

serving as a maintenance facility for the 

adjoining former golf course.  The structure 

has limited vehicular access and has very 

limited potential for use as anything other 

than a maintenance shed and cannot be 

readily repurposed or modifi ed for offi ce or 

retail use.  The driveways and parking lot are 

in very poor condition.   

41

1974

5000 W. 95th St. Apt. A OF251233-2023

C-13



STRUCTURE ADDRESS:

EXHIBIT C| SITE ANALYSIS SHEETS

PROPERTY NUMBER:

AGE OF PROPERTY:

YEAR BUILT:

CLASS: C- Commercial

94TH TER.

95TH ST.

ROSEW
OOD AVE.

NALL AVE.

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION
Three-story brick multi-tenant offi ce 

structure.  The building exterior appears 

to be in good condition.  The driveways, 

parking lot and pedestrian walkways are in 

fair condition.  Vehicular access to the site 

is limited to one driveway at an unsignalized 

intersection with a major arterial and may 

be diffi cult to enter and exit during peak 

traffi c periods.

27

1988

5000 W. 95th St. OP111000000001

C-14



STRUCTURE ADDRESS: PROPERTY NUMBER:

EXHIBIT C| SITE ANALYSIS SHEETS

YEAR BUILT:

AGE OF PROPERTY:

CLASS: 

MEADOWBROOK | PROPOSED TIF DISTRICT STRUCTURES

PRAIRIE VILLAGE, KANSAS

JULY 30, 2015

BRIEF DESCRIPTION

C- Commercial

Two-story masonry and wood structure 

which was formally the clubhouse for the 

adjoining former golf course.  Due to the age 

of the structure it can be assumed portions 

may not comply with current building codes.  

The exterior of the structure, roadway and 

parking are in fair condition.   The structure 

has limited reuse potential as anything other 

than a clubhouse or similar recreational 

facility.

SOMERSET DR.

ACCESS RD.

NALL AVE.

OF251233-2026

41

1974

9101 Nall Ave.

C-15
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PLANNING COMMISSION 
 
  

Council Meeting Date: August 3, 2015 
 
 

 
PC2015-06   Consider a Request for Rezoning 7930 State Line Road from R-lb 
(Single Family Residential)  and C-0 (Office Building District) to CP-1 (Planned 
Restricted Business District) and Approval of a Preliminary Development Plan. 
 
 
RECOMMENDATION 
Recommend the Governing Body adopt Ordinance 2333 approving the rezoning 
of 7930 State Line Road from R-lb and C-0 to CP-1 (Restricted Business District) 
and the revised Preliminary Development Plan subject to 15 conditions 
recommended by the Planning Commission. 
   
 
BACKGROUND 
At its regular meeting on June 2, 2015, the Planning Commission held a public 
hearing on the request for rezoning of the property at 7930 State Line Road from 
R-1B Single-Family Residential District and C-0 Office Building District to CP-1 
Planned Restricted Business District. This property is located south of the Panda 
Express which was rezoned to CP-1 in 2007. This property is currently occupied 
by an office building.  The parcel has 100 feet of frontage on State Line Road and 
has a depth of 651 feet along the south property line. The parcel has an irregular 
boundary and contains approximately 1.37 acres. The site plan is laid out to 
account for the limited size and irregular shape of the parcel. The plan has added 
additional landscape area and fencing over what exists, which will allow for more 
landscaping to provide more screening for adjacent residents as well as reduce 
stormwater runoff. 

 
The general character of this area is businesses on both sides of State Line 
Road. Culvers, Wendy’s, CVS Pharmacy and McDonald’s are located on the east 
side of State Line Road and all four have drive-thru windows. There are 
residential uses to the northwest of this property which have their rear yards 
adjacent to this site. To the south are offices. The immediate area to the north is 
developed with restaurants and retail uses. 

 
The applicant proposed to construct a 3,564 sq. ft. building that will be setback 
approximately 80 feet from the front property line. The required front yard setback 
in the C-1 District is 15 feet. The restaurant will have a seating capacity of 122 
which will require 49 parking spaces.  Both driveways on State Line Road will be 
retained. The north drive will have an entrance while the south drive will be a two-
lane exit. 



Several persons were present at the public hearing from the adjacent residential 
properties to the west expressing concerns with the existing “Panda Express” 
operation immediately to the north.  The Planning Commission continued to the 
application to their July 7th

 

 meeting directing the applicant to meet with the 
neighboring property owners to address the several concerns raised – specifically 
drainage, lighting, traffic, smell and noise.  (See attached June 2, 2015 Planning 
Commission Minutes) 

At the July 7th Planning Commission meeting the applicant presented revised 
plans addressing the concerns stated at the June 2nd

 

 meeting.  Neighboring 
residents were in attendance and once again spoke in opposition to the proposed 
rezoning.    (See attached July 7, 2015 Draft Planning Commission minutes)   

Specifically the Planning Commission discussed the following with respect to 
these issues: 

• Drainage  - since the proposed application is reducing impervious surface 
and increasing landscape elements, an improvement over current 
conditions is possible. 

• Traffic – while the proposed use could increase traffic for the site, the traffic 
study found that the current capacity of State Line road can handle the 
proposed uses traffic patterns and site configuration. 

• Lighting – the final development plan will be required to meet all outdoor 
lighting standards which require design standards to ensure no light spill 
over onto adjacent residential property. 

• Smell and Noise – the operation, and performance standards, site design 
are arranged in a manner to best mitigate any potential impacts of noise 
and smell. 

 
The Planning Commission found favorably on the Golden Factors (see July 7th

1. That the Preliminary Development Plan if approved by the Planning 
Commission is dated 07/01/2015 and includes sheets C1, C2, D1, L1, L2, 
DRB1.0, DRB2.0, and DRB3.0. 

 minutes)s  
and recommended the Governing Body approve the request for rezoning of 7930 State 
Line Road from R-lb and C-0 to CP-1 subject to the conditions listed below: 

2. That prior to obtaining a permit for construction the applicant shall submit a 
Final Development Plan for review and approval by the Planning 
Commission. 

3. That an exterior lighting plan be included with the submission of the Final 
Development Plan and be designed in accordance with the outdoor lighting 
regulations of the zoning ordinance. 

4. That any HVAC units installed externally, either on the roof or on the 
ground, be screened from adjacent properties and State Line Road. 

5. That the applicant submit the landscape plan to the Tree Board for review 
and approval prior to submitting the Final Development Plan to the Planning 



Commission for approval. That the landscape plan, as approved, shall be 
installed as a part of the development construction. 

6. That the sidewalk adjacent to State Line Road be five feet in width and 
aligned to connect to the existing sidewalk on the commercial property to 
the north. 

7. That the applicant submit a sign package which includes the monument 
sign, menu board, wall signs and directional signs for review and approval 
by the Planning Commission with the Final Development Plan. 

8. That the approval of the Preliminary Development Plan is subject to 
approval of the Conditional Use Permit for the drive-thru window and if the 
Conditional Use Permit is not approved, the applicant shall revise the site 
plan and resubmit it for approval by the Planning Commission. 

9. That the applicant submit detail for the 8-foot fence that will be used to 
screen adjacent residences for review and approval by Staff. 

10. That the applicant plat the property prior to obtaining a building permit. 

11. That the landscape area along the north and south property lines be 
approved for 5 feet which is reduced from the standard 8-foot requirement. 

12. That the applicant work with the Public Works Department for final approval 
of the stormwater drainage. 

13. That the applicant install filters in the venting system to control odors from 
cooking and provide information on the filters during the building permitting 
process. 

14. That the business operator or manager work with staff to reduce noise 
during operation hours, as well as, during clean-up time after the business 
closes. 

15. That the hours of operation are 10:30 a.m. to 10:00 p.m. 

 
No protest petition has been submitted; therefore, a simple majority vote of the 
Governing Body (seven votes) is required for approval. 
 
The Governing Body shall make its findings of fact based on the “Golden Factors” 
and either: 
 

A. Adopt the recommendation of the Planning Commission and approve the 
rezoning and Preliminary Development Plan which requires a simple 
majority of the Governing Body (seven votes), or 

B. Override the recommendation of the Planning Commission, which includes 
changing the conditions by a two/thirds majority vote of the Governing 
Body (nine votes), and deny or revise the rezoning and Preliminary 
Development Plan, or 

C. Return the recommendation to the Planning Commission by a simple 
majority vote of the quorum present with a statement specifying the basis 



for the Governing Body’s failure to approve or disapprove the 
recommendation. 

D. Continue the item to a designated meeting by a simple majority of the 
quorum present.                                                                                              

 
 
Related to Village Vision: 
 

PRS1B “Encourage the development of small, independent 
businesses” 

PRS2B “Consider more aggressively marking Prairie Village to 
attract new business establishments and expand the tax 
base.” 

 
ATTACHMENTS 
Planning Commission Minutes –  June 2, 2015 & (Draft) July 7, 2015 
Staff Reports on PC2015-06 
Preliminary Development Plans 
Proposed Ordinance 
 
 
 
PREPARED BY 
Joyce Hagen Mundy 
City Clerk/Planning Commission Secretary 
 
 
 
Date: July 28, 2015 
 
 
 
 



ORDINANCE 2333 
 
 

AN ORDINANCE REZONING PROPERTY LOCATED AT 7930 STATE LINE ROAD,  
PRAIRIE VILLAGE, KANSAS FROM R-lb (SINGLE FAMILY RESIDENTIAL 
DISTRICT) and C-0 (OFFICE BUSINESS DISTRICT) TO CP-1 (PLANNED 
RESTRICTED BUSINESS DISTRICT) AND DIRECTING THE AMENDMENT OF 
THE OFFICIAL ZONING MAP OF THE CITY OF PRAIRIE VILLAGE, KANSAS; AND 
REINCORPORATING SAID ZONING MAP BY REFERENCE. 
 
BE IT ORDAINED BY THE GOVERNING BODY OF THE CITY OF PRAIRIE 
VILLAGE, KANSAS: 
 
Section I.  
That having received a recommendation from the Planning Commission; having 
found favorably on the findings of fact,  proper notice having been given and hearing 
held as provided by law and under the authority of and subject to the provisions of 
the Zoning Regulations of the City of Prairie Village, Kansas, the zoning 
classification or districts of the lands hereinafter legally described are changed from 
R-1b (Single Family Residential District) and C-0 (Office Building District) to CP-1 
(Planned Restricted Business District) and a Preliminary Development Plan is 
adopted as set forth in Sections II and III.  

Planning Commission Recommendation. 

 
Section II.
That the real estate located at 7930 State Line Road, Prairie Village, Kansas, and 
hereinafter described, to Wit:  PART OF LOT 3, NEL-ARO, AND PART OF LOT 14, 
BLOCK 8, MEADOW LAKE, BOTH BEING SUBDIVISIONS IN THE CITY OF 
PRAIRIE VILLAGE, JOHNSON COUNTY, KANSAS, DESCRIBED AS FOLLOWS:  
BEGINNING AT THE INTERSECTION OF THE SOUTH LINE OF SAID LOT 3 WITH 
THE WEST LINE OF STATE LINE ROAD, AS NOW ESTABLISHED; THENCE 
NORTH 2’50” EAST, ALONG THE WEST LINE OF STATE LINE ROAD, A 
DISTANCE OF 100.00 FEET TO THE SOUTHEAST CORNER OF LOT 15, IN SAID 
BLOCK 8; THENCE WEST , ALONG THE SOUTH LINE OF SAID LOT 15 A 
DISTANCE OF 150.00 FEET, TO THE SOUTHWEST CORNER THEREOF; THEN 
NORTH 17’10” WEST, ALONG A LINE WHICH MAKES A SOUTHWEST ANGLE OF 
90 DEGREES WITH THE EASTERLY LINE OF SAID LOT 14, A DISTANCE OF 
123.00 FEET; THENCE NORTH 2 DEGREES 50’ EAST, A DISTANCE OF 63.37 
FEET, TO A POINT ON THE NORTHWESTERN LINE OF SAID LOT 14, THENCE 
SOUTH 66 DEGREES 21’ 16” WEST, ALONG THE NORTHWESTERLY LINE OF 
SAID LOT 14, A DISTANCE OF 421.97 FEET, TO THE SOUTHWEST CORNER 
THEREOF; THENCE EAST, ALONG THE SOUTH LINE OF SAID LOTS 14, AND 3 
A DISTANCE OF 651.33 TO THE POINT OF THE BEGINNING.  commonly referred 
to as 

  Rezoning of Property. 

7930 State Line Road Street, Prairie Village, Kansas 

is hereby rezoned in its entirety from R-lb Planned Single Family Residential District 
and C-0 Office Building District to CP-1 Planned Restricted Business District. 
 
