CITY PLAN COMMISSION STAFF REPORT

KANSAS CITY
Planning & Dev

Project Name
Foutch Rezoning

Docket #8

Request
CD-CPC-2022-00114
Rezoning without Plan

Applicant

Steve Foutch

FBKC SPORTS MANAGEMENT, LLC
603 East Street Unit:400

Parkville, MO 64152

Owner

5220 Troost LLC

603 East St # 400
Parkview, MO 64152

Location 5220 Troost

Ared About 2.17 acres
Zoning R-1.5

Council District 4th

County Jackson

School District KCMO 110

Surrounding Land Uses

North: Religious Assembly, zoned R-6
and B3-2

South: Residential and Vacant
Commercial, zoned R-6 and B3-2
East: Institution, zoned MPD

West: Residential R-6, zoned R-6

Major Street Plan
This section of Troost and E 53rd is not

identified in the City's Major Street Plan.

Land Use Plan

The Midtown/Plaza Area Plan
recommends Mixed Use Neighborhood
for this location.

City of Kansas City, Missouri
City Planning & Development Department
WWw.kcmo.gov/cpc

September 6, 2022

APPROVAL PROCESS
Staff

Review

City Plan
Commission

PROJECT TIMELINE
The application for the subject request was filed on 6/23/2022.
Scheduling deviations from 2022 Cycle O have occurred.
- The applicant did not complete the public engagement
requirements in time for the original 8/2/22 CPC hearing
date.

NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED
The 49/63 Coalition is tied to the subject site.

REQUIRED PUBLIC ENGAGEMENT

Public engagement as required by 88-505-12 does apply fo this
request. The applicant hosted a meeting on August 8, 2022, via
zoom. A summary of the meeting is attached to the staff report,
see Attachment #2.

EXISTING CONDITIONS
The existing building serves as student housing and is used for
other community services.

SUMMARY OF REQUEST + KEY POINTS
The applicant is seeking approval for rezoning from R-1.5 fo B1
without a plan, to allow for more diverse uses in the space.

CONTROLLING + RELATED CASES

Case No. 14296-MPD - A request for approval of a rezoning from
District B3-2 (Community Business (dash 2)) to MPD (Master
Planned Development) and approval of a preliminary
development plan for a 103-unit multi-family residential structure
on about 5.2 acres, generally located on the west side of Troost
Ave between 52nd and 53rd Sts. (Continued off-docket by the
City Plan Commission on November 6, 2012 — No further action)

Case No. 727-5-7 - Amending the Midtown Plaza Area Plan by
changing the recommended land use on about 2.175 acres
generally located at the northwest corner of 53rd Street and
Troost Avenue from institutional and mixed use neighborhood to
residential high. (PASSED by Council 1/25/2018)

Case No. 14296-P-3, P-4 - Rezoning an area of approximately
2.175 acres generally located at the northwest corner of 53rd
Street and Troost Avenue from Districts R-6 and B3-2 to District R-
1.5, and approving a preliminary development plan to allow for a
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multi-unit residential development. (PASSED by Council 1/25/2018)

Case No. 249-S-13 - To consider an amendment to the South
Central Area Plan to change the recommended land use on
about 2 acres generally located at the northwest corner of 53rd
St and Troost Ave from Institutional to Mixed Use Neighborhood.
(ADOPTED by Council on 7/23/15)

Case No. 14296-MPD-2 (advertised as 14296-MPD-1)- To consider
rezoning from Districts R-6 (Residential 6) and B3-2

(Community Business Commercial (dash 2)) to District MPD
(Master Planned Development), and approval of a preliminary
development plan for an existing religious assembly use o remain
and the development of a multi-unit residential building.
(RELEASED by Council on 3/17/2018)

CITY PLAN COMMISSION RECOMMENDATION
Docket # Recommendation
Approval with Modifications

PLAN REVIEW

The applicant is proposing to rezone from R-1.5 to B1 (Neighborhood Business) to open the possibility for
alternative uses in the space. Properties to the North and South of the subject site are zoned B3-2 (Community
Uses), which are higher-density commercial districts. Rezoning the subject site will not frigger the need for an
Area Plan amendment, as the area plan supports this zone along this corridor.

While the rezoning is supported by code and other city documents there is opposition from the community. The
three main concerns are (1) the incompatible uses that would be allowed under B1 zoning, (2) their
undocumented agreements at the time the current use was approved between 2012-2015 that allowed the
parish to use Xavier Hall's amenities funded by the parish, and (3) the rezoning without a plan has created an
air of distrust. They also feel that the applicant’s virtual public engagement meeting was purposefully made
inaccessible. As the relevant cases above suggest, this site has gone under several city entitlement processes
with the intent of determining the best, highest, and most compatible use for the space. While the neighbors
have agreed to work with the applicant to determine a use for the space within the current zoning, they also
admitted that the agreements made years ago with the current owner for the space have not been
maintained. Similar o the opposition in the past, the surrounding community would like greater input into the
future use of this space.

PLAN ANALYSIS
Zoning and Development Code Map Amendments, Rezonings (88-515-08)

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

A. Conformance with adopted plans and planning policies;
City staff did not require an Area Plan amendment for this rezoning request. NM
B. Zoning and use of nearby property;
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The subject property is surrounded by a mixture of uses. To the west are single and multi-unit homes

zoned R-6, the north and south are split between R-6 and B3-2. To the north is the religious institution
previously associated with this property, to the south are vacant commercial lots and single-unit homes.
The subject property is currently zoned R-1.5. NM

Physical character of the area in which the subject property is located;

The subject site is currently used as student housing and other community services. NM

Whether public facilities (infrastructure) and services will be adequate to serve development allowed by
the requested zoning map amendment;

City staff does not believe infrastructure and services will be impacted by this rezoning. NM

Suitability of the subject property for the use to which it has been restricted under the existing zoning
regulations;

The potential uses discussed by the applicant would be suitable for the subject site. NM

Length of fime the subject property has remained vacant as zoned;

N/A. NM

G. The extent to which approving the rezoning will detrimentally affect nearby properties; and
City Staff does not believe the rezoning will detrimentally affect nearby properties. NM
H. The gain, if any, to the public health, safety, and welfare due to denial of the application, as compared
to the hardship imposed upon the landowner, if any, as a result of denial of the application.
City staff does not believe the rezoning will detrimentally affect nearby properties. NM
ATTACHMENTS

1.

