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CITY PLAN COMMISSION STAFF REPORT 

CD-CPC-2026-00060 

Midwest Recovery Center Expansion July 15, 2026 

Docket #6 
 
Request 
Development Plan  
 
Applicant 
Kyle Kippes 
Kaw Valley Engineering  
 
Owner 
GKJ Investments LLC 
 
Site Information 

Approval Process 

 
Overview 
The applicant is seeking approval of a Development Plan 
in District B3-2 (commercial) on about 1.7 acres generally 
located at the northeast corner of East 137th Street and 
Holmes Road, allowing for a third principal structure to be 
built on site of the existing recovery center. 
 
Existing Conditions 
The subject site is currently developed with two structures 
which house the existing recovery center. The existing site 
is entirely paved. There is no associated regulated stream 
with the subject site.  
 
Neighborhood 
This site is not located within a registered neighborhood 
or homes association. 
 
Required Public Engagement 
Section 88-505-12, Public Engagement does apply to this 
request. The applicant hosted a meeting on July 7, 2026. 
A meeting summary is attached; see Attachment #3. 
 
Controlling + Related Cases 
There are no controlling cases for this site.  
 
Project Timeline 
The application was filed on May 6, 2026. No scheduling 
deviations have occurred. 
 
Professional Staff Recommendation 
Docket #6 Approval with Conditions 

Location 
Area 
Zoning 
Council District 
County 
School District 
 

13645 Holmes Rd 
1.7 Acres 
B3-2 
6th  
Jackson 
Grandview 

Surrounding Land Uses 
North: B3-2, Commercial 
South:  B3-2, Commercial 
East: Undeveloped, R-80 
West:  M1-5, Undeveloped 
 
Land Use Plan 
The Martin City/Richards-Gebaur Area 
Plan recommends Open Space/Buffer for 
this location.  
 
Major Street Plan 
Holmes Road is identified as Local Link in 
this location. 

 

 

Staff Review
City Plan 

Commission
City Council
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VICINITY MAP 

 

PLAN REVIEW 

The applicant is seeking approval of a Development Plan in District B3-2 (Commercial) on 

approximately 1.7 acres generally located at the northeast corner of East 137th Street and Holmes 

Road. The request would allow the construction of a third principal structure on the site of the 

existing recovery center. 

The proposal includes consolidating the two existing parcels into a single lot. The Development Plan 

would permit three buildings on the newly created lot, allowing for the expansion of the existing 

recovery center. 

The proposed building will have a footprint of approximately 6,693 square feet. A total of 50 parking 

spaces are provided throughout the site. The new building is proposed on the east side of the 

property, behind the existing northern building. No changes are proposed to the existing parking 

area adjacent to Holmes Road. Vehicular access will continue to be provided from the existing 

driveway on Holmes Road. Pedestrian connections are proposed between all three buildings. In 

addition, the applicant is providing a striped pedestrian path to Holmes Road; however, there are 

currently no public sidewalks along the frontage to connect to. Holmes Road is identified on the 

Major Street Plan, and sidewalks will be constructed by the City when funding becomes available. 

Existing vehicular use area landscaping provides screening between the parking lot and Holmes 

Road. The applicant is not proposing any modifications to the existing landscaping. 

The proposed building materials and architectural design are consistent with the existing buildings 

on the site. The new structure will be constructed primarily of gray Hardie Plank siding. 
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PLAN ANALYSIS 

Standards Meets Notes 

Lot and Building Standards 
(88-120) 

Yes  

Parkland Dedication (88-
408) 

Yes  

Tree Preservation & 
Protection (88-424) 

Yes  

Parking & Loading (88-
420) 

Yes, Subject 
to Conditions 

A separate alternative compliance bicycle parking 
must be submitted prior to permit approval.  

Landscaping & Screening 
(88-425) 

Yes  

Outdoor Lighting (88-430) Yes  

Pedestrian Standards (88-
450) 

Yes Pedestrian connections will connect to Holmes once 
fully improved.  