 



Section III.
That a revised Preliminary Development Plan as presented to the Planning 
Commission on July 7, 2015 is hereby approved subject to the following conditions:   

   Preliminary Development Plan. 

  
1. That the Preliminary Development Plan approved by the Planning 

Commission is dated 07/01/2015 and includes sheets C1, C2, D1, L1, L2, 
DRB1.0, DRB2.0, and DRB3.0. 

2. That prior to obtaining a permit for construction the applicant shall submit a 
Final Development Plan for review and approval by the Planning 
Commission. 

3. That an exterior lighting plan be included with the submission of the Final 
Development Plan and be designed in accordance with the outdoor lighting 
regulations of the zoning ordinance. 

4. That any HVAC units installed externally, either on the roof or on the ground, 
be screened from adjacent properties and State Line Road. 

5. That the applicant submit the landscape plan to the Tree Board for review and 
approval prior to submitting the Final Development Plan to the Planning 
Commission for approval. That the landscape plan, as approved, shall be 
installed as a part of the development construction. 

6. That the sidewalk adjacent to State Line Road be five feet in width and 
aligned to connect to the existing sidewalk on the commercial property to the 
north. 

7. That the applicant submit a sign package which includes the monument sign, 
menu board, wall signs and directional signs for review and approval by the 
Planning Commission with the Final Development Plan. 

8. That the approval of the Preliminary Development Plan is subject to approval 
of the Conditional Use Permit for the drive-thru window and if the Conditional 
Use Permit is not approved, the applicant shall revise the site plan and 
resubmit it for approval by the Planning Commission. 

9. That the applicant submit detail for the 8-foot fence that will be used to screen 
adjacent residences for review and approval by Staff. 

10. That the applicant plat the property prior to obtaining a building permit. 

11. That the landscape area along the north and south property lines be approved 
for 5 feet which is reduced from the standard 8-foot requirement. 

12. That the applicant work with the Public Works Department for final approval of 
the stormwater drainage. 

13. That the applicant install filters in the venting system to control odors from 
cooking and provide information on the filters during the building permitting 
process. 

14. That the business operator or manager work with staff to reduce noise during 
operation hours, as well as, during clean-up time after the business closes. 

15. That the hours of operation are 10:30 a.m. to 10:00 p.m. 
 



Section  IV.

That the Official Zoning District Map of the City is hereby amended in accordance 
with Section II, of this ordinance and is hereby reincorporated by reference and 
declared to be the Official Zoning District Map of the City as provided for and 
adopted pursuant to the provisions of Section 19.04.010 of Title 19 Zoning of the 
Prairie Village Zoning Regulations. 

  Reincorporation By Reference of Prairie Village, Kansas, Zoning District 
Map as Amended. 

 
Section V.
That this ordinance shall take effect and be in force from and after its publication in 
the official City newspaper as provided by law. 

   Take Effect. 

 
 
 
PASSED AND APPROVED THIS 3RD DAY OF AUGUST, 2015. 
 
 
      _______________________ 
       Mayor Laura Wassmer 

_____ 

 
 
ATTEST:     APPROVED AS TO FORM 
 
 
 __________________   
Joyce Hagen Mundy, City Clerk  Catherine P. Logan, City Attorney 

___________________________ 
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PLANNING COMMISSION MINUTES 
June 2, 2015 

 
 
ROLL CALL 
The Planning Commission of the City of Prairie Village met in regular session on 
Tuesday, June 2, 2015, in the Municipal Building Council Chambers at 7700 Mission 
Road.  Acting Commission Secretary Meghan Buum called the meeting to order at 7:00 
p.m. with the following members present: Randy Kronblad, Gregory Wolf, James 
Breneman, Nancy Wallerstein, Patrick Lenahan, and Jeffrey Valentino. Absent: 
Jonathon Birkel. 
 
The following persons were present in their advisory capacity to the Planning 
Commission:  Ron Williamson, City Planning Consultant; Wes Jordan, Assistant City 
Administrator; Mitch Dringman, Building Official; Eric Mikkelson, Council Liaison and 
Meghan Buum, Deputy City Clerk.    
 
 
INTRODUCTION OF NEW COMMISSION MEMBERS & COUNCIL LIAISON 
Wes Jordan introduced and welcomed new appointed Planning Commission members 
Patrick Lenahan and Jeffrey Valentino as well as new Council Liaison Eric Mikkelson. 
New commissioner Jonathan Birkel was unable to attend.  
 
ELECTION OF OFFICERS 
Meghan Buum called for nominations for the position of Planning Commission 
Chairman. James Breneman nominated Nancy Wallerstein. The motion was seconded 
by Randy Kronblad and passed unanimously. 
 
Newly elected chairman Nancy Wallerstein called for nominations for the position of 
Planning Commission Vice Chairman. James Breneman nominated Randy Kronblad. 
The motion was seconded by Jeffery Valentino and passed unanimously.   
 
Nancy Wallerstein nominated Joyce Hagen Mundy to serve as Planning Commission 
Secretary.  The nomination was seconded by James Breneman and passed 
unanimously. 
 
 
APPROVAL OF MINUTES 
James Breneman moved the approval of the minutes of the Planning Commission for 
May 5, 2015 as submitted.  The motion was seconded by Greg Wolf and passed by a 
vote of 4 to 0 with Lenahan and Valentino abstaining.   
 
 
PUBLIC HEARINGS 
 
PC2015-06 Request for Rezoning from C-0 & R-1b to CP-1 (Planned Restricted 

Business District  and approval of  Development Plan 
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7930 State Line Road 
 
PC2015-07    Request for Conditional Use Permit for Drive-Thru Service Window 
 7930 State Line Road 
 
Chairman Wallerstein opened the public hearing and asked the applicants to present 
their proposal. Mitch DiCarlo, Development Coordinator for Block and Co., and Jeff 
Bartz, BHC Rhodes, were present to represent Slim Chickens.   
 
The applicant is proposing to rezone this property from R-1B Single-Family Residential 
and C-0 Office Building to CP-1 Planned Restricted Business District. This property is 
located south of the Panda Express which was rezoned to CP-1 in 2007. The parcel has 
100 feet of frontage on State Line Road and has a depth of 651 feet along the south 
property line. The parcel has an irregular boundary and contains approximately 1.37 
acres. The site is occupied by an office building that was built in 1968 and the applicant 
proposes to demolish that building and construct a fast food restaurant called Slim 
Chickens. The proposed restaurant will have a drive-thru window and a Conditional Use 
Permit has been requested along with this application. Both applications are on the 
Agenda and need to be considered together but will require separate action. 
 
This area has become a fast food corridor with McDonald’s, Wendy’s and Culver’s on 
the east side of State Line Road in Kansas City and Lattéland and Panda Express on 
the west side of State Line Road in Prairie Village.  
 
The property consists of several lots or portions of lots and needs to be platted. 
 
The applicant proposed to construct a 3,564 sq. ft. building that will be setback 
approximately 80 feet from the front property line. The required front yard setback in the 
C-1 District is 15 feet. The restaurant will have a seating capacity of 122 which will 
require 49 parking spaces. Both driveways on State Line Road will be retained. The 
north drive will have an entrance while the south drive will be a two-lane exit. 
 
The applicant held a meeting for the neighborhood property owners on May 28, 2015 
and a summary was submitted by separate attachment. 
 
This is a request for a Planned Business District and the Planning Commission will need 
to recommend approval of the rezoning and a Preliminary Development Plan to the 
Governing Body. After approval of the rezoning and Preliminary Plan by the Governing 
Body, a Final Development Plan will need to be submitted for approval by the Planning 
Commission. 
 
Mitch DiCarlo stated that the existing building is an outdated office building that is no 
longer leasable. Jeff Bartz presented an overview of the existing site and the proposed 
site. He stated that the building is significantly smaller with a patio and additional grass 
to be added. The building is designed to maintain traffic flow on the site rather than 
State Line Road. The proposed landscaping includes a 6 foot wood privacy fence and 
additional landscaped buffer to limit noise and light. 
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James Breneman stated that the proposed plans to do not indicate the raised sidewalks. 
 
Greg Wolf asked about the residents’ response to the landscaping and screening plan. 
Bartz responded that while he can’t speak for the residents, they heard many opinions; 
some in favor and some in opposition.  
 
Patrick Lenahan asked if there was discussion regarding the placement of the trash 
enclosure on the site. Bartz responded that there was not. 
 
Nancy Wallerstein asked if there would be alcohol sold on the site. DiCarlo responded 
that he was not aware of intent to sell alcohol. 
 
Wallerstein asked about the left and right turn at the exit of the property and if a traffic 
study had been conducted. Ron Williamson stated that Panda Express has a similar 
setup and no traffic study had been conducted. There is an existing left and right turn to 
exit the existing building. 
 
Jeffery Valentino asked what the landscape screen look like in the interim before trees 
matured. Bartz responded that many of the trees would be planted at close to full size, 
and smaller shrubs and bushes would provide a full barrier. Additionally, the existing 
tree line will be maintained.  Nancy Wallerstein noted that the plan presented via the 
PowerPoint by Bartz was different than the one included in the packet, and shows 
significantly less landscaping. Ron Williamson stated that he approved the plan included 
in the original reviewed submission.  
 
Nancy Wallerstein called for public comment.  
 
David Wooldridge, 2115 Somerset Drive, stated that he is a design engineer and very 
familiar with mixed use development. He stated he was not notified about the public 
hearing by registered mail as required. He commented on the noise levels from Panda 
Express including drive through orders, hip hop music, and bad language. He stated 
that when he purchased the property, there were two quiet office buildings. Panda 
Express created a circus. He stated that residents were promised an 8 foot fence, but 
the majority of the fencing installed ended up being only four feet. He is afraid the lights 
on the property will cause extreme brightness. He shared his concerns related to 
security issues such as car burglaries and theft. He doesn’t believe a 6 foot fence would 
properly shield his property. Residents haven't been able to get a straight story on the 
hours of operation and he stated that employees at Panda Express stay beyond the 
posted hours, either cleaning or just hanging out, and lights remain on for security 
purposes. He would not have purchased his home if he knew he would be living behind 
two fast food restaurants. 
 
Jeff Bartz has a certified receipt stating notification was sent. Mr. Woolrdige stated that 
they were not notified, however they were able to attend the public hearing after being 
informed by a neighbor.  However, he stated he did not have significant time to prepare.  
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Nancy Wallerstein stated that the Planning Commission was told that the hours would 
be similar to the Independence Slim Chickens location: 10:30 a.m. - 10 p.m. 
 
Paul Flose, owner of Culvers at 7359 State Line Road, stated that the additional fast 
food restaurants located in the area have actually helped his business. However, he has 
concerns with the traffic on State Line Road. It is becoming increasingly difficult for his 
patrons to leave parking lot. He wondered if a traffic study had been completed.  
 
Harlan Birkhead, 7909 Sagamore, Leawood KS, stated that he hoped an independent 
traffic study would be completed. It is getting increasingly dangerous on that road and a 
legitimate public safety concern. It does not enhance his property or the enjoyment of 
his property. He asked for additionally landscaping shielding the south side of the 
property. The current office building shields their yard and deck from Panda Express, 
and when it is demolished, they believe more noise and light will come in.  
 
Carly Bailey, 2021 Somerset Drive, stated that 25% of her property line abuts the 
existing building. She reiterated the comments stating that the Panda Express fence 
was not what they were promised. The fence is flimsy at best, only 3.5 feet tall with 
enough room to crawl underneath. She stated her belief that there is a security issue for 
women and elderly in this community as people can drive to the fence line and look into 
the yards and homes. She stated the home has been in her family since 1957 and 
Prairie Village has generated taxes from them for over 50 years. However, she stated 
that property values have plummeted due to the changes in the area.  
 
Ms. Bailey shared several complaints about Panda Express. The noise pollution has 
been unbelievable. The dumpsters are right by their window and the trash truck is 
unbelievably loud. The lights are on like a stadium all night and shine right in the 
windows, regardless of the hours. Employees are loud and keep all hours. The smell is 
overwhelming. Adding a new restaurant multiplies those issues. 
 
She stated that the residents shared concerns and the response received from the 
applicant was dismissive at best. She stated that Mr. Bartz was falsely representing the 
opinions of the residents when asked earlier in the meeting. 
 
Bill Randall, 2123 Somerset, stated that the drive thru seems significantly larger than 
Panda Express, and because it goes into the West portion of the property, it increases 
issues for residents. He would like to see the drive thru closer to State Line with more 
green space. He wondered if a left turn signal could be added at Somerset and State 
Line.  
 
Stephanie McEntire, 2107 Somerset, stated that the proposed landscaping and trees 
are a great idea in theory; however due to the utility lines, existing trees are constantly 
getting trimmed back and mutilated. 
 