Applicants Submittal

2. Public Engagement Materials

3. Additional documents

PROFESSIONAL STAFF RECOMMENDATION

City Plan Commission recommends APPROVAL WITH MODIFICATIONS.

Respectfully Submitted,

Najma Muhammad

Planner
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Plan Conditions

KANSAS CITY
Planning & Dev  Report Date: October 11, 2022
!l " Case Number: CD-CPC-2022-00114
Project: Foutch Rezoning

Condition(s) by City Planning and Development Department. Contact Najma Muhammad at (816) 513-8814 /
Najma.Muhammad@kcmo.org with questions.

1. The applicant shall finalize a deed restriction with the city of Kansas City, MO legal department prior to approval by City
Council.
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NOTICE OF APPLICATION

To whom it may concern,

This letter serves as notice of our intent to file an application with the CityPlanning and DevelopmentDepartment in the City of
Kansas City, Mo. The application is for consideration of a

Permit
[] Preliminary plat
[[] Development plan
Rezoning from District R-1.5 to District B-1

Proiect Description: Re-zone the former JP2 student housing complex to allow for regular business occupants per the B-1 classification vs
only the current R1.5 Residential allowance.

City Code Engagement Requirements:

You are receiving this letter since city code requires a public meeting be held regarding our application(s) and that all
property owners within 300 feetare invited. We are contacting you and all other registered contacts for your
neighborhood organization to initiate a dialogue about a public meeting. This meeting may be hosted by your
organization or ours, and we would like to discuss this with you. Please consult with your neighborhoodyorganizoﬁon
and then contact us (contact information provided below) as soon as possible to discuss meeting details. After discussion,
please select one member from your organization to email the City of Kansas City, Mo. at publicengagement@kcmo.org
with written confirmation of who is hosting the meeting.

Name: Steve Foutch
Email: steve@foutchbrothers.com
Phone:

Title/Role: Developer
Company/Employer: Foutch Brothers, LLC

Representing: Foutch Brothers, LLC

If we do not receive the confirmation email referenced above within ten calendar days, we will host the meeting ourselves.
And, as a registered contact, you will be invited. Our application requires approval trom the Board of Zoning Adjustment
or City Council following a recommendation from the EI'Y Plan Commission. After this meeting, the City Plan Commission
will hold a public hearing at City Hall. If and when our application is docketed for City Plan Commission consideration, a
notice of this hearin wil?be mailed to all property owners within 300 feet of our project address, as well as contacts with
your organization Igot have provided a mailing address.

Sincerely,
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603 East Street #400
Parkville, MO 64152

27 July 2022
RE: Re-zoning 5220 Troost
Dear Neighbor:

Foutch Brothers, LLC is in the process of re-zoning 5220 Troost from R1.5 to B1. This is the JP2
property, the former St. Francis Xavier Middle School that we renovated into Student housing in 2018.
Covid shut us down completely and there is little demand for student housing, so we need to re-zone for
other general business occupants vs residential.

Per city ordinance we are required to have a neighborhood meeting prior to any city council action.
Therefore we will hold a zoom call on Monday Aug 8t at 9:00 am. and the login ID is # 901 459 5837.

If you have any questions prior to the meeting please contact me at steve@foutchbrothers.com and | will
try and answer anything | can.

Sincerely,
FOUTCH BROTHERS, LLC

Stave Foudok

Steve Foutch, Managing Agent


mailto:steve@foutchbrothers.com

Public Meeting Notice

Foutch Brothers
Please join

Rezoning from R-1.5 to B-1

for a meeting about

CD.CPC.2002.00114

case number

proposed for the following address: 5200 Troost

Meeting Date: August 8th, 2022 (Monday)
Meeting Time: 9:00 am CST

Meeting Location:  Virtual - Zoom (ID: 901.459.5837)

Project Description:

Re-zone the former JP2 student housing complex to allow for regular business occupants per the B-1 classification vs
only the current R1.5 Residential allowance.

If you have any questions, please contact:

Name: Steve Foutch

Phone:

Email:  Steve@foutchbrothers.com

You are receiving this notice in accordance with city code that requires a public meeting with neighborhoods
for certain types of development projects. You can read more aboutthe process requirements at

kemo.goyfpublicengagement

COMPASSKC

If you would like furtherinformation on this proposed project, please visit the city’s planning and permitting system,
Compass KC, at Compasskc.kcmo.org. You may search by project type and address /case number to find project details.

¥z

Sincerely,
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Brothers

L.IL.C.

603 East Street #400
Parkville, MO 64152
(816)746-9100 ofc/ or (816)520-3948 cell

10 August 2022

RE: 5220 Troost Re-zoning / Neighborhood Meeting Notes

The following Questions and Answers were discussed August 8 for the Neighborhood Meeting:

1.

2.

Tom Bradshaw: a use agreement for Xavier Hall was proposed in 2017 but was never signed. Can he
get a copy of that agreement? Answer: yes, | will connect him with the team that was working on it.
Ken Spare: the demand for Xavier Hall is very high. We can’t ask for a re-zone without a plan. He would
be ok reviewing a request for a special use permit. Answer: any of the prospective tenants who toured
the building do not want to put all this time and $$ into a space that has to apply for a special use permit
every year(s) and potentially be denied and have to move out.

Vince Gauthier: if we bring a tenant forward they will review any such requests expeditiously so that we
could proceed with a re-zoning effort at that time. Answer: we are in a catch-22 with bringing an LOI
before zoning is approved, which can be a contingent LOI of course, so we can work on that and see if
any of the prospective tenants are willing to do so.

