CITY PLAN COMMISSION STAFF REPORT ‘H Kpﬁ'::,gs&ggv
CD-CPC-2025-00190

Shoal Creek Special Purpose District Text Amendment February 4, 2026
Docket #3 Approval Process
Request '
Zoning Code Text Amendment Staff Review g Pl
Commission
Applicant

City Planning and Development Overview

City Planning and Development seeks approval of an
amendment to Chapter 88, the Zoning and Development Code,
by repealing Section 88-255, "SC, Shoal Creek District" and
enacting in lieu thereof a new section of like number and
subject matter for the purpose of providing consistency with the
recently updated Shoal Creek Community Master Plan.

Required Public Engagement

Section 88-505-12, Public Engagement does not apply to this
request; however, staff held a virtual public engagement
meeting on January 22, 2026 and posted a description of the
text amendment and link to the draft amendment on the City’s
website.

Related Cases

CD-CPC-2025-00153, 00154 - Ordinance 260015 -
Approving amendments to the Shoal Creek Special Purpose
District by rezoning about 1,756 acres from SC to SC generally
located between N.E. 96th Street/N.E. Shoal Creek Parkway on
the north, N.E. 76th Street on the south, N. Flintlock Road on the
east and Shoal Creek Parkway and 1-435 on the west, and
amending the Shoal Creek Community Master Plan booklet and
text in accordance with 88-255-09-B to update the review and
approval process and to revise the alignment of a collector
street. Approved January 15, 2026

Project Timeline

The application was filed on November 17, 2025. There is no
set schedule for processing Zoning Code amendments;
however, the updated Shoal Creek Community Master Plan
(Ord. No. 260015) needed to be approved prior to this case
being heard by City Plan Commission.

Professional Staff Recommendation
Docket #3  Approval
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City Plan Commission Staff Report
Docket #3, Shoal Creek Special Purpose District Text Amendment KANSAS CITY
February 4, 2026 w \ Planning & Dev
AMENDMENT OVERVIEW

The proposed text amendment is in coordination with the recently updated Shoal Creek Community
Master Plan booklet (Ord. No. 260015, January 15, 2026). There are many detailed standards
directly from the booklet in the Code, which are unnecessary to have both in the booklet and Code.
Referring to the Community Plan in various sections of section 88-255 - Shoal Creek, will reduce

potential conflicts and allow flexibility for amending the booklet in the future without always needing
to do a corresponding Zoning Code text amendment.

The primary changes are listed below and shown on the attached redline draft.

e Removing lists of specific application submittal requirements and referring to the Community
Master Plan.

e Removing lists of permitted uses and referring to permitted uses in various sections of the
Community Master Plan.

e Removing performance standards related to factors outside the control of the Zoning and
Development Code like storage of flammable materials and other fire code-related
conditions, noise, vibration, emission of gases, and discharge into sewer systems.

e Removing section about public improvements as Public Works standards are already
applicable outside of Chapter 88.

¢ Removing application requirements for neighborhood plans and final plans and referring to
the Community Master Plan.

SPECIFIC REVIEW CRITERIA

Zoning and Development Code Text Amendments (88-510-07)

In reviewing and making decisions on zoning and development code text amendments, the City
Planning and Development Director, City Plan Commission, and City Council must consider at least
the following factors:

A. Whether the proposed zoning and development Code text amendment corrects an
error or inconsistency in the Zoning and Development Code or meets the challenge of a
changing condition.

The proposed amendment corrects inconsistencies between the updated Shoal Creek
Community Master Plan and section 88-255 - Shoal Creek Special Purpose District. Referring
to the detailed Community Master Plan rather than listing every standard in the Code will
provide possible flexibility of future amendments to the Community Master Plan resulting
from changing conditions without needing a corresponding text amendment.

B. Whether the proposed zoning and development code text amendment is consistent
with adopted plans and the stated purpose of this Zoning and Development Code.

The proposed amendment is consistent with the Community Master Plan and other
applicable City plans and meets the purpose of the Zoning and Development Code.
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City Plan Commission Staff Report

Docket #3, Shoal Creek Special Purpose District Text Amendment KANSAS CITY

February 4, 2026 Planning & Dev
C. Whether the proposed zoning and development code text amendment is in the best

interests of the City as a whole.

The proposed text amendment provides clarity in the Code, which is an overall benefit to
efficiency of enforcing the Code, although there is a defined area affected directly from the
amendment.

ATTACHMENTS
1. Redline Draft

2. Public Engagement Materials

PROFESSIONAL STAFF RECOMMENDATION
City staff recommends APPROVAL.