Carolyn Bailey, 2021 Somerset Drive, stated that while noise and security are a major 
concern, it is not restaurant patrons that cause the issues. She believes people are 
living in their cars in the parking lots. She has issue with the lack of night security. She 
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stated that there is a water and drainage problem in the area and the grates that let the 
water through do not accommodate heavy rains. The electrical lines don't accommodate 
all the homes and the area has frequent outages. The neighborhood cannot 
accommodate another restaurant. Residents need help, not another problem. 
 
Nancy Wallerstein closed the public hearing and asked the representatives of Slim 
Chickens to respond. 
 
Mitch DiCarlo responded to the comments related to the noise. He pointed out that the 
ordering takes place close to the building, with sound traveling south which will alleviate 
the problem. He is disappointed that residents think they were being mislead which was 
not the intent. He wants to work with the adjacent homeowners to allow the least amount 
of disruption to the property and will address those issues in the interim.  
 
Jeff Bartz stated that additional screening along the south side will help with concerns 
and additional screening along the north edge will be included in the final development 
plan. They will work to improve the site lighting there, which will be shown in the final 
development plan.  The drainage on south side will reuse the inlet and retain existing 
flow plan. There is actually a decrease in impervious runoff area. 
 
Greg Wolf asked for a response to traffic study inquiries. Jeff Bartz stated that one was 
not required. Mr. Wolf asked if they were willing to conduct a traffic study. Mitch stated 
he didn’t know what the protocol is in the City was but they are willing to work with the 
planning commission to alleviate the concerns. Ron Williamson stated that a traffic study 
is performed by a consultant with a review by Public Works. Mr. DiCarlo stated that they 
would be willing to conduct a traffic study.  
 
James Breneman asked how the grading plan related to the elevation in the existing 
homes. Mr. Bartz stated that they trying to maintain existing elevations. The homes are 
elevated above the property.  
 
Jeff Bartz stated that the privacy fence will be placed 5 feet in front of the property line. 
James Breneman asked if they would consider a taller fence in response to the privacy 
concerns. Ron Williamson stated the Planning Commission can require a higher fence. 
Mr. DiCarlo stated that it should not be an issue and they will reflect that on the final plan 
for approval.  
 
Patrick Lenahan asked if the drive thru is integral to the Slim Chicken facility? Mr. 
DiCarlo said that yes, it is part of each facility. 
 
Nancy Wallerstein summarized that the major issues include drainage, traffic, 
screening, lighting, noise, and smell. She stated that a restaurant planned in Leawood 
(Slab and Pickle at 95th and Mission) used a "smell buffer" of sorts so the cooking odors 
did not emit into the neighborhood. Mr. DiCarlo stated that there are many types of 
filtration systems that can be used, however haven't delved into that at this point in the 
process but can look into it. Nancy Wallerstein encouraged him to investigate that.  
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Ron Williamson stated that Public Works will review the site drainage when it is 
submitted for a permit review. He reiterated that the new plan has 13,000 square feet 
less impervious material and will help with drainage. 
 
Nancy Wallerstein stated that the face of State Line on both sides of the road has 
changed drastically over the years and this development will surely add to the traffic in 
the area with a lot of movement in and out of the parking lots. While the entry and exits 
will be the same physical location there will be more cars due to the nature of a fast food 
establishment. Randy Kronblad and Jeffery Valentino shared that concern.  
 
Nancy Wallerstein encouraged more mature shrubbery on the landscape plan. Ron 
Williamson stated he would like to see a revised landscape plan. 
 
Nancy Wallerstein stated a desire to see innovative ways for the property to be lit. 
 
Wes Jordan stated that noise is governed by an ordinance. He encouraged residents to 
call the police department on all of those issues they shared related to safety and noise. 
It is important that residents report issues so the city has a record of the complaints. 
 
Ron Williamson suggested moving trash bins to the south side of the property. 
 
Ron Williamson stated the lighting ordinance includes zero foot candles at property 
lines. At the time they get a permit, Slim Chickens will be required to submit a lighting 
plan. He stated that the City will look at the lighting plan at Panda Express as well as the 
fence 
 
Nancy Wallerstein asked if the committee had additional comments before going 
through the golden factors. 
 
Patrick Lenahan stated that many issues discussed at the meeting are inherently baked 
into the layout of the site, not the use of the property. He would like to see the issues 
mitigated before giving approval.  
 
Greg Wolf asked if they would have time to clarify issues prior to the July meeting. Ron 
Williamson stated he believed they could hopefully respond to most of the issues; 
however the traffic study may be difficult.  
 
Randy Kronblad stated that the enough significant issues were raised that he can’t 
support the rezoning at this time.  
 
Randy Kronblad moved to continue PC2015-06, Request for Rezoning from C-0 & R-1b 
to CP-1 (Planned Restricted Business District and approval of Development Plan at 
7930 State Line Road, to the July 7, 2015 Planning Commission meeting and Jeffery 
Valentino seconded the motion.  
 
James Breneman would like to see them relocate trash bins in addition to addressing 
the previously discussed issues. The motion passed unanimously. 
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James Breneman moved to continue PC2015-07, Request for Conditional Use Permit 
for Drive-Thru Service Window at 7930 State Line Road to the July 7, 2015 Planning 
Commission meeting. Patrick Lenahan seconded the motion and it passed 
unanimously.  
 
Nancy Wallerstein asked Jeff Bartz to forward receipt of certified mail to Mr. Woolridge. 
 
 
OTHER BUSINESS 
Ron Williamson shared a revised site plan for Westlake Ace Hardware at 4049 
Somerset. They have revised their parking lot storage area to the East Side of the lot 
instead of the West as originally indicated. They are not using any additional space. The 
change was made to improve parking. Greg Wolf moved to approve the revised site 
plan. Randy Kronblad seconded the motion and it passed unanimously. 
 
Next Meeting 
The filing deadline for the July meeting is Friday, June 5th

 

.  Two BZA applications are 
anticipated to be filed.  Site Plan approval for Briarwood Elementary School is expected.  
The Monument Sign for Homestead Estates is also anticipated.   

Interviews are being held on Wednesday, June 9, 2015 for the position of Planning 
Consultant.  Three proposals were received.  It is anticipated that the contract will be 
approved at the June 15th

 

 City Council meeting.  Ron Williamson will prepare the staff 
reports for the July meeting with both Ron and the new Planning Consultant in 
attendance.   

 
ADJOURNMENT 
With no further business to come before the Commission, Chairman Nancy Wallerstein 
adjourned the meeting at 8:42 p.m.   
 
 
 
Nancy Wallerstein 
Chairman  
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STAFF REPORT 
 

 TO: Prairie Village Planning Commission 
 FROM: Ron Williamson, FAICP, Lochner, Planning Consultant 
 DATE: June 2, 2015, Planning Commission Meeting  Project # 000009686 
 
Application: PC 2015-06 

Request: Rezoning from R-1B Residential and C-0 Office Building to CP-1 
Planned Restricted Business District 

Property Address: 7930 State Line Road 

Applicant:

Current Zoning and Land Use: R-1B Single-Family Residential and C-0 Office Building - Office 
Building 

 7930 State Line LLC (Block and Company) 

Surrounding Zoning and Land Use: North: CP-1 Planned Restricted Business - Panda Express and 
R-1B Single-Family Residential - Single-Family Dwellings 

 East: Commercial (KCMO) - CVS and Wendy’s 
 South: R-1 Single-Family Residential - Single-Family Dwellings 

and SD-O Business Office District - Financial Institution 
 West: R-1B Single-Family Residential - Single-Family Dwellings 

Legal Description: Multiple Lots 

Property Area: 1.37 acres 

Related Case Files: PC 2015-07 Conditional Use Permit for Drive-Thru Window 

Attachments: Application, Plans and Photos 
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COMMENTS: 

The applicant is proposing to rezone this property from R-1B Single-Family Residential and C-0 Office 
Building to CP-1 Planned Restricted Business District. This property is located south of the Panda 
Express which was rezoned to CP-1 in 2007. The parcel has 100 feet of frontage on State Line Road and 
has a depth of 651 feet along the south property line. The parcel has an irregular boundary and contains 
approximately 1.37 acres. The site is occupied by an office building that was built in 1968 and the 
applicant proposes to demolish that building and construct a fast food restaurant called Slim Chicken. The 
proposed restaurant will have a drive-thru window and a Conditional Use Permit has been requested 
along with this application. Both applications are on the Agenda and need to be considered together but 
will require separate action. 

This area has become a fast food corridor with McDonald’s, Wendy’s and Culver’s on the east side of 
State Line Road in Kansas City and Lattéland and Panda Express on the west side of State Line Road in 
Prairie Village. 

The property consists of several lots or portions of lots and needs to be platted. 

The applicant proposed to construct a 3,564 sq. ft. building that will be setback approximately 80 feet 
from the front property line. The required front yard setback in the C-1 District is 15 feet. The restaurant 
will have a seating capacity of 122 which will require 49 parking spaces. 

Both driveways on State Line Road will be retained. The north drive will have an entrance while the south 
drive will be a two-lane exit. 

The applicant held a meeting for the neighborhood property owners on May 28, 2015 and a summary is 
submitted by separate attachment. 

This is a request for a Planned Business District and the Planning Commission will need to recommend 
approval of the rezoning and a Preliminary Development Plan to the Governing Body. After approval of 
the rezoning and Preliminary Plan by the Governing Body, a Final Development Plan will need to be 
submitted for approval by the Planning Commission. 

In considering a change in zoning classification, the Planning Commission must consider a number of 
factors commonly referred to as the “golden factors” in approving or disapproving the request and they 
are as follows: 

1. The character of the neighborhood; 

 The general character of this area is business on both sides of State Line Road. Culvers, Wendy’s, 
CVS Pharmacy and McDonald’s are located on the east side of State Line Road and all four have 
drive-thru windows. There are residential uses to the northwest of this property which have their 
rear yards adjacent to this site. To the south are offices. The immediate area to the north is 
developed with restaurants and retail uses. 

2. The zoning and uses of property nearby; 

 North: CP-1 Planned Restricted Business – Panda Express and R-1B Single-Family Residential – 
Single-Family Dwellings 

 East: Commercial (KCMO) – CVS and Wendy’s 
 South: R-1 Single-Family Residential – Single-Family Dwellings and SD-0 Business Office District 

– Financial Institution 
 West: R-1B Single-Family Residential – Single-Family Dwellings 

3. The suitability of the property for the uses to which it has been restricted under its existing 
zoning; 

 The existing building is currently being used for office space. The office market in Prairie Village is 
weak for this type of space. This building is older, having been built in 1968, and its appearance is 
not such that it would command the interest of a lot of potential tenants. The existing building 
probably is at a state where a teardown and rebuild is a logical solution to more economically and 
effectively use the site. Since this property is on State Line Road, redevelopment for commercial 
use has a strong potential. In order to redevelop the site, the new use needs to generate a higher 
revenue to offset the redevelopment costs. 
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4. The extent that a change will detrimentally affect neighboring property; 

 The properties to the north, south and east are developed for business uses and the redevelopment 
of this property will not detrimentally affect them. There will be additional traffic because a fast food 
restaurant generates more traffic than an office, but State Line Road can accommodate it. The 
residential use to the northwest and southwest would be most affected by the restaurant because of 
noise and lights. Fencing and landscaping will be required to screen the use from the residential 
properties which should mitigate negative effects. The restaurant will be required to follow the 
outdoor lighting regulations which will minimize the impact on outside lighting. 

5. The length of time of any vacancy of the property; 

 The building has been continually occupied by office uses since it was built and has not been totally 
vacant for any length of time. As pointed out earlier the market for office space of this type is weak 
in the City of Prairie Village. 

6. The relative gain to public health, safety and welfare by destruction of value of the 
applicant’s property as compared to the hardship on other individual landowners; 

 The redevelopment of this site will permit the removal of one structure that is not at the quality that 
is desired by the market and will allow the redevelopment for a use that will be of higher value and 
be a greater generator of revenue to the City. The redevelopment of the site should provide a 
structure that is better designed and more attractive which would be an asset to the neighborhood 
rather than create a hardship on the other adjacent owners. 

7. City staff recommendations; 

 It is the opinion of Staff that this is a logical request for CP-1 Planned Restricted Business District 
Zoning because this is a mixed office retail area; the property needs renovation; it is located on a 
very highly traveled arterial street; and it will be an extension of the commercial property to the 
north. There are nine residential lots that abut the property and those can be protected through 
landscaping and proper screening controls. There are very limited areas in Prairie Village where a 
fast food restaurant would be appropriate and this location works for that use. 