Ken Spare: a 5-year neighborhood plan was created (in the 2012 — 2017 range?) that determined a
variety of the uses allowed in B-1 zoning would actually be a good fit for that location. Answer: We
agreed that is the highest and best use if the student housing will not work.

Scott Duschen: what is in there now? Answer: Xavier Hall is still be used, and a lot of the space is
vacant, but we are also running some short-term rentals to cover operating expenses until we figure out a
new use.

Wanda Taylor: why not convert to regular apartments? Answer: each of the suites have multiple
bedrooms, but only one bath and a very small living room, and the kitchenette is only a sink and college-
size refrigerator — a full apartment kitchen would be an expensive and difficult modification. It “could” be
rented out as Single Room Occupancy co-living, but that would also have to be re-zoned, and, some of
those arrangements do not attract the tenants you are looking for.

Shawn Reeder (UMKC): he has only recently been assigned this project, but he can confirm that UMKC
does not have a need for student housing in this property any longer.

Minor discussions about next steps and upcoming CPC and board meetings.

We are generating the Attendee list from the Zoom program.

Sincerely,
FOUTCH BROTHERS, LLC

Stave Foudek

Steve Foutch, Managing Agent
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Attachment #3 — Communications Received

Name Stance Format of Receival
Bert and Lorie Braud Opposition Letter

Belinda Blake Opposition Letter

Maureen Dahnke Opposition Letter

Diana Spare Opposition Letter

Kenneth W Spare Opposition Letter

Kaler Bole Opposition Mailed Letter

Mary C and Robert A Opposition Mailed Letter

Florance

Jane Coakley Ratcliffe

Opposition

Mailed Letter
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Bert S. Braud
506 East 44t Street, Unit #3
Kansas City, MO 64110

Najma Muhammad, Planner

Najma.Muhammad@kcmo.org August 10, 2022
City Planning & Development Department

City Hall, 414 E. 12th Street, 15th floor

Kansas City, MO 64106-2795

Subject CD-CPC-2022-00114
Dear Planner Muhammad:

My wife and | are parishioners at St. Xavier Catholic Church on Troost. We oppose the rezoning of 5220 Troost property
for the following reasons:

1. We oppose any changes to the zoning without a plan. A zoning change from R 1.5 to B1 a is significant change.
According to the City’s web site, “The primary purpose of the B1, Neighborhood Business 1 district is to
accommodate small-scale retail and service uses that serve the day-to-day convenience needs of nearby
residents.” (emphasis added) Without knowing anything more, i.e., without a plan, we can only guess at
whether “small-scall retail” operations are contemplate, that may or may not be compatible with the
neighborhood, which includes our church — next door! A large number of neighbors and parish members
participated in the extensive process that approved the plan for its current, residential, use. Given the myriad
possibilities, it is critical that we understand the intentions of the owner. The seemingly intentional refusal to
provide a plan makes us even more concerned.

2. We understand the current owner has not honored the previous plan, which required a signed agreement for
the long-term use of Xavier Hall, the parish hall for St. Francis Xavier Catholic Church. Over the lengthy process
of approving the current use — between 2012 and 2015 -- a long-term use agreement was always included as
part of any plan. The arbitration process resulting in the current plan specified a long-term agreement for use of
the hall.

3. While there was a recent “public hearing” for this up-zoning, it was scheduled with minimal notice and only by
Zoom. Even then the developer only provided the ID for the meeting, and not the link. This required some level
of “tech savvy” for any participant — they had to have the Zoom program loaded on their computer or phone to
enter the ID. Providing a link, on the other hand, would have allowed participants without the Zoom program to
participate. Due to age and other factors, some in the neighborhood and in the parish do not have computers or
do not have internet access. Their participation is not possible without an in-person hearing.

In some ways this is an unusual situation. The property to be rezoned was owned by The Catholic Diocese of Kansas
City-St, Joseph. However, the original school that was renovated to the current use was paid for by donations made by
parishioners like us, and neighborhood residents. While the parish members and neighborhood are not legal owners,
we are still stakeholders. And as a part of the development agreement, the parish paid for the kitchen appliances, the
video and sound equipment in Xavier Hall. This was a significant contribution. The proper use under existing plans for



this area deserves a longer and more thorough process to determine possible alternative uses with input from all
stakeholders.

The request for blanket rezoning without a plan should be denied at this time. We are willing to work with the applicant
to find profitable uses that will benefit all parties, but complete disclosure, up-front, is essential.

Respectfully,

Bert and Lorie Braud

506 East 44 Street, Unit #3
Kansas City, MO 64110
(816)260-1856
Bert.braud@gmail.com



Najma Muhammad, Planner

Najma.Muhammad@kcmo.org August 10, 2022
City Planning & Development Department

City Hall, 414 E. 12th Street, 15th floor

Kansas City, MO 64106-2795

Subject CD-CPC-2022-00114

This letter is on behalf of the Rockhill Crest Neighborhood Association (RCA), | am
Secretary for the Board of Directors. RCA is the neighborhood bordering this property and
by our by-laws is a member.

We are opposed to the blanket without a plan rezoning of 5220 Troost property for the
following reasons:

1. We oppose changing the zoning without a plan. Zoning change from R 1.5to Bl is a
significant change. Once that change is made, a great number of uses are available
that may or may not be acceptable to the Church or the neighborhoods. A large
number of our members and neighborhood leaders and parish leaders participated
in the extensive process that approved the plan for the current use.

2. We understand that the current owner has not honored the previous plan to provide
a signed agreement for the long term use of Xavier Hall, the parish hall for St.
Francis Xavier Catholic Church. A long term use agreement was a specified aspect
of every one of the many proposals that were discussed between 2012 and 2015.
The arbitration process that resulted in the current plan also specified the long term
agreement for use of the hall

3. While there was a “public hearing”, for this up zoning, it was scheduled with minimal
notice and only by Zoom. Even then the developer provided the ID for the meeting
and not the link. This meant that a participant had to have the Zoom program
loaded on their computer or phone to enter the ID. The link allows participants
without Zoom program to participate. Due to age and other factors, some in the
neighborhood and in the parish do not have computers or do not have internet
access. Their participation is not possible without an in-person hearing.

