PLANNING COMMISSION MINUTES
August 2, 2016


ROLL CALL
The Planning Commission of the City of Prairie Village met in regular session on Tuesday, August 2, 2016 in the Municipal Building Council Chambers at 7700 Mission Road.  Vice Chairman Gregory Wolf called the meeting to order at 7:00 p.m. with the following members present: Gregory Wolf, Melissa Brown, James Breneman, Jonathan Birkel, Patrick Lenahan and Jeffrey Valentino. 

The following persons were present in their advisory capacity to the Planning Commission:  Chris Brewster, City Planning Consultant; Wes Jordan, Assistant City Administrator and Joyce Hagen Mundy, Commission Secretary.   


APPROVAL OF MINUTES
Jonathan Birkel moved for the approval of the minutes of the Planning Commission for July 12, 2016 as submitted.   The motion was seconded by James Breneman and passed by a vote of 5 to 1 with Patrick Lenahan abstaining.


PUBLIC HEARINGS
There were no Public Hearings scheduled before the Planning Commission.  


NON PUBLIC HEARINGS 
PC2016-122   Request for Building Line Modification of platted front and side yard setbacks of 40 and 20 feet respectively
7400 Roe Circle

Jerad Foster, 7318 Roe Circle, stated that he is proposing two additions to the existing Drummond home with a single-car garage attached to the dwelling by a breezeway on the west side of the lot.  He plans to move a garage to the east side of the lot along Roe and expand it to a 2-car garage with a similar projection and orientation.  The garage would be accessed off Roe Circle as it currently is.  The main dwelling would also be expanded to the west behind where the current garage sits.

Chris Brewster noted that all of the proposed additions meet the required zoning setbacks (30’ front, 6’ west side, 15’ east/street side, and 25’ rear).  The proposed location of the new garage and home addition along Roe Avenue is 20’ to 22’ from the side lot line – as opposed to the 30-foot platted building line, and approximately 40’ from the curb on Roe Avenue.  The main body of the existing dwelling and proposed additions are well beyond the 40-foot platted building line; however the proposed new garage extends approximately 2 feet beyond this line.   


The lot is located on the southeast corner of Roe Circle and Roe Avenue, and has a platted building line of 40 feet at the front on Roe Circle, and 30 feet at the side along Roe Avenue.  These setbacks are in addition to and greater than required by the R-1B zoning (30 feet front setback and 15 feet street side setback).  The house orients directly to Roe Circle, and has a 2-car front-loaded garage on the west side of the lot accessed off Roe Circle by a circle drive.  The house meets all zoning setbacks for the R-1B zoning district, as well as the required platted setbacks, but the east elevation (Roe Avenue side) is built right along the 30-foot platted setback.
  
Homes on this block have a varied orientation as they stagger around the circle drive, and the home immediately to the west is built substantially closer to Roe Circle than the existing home (approximately even with the extent of the proposed projecting garage). The rear of the block is a drainage way, and the property to the west is used as a park and Johnson County water disposal building.  .

Staff presented the following review of the criteria established by Section 18.18.D for the granting of a platted building line modification:

1. That there are special circumstances or conditions affecting the property;
The lot is a corner lot with the building oriented to the front street (Roe Circle).  The lot is irregularly shaped due to the circle configuration of the block and the drainage way on the rear of the block.  The property to the west is a park and public water disposal building. 

2. The building line modification is necessary for reasonable and acceptable development of the property in question;
The buildable area of the lot is reduced as a result of the platted setbacks.  While the lot is large and there is a reasonable amount of buildable area under the platted setbacks, the platted building lines are substantially more constraining that zoning setbacks.  The main portion of the current home (as well as proposed additions) remain well beyond the zoning and platted setback on the front lot line, with the greatest encroachment proposed on the west lot line along Roe Avenue. 

3. That the granting of the building line modification will not be detrimental to the public welfare or injurious to or adversely affect adjacent property or other property in the vicinity in which the particular property is situated;
The addition of the garage is effectively flipping from the current location to allow more buildable space, creating more livable space closer to adjacent residential dwellings.  The orientation to the front will be similar to the existing building and comparable to other homes fronting on Roe Circle, while the garage as some smaller additions are moving close to the side that borders Roe Avenue and the adjacent park.  The lot to the rear (across the drainage way) is zoned for residential but used as a church. The request otherwise exceeds all zoning requirements.

If the Planning Commission finds favorably on the three considerations, it shall adopt a resolution that must be recorded with the register of deeds prior to obtaining a building permit.

Melissa Brown noted the Commission received surveys of two lots.  Mr. Foster responded that he wanted the Commission to also be able to see the relationship to the adjacent lot.  