8. Conformance with the Comprehensive Plan. 

 The Village Vision has pointed out that Prairie Village retail is slightly oversupplied with marginally 
performing uses and that reinvestment and repositioning are needed to improve the performance of 
the retail sector. The Village Vision encourages the upgrading of uses to create higher density and 
intensity development. This is an underperforming property that needs reinvestment. 

9. Approval of the Preliminary Development Plan. 

 Prior to recommending approval of a planned zoning district, the Planning Commission must also 
recommend approval of a Preliminary Development Plan. The criteria for evaluating the Preliminary 
Development Plan will be the same criteria as is used in site plan approval which is as follows: 

a. The site is capable of accommodating the buildings, parking areas, and drives with the 
appropriate open space and landscaping. 

 The site is an irregular shape which contains approximately 1.37 acres and it has been laid out 
to accommodate 4,235 sq. ft. of restaurant area with 49 parking spaces. The proposed plan 
shows 94 indoor seats and 28 outdoor seats for a total of 122 dining and patio seats which 
require 49 off-street parking spaces so the project is meeting the minimum requirements. Less 
of the site will be covered with impervious surface than it is now which will reduce stormwater 
runoff and create more green space. The far west corner of the site will be heavily landscaped 
which will improve the appearance for adjacent residents. 

b. Utilities are available with adequate capacity to serve the proposed development. 

 The property is currently served with water, sewer, gas, electric, telephone and cable. The size 
of the proposed building does not appear that it would require anything out of the ordinary and 
the utilities that are available should be adequate to handle the project. 
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c. The plan provides for adequate management for stormwater runoff. 

 The area of the site is 59,663 sq. ft. and currently 50,027 sq. ft. is covered with impervious 
material which includes a building and pavement. The proposed project will have 36,805 sq. ft. 
of impervious area. This is a reduction of 13,222 sq. ft. of impervious area. Since the 
impervious area has been reduced, a stormwater master plan will not be required at this time. 
The stormwater will be reviewed by Public Works as a part of the building permit process. 

d. The plan provides for safe easy ingress/egress and internal traffic circulation. 

 Ingress and egress will be provided from two locations off State Line Road. The north driveway 
will provide for a one-lane entrance. The south drive will provide two lanes for exit only. The 
placement of the drive-thru window allows an ample number of stacking spaces so that it 
should not be a traffic problem on State Line. The volume of traffic generated by the restaurant 
is not significant enough to affect State Line Road. 

e. The plan is consistent with good planning and site engineering design principles. 

 The site plan appears to be well laid out considering its limited size. The plan has added 
additional landscape area and fencing over what exists, which will certainly be a benefit for both 
the residential neighbors and the environment. More open area allows for more landscaping 
which should provide more screening for adjacent residents as well as reduce stormwater 
runoff. 

 When the Planning Commission has considered other redevelopment projects, one of the 
issues that have been identified is providing pedestrian access. The applicant has provided a 
sidewalk adjacent to State Line Road which should connect to the property to the north. The 
sidewalks in this area do not really connect very well to the neighborhood but it is hoped that 
sidewalks will be installed as redevelopment occurs and the area will have a complete network 
of sidewalks that will be beneficial to the community as a whole at some time in the future. 

f. An appropriate degree compatibility will prevail between the architectural quality of the 
proposed building and the surrounding neighborhood. 

 The proposed use is a fast food restaurant which has the distinct architectural style of the Slim 
Chicken brand. The design is not compatible with typical Prairie Village architecture and 
probably would not fit well in other locations in the City. This location is on State Line Road 
where there is a McDonald’s, Wendy’s and Culvers Restaurant across the street and a Panda 
Express to the north. By those standards the architecture is compatible with the surrounding 
neighborhood. The proposed building is 24.5 feet in height compared to the Panda Express 
building adjacent to the north that is 23 feet in height. The building is within scale of others in 
the area. 

 The applicant has not submitted a monument sign or menu board design for approval by the 
Planning Commission. The monument sign height cannot exceed 5 feet including the base; the 
sign face cannot exceed 20 sq. ft. and the sign must be placed at least 12 feet back of curb on 
private property. A sign package will need to be submitted at a later date for Planning 
Commission review and approval. 

g. The plan presents an overall development pattern that is consistent with the 
Comprehensive Plan and other adopted plan policies. 

 The Village Vision has pointed out that Prairie Village retail is slightly oversupplied with 
marginally performing uses and that reinvestment and repositioning are needed to improve the 
performance of the retail sector. The Village Vision encourages the upgrading of uses to create 
higher density and intensity development. This is an underperforming property that needs 
reinvestment. 
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h. The Planning Commission and Governing Body may, in the process of approving 
preliminary and final plans, approve deviations from the standard requirements as 
follows, provided any deviations approved shall be in keeping with accepted land 
planning principles and must be clearly set out in the minutes as well as on exhibits in 
the record: 

The setbacks of buildings from a property line other than a public street may be reduced 
to 60% of the standard requirement and setbacks at paved areas adjacent to property 
lines, other than street lines, to zero if existing or proposed development on said 
adjacent land justifies the same. 

The ordinance requires 8 feet of landscape area between paved areas and the property line. 
The proposed plan shows approximately 6 feet of landscape area along the south property and 
5 feet of landscape area along the north property line for approximately 210 feet. The setback 
adjacent to the residential area is much greater than the minimum 8 feet. 

The above deviation may be granted by the Planning Commission and Governing Body 
only when compensating open space is provided elsewhere in the project, whether there 
is ample evidence that said deviation will not adversely affect the neighboring property 
nor will it constitute a mere granting of a privilege. 

The proposed deviation is on the east portion of the site that is between a fast food restaurant 
and an office use. Significant green space has been provided on the western portion of the site 
adjacent to the residential properties. In addition to the landscaping, a six-foot privacy fence will 
also be constructed adjacent to the residential properties. 

It is the opinion of Staff that the deviation of the landscape area will not adversely affect the 
neighborhood and will be more than compensated for on the western portion of the site. 

 

RECOMMENDATIONS: 

It is the recommendation of Staff that the Planning Commission recommend approval of the zone change 
from R-1B and C-0 to CP-1 Planned Restricted Business Restricted Business District along with the 
Preliminary Development Plan to the Governing Body subject to the following conditions: 

1. That prior to obtaining a permit for construction the applicant shall submit a Final Development Plan 
for review and approval by the Planning Commission. 

2. That if the applicant intends to have any exterior lighting on the project, a plan be included with the 
submission of the Final Development Plan and be designed in accordance with the outdoor lighting 
regulations of the zoning ordinance. 

3. That if the HVAC units are installed externally, either on the roof or on the ground, they shall be 
screened from adjacent properties and State Line Road. 

4. That the applicant submit the landscape plan to the Tree Board for review and approval prior to 
submitting the Final Development Plan to the Planning Commission for approval. That the 
landscape plan, as approved, shall be installed as a part of the development construction. 

5. That the sidewalk adjacent to State Line Road be aligned to connect to the existing sidewalk on the 
commercial property to the north. 

6. That the applicant submit a sign package which includes the monument sign, menu board, wall 
signs and directional signs for review and approval by the Planning Commission. 

7. That the approval of the Preliminary Development Plan is subject to approval of the Conditional 
Use Permit for the drive-thru window and if the Conditional Use Permit is not approved, the 
applicant shall revise the site plan and resubmit it for approval by the Planning Commission. 
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8. That the applicant submit a fence detail that will be used to screen adjacent residences for review 
and approval by Staff. 

9. That the applicant plat the property prior to obtaining a building permit. 

10. That the landscape area along the north and south property lines be approved for 5 feet which is 
reduced from the standard 8-foot requirement. 

11. That the applicant work with the Public Works Department for approval of stormwater management. 

 

 
Existing Building 
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EXCERPT FROM 
PLANNING COMMISSION MINUTES 

July 7, 2015 
 
 
ROLL CALL 
The Planning Commission of the City of Prairie Village met in regular session on 
Tuesday, July 7, 2015, in the Municipal Building Council Chambers at 7700 Mission 
Road.  Chairman Nancy Wallerstein called the meeting to order at 7:15 with the 
following members present: Randy Kronblad, Gregory Wolf, James Breneman, Nancy 
Wallerstein, Patrick Lenahan, Jonathan Birkel and Jeffrey Valentino.  
 
The following persons were present in their advisory capacity to the Planning 
Commission:  Ron Williamson, City Planning Consultant; Wes Jordan, Assistant City 
Administrator; Mitch Dringman, Building Official; Eric Mikkelson, Council Liaison; Keith 
Bredehoeft, Public Works Director; Sgt. James Carney and Joyce Hagen Mundy, 
Commission Secretary.    
 
 
 
PUBLIC HEARINGS 
 
PC2015-06 Request for Rezoning from C-0 & R-1b to CP-1 (Planned Restricted 

Business District  and approval of  Development Plan 
7930 State Line Road 

 
PC2015-07    Request for Conditional Use Permit for Drive-Thru Service Window 
 7930 State Line Road 
 
Chairman Wallerstein opened the public hearing and asked the applicants to present 
their proposal. Mitch DiCarlo, 11210 Madison Avenue, the Development Coordinator for 
Block and Co. introduced Danny Potts, Klover Architects; Ryan Elam, Project Manager 
with BHC Rhodes and Mo  Yaganeh, President Operating Partner with KC Slim LLC 
were present to address any questions.    
 
Danny Potts, 10955 Lowell #700, Overland Park, KS gave a PowerPoint presentation 
reviewing the application.   The location is currently zoned R-1B Single-Family 
Residential and C-0 Office Building.  They are seeking rezoning to CP-1 Planned 
Restricted Business District. This property is located south of the Panda Express which 
was rezoned to CP-1 in 2007. The parcel has 100 feet of frontage on State Line Road 
and has a depth of 651 feet along the south property line. The parcel has an irregular 
boundary and contains approximately 1.37 acres. The site is occupied by an office 
building that was built in 1968 and the applicant proposes to demolish that building and 
construct a fast food restaurant called Slim Chickens.  
 
The applicant proposed to construct a 3,564 sq. ft. building that will be setback 
approximately 80 feet from the front property line. The required front yard setback in the 



C-1 District is 15 feet. The restaurant will have a seating capacity of 122 which will 
require 49 parking spaces. Both driveways on State Line Road will be retained. The 
north drive will have an entrance while the south drive will be a two-lane exit. 
 
. 
 
Mr. Potts noted this building is significantly smaller with a patio and additional grass to 
be added. The building is designed to maintain traffic flow on the site rather than State 
Line Road. The site has a 19% reduction in impervious surface.  The dumpster has 
been relocated to the southwest as far to the south as possible.  The proposed 
landscaping includes an 8 foot wood privacy fence and additional landscaped buffer to 
limit noise and light.  Mr. Breneman noted the plans still show a six foot fence.  Mr. Potts 
confirmed it will be an eight foot fence.   
 
Gregory Wolf asked if there were any conditions recommended by staff that they were 
not in agreement with.  Mr. Potts responded #13 requiring the removal of the second 
menu board to reduce noise from the operation.  He stated the second board does not 
add additional noise as only one menu board is active at a time.  One employee 
answers both boards.  The second board reduces the wait time for customers and 
allows for orders to be processed more quickly.  It also functions to get more traffic 
maintained on site and reduces the amount of time in line, thus reducing the noise from 
waiting vehicles.   
 
Mr. Breneman confirmed that they would stipulate in their operations protocol that only 
one board will be operated at a time. Mr. Lenahan was skeptical of the acoustical value 
of the fence and asked if they would be willing to consider adding a masonry wall 
backing up the menu board to reduce that sound.  Mr. Potts responded that the 
additional landscaping added will buffer the sound before it gets to the fence.   
 
Mo Yaganeh stated the second menu board expedites the same level of traffic through 
the drive through and serves as a needed enhancement.  Slim Chickens is not a typical 
fast food that can be processed very quickly and the second menu board allows for 
faster processing of orders.   
 
Wes Jordan stated staff recommendation against the second menu board is that it 
would encourage greater use of the drive through by offering shorter lines.  Mo Yaganeh 
stated the additional lane does not increase the traffic volume.  A single lane has a 
longer backup of cars waiting to order and slows down the processing of orders.   
 
Nancy Wallerstein expressed concern with the flow of traffic and cars crossing in front of 
one another when leaving.  Mr. Elam stated the vehicles would merge going into the 
pickup area with only one car leaving at a time from there.  There should be ample 
distance for the vehicles to merge going to pick up 
 
Jeff Valentino noted the menu boards are located further back, vehicles at the pick-up 
window would be more of a noise issue.  Mr. Valentino noted the revised landscape plan  
provides better screening.  Nancy Wallerstein noted there was nothing indicated in a 



large triangular space.  Mr. Elam noted that area would simply contain grass.  Mr. 
Valentino asked what time deliveries would be made.  Mr. Jordan replied city code 
prohibits deliveries prior to 7 a.m.  
 