In some ways this is an unusual situation. The property to be rezoned was owned by The
Catholic Diocese of Kansas City-St, Joseph. However, the school that was renovated to
the current use was paid for by donations made by parish and neighborhood residents.
While the parish members and neighborhood are not legal owners, we are still
stakeholders. And as a part of the development agreement, the parish paid for the kitchen
appliances, the video and sound equipment in Xavier Hall. This was a significant
contribution. The proper use under existing plans for this area deserves a longer and more
thorough process to determine possible alternative uses with input from all stakeholders.
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We ask that this blanket up-zoning request request without a plan be denied. We have
seen no reason to hastily approve this zoning change without support of the neighborhoods
or parish. We are willing to work with the applicant to find profitable uses that are good for
everyone.

Respectfully,

Renneth W, Spare

Kenneth W. Spare, Secretary Rockhill Crest Neighborhood Association
5320 HOLMES, KC, MO 64110
KSPARE@AOL.CO
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Najma Muhammad, Planner

Najma.Muhammad@kcmo.org August 11, 2022
City Planning & Development Department

City Hall, 414 E. 12th Street, 15th floor

Kansas City, MO 64106-2795

Subject CD-CPC-2022-00114

From Diana Spare

| am opposed to the rezoning of the 5220 Troost property for the following reasons:

1. Having attended the Zoom public hearing on August 8, | heard from the owner, Steve Foutch, that they
have no plan yet for this property. | oppose a zoning change without a plan first. A change from R 1.5to Bl is
a significant change and could lead to a number of uses that may or may not be acceptable to the Church or
the neighborhoods. | am a parishioner and neighborhood resident, and we spent exhaustive years coming up
with the current plan before re-zoning was approved.

2. The current owner has not honored his promise to sign a long-term use agreement for Xavier Hall (located
inside 5220 Troost property), the parish hall for St. Francis Xavier Catholic Church. Such an agreement was a
critical piece in every proposal over the years and in the final arbitration process.

3. The public hearing that Mr. Foutch held was scheduled with only a few days notice. It was held only by
Zoom and could be attended only by folks who had the Zoom program on their computers, which many don’t
have. A true public hearing would be in-person so all can participate.

St. Francis Xavier Catholic Church and surrounding neighborhoods make up a vibrant, diverse community. We
bridge the “Troost divide” and make every effort to bring people together. We need Xavier Hall. We need the

owner of 5220 Troost to take more time to listen to all stakeholders and take our input on possible uses.

| urge you to deny this request for blanket rezoning without a plan at this time. We hope to work with the
applicant to find profitable uses that are good for everyone.

Respectfully,

Diana Spare

5310 Holmes St.

Kansas City, MO 64110

dianaspare@aol.com






Najma Muhammad, Planner
Najma.Muhammad@kcmo.org August 10, 2022
City Planning & Development Department

City Hall, 414 E. 12th Street, 15th floor

Kansas City, MO 64106-2795

Subject CD-CPC-2022-00114
This letter is on behalf of myself, as a St. Francis Xavier parishioner.
| am opposed to the rezoning of 5220 Troost property for the following reasons:

1. | oppose changing the zoning without a plan. Zoning change from R 1.5 to B1 is a significant
change. Once that change is made, a great number of uses are available that may or may not be
acceptable to the Church or the neighborhoods. A large number of neighbors and parish members
participated in the extensive process that approved the plan for the current use.

2. lunderstand that the current owner has not honored the previous plan to provide a signed
agreement for the long-term use of Xavier Hall, the parish hall for St. Francis Xavier Catholic Church. A
long-term use agreement was a specified aspect of every one of the many proposals that were
discussed between 2012 and 2015. The arbitration process that resulted in the current plan also
specified the long term agreement for use of the hall.

3. While there was a “public hearing”, for this upzoning, it was scheduled with minimal notice and only
by Zoom. Even then the developer provided the ID for the meeting and not the link. This meant that
a participant had to have the Zoom program loaded on their computer or phone to enter the ID. The
link allows participants without Zoom program to participate. Due to age and other factors, some in
the neighborhood and in the parish do not have computers or do not have internet access. Their
participation is not possible without an in-person hearing.

In some ways, this is an unusual situation. The property to be rezoned was owned by The Catholic
Diocese of Kansas City-St, Joseph. However, the original school that was renovated to the current use
was paid for by donations made by parish and neighborhood residents. While the parish members and
neighborhood are not legal owners, we are still stakeholders. And as a part of the development
agreement, the parish paid for the kitchen appliances, and the video and sound equipment in Xavier
Hall. This was a significant contribution. The proper use under existing plans for this area deserves a
longer and more thorough process to determine possible alternative uses with input from all
stakeholders.

As an SFX parishioner, | suggest this request for blanket rezoning without a plan be denied at this
time. We are willing to work with the applicant to find profitable uses that are good for everyone.

Respectfully,
Maureen Dahnke
1110 Norton Avenue, Kansas City MO 64127

mdahnke46@gmail.com
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From: Belinda Blake
<belinda.blake@gmail.com>

Sent: Wednesday, August 10, 2022 5:51 PM
To: Muhammad, Najma

Subject: CD-CPC-2022-00114

Follow Up Flag: Follow up

Flag Status: Flagged

EXTERNAL: This email originated from outside the kemo.org organization. Use caution and examine the sender
address before replying or clicking links.

Najma Muhammad, Planner

Najma.Muhammad@kcmo.orgAugust 10, 2022

City Planning & Development Department
City Hall, 414 E. 12th Street, 15th floor
Kansas City, MO 64106-2795

Subject CD-CPC-2022-00114

This letter is on behalf of Belinda S Blake and family,

We are opposed to the rezoning of 5220 Troost property for the following reasons:

1. We oppose Changing the zoning without a plan. Zoning change from R 1.5to Bl is a
significant change. Once that change is made, a great number of uses are available
that may or may not be acceptable to the Church or the neighborhoods. A large
number of neighbors and parish members participated in the extensive process
that approved the plan for the current use.