 

SPECIFIC REVIEW CRITERIA 

Development Plan, Project Plan, or Site Plan (88-516-05) 

In order to be approved, a development plan, project plan, or site plan must comply with all of the 

following criteria: 

A. The plan must comply with all standards of the Zoning and Development Code and all 

other applicable city ordinances and policies.  

The proposed Development Plan complies with all standards of the Zoning and 

Development Code. 

B. The proposed use must be allowed in the district in which it is located.  

The proposed expansion of an existing recovery center is allowed within the B3-2 Zoning 

District.  

C. Vehicular ingress and egress to and from the site, and circulation within the site must 

provide for safe, efficient, and convenient movement of traffic not only within the site 

but on adjacent roadways. 

Vehicular ingress and egress to and from the site is not inhibited by this Development Plan. 

No new vehicular drives are proposed.  

D. The plan must provide for safe, efficient, and convenient non-motorized travel 

opportunities, being pedestrian and bicycle movement, on the subject site. 

The proposed Development Plan does not inhibit pedestrian circulation and safety. 
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E. The plan must provide for adequate utilities based on City standards for the particular 

development proposed.  

Adequate utilities are existing on site for the Development Plan.  

F. The location, orientation, and architectural features, including design and material, of 

buildings and other structures on the site must be designed to be compatible with 

adjacent properties. 

Proposed structures are compatible with the adjacent properties and buildings within the 

plan area. 

G. Landscaping, berms, fences, and/or walls must be provided to buffer the site from 

undesirable views, noises, lighting, or other off-site negative influences and to buffer 

adjacent properties from negative influences that may be created by the plan. 

Proposed landscaping is in conformance with the requirements as set forth in Section 88-425 

of the Zoning and Development Code. 

H. The design of streets, drives, and parking areas within the project should result in a 

minimum of area devoted to asphalt or other impervious surfaces consistent with the 

needs of the project and city code requirements. 

Excess impervious area is not proposed with this Development Plan. 

I. The plan must identify trees to be removed and trees to be preserved during the 

development of the subject property with the goal of saving trees that are not required 

to be removed for the development of the property.  

The Development Plan identifies trees to remain and new trees to be planted. 

 

ATTACHMENTS 

1. Conditions Report   

2. Applicant’s Submittal  

3. Public Engagement Materials 

4. KC Spirit Alignment  

  

Matthew Barnes 
Rectangle
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PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends APPROVAL WITH CONDITIONS as stated in the conditions report. 

 

Respectfully submitted, 

 

Matthew Barnes, AICP 

Lead Planner 

 



Report Date: July 09, 2026

Case Number: CD-CPC-2026-00060

Project: Midwest Recovery Center Expansion

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Matthew Barnes at (816) 513-8817 / 
matthew.barnes@kcmo.org with questions.

1. The developer shall screen all roof and/or ground mounted mechanical and utility equipment in compliance with Section 
88-425-08 of the Zoning and Development Code. This condition may be satisfied by an assigned City Planning and 
Development Building Inspector.

2. All signage shall conform to Section 88-445 and shall require a sign permit prior to installation. This condition may be 
satisfied by an assigned City Planning and Development Department Building Inspector.

3. That prior to issuance of the Certificate of Occupancy for each lot within the plat the developer shall submit an affidavit, 
completed by a landscape architect licensed in the State of Missouri, verifying that street trees have been installed in 
accordance with the approved Street Tree Planting Plan and are healthy.  This condition may be satisfied by an assigned City 
Planning and Development Building Inspector.

4. The developer shall submit an affidavit, prepared by an engineer licensed in the State of Missouri, verifying that all outdoor 
lighting has been installed in accordance with approved plans and that lighting levels do not exceed that shown on the 
approved lighting plan at the property lines prior to Certificate of Occupancy. This condition may be satisfied by an assigned 
City Planning and Development Building Inspector.