Mitch DiCarlo noted several issues have been raised by the neighbors regarding the 
Panda Express operations.  He stated Block & Company does not own that property, but 
he has reached out to them with the concerns expressed.  Wes Jordan stated a fence 
permit for an 8 foot fence has been applied for by Panda Express.  Mr. DiCarlo reviewed 
Block & Company’s investment along State Line Road with several other properties.   
 
Jim Breneman asked about the parking requirements.  Mitch DiCarlo noted they are 
driven by the city’s code.  Mr. Breneman asked if they would have as much parking as 
shown if not required by the city.  Mo Yaganeh replied they would probably not.   
 
Chairman Nancy Wallerstein opened the public hearing for comment, noting that 
comments were heard at the June meeting and asking residents to keep their comments 
brief and not repeat what had been stated previously.  
  
David Woolridge, 2115 Somerset, expressed concern with the drainage indicating the 
reduction in impervious surface was not sufficient.  He felt there would be flooding 
issues.  He is concerned with the hours of operation and feels that there are already too 
many fast food businesses in the area.  He is opposed to the double drive thru, lighting 
pollution and having a business operating 85 feet from his property seven days a week.   
 
Jim Lichty, 4064 West 69th

 

 Street, stated this use will generate more traffic than the 
existing office building.  He feels the traffic study should have been conducted by an 
independent firm and noted the data used for the study was from 2011, not 2015.  There 
is a concentration of too many businesses in this area.  He feels Prairie Village deserves 
better than what is proposed.   

Carly Bailey, 2021 Somerset Drive, stated the opposition to this project by the neighbors 
on Somerset has not diminished.  Concerns remain regarding security, noise pollution, 
light pollution, traffic, water runoff and employees hanging out around the property.  She 
felt the addition of yet another fast food business would further negatively impact their 
property values.  Ms Bailey does not feel that Johnson County residents will support a 
“Slim Chickens” and that the building will become vacant.  She requested the rezoning 
be denied.   
 
Chairman Nancy Wallerstein closed public participation at 8:22 p.m.   
 
Gregory Wolf asked how strong staff felt regarding the second menu board.  Mr. 
Williamson stated the concern was with the noise.  He noted it does keep the traffic 
away from the back of the property.   
 
Keith Bredehoeft stated based on the storm drainage study the plan submitted will 
provide better storm drainage than currently exists.  Randy Kronblad confirmed that no 



drainage retention is required on the property.  A more detailed site drainage review will 
occur during the permitting process. 

 
The Traffic Study concludes the proposed use will result in average daily traffic that is 
greater than the existing office use, but it will decrease during the PM peak hour when 
traffic on State Line Road is the highest. Also, it is estimated that approximately 50% of 
the traffic generated by Slim Chickens are passerby trips, which is an intermediate stop 
made by a vehicle travelling to another location, not new traffic.  
 
Sgt. James Carney stated the Police Department looked at traffic/accident records for 
the past three years at this location and noted there had been none on the Prairie 
Village side.  The four lane State Line Road is sufficient to handle any increased traffic.   
 
Nancy Wallerstein asked what the hours of operation would be.  Mo  Yaganeh  stated 
that normal operating hours are 10:30 a.m. to 10:00 p.m.  Wes Jordan added the city 
code addresses noise and encouraged the residents to call in any complaints or 
concerns with security to the police department.  Mrs. Wallerstein asked that the hours 
be stipulated as a condition of approval.   
 
Ron Williamson stated the applicant will be required to submit an outdoor lighting plan at 
the time of application for a building permit. At that time all exterior lighting fixtures on 
the building and in the parking lot will be known and an accurate photometric drawing 
can be prepared. The ordinance requires 0.0 foot candles at the property line when 
adjacent to residences. 
 
Mr. Williamson noted the revised Site Plan shows an 8-foot fence along the north, west, 
and a portion of the south property lines. This should screen parked vehicles and lights 
from cars for the residents located on the north side of the property. The landscape plan 
has also been revised to provide better screening for the neighbors. 
 
The smell of cooking food will need to be addressed by installing filters in the venting 
system.  Mr. Valentino asked how the city could better address that this occurs.  A 
stipulation will be added to condition #14 requiring the applicant to submit information on 
the filters with the Building Permit process.   
 
The trash bins have been moved to the south side of the lot which should help reduce 
noise for the neighbors to the north. It would be more desirable to move the trash bins 
further east along the south property line, but trash trucks would have a difficult time 
backing into the space to pick-up and unload the trash bins. 
 
Jonathan Birkel expressed concern with the heavy concentration of commercial 
establishments along State Line Road and the negative impact on the residential 
property owners and neighborhoods on Somerset that back up to State Line.   
 
Jeff Valentino confirmed there would be no breakfast operation – only lunch and dinner.   
 



Randy Kronblad stated he would like to see a use with less impact on the adjacent 
residential properties and shared Mr. Birkel’s concerns. 
 
Gregory Wolf stated a restaurant is consistent with the zoning and uses along State Line 
Road.  Patrick Lenahan noted the odd size and shape of this property restricts its 
possible uses with a restaurant being the probable use, although it could be done 
without a drive-thru window.   
 
The Planning Commission made the following review of the “Golden Factors”: 
 
1. The character of the neighborhood; 
The general character of this area is business on both sides of State Line Road. 
Culvers, Wendy’s, CVS Pharmacy and McDonald’s are located on the east side of State 
Line Road and all four have drive-thru windows. There are residential uses to the 
northwest of this property which have their rear yards adjacent to this site. To the south 
are offices. The immediate area to the north is developed with restaurants and retail 
uses. 
 
2. The zoning and uses of property nearby; 
 North: CP-1 Planned Restricted Business – Panda Express and R-1B Single-Family 

Residential – Single-Family Dwellings 
 East: Commercial (KCMO) – CVS and Wendy’s 
 South: R-1 Single-Family Residential – Single-Family Dwellings and SD-0 Business 

Office District – Financial Institution 
 West: R-1B Single-Family Residential – Single-Family Dwellings 
 
3. The suitability of the property for the uses to which it has been restricted under its 

existing zoning; 
The existing building is currently being used for office space. The office market in Prairie 
Village is weak for this type of space. This building is older, having been built in 1968, 
and its appearance is not such that it would command the interest of a lot of potential 
tenants. The existing building probably is at a state where a teardown and rebuild is a 
logical solution to more economically and effectively use the site. Since this property is 
on State Line Road, redevelopment for commercial use has a strong potential. In order 
to redevelop the site, the new use needs to generate higher revenue to offset the 
redevelopment costs. 
 
4. The extent that a change will detrimentally affect neighboring property; 
The properties to the north, south and east are developed for business uses and the 
redevelopment of this property will not detrimentally affect them. There will be additional 
traffic because a fast food restaurant generates more traffic than an office, but State 
Line Road can accommodate it. The residential use to the northwest and southwest 
would be most affected by the restaurant because of noise and lights. Fencing and 
landscaping will be required to screen the use from the residential properties which 
should mitigate negative effects. The restaurant will be required to follow the outdoor 
lighting regulations which will minimize the impact on outside lighting. 
 



5. The length of time of any vacancy of the property; 
The building has been continually occupied by office uses since it was built and has not 
been totally vacant for any length of time. As pointed out earlier the market for office 
space of this type is weak in the City of Prairie Village. 
 
6. The relative gain to public health, safety and welfare by destruction of value of the 

applicant’s property as compared to the hardship on other individual landowners; 
The redevelopment of this site will permit the removal of one structure that is not at the 
quality that is desired by the market and will allow the redevelopment for a use that will 
be of higher value and be a greater generator of revenue to the City. The redevelopment 
of the site should provide a structure that is better designed and more attractive which 
would be an asset to the neighborhood rather than create a hardship on the other 
adjacent owners. 
 
7. City staff recommendations; 
It is the opinion of Staff that this is a logical request for CP-1 Planned Restricted 
Business District Zoning because this is a mixed office retail area; the property needs 
renovation; it is located on a very highly traveled arterial street; and it will be an 
extension of the commercial property to the north. There are nine residential lots that 
abut the property and those can be protected through landscaping and proper screening 
controls. There are very limited areas in Prairie Village where a fast food restaurant 
would be appropriate and this location works for that use. 
 
8. Conformance with the Comprehensive Plan. 
The Village Vision has pointed out that Prairie Village retail is slightly oversupplied with 
marginally performing uses and that reinvestment and repositioning are needed to 
improve the performance of the retail sector. The Village Vision encourages the 
upgrading of uses to create higher density and intensity development. This is an 
underperforming property that needs reinvestment. 
 
9. Approval of the Preliminary Development Plan. 
Prior to recommending approval of a planned zoning district, the Planning Commission 
must also recommend approval of a Preliminary Development Plan. The criteria for 
evaluating the Preliminary Development Plan will be the same criteria as is used in site 
plan approval which is as follows: 
 

a. The site is capable of accommodating the buildings, parking areas, and drives 
with the appropriate open space and landscaping. 

The site is an irregular shape which contains approximately 1.37 acres and it has been 
laid out to accommodate 4,235 sq. ft. of restaurant area with 49 parking spaces. The 
proposed plan shows 94 indoor seats and 28 outdoor seats for a total of 122 dining and 
patio seats which require 49 off-street parking spaces so the project is meeting the 
minimum requirements. Less of the site will be covered with impervious surface than it is 
now which will reduce stormwater runoff and create more green space. The far west 
corner of the site will be heavily landscaped which will improve the appearance for 
adjacent residents. 
 



b. Utilities are available with adequate capacity to serve the proposed 
development. 

The property is currently served with water, sewer, gas, electric, telephone and cable. 
The size of the proposed building does not appear that it would require anything out of 
the ordinary and the utilities that are available should be adequate to handle the project. 
 

c. The plan provides for adequate management for stormwater runoff. 
The area of the site is 59,663 sq. ft. and currently 50,027 sq. ft. is covered with 
impervious material which includes a building and pavement. The proposed project will 
have 36,805 sq. ft. of impervious area. This is a reduction of 13,222 sq. ft. of impervious 
area. Since the impervious area has been reduced, a stormwater master plan will not be 
required at this time. The stormwater will be reviewed by Public Works as a part of the 
building permit process. 
 

d. The plan provides for safe easy ingress/egress and internal traffic circulation. 
Ingress and egress will be provided from two locations off State Line Road. The north 
driveway will provide for a one-lane entrance. The south drive will provide two lanes for 
exit only. The placement of the drive-thru window allows an ample number of stacking 
spaces so that it should not be a traffic problem on State Line. The volume of traffic 
generated by the restaurant is not significant enough to affect State Line Road. 
 

e. The plan is consistent with good planning and site engineering design 
principles. 

The site plan appears to be well laid out considering its limited size. The plan has added 
additional landscape area and fencing over what exists, which will certainly be a benefit 
for both the residential neighbors and the environment. More open area allows for more 
landscaping which should provide more screening for adjacent residents as well as 
reduce stormwater runoff. 
 
When the Planning Commission has considered other redevelopment projects, one of 
the issues that have been identified is providing pedestrian access. The applicant has 
provided a sidewalk adjacent to State Line Road which should connect to the property to 
the north. The sidewalks in this area do not really connect very well to the neighborhood 
but it is hoped that sidewalks will be installed as redevelopment occurs and the area will 
have a complete network of sidewalks that will be beneficial to the community as a 
whole at some time in the future. 
 

f. An appropriate degree compatibility will prevail between the architectural 
quality of the proposed building and the surrounding neighborhood. 

The proposed use is a fast food restaurant which has the distinct architectural style of 
the Slim Chicken brand. The design is not compatible with typical Prairie Village 
architecture and probably would not fit well in other locations in the City. This location is 
on State Line Road where there is a McDonald’s, Wendy’s and Culvers Restaurant 
across the street and a Panda Express to the north. By those standards the architecture 
is compatible with the surrounding neighborhood. The proposed building is 24.5 feet in 
height compared to the Panda Express building adjacent to the north that is 23 feet in 
height. The building is within scale of others in the area. 



The applicant has not submitted a monument sign or menu board design for approval by 
the Planning Commission. The monument sign height cannot exceed 5 feet including 
the base; the sign face cannot exceed 20 sq. ft. and the sign must be placed at least 12 
feet back of curb on private property. A sign package will need to be submitted at a later 
date for Planning Commission review and approval. 
 

g. The plan presents an overall development pattern that is consistent with the 
Comprehensive Plan and other adopted plan policies. 