2.1/We understand that the current owner has not honored the previous plan to
provide a signed agreement for the long term use of Xavier Hall, the parish hall for
St. Francis Xavier Catholic Church. A long term use agreement was a specified
aspect of every one of the many proposals that were discussed between 2012 and



2015. The arbitration process that resulted in the current plan also specified the
long term agreement for use of the hall.

3. While there was a “public hearing”, for this upzoning, it was scheduled with minimal
notice and only by Zoom. Even then the developer provided the ID for the meeting
and not the link. This meant that a participant had to have the Zoom program
loaded on their computer or phone to enter the ID. The link allows participants
without Zoom program to participate. Due to age and other factors, some in the
neighborhood and in the parish do not have computers or do not have internet
access. Their participation is not possible without an in-person hearing.

In some ways this is an unusual situation. The property to be rezoned was owned by
The Catholic Diocese of Kansas City-St, Joseph. However, the original school that was
renovated to the current use was paid for by donations made by parish and
neighborhood residents. While the parish members and neighborhood are not legal
owners, we are still stakeholders. And as a part of the development agreement, the
parish paid for the kitchen appliances, the video and sound equipment in Xavier Hall.
This was a significant contribution. The proper use under existing plans for this area
deserves a longer and more thorough process to determine possible alternative uses
with input from all stakeholders.

We suggest this request for blanket rezoning with out a plan be denied at this
time. We are willing to work with the applicant to find profitable uses that are good
for everyone.

Respectfully,

Belinda Blake
5411Virginia Ave
KCMO 64110

Belinda.Blake@gmail.com
Phone: 816-673-6216

Sent from my iPhone



Kaler Bole
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Najma Muhammad, Planner

City Planning & Development Department
City Hall 414 E 12 Street, 15 floor
Kansas City, MO 64106-2795

Subject CD_CPC-2022-00114
This letter is on behalf of St Francis Xavier Parish and the surrounding neighbors.

My husband and ! have been taxpayers and property owners in Kansas City since 1975,

| was born 78 years ago and raised and educated in St. Francis parish. My husband is a 1961
graduate of Rockhurst University. Although we live in the 6t district, we have been membaers
of St. Francis Xavier Parish for most of our 54 year marriage. We have chosen to raise our
children in the culture and diversity of Kansas City, Missouri.

We attended all the City Council hearings concerning the future of the old St. Francis School.
Many Interesting ideas were submitted but the student dorm was chosen by the diocese and
approved by the council. It seemed a dubious choice — a dorm with no bond with either
university and a dorm with a chapel but no food service. It did promise the parish the use of a
parish hall, a hall which the parish equipped with a sound system and a fully equipped kitchen.
Now, the falled dorm is apparently another victim of Covid. The parish stands to be not only
also a victim of Covid but of a take the money and run developer with no care or sense of
responsibility for the Church or neighborhood.

St. Francis Xavier is a respected partner in the 49/63 Alliance. It has been allled with Rockhurst
University to provide Kansas Citians a quality education. The food pantry, Christmas baskets,
and partnership with the revitalization of Troost Avenue are invaluable. it is time to listen to
the people of the neighborhood who have Invested their lives and assets in this community.
We ask you to deny the rezoning request and insist that promises be kept and only a decision
with a positive impact on the neighborhood and parish go forward.

Mary CFlorance

Kb o

Robert A Florance

11154 Grand Avenue
Kansas City, Missouri 64114

(816)941-2163



JNajma Muhammad, Planner

Majma.Muhammad@kcmo.org August 10, 2022
City Planning & Development Department

City Hall, 414 E. 12th Street, 15th floor

Kansas City, MO 64106-2795

Subject CD-CPC-2022-00114
My letter is on behalf of St Francis Xavier Parishioners
I/We are opposed to the rezoning of 5220 Troost property for the following reasons:

1. 1/We oppose changing the zoning without a plan. Zoning change from R 1.5 to B1 is a significant change. Once
that change is made, a great number of uses are available that may or may not be acceptabie to the Church or
the neighborhoods. A large number of neighbors and parish members participated in the extensive process
that approved the plan for the current use.

2. 1/We understand that the current owner has not honored the previous plan to provide a signed agreement for
the long term use of Xavier Hall, the parish hall for St. Francis Xavier Catholic Church. A long term use agreement
was a specified aspect of every one of the many proposals that were discussed between 2012 and 2015. The
arbitration process that resulted in the current plan also specified the long term agreement for use of the hall.

3. While there was a “public hearing”, for this up-zoning, it was scheduled with minimal notice and only by Zoom.
Even then the developer provided the ID for the meeting and not the link. This meant that a participant had to
have the Zoom program loaded on their computer or phone to enter the ID. The link allows participants without
Zoom program to participate. Due to age and other factors, some in the neighborhood and in the parish do not
have computers or do not have internet access. Their participation is not possible without an in-person hearing.

In some ways this is an unusual situation. The property to be rezoned was owned by The Catholic Diocese of
Kansas City-St, Joseph. However, the original school that was renovated to the current use was paid for by
donations made by parish and neighborhood residents. While the parish members and neighborhood are not
legal owners, we are still stakeholders. And as a part of the development agreement, the parish paid for the
kitchen appliances, the video and sound equipment in Xavier Hall. This was a significant contribution. The
proper use under existing plans for this area deserves a longer and more thorough process to determine
possible alternative uses with input from all stakeholders.

We suggest this request for blanket rezoning with out a plan be denied at this time. We are willing to work
with the applicant to find profitable uses that are good for everyone.