Respectfully submitted,

Genevieve Kohn-Smith, AICP

Lead Planner
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- ZONING AND DEVELOPMENT CODE CITY OF KANSAS CITY, MISSOURI
88-255 SC, SHOAL CREEK DISTRICT

88-255 SC, SHOAL CREEK DISTRICT

88-255-01 PURPOSE AND INTENT

88-255-01-A. The SC, Shoal Creek district is intended for application only the Shoal Creek development,
which was originally approved through the {fermer} Mmaster Pglanned Ceommunity (MPC) regulations
under Chapter 80, the previous Zoning and Development Code. The district is intended to accommodate and

encourage specific design criteria that will be environmentally sensitive, public service-efficient, and
demonstrate progressive and innovative land planning, site planning, engineering, and architectural methods
and techniques. The district provides a method to address the concerns identified in the comprehensive plan
of the city and issues related to providing basic public services, such as water and sewer extensions,
construction of public streets and use of open space.

88-255-01-B. The SC district is further intended to:

1.

o v~ w N

10.

11.

12.

13.

identify sensitive use and protection of the natural environment and open space consisting of
natural features, undisturbed areas, greenbelts, parks, plazas, and landscaped areas for the use
and enjoyment of all residents and visitors;

preserve and enhance existing man-made and natural environs on the site;

create individual neighborhoods limited in size to optimize the pedestrian experience;
provide a variety of housing types to promote a diversity of housing stock and neighborhoods;
provide a variety of retail, office, and commercial uses to offer local employment;

provide a network of interconnecting streets within the neighborhood that serve pedestrians and
automobiles in a safe, aesthetic and efficient manner;

provide a neighborhood design that accommodates a variety of transportation modes and transit
systems;

designate sites for civic buildings, focal points, landmarks, public open space and community
identity;

define public space and create a diverse environment by establishing proportions governing
building setbacks, bulk, form, and character;

support compact and mixed use development patterns that reduce long commutes, retain open
spaces, and minimize costs for public services and facilities;

advance new and innovative master planning, site planning, engineering and architectural
methods and techniques;

encourage flexibility and creativity in proposing new planning concepts that are responsive to
changing economic and market conditions; and

encourage the location of new community anchors along existing or proposed transit corridors to
create critical mass.

88-255-01-C. APPLICABILITY

Kansas City, Missouri, Zoning and Development Code Created: 2025-10-07 09:35:01 [EST]

(Supp. No. 36)
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SC zoning may be applied only to lands included within the Shoal Creek development originally approved
through the MPC, master planned community provisions of the zoning ordinance in effect prior to January 1,
2011.

88-255-02 GENERAL REQUIREMENTS

88-255-02-A. A master plan must be prepared for all of the land area included within the proposed SC
district, in compliance with the regulations and requirements of this article.

88-255-02-B. An application for SC zoning must be accompanied by a community master plan and a traffic
study.

88-255-02-C. Detailed requirements for all types of development and amendments to the SC area,can be Formatted: Font: Bold

found in the Shoal Creek Community, Plan.

Formatted: Font: Not Bold
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88-255-03 COMMUNITY MASTER PLAN

A community master plan is a narrative and illustrative plan which presents a unified and organized strategy for
development and service facilities having a logical relationship to the property as a whole. A community master
plan must consist of all of the following:

88-255-03-A. Project summary setting forth a general description of the overall development, a survey of
existing conditions including existing zoning districts, vegetation, slopes, water resources, and floodplains
and a division of the land into subareas based upon natural or man-made physical boundaries which are
referred to individually as a "neighborhood."

88-255-03-B. Land use plan, including a graphic plan designating acreage and general locations for proposed
uses, written development standards that identify permitted uses, quantify the intensity of uses, and
establish parking, building height, and setback requirements. The land use plan may propose subdistricts
within the district and provide for particular standards within each subdistrict. For purposes of the SC district,
"subdistrict" is an area within the overall SC that may incorporate general requirements of the SC district or
that may have standards distinct and unique from other areas within the SC.

88-255-03-C. Infrastructure plan, including a traffic impact study, street sections and provisions for public

utilities, street lighting, and storm drainage facilities to serve the site.

88-255-03-D. Community facilities plan, including provisions for parks and recreation facilities, open space,
school, fire stations, and other public safety facilities.

88-255-03-E. Community design plan, describing the design intent for the community as a whole and the
neighborhoods that comprise the community through community-wide design goals, objectives, and guiding
principles depicted in an illustrative plan.