The Village Vision has pointed out that Prairie Village retail is slightly oversupplied with 
marginally performing uses and that reinvestment and repositioning are needed to 
improve the performance of the retail sector. The Village Vision encourages the 
upgrading of uses to create higher density and intensity development. This is an 
underperforming property that needs reinvestment. 
 

h. The Planning Commission and Governing Body may, in the process of 
approving preliminary and final plans, approve deviations from the standard 
requirements as follows, provided any deviations approved shall be in keeping 
with accepted land planning principles and must be clearly set out in the 
minutes as well as on exhibits in the record: 

The setbacks of buildings from a property line other than a public street may be reduced 
to 60% of the standard requirement and setbacks at paved areas adjacent to property 
lines, other than street lines, to zero if existing or proposed development on said 
adjacent land justifies the same. 
 
The ordinance requires 8 feet of landscape area between paved areas and the property 
line. The proposed plan shows approximately 6 feet of landscape area along the south 
property and 5 feet of landscape area along the north property line for approximately 
210 feet. The setback adjacent to the residential area is much greater than the minimum 
8 feet. 
 
The above deviation may be granted by the Planning Commission and Governing Body 
only when compensating open space is provided elsewhere in the project, whether there 
is ample evidence that said deviation will not adversely affect the neighboring property 
nor will it constitute a mere granting of a privilege. 
 
The proposed deviation is on the east portion of the site that is between a fast food 
restaurant and an office use. Significant green space has been provided on the western 
portion of the site adjacent to the residential properties. In addition to the landscaping, a 
eight-foot privacy fence will also be constructed adjacent to the residential properties. 
 
It is the opinion of Staff that the deviation of the landscape area will not adversely affect 
the neighborhood and will be more than compensated for on the western portion of the 
site. 

 
Gregory Wolf moved the Planning Commission find favorably on the Golden Factors 
and recommend the Governing Body approve the request for rezoning of 7930 State 
Line Road from R-lb and C-0 to CP-1 subject to the conditions listed below: 



1. That the Preliminary Development Plan if approved by the Planning Commission is 
dated 6/19/2015 and includes sheets C1, C2, D1, L1, L2, DRB1.0, DRB2.0, and 
DRB3.0. 

2. That prior to obtaining a permit for construction the applicant shall submit a Final 
Development Plan for review and approval by the Planning Commission. 

3. That an exterior lighting plan be included with the submission of the Final 
Development Plan and be designed in accordance with the outdoor lighting 
regulations of the zoning ordinance. 

4. That any HVAC units installed externally, either on the roof or on the ground, be 
screened from adjacent properties and State Line Road. 

5. That the applicant submit the landscape plan to the Tree Board for review and 
approval prior to submitting the Final Development Plan to the Planning 
Commission for approval. That the landscape plan, as approved, shall be installed 
as a part of the development construction. 

6. That the sidewalk adjacent to State Line Road be five feet in width and aligned to 
connect to the existing sidewalk on the commercial property to the north. 

7. That the applicant submit a sign package which includes the monument sign, menu 
board, wall signs and directional signs for review and approval by the Planning 
Commission with the Final Development Plan. 

8. That the approval of the Preliminary Development Plan is subject to approval of the 
Conditional Use Permit for the drive-thru window and if the Conditional Use Permit 
is not approved, the applicant shall revise the site plan and resubmit it for approval 
by the Planning Commission. 

9. That the applicant submit detail for the 8-foot fence that will be used to screen 
adjacent residences for review and approval by Staff. 

10. That the applicant plat the property prior to obtaining a building permit. 

11. That the landscape area along the north and south property lines be approved for 5 
feet which is reduced from the standard 8-foot requirement. 

12. That the applicant work with the Public Works Department for final approval of the 
stormwater drainage. 

13. That the applicant install filters in the venting system to control odors from cooking 
and provide information on the filters during the building permitting process. 

14. That the business operator or manager work with staff to reduce noise during 
operation hours, as well as, during clean-up time after the business closes. 

15. That the hours of operation are 10:30 a.m. to 10:00 p.m. 
The motion was seconded by Jim Breneman and passed by a vote of 5 to 2 with Randy 
Kronblad and Jonathan Birkel voting in opposition.   
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SUPPLEMENT TO 
STAFF REPORT 

 
 TO: Prairie Village Planning Commission 
 FROM: Ron Williamson, FAICP, Lochner, Planning Consultant 
 SUBJECT: PC 2015-06 Rezoning 7930 State Line Road 
 DATE: July 7, 2015 Project # 000009686 
 
COMMENTS: 

This is a supplemental memorandum to address the issues raised at the June 2, 2015 Planning 
Commission meeting. The rezoning request was continued in order for the applicant to provide more 
information. The issues were drainage, traffic, screening, lighting, noise, smell and the location of the 
trash bins. 

DRAINAGE:  The impervious area on the site is reduced by 13,000 square feet. Public Works has 
reviewed the Site Plan and the drainage is acceptable. A more detailed site drainage review will occur 
during the permitting process. 

TRAFFIC:  The applicant prepared a Traffic Study and its conclusion is that the average daily traffic will 
increase over the existing office use, but it will decrease during the PM peak hour when traffic on State 
Line Road is the highest. Also, it is estimated that approximately 50% of the traffic generated by Slim 
Chickens are passerby trips. A passerby trip is an intermediate stop made by a vehicle travelling to 
another location. The Police Department has no reported accidents in this area for the past three years. 
Public Works is satisfied that State Line Road has the capacity to accommodate the additional increase in 
traffic. 

SCREENING:  The applicant has submitted a revised Site Plan showing an 8-foot fence along the north, 
west, and a portion of the south property lines. This should screen parked vehicles and lights from cars 
for the residents located on the north side of the property. The landscape plan has also been revised to 
provide better screening for the neighbors. 

LIGHTING:  The applicant will be required to submit an outdoor lighting plan at the time of application for 
a building permit. At that time all exterior lighting fixtures on the building and in the parking lot will be 
known and an accurate photometric drawing can be prepared. The ordinance requires 0.0 foot candles at 
the property line when adjacent to residences. 

NOISE:   This is primarily an operations issue and the applicant will need to control the noise through 
education of staff. The noise from the speaker at the menu boards can be controlled. The applicant has 
proposed two menu boards, which may not be necessary. Consideration should be given to removing one 
menu board to reduce the noise. 

SMELL:  The smell of cooking food will need to be addressed by installing filters in the venting system. 

TRASH BINS: The trash bins have been moved to the south side of the lot which should help reduce 
noise for the neighbors to the north. It would be more desirable to move the trash bins further east along 
the south property line, but trash trucks would have a difficult time backing into the space to pick-up and 
unload the trash bins. 

 

RECOMMENDATION: 

It is the recommendation of Staff that the Planning Commission recommend approval of the zone change 
from R-1B and C-0 to CP-1 Planned Restricted Business Restricted Business District along with the 
Preliminary Development Plan to the Governing Body subject to the following conditions, which includes 
the conditions from the original staff report: 
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1. That the Preliminary Development Plan approved by the Planning Commission is dated 6/19/2015 
and includes sheets C1, C2, D1, L1, L2, DRB1.0, DRB2.0, and DRB3.0. 

2. That prior to obtaining a permit for construction the applicant shall submit a Final Development Plan 
for review and approval by the Planning Commission. 

3. That an exterior lighting plan be included with the submission of the Final Development Plan and be 
designed in accordance with the outdoor lighting regulations of the zoning ordinance. 

4. That any HVAC units installed externally, either on the roof or on the ground, be screened from 
adjacent properties and State Line Road. 

5. That the applicant submit the landscape plan to the Tree Board for review and approval prior to 
submitting the Final Development Plan to the Planning Commission for approval. That the 
landscape plan, as approved, shall be installed as a part of the development construction. 

6. That the sidewalk adjacent to State Line Road be five feet in width and aligned to connect to the 
existing sidewalk on the commercial property to the north. 

7. That the applicant submit a sign package which includes the monument sign, menu board, wall 
signs and directional signs for review and approval by the Planning Commission with the Final 
Development Plan. 

8. That the approval of the Preliminary Development Plan is subject to approval of the Conditional 
Use Permit for the drive-thru window and if the Conditional Use Permit is not approved, the 
applicant shall revise the site plan and resubmit it for approval by the Planning Commission. 

9. That the applicant submit detail for the 8-foot fence that will be used to screen adjacent residences 
for review and approval by Staff. 

10. That the applicant plat the property prior to obtaining a building permit. 

11. That the landscape area along the north and south property lines be approved for 5 feet which is 
reduced from the standard 8-foot requirement. 

12. That the applicant work with the Public Works Department for final approval of the stormwater 
drainage. 

13. That the applicant remove the second menu board and drive to reduce noise from the operation. 

14. That the applicant install filters in the venting system to control odors from cooking. 

15. That the business operator or manager work with staff to reduce noise during operation hours, as 
well as, during clean-up time after the business closes. 
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MAYOR’S ANNOUNCEMENTS 
 

August 3, 2015 
 
 

Committee meetings scheduled for the next two weeks include: 

Board of Zoning Appeals 08/04/2015 6:30 p.m. 
Planning Commission 08/04/2015 7:00 p.m. 
Sister City Committee 08/10/2015 5:30 p.m. 
Jazz Fest Committee 08/12/2015 5:30 p.m. 
Council Committee of the Whole 08/17/2015 6:00 p.m. 
City Council 08/17/2015 7:30 p.m. 

================================================================= 

The Prairie Village Arts Council is pleased to present an exhibit by Wayne Wilkes in the 
R. G. Endres Gallery during the month of August. The artist reception will be Friday, 
August 14th, from 6:30 – 7:30 p.m. 
 
The final Moonlight Swim will be held on Friday, August 7th with the pool remaining 
open until 10 p.m.  
 
Prairie Village Pool will begin reduced hours beginning August 10th. The pool will open 
at 4:30 p.m. on weekdays. 
 
 
 
 
    
 
 



INFORMATIONALINFORMATIONALINFORMATIONALINFORMATIONAL    ITEMSITEMSITEMSITEMS    
August 3August 3August 3August 3,,,,    2012012012015555    

    
    

1. Planning Commission Agenda – August 4, 2015 
2. Board of Zoning Appeals Agenda – August 4, 2015 
3. Environmental & Recycle Committee Minutes – May 27, 2015 
4. VillageFest Minutes – June 25, 2015 
5. Council Committee of the Whole Minutes – July 20, 2015 
6. First Half Crime Report - 2015 
7. Mark Your Calendar 

 



PLANNING COMMISSION AGENDAPLANNING COMMISSION AGENDAPLANNING COMMISSION AGENDAPLANNING COMMISSION AGENDA    
CITY OF PRAIRIE VILLAGECITY OF PRAIRIE VILLAGECITY OF PRAIRIE VILLAGECITY OF PRAIRIE VILLAGE    
TUESDAYTUESDAYTUESDAYTUESDAY,,,,    AUGUST 4AUGUST 4AUGUST 4AUGUST 4, 201, 201, 201, 2015555    

7700 MISSION ROAD7700 MISSION ROAD7700 MISSION ROAD7700 MISSION ROAD    
7:00 P.M.7:00 P.M.7:00 P.M.7:00 P.M.    

    
I.I.I.I. ROLL CALLROLL CALLROLL CALLROLL CALL    

    
    

II.II.II.II. APPROVAL OF PC MINUTES APPROVAL OF PC MINUTES APPROVAL OF PC MINUTES APPROVAL OF PC MINUTES ––––    JULY 7, 2015 & JULY 29, 2015JULY 7, 2015 & JULY 29, 2015JULY 7, 2015 & JULY 29, 2015JULY 7, 2015 & JULY 29, 2015    
    
    

III.III.III.III. PUBLIC HEARINGSPUBLIC HEARINGSPUBLIC HEARINGSPUBLIC HEARINGS    
    

IV.IV.IV.IV. NONNONNONNON----PUBLIC HEARINGSPUBLIC HEARINGSPUBLIC HEARINGSPUBLIC HEARINGS    
    
PC2015PC2015PC2015PC2015----101010107777    Building Line Modification to SideBuilding Line Modification to SideBuilding Line Modification to SideBuilding Line Modification to Side    Yard setback from 20 feet to 10 Yard setback from 20 feet to 10 Yard setback from 20 feet to 10 Yard setback from 20 feet to 10 

feetfeetfeetfeet    
                6842 Granada Lane6842 Granada Lane6842 Granada Lane6842 Granada Lane    
                Zoning:  RPZoning:  RPZoning:  RPZoning:  RP----1a1a1a1a    
                Applicant:  Applicant:  Applicant:  Applicant:  Ben & Kari CohenBen & Kari CohenBen & Kari CohenBen & Kari Cohen    
    
PC2015PC2015PC2015PC2015----111112121212    Request for Request for Request for Request for Site Plan Approval for wireless antennaSite Plan Approval for wireless antennaSite Plan Approval for wireless antennaSite Plan Approval for wireless antenna    
                5000 West 955000 West 955000 West 955000 West 95thththth    StreetStreetStreetStreet    
                Zoning:  Zoning:  Zoning:  Zoning:  CPCPCPCP----0000    
                Applicant:  Applicant:  Applicant:  Applicant:  Emily Rostberg with Emily Rostberg with Emily Rostberg with Emily Rostberg with Selective Site ConsultantsSelective Site ConsultantsSelective Site ConsultantsSelective Site Consultants    
    
PC2015PC2015PC2015PC2015----113113113113    Request for Site Plan Approval for Building Height ElevationRequest for Site Plan Approval for Building Height ElevationRequest for Site Plan Approval for Building Height ElevationRequest for Site Plan Approval for Building Height Elevation    
                7201 Springfield7201 Springfield7201 Springfield7201 Springfield    
                Zoning:  RZoning:  RZoning:  RZoning:  R----lalalala    
                Applicant:  Martin RutiagaApplicant:  Martin RutiagaApplicant:  Martin RutiagaApplicant:  Martin Rutiaga    
    
    

V.V.V.V. OTHER BUSINESS  OTHER BUSINESS  OTHER BUSINESS  OTHER BUSINESS      
    
    

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



BOARD OF ZONING APPEALSBOARD OF ZONING APPEALSBOARD OF ZONING APPEALSBOARD OF ZONING APPEALS    
CITY OF PRAIRIE VILLAGE, KANSASCITY OF PRAIRIE VILLAGE, KANSASCITY OF PRAIRIE VILLAGE, KANSASCITY OF PRAIRIE VILLAGE, KANSAS    

AGENDAAGENDAAGENDAAGENDA        
August 4,August 4,August 4,August 4,    2012012012015555    

6:30 P.M.6:30 P.M.6:30 P.M.6:30 P.M. 
    