Respectfully,c é E /{
JaéCoakley Ratcliffe rishioner for 25 ¥years

631 W 58 Ter Kansas City MO 64113
coakleyjack@aol.com 816 444 1571
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A Building and a Legacy

History

1910 was the start of nearly 100 years of history for St. Francis Xavier School. A
Catholic center of education that would see generations of families move through
its programs. In 1922, construction was completed on a new brick school building
at 53rd and Troost. This new location allowed the student population to grow to
a total of 550 students. In 1957, design for another new building for the growing
school was commissioned. In 1962, construction was complete on what is now
the historic St. Francis Xavier School building, a Kansas City landmark. The first
class graduated from the new school building in 1963. As time went on, the face
of the neighborhood changed dramatically with many families moving to the
suburbs, and enrollment at the St. Francis Xavier School declined. Recruitment
in the neighborhoods to the east and south brought a student population that
was rich with diversity in both ethnicity and religious background. Lay teachers
began to replace the Sisters of Charity of the Blessed Virgin Mary. Scholarships
were provided to children from lower incomes, and tuition swaps were arranged
between students and teachers of St. Francis Xavier School and Rockhurst
University, across the street. Eventually the costs of operation outweighed the
income and the Diocese had to close the doors of the school. The school has
been closed since 2003, yet the legacy of this school lives on for thousands of
neighbors, parishioners, and past parents, teachers, and students of St. Francis
Xavier School.

Current Conditions

The St. Francis Xavier School is a great example of 20th century design, and still
stands as an important Kansas City landmark that is a true testament to the era
in which it was built. Modern in its day, the design boldly expresses its structure
as form and architecture. The school, strategically sited as a complement to its
neighbor St. Francis Xavier church, creates a friendly urban composition along
Troost Avenue. The architect positioned rooms around outdoor spaces reducing
the mass of the building, and the scale is right for children. A round volume
welcomes children into the front lobby and softens the building’s relationship with
the homes along the west. While the building has aged poorly, its structure appears
to be in sound condition. The building needs extensive renovation, including
modifications and upgrades for compliance with current codes and standards for
operation. However, this building is not beyond repair, and seems suitable for a
number of uses, including a school.

Top to bottom: 1) Cafeteria/Parish Hall, 2) Gymnasium

3) Typical classroom, 4) Balcony on second floor
(Photographs of St. Francis Xavier School
December 2012)

taken
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Features

This school building was an excellent learning environment for its students. With 14 classrooms, a kindergarten, library, music
room and offices, the main level was carefully designed around a center courtyard so that every room received daylight and
views to the exterior. The convent on the upper level provided secure access, privacy, and community space for the nuns
living at the school. Balconies and porches offer outdoor space and views to the neighborhood, as well as connection to the
courtyard and playground below. A cafeteria/Parish Hall provides a large flexible room flooded with daylight, while a large
gymnasium, down the hall, accommodates larger crowds and provides recreational facilities. The thoughtfulness of the
design is seen throughout the building. The St. Francis Xavier School holds an important place in the history of Kansas City
and for the residents and stakeholders of this neighborhood.

Top left: View east across courtyard and Troost to Rockhurst University from upper floor; Top right: View north on Troost from balcony outside classrooms (above cafeteria);
Bottom panorama: View of classroom and office organization around the central courtyard
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A Community Conversation

This engagement process was designed to bring together many members of a
community including residents, institutions, Parish members, and the Catholic
Diocese of Kansas City - St. Joseph to determine the most compelling and mutually
beneficial ideas for the St. Francis Xavier School based on the wider needs of the
community.

The owner of the St. Francis Xavier School building is the Catholic Diocese of Kansas
City - St. Joseph. Following were their focusing statements for the future use of the
school:

1. Recognize the needs of St. Francis Xavier Parish with respect to the need for a
kitchen and hall.

2. Recognize the need for space for the Diocesan sponsored UMKC Campus
Ministry (FOCUS missionaries).

3. Recognize the necessity of the desired projects to be self-funding/self-
sustaining. The Diocese cannot subsidize any operation at the facility.

4. Recognize that the Bishop makes the final decision regarding proposals.

As the community considered their aspirations, assets, and opportunities the
conversation began to focus around some key common values: Preservation,
Connecting Neighbors, and Increasing Health and Knowledge. These values
are the overarching framework of the Community Conversation and provide
direction for the Site Opportunities conversation.

Community Value: Preservation

Residents are proud of the architectural character of their neighborhoods. One
young homeowner described 49/63 as an area with “quality neighborhoods that
need love and new investment.” The community also sees its diversity of people
in terms of race, income, and faith as an asset. Kansas City's iconic 20th century
housing types exist here, including great examples of the Craftsman Bungalow,
the American Four Square, Renaissance Revival, and Shirtwaist. The central
location in the city and proximity to two stable institutions of higher learning, in
juxtaposition to the many under utilized properties along Troost point toward
untapped development potential.

While the community would like to preserve the great houses of the area, there
is also a need for infill development of both single and multi-family housing, to
provide affordable options for the diverse population of the area. Design and
performance gquidelines for these structures and their landscapes are seen as
critical to preserving the integrity of the architectural fabric and appropriate
density of the neighborhood. Mixed use development is considered desirable along
Troost to stimulate a 24-hour community, with commercial focus in key high traffic
nodes.

Photos from Community Workshop held at Rockhurst
Community Center, January 26, 2013
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Photos from 49/63 neighborhoods, March 2013.
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Community Value: Connecting Neighbors

Many community members voiced their aspiration for a safer place to live through
increased population, civic involvement, and sense of personal responsibility. The
desire expressed to work together to achieve common goals is a defining moment
for this group of individuals, business owners, Diocese, Parish, and institution
leaders.

The physical environment can serve to help or hinder this spirit of cooperation.
Considering the four basic principles of Crime Prevention through Environmental
Design (CPTED) can form a basis of safety guidelines for neighborhoods:

1. Natural surveillance: Lighting and clear sightlines to “see and be seen”

2. Natural access control: Direct the flow of pedestrian traffic and reduce
opportunities for crime

3. Territorial reinforcement: Distinguish public areas from private ones with a
sense of proprietorship

4. Maintenance: One nuisance leads to others; develop a plan to preserve and
enhance property

Part of attracting more people to invest in the area involves providing a variety
of affordable housing options, as well as increased mobility options, and job
opportunities. Stimulating new job opportunities could entail small business
incentives, access to financing, and attracting new retail and professional service
providers. Safe and convenient right-of-way for walking and biking are key to
increasing connectivity to nearby City amenities. The community expressed a
need for increased east-west connections, especially to Paseo, with the coming
Kauffman School. The community noted that new policies for vacant parcel
management could increase green space and benefit the public realm while
increasing connectivity with appropriate maintenance and succession plans. A new
community meeting space was also noted as a specific need in bringing together
the diverse community.