88-255-03-F. Implementation and outline of the processes required to initiate construction and provide
management and administration for the community as it builds out.

88-255-04 USES

In the SC district, no building or land may be used and no building may be erected, altered or enlarged, unless it is
arranged, intended or designed as permitted by the Shoal Creek Community Plan. fer-etherthan-ene-ermore-of

Created: 2025-10-07 ©9:35:01 [EST]

(Supp. No. 36)
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22— Warehouses.
88-255-04-B. ACCESSORY USES

Any use which is accessory and incidental to any enumerated principal use is permitted in accordance with

the Shoal Creek Community Plan. No outdoor storage is permitted. if-it-rmeetstheperformance-standards-set
forth-in-88-255-65-

88-255-04-CB. PARKING AND LOADING

Except as specified in the community master plan, the parking and loading provisions of 88-420.

Created: 2025-10-07 ©9:35:01 [EST]
(Supp. No. 36)
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88-255-05 - RESERVED

Created: 2025-10-07 ©9:35:01 [EST]
(Supp. No. 36)
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88-255-07 NEIGHBORHOOD PLAN

88-255-07-A-After establishment of an SC district but prior to approval of any final plan or final plat affecting
an area within a neighborhood, the applicant must submit for approval a neighborhood plan identifying the
improvements for storm drainage, sanitary sewer, water lines, street construction, and park dedication. Prior
to the submission of the neighborhood plan, the applicant must submit a proposal to conduct a meeting in
the vicinity of such Neighborhood Plan to solicit comments from adjoining property owner s. The
neighborhood plan must be reviewed and approved by-the-appropriatecity-departmentpriorte-any

Created: 2025-10-07 ©9:35:01 [EST]
(Supp. No. 36)
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approval-ofa-finalplan-orfinalplat-forthe-neighborhood-in accordance with the Shoal Creek Community
Plan.

88-255-08 FINAL PLAT AND FINAL PLAN

88-255-08-A. FINAL PLAT

Prior to the issuance of a building permit for any construction within an SC district, the area included within
the building permit must be platted. At the option of the applicant, any portion of the community master
plan may serve also as the preliminary subdivision plat. Such option must be declared prior to the hearing
before the city plan commission. At the time of submission of a final plat, the applicant for the final plat must
provide an audit of the neighborhood development as of the date of the submission of the application for a
final plat demonstrating that densities established by the community and neighborhood plans have not been
exceeded and further that the audit identify the existing parkland dedication and any deficiencies or
surpluses in the amount of required dedication.

88-255-08-B. FINAL PLAN

1. Prior to the issuance of any building permit within the area zoned SC, the applicant for the
building permit must present a final plan for review and approved in accordance with the Shoal
Creek Community Plan.atby-the-city-plan-cemmission- In the case of detached house residential
development, the final plat will serve as the final plan. The-final-plan-must-includespecifie

Created: 2025-10-07 ©9:35:01 [EST]
(Supp. No. 36)
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2. Atthe time of approval of the final plan (or final plat for residential) the applicant may request
and the City Plan Commissioneemmissien may approve variations or modifications to the bulk
and area standards requested by the applicant subject to consideration of the following criteria:

(a) The modification is limited to a use specifically set forth for the subdistrict or a use which is
compatible with other uses permitted in the subdistrict;

(b)  The modification is limited to application of the standards of the subdistrict and may not
permanently alter such standards;

(c)  Except for the specific modification, the other standards of the subdistrict will remain in
effect;

(d) The modification must reflect the spirit and intent of the SC district as a whole and must
maintain any unique planning design which are inherent to the development of the
neighborhood area.

(e) Absent approvals provided herein the standards for a subdistrict (or incorporated
provisions of other zoning regulations) apply without exception.

3. In the course of implementing the approved final plan, certain revisions or adjustments of detail
may be permitted if approved by the city planning and development director. However, such
revision or adjustment of detail must be in substantial compliance with the final plan approved
by the city plan commission. If the city planning and development director finds that such
revisions or adjustments of detail are not in conformance with the approved final plan, the
applicant may submit a new final plan to the city plan commission for its review and approval.