5. The developer shall submit an affidavit, completed by a landscape architect licensed in the State of Missouri, verifying that all 
landscaping required of the approved plan has been installed in accordance with the plan and is healthy prior to Certificate 
of Occupancy. This condition may be satisfied by an assigned City Planning and Development Building Inspector.

6. That prior to issuance of any certificate of occupancy, the lots must be consolidated by a City approved process.

7. That prior to issuance of any certificate of occupancy, the applicant gain approval of an alternative bicycle parking plan.

8. That prior to issuance of the final certificate of occupancy, the applicant must provide photographic evidence that landscape 
beds along Holmes Road have been cleared of weeds and excess brush.

Condition(s) by Fire Department.  Contact Michael Schroeder at (816) 513-4604 / michael.schroeder@kcmo.org with questions.

9. A Knox Box shall be provided near the main entrance to the building (IFC-2018 § 506.1).

10. Required fire department access roads shall be a minimum unobstructed width of twenty (20) feet and 13 ft-6 in clearance 
height.  Check with Streets & Traffic (KCMO Public Works Department) or Missouri Department of Transportation (MODOT) 
that may have street planning regulations that supersede the Fire Code.  (IFC-2018: § 503.2.1)

11. Fire hydrant distribution shall follow IFC-2018 Table C102.1

12. The developer shall provide fire lane signage on fire access drives.

13. Fire hydrants shall be installed and operable prior to the arrival of any combustible building materials onto the site. (IFC-2018 
§ 501.4 and 3312.1; NFPA 241-2013 § 8.7.2)

14. All Fire Department Connections (FDC) shall be threaded connections, Storz connections are not allowed in the City of Kansas 
City, Missouri (IFC-2018 § 903.3.6; NFPA 13-2010 § 6.8.1).

15. The Fire Department Connection (FDC) shall not be located that obstructs access/egress to the building when in use 
(IFC-2018 § 912.2).

16. Required fire department access roads shall designed to support a fire apparatus with gross axle weight of 85,000 pounds.  
(IFC-2018: § 503.2.3)
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Condition(s) by Fire Department.  Contact Michael Schroeder at (816) 513-4604 / michael.schroeder@kcmo.org with questions.

17. Fire hydrant(s) shall be within 400 feet on a fire access road following an approved route established by the Authority Having 
Jurisdiction (AHJ) of any exterior portion of a building.  The use of existing fire hydrant(s) may be used to satisfy this 
requirement otherwise a private fire hydrant(s) or hydrant system may be required.  This distance may be increased to 600 
feet for R-3 and U occupancy(s) or the building(s) is fully protected by an approved automatic fire sprinkler system(s). 
(IFC-2018: § 507.5.1)

18. The developer shall provide Fire Department access roads prior to construction/demolition projects begin. (IFC-2018 § 501.4 
and 3310.1; NFPA 241-2013 § 7.5.5)

19. The developer shall provide an approved temporary turnaround feature (i.e cul-de-sac, hammerhead) for all dead-end 
streets in excess of 150 feet in length. (IFC-2018: § 503.2.5)

20. The developer shall meet the fire flow requirements as set forth in Appendix B of the project International Fire Code 2018. 
(IFC-2018 § 507.1)

21. The building’s FDC shall be immediately recognizable from the street or nearest point of Fire Department access (IFC-2018 § 
912.2.1).

22. All required fire department access roads shall be an all weather surface. Grass pavers are not permitted. (IFC-2012: § 
503.2.3)

23. The turning radius for fire department access roads shall be 30 feet inside and 50 feet outside radius. (IFC-2018: § 503.2.4)

24. Proposed buildings shall have a fire department access road within 150 feet of any exterior portion of the structure. 
(IFC-2018: § 503.1.1)

Condition(s) by KCPD.  Contact Jeffrey Krebs at (816)651-8809 / Jeffrey.Krebs@kcmo.org with questions.

25. Provide a note on the plans for residential units to have 180-degree eye viewers, such as peep holes, at the time of building 
plan review. City Planning and Development Department - Development Management Division reviewer may satisfy this 
condition.