The Southtown Council has been working to institute a Community Improvement
District (CID) on Troost. The focus of the CID will be to bring higher levels of safety
and cleanliness to the public realm - “eyes on the street” - and establish a new
area identity.



Community Value: Increasing Health and Knowledge

The community expressed that attracting a new grocery store to the area will increase the possibility for healthy foods, but
access is more than just close proximity to a store. Knowledge disparities and cultural norms can be barriers to healthy eating
as well. Many community members expressed the need for nutrition and cooking classes for all ages, as well as community
garden space to grow food and get to know one another. A community need for small restaurants and cafes, stated as “a place
to grab a healthy sandwich,” was mentioned several times and the desire for this cultural hub to become a "“food diversity
destination” seemed to have traction.

Like many neighborhoods in Kansas City, this area faces challenges with educational options for K-12. Many residents see
charter school options as the key to attracting young families to the area. Parochial schools could also help to fill this need.
Stable, high quality education options are part of attracting increased homeowner investment, which could lead to less lending
risk for financial institutions in the future.

The community also voiced a priority for lifelong learning opportunities, and explored ideas for partnership with UMKC,
Rockhurst, the St. Francis Xavier Parish and the nearby Kauffman Foundation to offer job training, leadership training, and
opportunities for spiritual growth in the young Catholic community; this investment in human capital forms a foundation for
a healthy community.

Wordle T™ from the big picture community conversation. The size of the word illustrates frequency of use - the larger the word, the more frequently it was used.
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Site Opportunities

The St. Francis Xavier School has the potential to embody some of the aspirations of its community for the future of Troost.
The  residents, institutions, Parish, and Diocese representatives who assembled to talk with each other were resounding
in their desire to preserve this place and find its new purpose. What once was a place to come together - an important civic
and spiritual hub for parents, students, and parishioners - now requires some adaptation in order to meet the community’s
highest calling. Nearly all participants agreed that the building should be maintained and it is the opinion of the architectural
consultant that the building is viable for adaptive reuse. The emerging opportunities for the site may be grouped into
five themes under the overarching framework of the Community Conversation: Lifelong Learning, Catholic Outreach,
Neighborhood Services, Housing, and Entrepreneurship. In order to meet the requests of the Diocese, it is possible that
components of each of these themes would coexist on the site.

Site Opportunity: Lifelong Learning

Community emphasis on learning and community interaction suggests uses including a parochial or charter school, space for
adult education (such as a culinary school and job training programs), a child development center, and additional classroom
space for Rockhurst and UMKC.

Site Opportunity: Catholic Outreach

The St. Francis Xavier Parish has used the school in the past for office space and flexible meeting space with a kitchen.
UMKC's FOCUS ministries Catholic student organization has used the school for meeting space, an office, and a chapel. All of
these faith-based uses could be accommodated comfortably in conjunction with revenue generating uses from other theme
categories. With careful programming, it is possible that the wider resident community could also benefit from a flexible
meeting space with a kitchen, as well as the use of the gymnasium for exercise and events.

Wordle T™M from community conversation about site opportunities. The size of the word illustrates frequency of use - the larger the word, the more frequently it was used.

6 ‘ A COMMUNITY VISION FOR ST. FRANCIS XAVIER SCHOOL



Site Opportunity: Neighborhood Services and Civic Space

Community-identified uses that fit a neighborhood services theme include: a restaurant, community garden in the courtyard
of the School, a farmers’ market, fitness center, community meeting space, community policing office (Community Action
Network hub), a day program for the elderly, and an after-school program for children (or additional space for Operation
Breakthrough). The community conversation also referenced design of a safe mid-block crossing. There are likely additional
synergies with Rockhurst's identified community needs that could be shared in the School.

Site Opportunity: Housing

The group briefly discussed the possibility of using the existing building for apartments, including housing for assisted living.
Parking was listed as a concern and other proximate properties were discussed as being potentially more appropriate for new
housing. A boutique hotel was also discussed as an appropriate conceptual use of the site, especially one specifically designed
for the purpose of personal spiritual renewal.

Site Opportunity: Entrepreneurship

The community proffered that the school could be a tech startup village or business incubator that utilizes Google fiber and
proximity to the two universities. In general, office space seemed to be a compatible use for the building. Artists’ studios and
the potential to use the building for event space or a rentable commercial kitchen were also discussed.

Photo of St. Francis Xavier School, looking northeast (December 2012)
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Emerging ldeas

Many of the uses that the community offered for the St. Francis Xavier School could coexist compatibly together and align with
the focusing statements of the Diocese and educational mission of the Bishop Helmsing Institute to advance their students in
their spiritual life through education, prayer, and social action. The solution to determining the most appropriate combination
of uses may reside in the question:

Which combination of uses results in a new composition that is greater for its community than the sum of its parts?

During the six-month process of completing this assessment, FOCUS Missionaries' need for space has changed, however one
use of the St. Francis Xavier School site is a still a given: Parish community space including a kitchen. Careful programming can
allow for multiple community gathering uses in the spaces that the Parish uses. In addition to those uses, several community
ideas rise to the top as the most compelling revenue-generating uses to include in the repurposing of the St. Francis Xavier
School. The questions or criteria used to select these ideas are:

* Does it have the potential to be financially self-sustaining or growth-oriented?
¢ Does it relate to all three values of the overarching community framework and have significant community buy-in?
- Preservation
- Connecting neighbors
- Increasing health and knowledge
* Does it have the potential to catalyze new investment in the four types of capital: human, social, financial, and physical
capital?