    

 
I.I.I.I. ROLL CALLROLL CALLROLL CALLROLL CALL    
 
 
II.II.II.II. APPROVAL OF MINUTES APPROVAL OF MINUTES APPROVAL OF MINUTES APPROVAL OF MINUTES     ----    July 7, 2017July 7, 2017July 7, 2017July 7, 2017    
 
 
III.III.III.III. ACTION ITEMACTION ITEMACTION ITEMACTION ITEM    
    
  

BZA2015BZA2015BZA2015BZA2015----00003333    Request for a Request for a Request for a Request for a Variance from Variance from Variance from Variance from Section Section Section Section 19.08.020 19.08.020 19.08.020 19.08.020 of the Zoning of the Zoning of the Zoning of the Zoning 
Ordinances Ordinances Ordinances Ordinances to  extendto  extendto  extendto  extend    the garage into the front yard setbackthe garage into the front yard setbackthe garage into the front yard setbackthe garage into the front yard setback    

    6842684268426842    Granada LaneGranada LaneGranada LaneGranada Lane    
    Zoning:   RZoning:   RZoning:   RZoning:   R----1111bbbb    Single Family Residential District Single Family Residential District Single Family Residential District Single Family Residential District  

Applicant:  Applicant:  Applicant:  Applicant:  Ben & Kari CohenBen & Kari CohenBen & Kari CohenBen & Kari Cohen 
  

  
IV.IV.IV.IV. OTHER OTHER OTHER OTHER BUSINESSBUSINESSBUSINESSBUSINESS    

 
V.V.V.V. OLD BUSINESSOLD BUSINESSOLD BUSINESSOLD BUSINESS    
 
VI.VI.VI.VI. ADJOURNMENTADJOURNMENTADJOURNMENTADJOURNMENT    
 
 

If you cannot be present, comments can be made by e-mail to 
Cityclerk@Pvkansas.com 

 
 



 PRAIRIE VILLAGE ENVIRONMENT AND RECYCLE COMMITTEE 

Minutes, May 27, 2015. Members attending were Pete, Thomas O’Brien, Karin McAdams, Ruth 
Hopkins, Margaret Goldstein, Al Pugsley, Polly Swafford, Penny Mahon, Deb English, Robert 
Roberge Jr. and Barbara Brown. From the city were Ruth Hopkins, City Council, and Wes 

Jordan, Asst. City Manager.  Maurine Kierl is a new committee member.  Caitlin Dix and Nancy 
Nicolay were visiting. 

The minutes from the March meeting were approved as written. 

Old business: 

• Wes Jordan clarified the guidelines for city committees: [note: Wes supplied handouts 
with exact wording.] 

o Committees described: 

§ Members are appointed by the mayor. 

§ Ruth Hopkins is our (only) City Council Representative. 

§ New rules are serving to minimize city staff workload. 

§ There can be twelve members of the committee, making the quorum 
seven.    

§ City Council does the financial work for the committees, in cooperation 
with committee members. 

o Committee process: 

§ If there is a waiting list, the city council and the committee chair will 
consider the existing membership. 

§ Members with inadequate participation could be replaced by eager new 
people. 

o Resources: 

§ Funds are only to be used for purposes in line with the committee’s 
function. 

§ Any big new program proposed by the committee needs to be approved 
by the Council.  

o Actions taken: 

§ The committee voted Pete Jarchow the chair of the committee for one 
year.  He will continue to work as a part of the steering committee. 

§ The next meetings will be in July, September, November, January and 
March.   

o Keeping in touch between meetings - ideas: 

§ Facebook page. 

§ Use the Prairie Village website forum function. 

§ LinkedIn 



§ Uses for these functions: notices of events, volunteer opportunities, etc. 

§ Small committees can meet, but since seven people constitute a quorum, 
and quorums must meet on site (i.e. City Hall), meetings must be kept to 
six persons or less. 

§ Wes will talk with the city’s legal advisor about these options. 

• Curbside compost collection: 

o City representatives met with Deffenbaugh, and the future of curbside 
composting appears dim.  At this time only Normandy Square is allowed to put 
food waste at the curb. 

o Hopefully Tom Coffman will take the initiative on this issue. 

• Curbside clothing collection: 

o Participation has been mediocre, in spite of good marketing on the part of Team 
Thrift. 

o The city will meet with them soon. 

• Meadowbrook: 

o Ideas are being discussed as planned. 

o Prairie Village is giving title to the land to Johnson County. 

• Budget: 

o Despite the removal of the Community Gardens line item, the committee’s 
budget has not been changed. 

 

Committee reports: 

§ Village Fest: 

o Needs volunteers.  The pool needs at least 2 at a time and the bike would be 
fine with two.  Hours are from 9 am to 1 pm. 

o Activities include the fishing pond (to teach kids to identify recyclables), the 
energy-producing bicycle and electric cars. 

§ Community Forum: 

o Date is Thursday, October 1.   

o The format is typical of past years, although a menu of hors d’oeuvres is 
possible. 

o The committee has contacted the Rural Center in Kansas about presenting on 
environmental concerns in western Kansas.   

o The charge will be $20 for dinner or $10 for the forum alone.  We are well within 
budget on this.  The legislators who attend are expected to pay their own fees. 

 



§ Community Gardens: 

o Are growing.   

o June 19 is the date for the Summer Solstice party; the gardeners hope that we 
will attend.  It’s a potluck at 6:00 pm. 

§ Earth Fair: 

o The next dates are April 30, 2016, and April 22 (Earth Day!) 2017. 

 

 

 

The meeting adjourned at 7:20 pm.  The next meeting will be on July 22 at 5:30 p.m.  

Respectfully submitted, 

Karin McAdams 
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VillageFest Planning Committee 
June 25, 2015 | 5:30 p.m. 
 
In attendance:  Meghan Buum, Cindy Clark, Susan Forrest, Ted Fritz, Toby Fritz, Teresa Gibbons, Betsy 
Jones, Patty Jordan, Wes Jordan, Courtney McFadden, Kathleen Murray, Sheila Myers, Marianne Noll, 
Jeff Patterson, Danny Pompey, Theresa Stewart, Corbin Trimble, Dale Warman, Ivan Washington, 
 

I. Open Meeting  
Cindy Clark opened the meeting at 5:30 p.m. The committee introduced themselves. 
 

II. Review of Minutes 
Toby Fritz moved to approve the April 23, 2015 meeting minutes. Ted Fritz seconded the motion 
and it passed unanimously. 
 

Staff Reports 

III. Administration—Meghan Buum reported that the contracts are all in place. She asked members 
to updated their “day of event” contact information. 

Public Works—Jeff Patterson reported that Public Works is ready to begin setting up beginning 
early in the week of July 4. The lawn will be mowed on Monday and tent set up will begin 
Tuesday. 
 
Police Department—Sgt. Washington reported that 11 officers had signed up to work at the 
event. He stated that the PD would share information on their Facebook page. 
 
Fire Department—The fire department is ready to go.  
 

IV. Subcommittees 
Spirit Award—Toby reported that the awards were ready and Mayor Wassmer would emcee the 
presentation.  
 
Pancake Breakfast—Dale reported that he has touched base with Chris Cakes and everything is 
set for the day. Courtney McFadden has arranged the volunteers including a Boy Scout troop 
and the Masons. Starbucks will provide the coffee. 
 
Children's Crafts—Patty reported that the craft materials are in order. Home Depot will be 
present at the event with 300 kits. Balloons will be delivered the morning of the event.  
 
Craft Vendors—Cindy reported for Barb Shaw that she has received so many applications that 
she has started a wait list.  
 
Live Entertainment—Corbin Trimble reported that the adult band will be Boogie Wonderland. 
Mr. StinkyFeet, Funky Mama, and Janie Next Door will round out the children’s entertainment. 
Kristy Lambert, a PV resident and Symphony Chorus member will be singing the National 
Anthem. He will contact all entertainers in advance of the next meeting to ensure they are a 
“go.” 
 
Food Vendors—Susan Forrest reported that all the food vendors have been contacted and will 
be at the event.  
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Pie Baking Contest—Theresa's reported that Megan Garrelts, Carter Holton, Julia Westhoff, 
Charles Ferruzza and Julie Hansen, and Joe Cristofani have been secured as judges. An email has 
been sent to all past participants. Theresa and Susan have hung flyers in the city. Approximately 
20 participants had signed up so far.  
 
Information Booth— Danny reported that the info booth was ready to go. Meghan said that she 
would provide maps for him and a cash box to sell PV grocery bags. 
 
YMCA—Betsy reported that the YMCA was ready for event day with the tumbling area.  
 
Marketing—Kathleen reported that she has reached out to the PV Post for coverage.  
 
Volunteers—Cindy verified needed volunteer numbers to report to Courtney.  
 
Water Sales— Marianne reported that SME Orchestra Booster Club is still on track to sell water 
as a fundraiser. They will need two tents. She inquired to see if they could accept donations. The 
committee agreed that they could accept donations since it is a charitable cause.  
 
Historic Exhibit— Ted reported that he would begin setting up in City Hall on Thursday evening.  
 
WOW event—Cindy reported that “Frozen in the Village” planning is underway. The tent and 
supplies have been ordered. Public Works will build a platform and put fencing around it to help 
contain the snow. Several committee members have volunteered to help make snow in advance 
on Friday night. Elsa will receive a police escort to and from City Hall.  

 
V. Reminders to committee members 

Cindy Clark shared the day of event schedule.  
 

VI. Next Meeting 
The next meeting will be held on July 23, 2015 at 5:30 p.m. at the home of Cindy Clark.  
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COUNCIL COMMITTEE OF THE WHOLECOUNCIL COMMITTEE OF THE WHOLECOUNCIL COMMITTEE OF THE WHOLECOUNCIL COMMITTEE OF THE WHOLE    
JulyJulyJulyJuly    20, 201520, 201520, 201520, 2015    

 
 
The Council Committee of the Whole met on Monday, July 20, 2015 at 6:00 p.m. in the 
Council Chambers. The meeting was called to order by Council President Brooke 
Morehead with the following members present:  Mayor Laura Wassmer, Jori Nelson, 
Ruth Hopkins, Steve Noll, Eric Mikkelson, Andrew Wang, Sheila Myers, Brooke 
Morehead, Dan Runion, David Morrison and Ted Odell.  
 
Staff Members present: Tim Schwartzkopf, Chief of Police; Melissa Prenger, Public 
Works Project Manager; Katie Logan, City Attorney; Quinn Bennion, City Administrator; 
Wes Jordan, Assistant City Administrator; Nolan Sunderman, Assistant to the City 
Administrator and Joyce Hagen Mundy, City Clerk.  
 