26. Provide a note on the plans indicating the use of metal door frames or Jamb Braces on the multi-family unit exterior doors at 
the time of building plan review. City Planning and Development Department - Development Management Division reviewer 
may satisfy this condition.

Condition(s) by Public Works Department.  Contact Terry Thomas at (816) 513-2510 / Terry.A.Thomas@kcmo.org with questions.

27. The developer shall pay the arterial street impact fees as required by Chapter 39 of the City’s Code of ordinances as required 
by the Land Development Division.

Condition(s) by Water Services Department.  Contact Heather Massey at (816) 513-2111 / heather.massey@kcmo.org with 
questions.

28. The developer shall have a water flow test done to ensure there is adequate water pressure to serve the development.
South of River contact - Patrick Lewis (816) 513-0423
North of River contact - David Gilyard (816) 513-4772

29. When an existing building is being renovated, is being changed in use or occupancy, or is undergoing a building addition, and 
the existing water service line(s) will be reused, the water service line(s) and related appurtenances shall meet the most 
current version of KC Water Rules and Regulations.

30. Water/Sewer Service lines shall serve only one lot or tract and shall not cross a separate lot or tract.

31. The developer shall ensure that water and fire service lines should meet current Water Services Department Rules and 
Regulations. Prior to issuance of Certificate of Occupancy. 
https://www.kcwater.us/wp-content/uploads/2025/02/2025-Final-Rules-and-Regulations-for-Water-Service-Lines.pdf

Condition(s) by Water Services Department.  Contact Philip Taylor at (816) 513-0146 / philip.taylor@kcmo.org with questions.

32. The developer shall show the limits of the 100-year floodplain on the final plat and show the Minimum Low Opening 
Elevation (MLOE) of any structure on each lot that abuts a 100-year flood prone area (including detention basins and 
engineered surface drainage conveyances) on any plat and plan, as required by KC Water.

33. The developer shall obtain a Floodplain Development Permit from Development Services prior to beginning any construction 
activities with the floodplain.
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Condition(s) by Water Services Department.  Contact Philip Taylor at (816) 513-0146 / philip.taylor@kcmo.org with questions.

34. The developer shall submit a storm drainage analysis from a Missouri-licensed civil engineer to KC Water, in accordance with 
adopted standards, including a BMP level of service analysis prior to approval and issuance of any building permits, and that 
the developer secure permits to construct any improvements as required by KC Water prior to issuance of any certificate of 
occupancy.

35. The developer shall submit an analysis to verify adequate capacity of the existing sewer system as required by KC Water prior 
to recording the plat or issuance of a building permit to connect private system to the public sewer main and depending on 
adequacy of the receiving system, make other improvements may be required.

36. The developer shall grant a [BMP and/or Surface Drainage Easement] to the City as required by KC Water, prior to recording 
the plat or issuance of any building permits.

37. The developer shall cause the area to be platted and processed in accordance with Chapter 88, Code of Ordinances of the 
City of Kansas City, Missouri, as amended, commonly known as the Development Regulations, by making application under 
said code for a Minor Subdivision and submitting and recording a Lot Consolidation Plat or replatting the property in 
accordance therewith.
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Existing screen fence viewed from adjacent property.  

 

Existing screen fence viewed from adjacent property. 
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Project Case # 

Meeting Date: 

Meeting Location: 

Meeting Time (include start and end time):

Additional Comments (optional): 



Meeting Minutes from Midwest Recovery Centers Martin City Expansion: July 7, 2026 

•  City Case Number: CD-CPC-2026-00060 

 

Meeting was held virtually - 5:30PM to 6:30PM 

Attendees: 

• Kyle Kippes, Kaw Valley Engineering 

• Kevin O’Grady, Midwest Recovery Centers 

• CJ Heinz, Midwest Recovery Centers 

• Geffen Liberman, Midwest Recovery Centers 

 

In Summary: 

No attendees.  
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