{Ord—No-220398,51,5-19-2022}

88-255-09 AMENDMENTS TO APPROVED PLANS
88-255-09-A. If thecity-plan-commission-determines-that-the final plan is not in substantial compliance with

the approved community master plan subject to any variations or modifications submitted as part of the final
plan or final plat (as provided above), the eemmission-mustdeny-thereguestapplication must be denied. The
applicant may resubmit a revised final plan which does conform with the approved community master plan
or may file an amended community master plan in the same manner as provided for a zoning map
amendment. Provided, however, if the community master plan identifies neighborhoods, no amendment
need include information other than that required to amend the neighborhood plan notwithstanding any
other provision to the contrary.

88-255-09-B. Requests to amend an approved plan must be processed as a zoning map amendment in
accordance with the Shoal Creek Community Plan and 88-515, except that the city planning and
development director is authorized to approve minor amendments to the SC plan in accordance with the
administrative adjustment procedures of 88-570 (see specifically 88-570-02-H).

88-255-09-C. The perimeter boundaries of an established SC district may be modified from time to time by
the original applicant or its assignee in the same manner as provided for a zoning map amendment. Such
modification may be to an existing neighborhood or may establish a new neighborhood or may be to an
existing subdistrict.

7 7 7 g g 7 7

Created: 2025-10-07 ©9:35:01 [EST]
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From: Kohn-Smith, Genevieve

To: Chambi, Larisa; Copeland, Sara; Berra, Alexis
Cc: philip.burright@aol.com; Jeff Julian; Brett Haugland; Ben Grotewold; lukes@donjulianbuilders.com;

Tyler.Heath@propertyreserve.org; aaronm@kveng.com; adegonia@mecresults.com; agrant@polsinelli.com;
agrosdeck@timeequities.com; alemken@ric-consult.com; amcalmond@polsinelli.com; bdyche@hjmarch.com;
bhochstein@mkec.com; blaise.mccoy@kimley-horn.com; braedon.kemplin@kimley-horn.com;
brcombs27@gmail.com; bsells@tb-enar.com; bsonner@olsson.com; btaylor@mkec.com; canaan.knigge@kimley-
horn.com; cbeall@arcol.com; cholmquist@olssonassociates.com; chris@stritzel.co; ckohler@ric-consult.com;
daniel.snead@wallace.design; Dustin Burton; dean@davidsonae.com; dfinn@phelpsengineering.com;
dstone@Ilewisricekc.com; gretchen@generatorstudio.com; hcpermitting@klover.net; hokeefe@olsson.com;
iabramof@nspjarch.com; jacobd@kveng.com; jay.odell@aubryenterprises.com; jhodson@aolsson.com;
jim.mosimann@stinson.com; jmcclure@polsinelli.com; jmurray@bellknott.com; johnathon@davidsonae.com;
jschweikert@gbateam.com; justin@milburnce.com; JWarford@ICON-Architecture.com; kaitlin.raynor@kimley-
horn.com; kamdesign@aol.com; kim@gardhorizon.com; kmadinger@rousepc.com;
kmiller@crockettengineering.com; kyle@eldo.us; Idai@luxliving.co; lindsay@rlbuford.com;
loram@springfieldsign.com; Itatro@sfsarch.com; luke.long@kimley-horn.com; malinif@kaaswilson.com;
maryclare.amer@wallace.design; matt@graysoncre.com; melanie@drawarch.com; mike@clockwork-ad.com;
mslutter@ric-consult.com; omid@builtbygenesis.com; perla.diosdado@kimley-horn.com;
pioyce@andersonengineeringinc.com; rbarth@northpointkc.com; rbiondo@whitegoss.com; rkniss@nspjarch.com;
rrohlfing@bfaeng.com; rs-kc@larsondesigngroup.com; skaragiorgas@ric-consult.com; stevewarger@gmail.com;
support@kcmicrocampers.com; thomburg@nspjarch.com; tmaine@aarciaarchitecture.net;
twilliams@cochraneng.com; twilson@swdarchitects.com; tyler@buildwithrose.com;
pcontreras@mccowngordon.com; kevin@midtownkcnow.org; sean@southtown.org;
dsmith@mccowngordon.com; kblock@blockllc.com; amarch@rousepc.com; matt.kist@kimley-horn.com;
jtinkler@epcrealestate.com; nicole.curry@brracrch.com; trevor.fox@kimley-horn.com; pjensen@rousepc.com;
jwilliams@tb-engr.com; tyler.wyson@kimley-horn.com; Inyang@tb-engr.com; Jcollier@flco.com;
sdejong@bnim.com; jdoss@DLRGROUP.com; rkoch@poalsinelli.com; lcarlton@uc-bproperties.com;
leebaileyberman@amail.com; jerpelding@olsson.com; Patrick.Reuter@klover.net; jmills@northpointkc.com;
nhaas@northpointkc.com; bbenjamin@northpointkc.com; ohaake@northpointkc.com;
tye@stricklandconstruction.com; bwolff@lewisricekc.com; tom.smith@mcclurevision.com;
maria@surlandscape.com; thorelli@DLRGROUP.com; mirandaschmidt545@gmail.com; Scott@sks-studio.com;
amsachs@ksu.edu; Jackie.Deitz@forms-surfaces.com; posborne@mecclurevision.com; Jrhea@mcclurevision.com;
erica@landworksstudio.com; jklocke@swdarchitects.com; bforquer@northpointkc.com;
ccrowl@mcclurevision.com; jbowers@rousepc.com; Charles.Renner@huschblackwell.com; Kathy Warman

