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Urban Planning and Land Use 

  
 

 
701 North 7

th
 Street, Room 423                           Phone: (913) 573-5750  

Kansas City, Kansas 66101                                       Fax: (913) 573-5796  

Email: planninginfo@wycokck.org                          www.wycokck.org/planning 

 
 
To:   City Planning Commission  
          
From:   City Staff  
  
Date:   February 8, 2010 
   
Re:   Petition #PR-2010-4 (100039) 
        

GENERAL INFORMATION 
 

Applicant:  
Rory OôConnor 
 
Status of Applicant: 
Representative 
Wayne Londen for Populous, Inc.  
300 Wyandotte, Suite 300 
Kansas City, MO 64105 
 
Requested Action:     
Approve Preliminary and Final Plan 
Review 
 
Date of Application:  
December 28, 2009 
 
Purpose:  
To build a multi-purpose sports stadium 
 
Property Location: 
1600 Village West Parkway 
 
Existing Zoning:  
CP-2 Planned General Business District 
 

mailto:planninginfo@wycokck.org
http://www.wycokck.org/planning
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Surrounding Zoning:        North: CP-2 Planned General Business District 
South:  CP-2 Planned General Business District 

    East:     CP-2 Planned General Business District 
West:    A-G Agricultural District  

 
Existing Uses: North: Restaurant (Applebeeôs)     
       South:   Hotel (Best Western)     
       East:     Large retail store (Nebraska Furniture Mart) 
       West:    Kansas Speedway  
 
Total Tract Size: 11.04 acres 
 
Master Plan Designation:  The Prairie Delaware Piper Master Plan designates 
this area as Planned Commercial. 
 
Major Street Plan:    The Master Plan classifies State Avenue as a Class A 
Thoroughfare. France Family Drive is classified as a Class C Thoroughfare. Village 
West Parkway is classified as a Parkway and Prairie Crossing is classified as a local 
road. 
 
Advertisement:   Property Owner Letters ï January 12, 2010 
   Wyandotte Echo ï Not required 
 
Public Hearing:   February 8, 2010 
 
Public Opposition:  None to date 
 

PROPOSAL 

 
Detailed Outline of Requested Action:  The applicant, Rory OôConnor of Ongoal, LLC 
wants to build a 16,500 seat (25,000 seats for concerts) multi-purpose sports stadium 
on 11.04 acres at 1600 Village West Parkway.  
 
City Ordinance Requirements: Article VIII Sections 27-340 ï 27-765 
 

FACTORS TO BE CONSIDERED 
 

1. Neighborhood character. 
 
The character of the neighborhood is entirely composed of commercial 
development and businesses. Nebraska Furniture Martôs parking lot is adjacent 
to the east and the Kansas Speedway is directly west of the proposed use, 
across State Avenue.  
 

2. The extent to which the proposed use would increase the traffic or parking 
demand in ways that would adversely affect road capacity, safety, or create 
parking problems. 



#PR-2010-4 February 8, 2010 3 

The proposed use will increase traffic and parking demand that will adversely 
affect the road capacity of State Avenue and the surrounding areas. Additionally, 
there is a concern of pedestrian traffic moving throughout Village West pre and 
post game hours. Furthermore, there are not enough parking spaces required for 
this type of intensive use on site. Parking agreements between Ongoal and 
adjacent property owners is imperative for this project to move forward. 

3. The degree of conformance of the proposed use to the Master Plan. 
 
The proposed use conforms to the Master Plan. 
 

4. The extent to which utilities and public services are available and adequate 
to serve the proposed use. 

 
a. Water service 

 
Available 

 
b. Sanitary sewer service 

 
Available 

 
c. Storm water control 

 
To be designed to meet City Code 

 
d. Police 

 
Police service is provided by the West Patrol, District #225 

 
e. Fire 

 
Fire service is provided by Station #6, located 98th Street and State 
Avenue 
 

f. Transit 
 

Kansas City ATA provides transit service in this area. The nearest transit 
stop is on Village West Parkway in between State Avenue and Parallel 
Parkway, Route #101. 
 

g. Schools 
 

Piper USD 203 
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5. The capability of the proposed use to meet applicable ordinance and other 
requirements. 