 
Presentation and Discussion on Meadowbrook Presentation and Discussion on Meadowbrook Presentation and Discussion on Meadowbrook Presentation and Discussion on Meadowbrook Redevelopment ProjectRedevelopment ProjectRedevelopment ProjectRedevelopment Project    
    
Mayor Laura Wassmer introduced representatives of VanTrust for further discussion on 
the development and development agreement for the Meadowbrook property.  She 
noted the timing for moving forward with this is critical and urged Council members to 
take advantage of this opportunity to share any concerns and questions so that they can 
be addressed.  Present from VanTrust were David Harrison, President; Rich Muller, 
Executive Vice President; Justin Duff, Director of Development and Kelly Fitzgerald, 
Finance Officer. 
 
Dave Harrison noted this is also their community – he and his wife have lived near this 
property for several years as do Rich and Justin and Kelly is a Prairie Village resident.  
Their passion for this project stems from that sense of community.  This is an 
opportunity to do something special on this property in this landlocked community with 
very few other sites possible to undertake such a joint effort.  They have spent the past 
nine months meeting with the stakeholders and there is consensus commitment to 
creating an award winning park.  The funding mechanism by which they can create a 
garden community with the majority park funding coming from ad valorem funds is a 
unique concept.  He noted that Van Trust has been involved in more private/public 
partnerships than almost all other companies.  The opportunity and timing is right with 
low interest and mortgage rates, bond rates strong and a strong housing market.   
 
Mr. Harrison noted the following highlights/benefits of this project: 

• It will fund the acceleration of the installation of a needed sanitary sewer system. 
• It will improve the storm water management shed in this area. 
• The City does not have to build or maintain a new park. 
• Land acquisition possible by a public/private cost basis. 
• Majority of tax increment financing is non-city funds with 19-20% TIF funds. 
• The school districts will get a windfall during TIF from this development. 
• All taxes currently on the property stay in place. 
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• Sales tax exemption component is tied to the Industrial Revenue Bonds to benefit 
the builder and able to bring state sales tax funding to the project.  

• The benefit from the sales tax will be paid by Van Trust. 
• The city’s exposure to bond risks is reduced by the issuance of Special 

Obligation Bonds.  The General Obligation Bonds are extremely well covered 
with the risk of the SO Bonds being coved by Van Trust.  The joint issuance of 
bonds will result in less money being borrowed by the city for the park than if only 
General Obligation Bonds were issued.   
 

For their partnership, Van Trust has the opportunity to build an award winning project 
located within an excellent park.  This development will be an exceptional asset to the 
community with all the benefits going to the public.  Mr. Harrison presented best and 
worst case scenarios of the risk taken with the issuance of the bonds both for the city 
and for Van Trust.   
 
Mayor Wassmer noted one of the questions being asked is why Van Trust doesn’t 
simply donate the park land.  Mr. Harrison responded as a real estate investment the 
construction of high end single family homes would be the easier and more profitable 
action for them to take.  This project is more civic with multiple benefits to the 
community.  Van Trust does support 20 to 25 charitable organizations.  They have put in 
considerable time and effort to come up with a unique project that will benefit all.   
 
Mayor Wassmer stated residents have suggested that since the land was purchased at 
such a low cost, they should consider donating the park land.  Mr. Harrison reviewed the 
history of the property which was purchased in 2008 and received approval of the 
Governing Body for the development of a senior living component, retention of the club 
and the construction of condominiums.  That never happened because of the downturn 
in the economy.  In 2010 the Country Club advised them that they would be having a 
vote of the members regarding the possible sale of the land and asked if they would be 
interested.  There were other parties also interested at the time, including Johnson 
County Park & Recreation. The structure of the agreement included a cash payout to 
cover the notes that were due and a commitment to try to work with the club to continue 
its operation for at least three years.  This included the costs of operation as well as 
costs for capital improvements made to the property.  Their proposal was accepted by 
more than 90% of the members and the purchase was made with the intent to run as a 
country club covering all the costs plus cash to pay off the club’s notes. 
 
Jori Nelson asked what the cost was.  Mr. Harrison replied $4.5M in cash plus three 
years of operational and capital improvement costs for the club.  This totals just under 
$9M. 
 
Jori Nelson asked what the current purchase price is.  Mr. Harrison responded that it is 
still being negotiated but the figure they are looking at is still in the $9M range with two 
thirds of the acreage being parkland for less than the appraised value. 
 
Jori Nelson noted she thought this presented was simply to be an update and was 
unaware that this would be a question and answer session.  She questioned the split on 
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the bonds.  David Harrison stated the initial plan was for 100% General Obligation 
Bonds by the City with no Special Obligation Bonds.  However, it looking at ways to get 
the most money for the park and also mitigating the risk to the City a split of 50/50 
between GOB and SOB was investigated.   
 
Quinn Bennion stated he has been involved in several development projects and is not 
aware of any project where the developer has agreed to purchase the Special 
Obligation Bonds for public project, Jeff White, with Columbia Capital, provided 
additional information on the bond market noting that generally the market will only buy 
TIF bonds on already constructed revenue producing projects.  They will sometimes 
purchase if there is a well known and respected anchor tenant.  He stated initial 
conversations on the project were as Mr. Harrison noted with the city issuing 100% 
General Obligation Bonds because of the difficulty of selling Special Obligation Bonds.  
When Van Trust stated they would purchase the bonds, this unique funding structure 
was explored. 
 
General Obligation Bonds are backed by the full obligation of the City with an unlimited 
obligation to raise taxes if necessary to pay for the bonds.  Special Obligation Bonds are 
secured only by the revenue produced by the project and only responsible to the amount 
of revenue incurred.  The purchaser is taking all the risk.  The General Obligation Bonds 
will have the city’s AAA rating.  The Special Obligation Bonds are not rated.  Mayor 
Wassmer confirmed that the fact that Van Trust is purchasing the bonds places the 
greatest risk on them because if the project does not make money, they do not get their 
money back.   
 
Sheila Myers asked why not a 50/50 split of the bonds rather than the proposed 60/40 
split.  Jeff White responded that the 60/40 split is for the principle amount and proposed 
because the General Obligation Bond rate is lower giving them more buying power than 
the Special Obligation Bonds.   
 
Sheila Myers questioned the transient tax that is proposed to go to the project. Mr. White 
replied that the first $25,000 goes to the City and the park gets the remaining funds 
which are projected to be a relatively small amount.  David Harrison noted the transient 
tax have been earmarked to come back to the city through the park.   
 
Eric Mikkelson questioned the percentage breakdown on the bonds.  Mr. White replied 
that is not known until the bonds are actually issued.  Mr. Mikkelson asked if the GO and 
SO bond principals are being retired at the same rate.  Mr. White noted that the city’s 
principal would be retiring faster due to the lower interest rate, but both bonds should be 
paid off at approximately the same time.  Mr. Mikkelson asked if the goal was to have 
the prime balance reduced at the same rate.  Mr. White responded no.   
 
Mayor Wassmer asked how the 60/40 project fund split was derived.  
 
Jeff White stated that 100% of TIF revenue goes into the same pot.  The 50/50 split 
covers backed by the GOB and SOB.  This was modeled over a 20 year period trying to 
maximize payments on both to get a payment amount split of 50/50 backing into the 
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amount for payment of the park.  Mr. White reviewed what costs the city would be 
paying for.   Everything is driven by the 50/50 to maximize the utility of the revenue. 
 
Dan Runion asked in the modeling what interest rate was used for the Special 
Obligation Bonds.  Mr. White responded he was not certain but felt it was probably 2-3% 
above the GO bond rate and would confirm that information.  He noted that there is no 
established market for Special Obligation Bonds.   
 
Eric Mikkelson agrees the split needs to be negotiated.  He asked how and when the 
actual purchase price be known.  David Harrison replied that this will be determined by 
looking at the general ledger and noted the sooner this is done the less cost there would 
be.  He would have liked to have everything finalized the first week of December, the 
current projection is February, 2016.  Initial thoughts were for $9.2M cost now it’s 
looking more like $9M. 
 
Eric Mikkelson asked when the budget numbers would be available.  Mr. Bennion 
replied those numbers should be available rather quickly.  Dan Runion wants cost 
figures for the park. 
 
Mayor Wassmer noted some concern has been expressed with the overbuilding of 
senior living facilities in Prairie Village,  David Harrison noted the number of units for 
Mission Chateau appears to be set, yet they continue to receive interest from people in 
this industry for this site.  There is a strong demand for the high-end quality project that 
is being proposed from a seasoned industry leader than is willing to put up the capital 
for this site.  If the market isn’t as expected, the cost of the units may have to be lowered 
to get the desired occupancy level.   
 
Jori Nelson asked if the purchase price would include closing costs.  Mr. Harrison noted 
these would be minimal closing costs and could be included in the TIF package.  Under 
the funding agreement all of those costs would be included in the TIF. 
 
Sheila Myers asked what the window was on the interest rates.  Jeff White stated that 
the city would not be able to issue bonds until after Planning Commission approval and 
Governing Body approval had been granted and the development district had been 
established.  Mrs. Myers asked about the impact of an increase in rates by the Federal 
Reserve.  It would have the same impact as other items traded frequently.  There are a 
lot of factors that go into the determination of investment rates.  He does not anticipate 
being able to issue bonds early 2016.  Mr. White added that in the past year municipal 
interest rates have only varied by 0.5%.   
 
David Morrison stated a concern of the residents of Ward 5 is the access road at 91st & 
Roe.  Mr. Harrison replied he has heard that concern from the beginning and has had 
good discussion with the property owners on the south.  Mr. Morrison noted that 
residents have also expressed concern with having input on which trees will remain.  Mr. 
Harrison responded that a tree survey has been taken to identify the condition of the 
trees and noted that they want to retain as many as possible.   
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Dan Runion asked what is the size of the TIF District.  Rich Muller noted the TIF district 
would include two separate projects – one being the country club property and the 
second project being the commercial area to the south of the club to 95th Street.   
 
Dan Runion asked how the TIF area would produce revenue.  Mr. Harrison responded 
through increased property values both on the site and from the adjacent properties 
which would increase in appraised value.   
 
Brooke Morehead asked what would be the modeling area used for the determination of 
rents.  Mr. Harrison replied that they are involved in several other projects that have 
given them a good indication of potential rent.   
 
Eric Mikkelson asked when expected completion of the project would be.  David 
Harrison replied if the sale was closed in January or February they would begin moving 
dirt in the first quarter and vertical on the major components.  He could expect the 
project to be built in 18 months with an additional 12 months to stabilize.  The Inn 
component he felt would take 14 months to develop. 
 
Quinn Bennion distributed a projected timetable to the Council members. 
 
Council President Brooke Morehead noted that it was nearing time for the City Council 
meeting and stated that Mr. Blessing’s presentation on Deffenbaugh would take place at 
the Council meeting.  The meeting was adjourned at 7:25 p.m. 
 
 
Brooke Morehead 
Council President 
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    Council MembersCouncil MembersCouncil MembersCouncil Members    
    Mark Your CalendarsMark Your CalendarsMark Your CalendarsMark Your Calendars    

August 3August 3August 3August 3,,,,    2015201520152015 
  
 
August  2015August  2015August  2015August  2015    Wayne Wilkes oil and acrylic exhibit  in the R.G. Endres Gallery    
August 3 City Council Meeting 
August 7 Moonlight Swim – Pool complex remains open until 10:00 p.m. 
August 14 Artist reception in the R. G. Endres Gallery 6:30 – 8:00 p.m. 
August 17 City Council Meeting 
 
September  2015September  2015September  2015September  2015    Sister City Art exhibit in the R.G. Endres Gallery    
September 7 City Offices closed in observance of Labor Day Holiday 
September 7 Pool Closes 6 p.m. 
September 8 City Council Meeting 
September 11 Artist reception in the R. G. Endres Gallery 6:30 – 8:00 p.m. 
September 12 Prairie Village Jazz Festival 
September 21 City Council Meeting 
 
OctoberOctoberOctoberOctober    2015201520152015    State of the Arts exhibit in the R.G. Endres Gallery    
October 5 City Council Meeting 
October 9 State of the Arts Reception in the R. G. Endres Gallery 6:30–8:00 p.m. 
October 19 City Council Meeting 
 
NovemberNovemberNovemberNovember    2015201520152015    Chun Wang exhibit in the R.G. Endres Gallery    
November 2 City Council Meeting 
November 13 Artist reception in the R. G. Endres Gallery 6:30 – 8:00 p.m. 
November 16 City Council Meeting 
November 26/27 City Offices Closed for Thanksgiving Holiday 
 
December 2015December 2015December 2015December 2015    Peter Smokorowski exhibit in the R.G. Endres Gallery    
December 4 Volunteer Appreciation Holiday Party 
December 7 City Council Meeting 
December 11 Artist reception in the R. G. Endres Gallery 6:30 – 8:00 p.m. 
December 21 City Council Meeting 
December 25 City Offices Closed for Christmas Holiday 
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