Subject: Text Amendment Public Engagement Meeting
Start: Thursday, January 22, 2026 5:30:00 PM
End: Thursday, January 22, 2026 6:30:00 PM
Location: Microsoft Teams Meeting

Good afternoon,

City Planning and Development is hosting a virtual public engagement meeting on January 22, 2026, from 5:30-6:30pm to discuss the proposed text
amendment below. The link for this virtual-only meeting can be found at the bottom of this email.

CD-CPC-2025-00190 - A request to approve an amendment to Chapter 88, the Zoning and Development Code, by repealing Section 88-255, "SC,
Shoal Creek District" and enacting in lieu thereof a new section of like number and subject matter for the purpose of providing consistency with the
recently updated Shoal Creek Community Master Plan.

The purpose of this amendment is to modify language in the Zoning and Development Code in alignment with the adoption of the updated Shoal Creek
Community Master Plan, which was approved by full Council yesterday afternoon. The main changes to the Community Master Plan, which dictates
land use in the Shoal Creek (SC) district, were realigning a collector street, and clarifying review and approval processes.

A redlined draft of the proposed Code amendment can be found on CompasskKC
<https://compasskc.kcmo.org/EnerGov_Prod/SelfService#/plan/db4252c3-e9b8-4aef-80ed-035689cd8c3b> under the case number CD-CPC-2025-
00190 and on the text amendment webpage: https://www.kcmo.gov/city-hall/departments/city-planning-development/development-
management/chapter-88-code-amendments

If you have any questions prior to the meeting, please reach out to me at Genevieve.Kohn-Smith@kcmo.org <mailto:Genevieve.Kohn-
Smith@kcmo.org>

Microsoft Teams Need help? <https://aka.ms/JoinTeamsMeeting?omkt=en-US>
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Join the meeting now <https://teams.microsoft.com/l/meetup-
join/19%3ameeting_NzRKNGYwM]YtMjZIZS00ZGEWL ThIODAtMjU1Y TMONmMNKY 2Nh%40thread.v2/0?
context=%7b%22Tid%22%3a%22ec240911-5979-4419-a8ec-c808b076019b%22%2c%220id%22%3a%227b3535d0-0df4-4b02-84b7-
dc9d9d47ca21%22%7d>

Meeting ID: 249 253 534 590 86

Passcode: 3nn6uQ2d

Dial in by phone

+1 872-212-5076,,379477786# <tel:+18722125076,,379477786> United States, Chicago

Find a local number <https://dialin.teams.microsoft.com/led7a2c0-9103-4d5d-9027-4f1a88a06d98?id=379477786>
Phone conference I1D: 379 477 786#

For organizers: Meeting options <https://teams.microsoft.com/meetingOptions/?organizerld=7b3535d0-0df4-4b02-84b7-
dc9d9d47ca21&tenantld=ec240911-5979-4419-a8ec-

€808b076019b&threadld=19_meeting_NzRKNGYwM]YtM]jZIZS00ZGEWLThIODAtMjU1YTMONMNKY 2Nh@thread.v2&messageld=0&language=en-
US> | Reset dial-in PIN <https://dialin.teams.microsoft.com/usp/pstnconferencing>




Participants

Invite someone or dial a number
= Share invite

~ In this meeting (14)

LC Chambi, Larisa

AC Adam C. Carlson @
BS Brenton Sells «@
BH Brett Haugland @
CC Coby Crowl d@

DM David Matthews Jg
DB  Dustin Burton <@

J) Jeff Julian @

e Jim McClure &
@ Kohn-Smith, Genevieve
QOrganizer

LS Luke Shanley <@
PJ  Patricia Jensen @

IG  Phil Gibbs, Il ¥

RK Roxsen Koch <@

Mute all
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