 
The proposed use is capable of meeting applicable ordinance and other 
requirements. 

 

PREVIOUS ACTIONS 

 
None 
 

NEIGHBORHOOD MEETING 

 
The applicant held a neighborhood meeting on January 22, 2010. No one appeared at 
the meeting. 
 

KEY ISSUES 
 
Meeting the Commercial Design Guidelines 
Building materials  
 

STAFF COMMENTS AND SUGGESTIONS 

 
Urban Planning and Land Use Comments: 
 
Staff continues to work with the applicant regarding building materials even following 
publication of this report.  At this point in time we are recommending preliminary plan 
approval and final plan approval of the basic building form which will allow the applicant 
to begin construction while final details and restrictions concerning building standards 
are being worked out.  The applicant is working to address many of the comments 
below, but final resolution appears to be a ways off at this point. 
 

1. Material palette ï Please submit a material palette. Building materials are 
referenced on the building elevations, but samples of the materials are not 
available for review. A full comprehensive review cannot be conducted because 
the applicant has not provided a material palette.  Although they have shown 
sample mock-up, they have not indicated the final materials. 
 

2. Pedestrian scale ï While the Village West Parkway side will be the most visible 
side of the building, all four sides between the field level and main concourse 
level shall be treated in a manner to give a quality pedestrian feel to the building. 
Pedestrian scale is significantly lacking. There really is no sense of pedestrian 
scale at the street level. This is evident along Village West Parkway and France 
Family Drive. Community America Ballpark is an ideal example of good 
pedestrian scale.  
 

3. Building materials ï Staff likes the design of the multi-purpose stadium, but we 
expect the quality of materials to be comparable to the best Major League Soccer 
(MLS) stadiums and minor league stadiums in the country. Smooth-faced black 
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concrete block, metal panel, and tilt-up concrete panels are not approved exterior 
building materials. The proposed horizontal metal panels and precast concrete 
panels are also not permitted by code. The proposed usage of gray material 
spanning from the field level to the main concourse level need to be modified. 
The appearance is monochromatic. Please find and incorporate approved 
building materials that are referenced in the Commercial Design Guidelines. 
Moreover, please view the photographs below of sports stadiums that have 
building materials that meet our design criteria. Again, it is not the scale and size 
of the stadiums shown in the attachments. They are merely an example of some 
the various materials and concepts used in their construction. (See pages 23-24). 
 
Additional Note: The applicant has responded to staffôs comments regarding 
building materials, but their suggestions for materials at the time of this report do 
not meet the standards in the overlay zone. Staff does not support the variance 
request for a deviation in the building materials as proposed in this report by the 
applicant. This staff report will not consider the building materials as proposed; 
instead that portion of the final plan review be held over one (1) month to assess 
the revised building materials. 

 
4. Entry gates - The metal entry gates around the perimeter of the stadium should 

be similar quality to that constructed around Community America Ballpark. (See 
page 25). 

 
5. Loading docks ï The loading docks on the east side of the building need to be 

architecturally enhanced and of a material to match the primary material of the 
stadium. The dock doors shall be a more architecturally significant door.  (See 
NTB or JCPenney in Village West). Loading docks and garage door bays on 
street facing facades such as National Tire & Battery and Wal-Mart were 
significantly enhanced from their preliminary drawings. The door bays are 
composed of masonry with appropriate materials used for the awnings over their 
bays. National Tire & Battery used slate tiles and Wal-Mart incorporated Spanish 
tiles because of the approved design criteria for Plaza at the Speedway. (See 
pages 26-28). 

 
6. Streetscape ï Landscaping along Village West Parkway, France Family Drive 

and Prairie Crossing shall match or exceed the current landscaping along Village 
West Parkway. Additionally, what is the anticipated timeline to install the turf in 
the plaza area? A final certificate of occupancy will not be issued until the turf has 
taken hold. 
 
Applicantôs Response: The applicant stated that they will save and/or plant as 
many trees along Village West Parkway as possible. They will try and replicate 
the exiting tree line that is established on the east side of the street. Furthermore, 
they are attempting to save as many shrubs as possible and replant them 
between the building and the sidewalk. 