Jonathan Birkel confirmed that the cantilever on the proposed addition extends to six feet from the property line.  

James Breneman moved the Planning Commission approve PC2016-122 granting by resolution the requested building line modifications to the front platted setback from 40’ to 38’ and to the side setback from 30’ to 20’ as depicted on the plans presented.  The motion was seconded by Melissa Brown and passed unanimously.  


PC2016-121    Request for Building Line Modification of three feet for the west side yard
Platted setback of 20 feet 
5012 West 70th Street

Chris Castrop, 4313 West 54th Street, presented the requested side yard building line modification of 2 to 3 feet on the west side for the addition of a 2-car garage along Fonticello.  The garage would be accessed off the side-lot fronting on Fonticello.  The previous garage will become a kitchen and they are also extending the existing home with main level master suite and great room to the rear of the existing home.  Mr. Castrop noted a stairwell is needed to access the second level and forces the garage three feet over the platted building line on the west side of the lot.  A driveway permit has been requested from Public Works for the new driveway access.  

Mr. Brewster noted the lot is located on the northeast corner of West 70thth Street and Fonticello, and has a platted building line of 20 feet adjacent to Fonticello Street and 45 feet adjacent to West 70th Street.  These setbacks are in addition to and greater than required by the R-1B zoning (30 feet front setback and 15 feet street side setback).  The house orients directly to West 70th Street, and has a 2-car front-loaded garage off of West 70th Street.  The house meets all zoning setbacks for the R-1B zoning district, as well as the required platted setbacks, but the west elevation (Fonticello side) is built right along the 20-foot platted setback.  

The proposed location of the new garage is more than 15 feet from the side lot line.    All homes on this block and in the vicinity have a similar orientation as this dwelling; however the dwelling on the opposite corner to the south is oriented to Fonticello Street with a 2-car garage accessed off Fonticello.  The house on the corner to the west has a side building line that is approximately 12 feet from the side lot line, and approximately 20 feet from the curb on Fonticello.  The location of the proposed garage façade is approximately 17’ from the side lot line and approximately 29 feet from the curb on Fonticello.
Staff presented the following review of the criteria established by Section 18.18.D for the granting of a platted building line modification:

1. That there are special circumstances or conditions affecting the property;
The lot is a corner lot with the building oriented to the front street (West 70th Street).  The platted setbacks are similar to adjacent lots; however they are greater than setbacks for buildings and lots on the west side of Fonticello. 

2. The building line modification is necessary for reasonable and acceptable development of the property in question;
The buildable area of the lot is reduced as a result of the platted setbacks.  While the lot is large and there is a reasonable amount of buildable area under the platted setbacks, it is still more constraining than other lots in the area, and since the home does not have a “corner orientation”, but instead is oriented to West 70th Street, the side setback on Fonticello is more constraining than required by zoning. 

3. That the granting of the building line modification will not be detrimental to the public welfare or injurious to or adversely affect adjacent property or other property in the vicinity in which the particular property is situated;
The addition of the garage is effectively the side lot of the current home, and still has a substantial setback from the street edge of Fonticello, and most of the proposed addition is beyond the platted setbacks to the rear of the property.  The request otherwise exceeds all zoning requirements.

Jonathan Birkel asked if there was a sidewalk on Fonticello.  Mr. Castrop replied there is not but that there is one on 70th street that should be added to the drawing; they will be connecting the sidewalk where the existing driveway is replaced.  Mr. Birkel asked how many feet it was from the curb to the proposed garage.  Mr. Castrop responded approximately 27 feet.

Patrick Lenahan questioned the approximately two foot jog on the side of the proposed expansion.  Mr. Castrop replied that represents a covered porch.  

Jeffrey Valentino asked if they moving the garage to the right.  Mr. Castrop replied they looked at that; however, it negatively impacted the size of the Great Room which is already relatively narrow at 14 feet.  

James Breneman moved the Planning Commission approve PC2016-121 granting by resolution the requested building line modifications to the platted side setback from 20’ to 17’’ as depicted on the plans presented.  The motion was seconded by Patrick Lenahan and passed unanimously.  

[bookmark: _Toc13384630]
OTHER BUSINESS
The September Planning Commission meeting will be September 13th, the second Tuesday in September due to the Labor Day holiday.  The filing deadline is August 12th.  

An application for signage approval for the Monument Sign for Homestead Estates is anticipated.  

Wes Jordan stated an appeal has been filed to the Countryside East Overlay District that Mr. Birkel will hear later this month representing the Planning Commission.  


ADJOURNMENT
With no further business to come before the Commission, Vice-Chairman Gregory Wolf adjourned the meeting at 7:20 p.m.  



Gregory Wolf
Vice-Chairman	
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