 
Staffôs Response: However, since the sidewalk along France Family Drive will 
be used primarily for people walking from/to the parking lot, it has been 
suggested planting trees in grates. Doing so will provide the necessary 
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landscaping required in Village West, but also allow pedestrians to travel freely 
without feeling pinched while walking on the sidewalk towards Village West 
Parkway. Additionally, staff will not approve any landscaping that does not meet 
or exceed the landscaping along Village West Parkway, France Family Drive and 
Prairie Crossing. 
 

7. Parking lot landscaping ï Staff recommends that the applicant follow the 
parking lot landscaping requirements outlined in the Commercial Design 
Guidelines.  

 
8. General landscaping ï All landscaping shall be irrigated. 

 
9. Multi-purpose trails ï Staff stipulates that the applicant connect the bike trail 

along France Family Drive, between Village West Parkway and State Avenue. 
Doing so will allow the city to make a connection between Schlitterbahn, the 
destination casino and the larger bike trail plan outlined in the City-Wide Master 
Plan. 

 
10. On-site signage ï At this time we would like to limit the on-site signage to the 

current ordinance. We understand that more signage may be desired. The 
additional signage will be required to have a separate special use permit. 

 
11. Off-site parking ï Parking agreements between Ongoal/Kansas City Wizards 

and adjacent property owners need to be recorded and individual copies 
submitted to staff prior to final plan approval.  Both Ongoal and the Unified 
Government are working to optimally locate parking.  Parking will be covered by 
a separate final plan review at a later date.  Ongoal has committed to issuing free 
parking passes for particular lots with basic directions for each ticket.  This will 
facilitate ingress and egress with the least disturbance to Village West Parkway 
and State Avenue.  No pedestrian movements and transit connections will be 
assessed with the parking plan. No certificate of occupancy will be issued until 
parking is resolved and approved. 

 
12. Sanitation ï How will the operators be handling trash? Any bins or compactors 

shall be screened from public view by a masonry wall.  Preferably they will be 
internal to the building. 
 
Applicantôs Response: All trash will be fully enclosed and managed within the 
loading dock doors. 
 
Staffôs Response: Staff is satisfied with the applicantôs response. The doors that 
are designated for trash removal and compaction shall remain closed at all times.  

 
13. Utilities ï How are you proposing to screen your HVAC units, backup 

generators and other utility units? 
 

Applicantôs Response: The applicant mentioned landscaping around the utility 
unit, but there was no further discussion on this point. 
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Staffôs Response: The utility unit that is adjacent to the loading dock doors on 
France Family Drive shall be screened from public view per the Commercial 
Design Guidelines. Mechanical equipment shall be landscaped and screened 
from public view. A detail sheet is required to assess compliance with this issue. 
 

14. Public transit ï Please indicate how your proposal will link with the existing 
public transit network. How will you provide service between lots to the venue? 

 
This is a detail to be worked out with the parking plan. 

 
15. Parking garage circulation ï Please provide circulation patterns within the 

proposed parking garage. 
 
Applicantôs Response: There will not be a parking garage at this time. 

 
Staffôs Response: Acknowledged.  
 

16. Internal EMS ï How are you providing internal EMS service to this 
development? What are your anticipated call volumes? 
 
Applicant provided MLS requirements.  A more detailed response that includes 
other events is required. 

 
17. Phasing ï What is the proposed phasing for the hotel and ancillary buildings in 

the plaza area?  
 

18. Lighting ï Only decorative lighting can be used on the exterior of the building. 
Pack lights or flood lights are not allowed. Also, how is the soccer field going to 
be illuminated?  
 
Applicantôs Response: They propose having LED lighting around the perimeter 
of the roof. They are undecided whether the LED lighting will be static. The roof 
will be lit with lights projecting upward underneath the roof canopy. All field lights 
will be directed at the field from the roof. 
 
Staffôs Response: Staff has concerns about the LED lighting if it is not static. 
Staff does not foresee problems with exterior lighting during events at the 
stadium, but if there are no events occurring, lighting should be static. 
 

19. Fencing ï Are you proposing fencing along State Avenue? If so, provide 
elevations of the fence.  The standards would be wrought iron with brick columns 
every thirty (30) to thirty-two (32) feet. 
 

20. France Family Drive lighting ï There should be lighting along France Family 
Drive for pedestrians walking between the parking lot and stadium. There are 
CPTED concerns with minimal lighting along the sidewalk. 

 



#PR-2010-4 February 8, 2010 8 

Applicantôs Response: The applicant suggested adding LED lighting in the 
tunnel underneath State Avenue, along France Family Drive linking the parking 
lot to the stadium. 
 
Staffôs Response: Staff is amenable to their suggestion. There still needs to be 
a great deal more detail and additional lighting along the stadium on France 
Family Drive. 

 
21. Roofing material ï The proposed roof in the rendering shown to the city and its 

citizens is entirely comprised of polycarbonate. Staff recommends that the entire 
roof consist of polycarbonate material instead of the proposed metal standing 
seam. Other stadiums appear to have full poly carbonate roofing. 
 

Staff will support approval of the preliminary plan review with architectural comments. 
Staff will support approval of the final plan review for the utility plan and building shell, 
but not the proposed building materials. Staff will not support and hold our 
recommendation for the building materials holding over that portion of this final plan 
review.  
 
The applicant has taken an effort to meet the Commercial Design Guidelines, but has 
yet to find materials that meet the code. Staff does not support the variance requested 
by the applicant for a deviation in the building materials as submitted in this report.  
Some other options have been discussed with applicants since this submission but staff 
will hold comment on these pending an official submission. The multi-purpose stadium 
does not conform to the overlay district. While this stadium is not a retail building, staff 
expects high quality materials and design that meets the code.  
 
Public Works Comments: 
A) Items that require plan revision or additional documentation before engineering can 

recommend approval: 
1) None 

B) Items that are conditions of approval (stipulations): 
1) Detention shall be provided (south of State Ave.) for the additional impervious 

area constructed. 
2) Fencing shall be required to restrict mid-block pedestrian traffic crossing at State 

Avenue. 
C) Comments that are not critical to engineeringôs recommendations for this specific 
submittal, but may be helpful in preparing future documents: 

1) None 
 

STAFF RECOMMENDATION 
 

Staff recommends that the City Planning Commission make the findings contained 
within the staff report related to Factors to be Considered, and Key Issues and 
recommend APPROVAL of the preliminary plan and shell submitted as Petition 
#PR-2010-4 subject to all comments and suggestions outlined in this staff report. 
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ATTACHMENTS  
 
Site Plan 
Landscape Plan 
Lighting Plan 
Overall Parking Plan 
Ingress Plan 
Egress Plan 
White Parking Lot 
Blue Parking Lot 
Proposed Rendering 
Proposed Building Elevations 
MLS Philadelphia Union Stadium 
MLS Toronto FC BMO Field 
Kansas City T-Bones Community America Ballpark 
National Tire & Battery Building Elevations 
Wal-Mart Building Elevations 
 

REVIEW OF INFORMATION AND SCHEDULE 
 
Action  Planning Commission Board of Commissioners   
Public Hearing February 8, 2010      February 25, 2010 
Preliminary 
Final Plan February 8, 2010  No consideration required    
    

 
STAFF CONTACT:  Byron Toy 
 

MOTIONS 
 
I move the Kansas City, City Planning Commission APPROVE Petition #PR-2010-4, as 
meeting all the requirements of the City code and being in the interest of the public 
health, safety and welfare subject to such modifications as are necessary to resolve to 
the satisfaction of City Staff all comments contained in the Staff Report; and the 
following additional requirements of the Kansas City, City Planning Commission: 
 
 1._________________________________________________________; 
 
 2. _____________________________________________________; And 
 
 3. ________________________________________________________. 
 

OR 
 
I move the Kansas City, City Planning Commission DENY Petition #PR-2010-4, as it is 
not in compliance with the City Ordinances and as it will not promote the public health, 
safety and welfare of the City of Kansas City, Kansas; and other such reasons that have 
been mentioned. 
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