1. School

An excellent primary school creates a foundation of learning based on nurturing the whole person and instilling curiosity, an
exploratory spirit, and a love of learning. The central urban location of the St. Francis Xavier School allows for easy access
to some of the City's greatest learning opportunities: Anita B. Gorman Discovery Center, Nelson-Atkins Museum of Art, the
Kauffman Performing Arts Center, as well as the libraries, fitness centers, and teaching resources of UMKC and Rockhurst.
The building design is well-suited for this use, as it was constructed as a school and provides appropriately scaled spaces
with abundant natural light for young students. Providing this new neighborhood education opportunity, paired with the new
Kauffman School, could encourage more families with young children to invest in a home and/or business in the area. This use
could also host after-school programs and summer camps for a wider age range. Gardens could be cultivated as part of the
curriculum, with fresh food made on site for the children's meals (perhaps even as part of the curriculum). Summer programs

Example imagery of education programs in Harlem and Minneapolis.
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could sell the produce at farmers’ markets. A resident artist or Catholic missionary
could be an exciting addition to the teaching staff and studio or apartment space
could be accommodated on the upper floor of the building.

2. Early Childhood Development Center and Family Counseling

Providing affordable, safe, and nurturing environments for the youngest members
of our community allows families to handle additional social and financial
responsibilities with increased capacity and peace of mind. A center run by
child development professionals for Infant - Kindergarten ages could be a place
where elderly community members also take part in the administration of the
facility and some programs with the children. An all-ages environment provides
meaningful social interaction and work for many members of the community.
Gardening or cooking classes could complement the curriculum, and fresh food
could be prepared on site for the children. The local Catholic Charities could also
provide their professional Family Services such as Counseling Solutions to assist
community members in need of additional support and guidance.

3. Culinary Center

This use could transform the building into a new City destination for those
interested in health and food. The culinary education offered at this facility would
also be demonstrated in a classroom restaurant open for all meals. Growing some
food on site would be a part of the main curriculum, and could include greenhouses
for all-season growing. This could be a pick-up point for Community Supported
Agriculture subscriptions (CSAs), and more casual cooking classes for all skill-
levels could be offered on weekends for modest fees. This could be a new site for
anew Morning Glory cafe to serve our most vulnerable neighbors through the local
Catholic Charities partnership.

4. Business/non-profit incubator

The implementation of Google Fiber could result in a new boom of technology-
based startup businesses. An adaptive reuse of this building could include flexible
office space available for rent to new or small businesses and non-profits. The
business incubator is an affordable model that capitalizes on the cooperation of a
number of small businesses to share costs on common resources. Quite often this
cooperation results in building new partnerships and collaborative endeavors. With
proximity to the emerging great thinkers of our region at UMKC and Rockhurst,
this could be one of the new innovation hubs of Kansas City.

5. Workforce training classes/Adult education/University outreach

Classes and clinics of many varieties could be handled in this building, and this
idea could be combined with the business incubator or considered as one of
the many community functions to be programmed in flexible spaces. Through
partnership with organizations such as New Reflections East, the Missouri Career
Center, University of Missouri Extension, the Missouri Department of Economic

Example imagery from programs in Nashville,
Minneapolis, and Portland.
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Development, the Economic Development Corporation of Kansas City, and the
Catholic Charities of Kansas City - St. Joseph Catholic Social Ministry Association
classes on tax preparation, business, entrepreneurship, computer skills, and job
training for all ages could be offered.

6. Event space

The St. Francis Xavier School is an iconic modern design with terraces, balconies,
and skylights that connect indoors and outdoors and introduce daylight into nearly
every space. Its beauty and proximity to the Church make it ideal for reqular Parish
gatherings and other Catholic celebrations potentially including weddings. It could
also be programmed to rent for wider community events including graduation
celebrations, neighborhood movie nights, health and recreation opportunities, and
theater and visual arts events.

7. Garden and summer market

Depending on the other uses in the building, it may be beneficial to include
gardening opportunities on the site. This garden could be divided into family plats
for membership-based Parish and community gardening, or maintained as part of a
site-based curriculum (school, childcare, or culinary center). The harvests could be
sold on site or taken to nearby farmers' market locations. Having this opportunity
on site could teach gardening and business skills to all ages as well as create new
social opportunities for neighbors to connect. A greenhouse or hoop house could
expand the programming idea to continue the growing season year-round.

Example imagery of programs in Minneapolis and Springfield, MA
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Putting the Pieces Together

The following are three options to provoke discussion about how compatible uses may be combined through diligent scheduling

of the spaces in the St. Francis Xavier School building:

Menu A:

GROUND FLOOR
+ Parish community space
* Rentable event space

Menu B:

GROUND FLOOR
» Parish community space
+ CAN or CID office

Menu C:

GROUND FLOOR
+ Parish community space
+ Rentable event space

FIRST FLOOR

+ Culinary Center

» Garden and summer
market

FIRST FLOOR

+ Charter school

OR

» Early Childhood
Development Center

FIRST FLOOR

» Business incubator offices

» Catholic student offices
and meeting space

» Garden and summer
market

SECOND FLOOR

+ Catholic student offices and
meeting space

+ Restaurant space for
Culinary Center

SECOND FLOOR

» Catholic student offices and
meeting space

» Teachers' offices and kitchen

SECOND FLOOR

» Business incubator meeting
space and kitchen

+ Workforce training classes

BNIM
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Next Steps

1. Establishing the Decision Makers

In order to properly move forward with the redevelopment of this property, a clear
hierarchy of decision makers must be decided upon first. The property is owned
by the Diocese and as the head of the Diocese it is evident that the Bishop will have
the final say as to which users will eventually be tenants. The Bishop, however, is
not directly involved in the Steering Committee that has guided this community
engagement process. Thus, the Bishop's representative(s) need to clarify the role
of the members of the Steering Committee, and at which points during the overall
development process approval is needed from those not directly engaged in the
process. There may also need to be consultants (real estate brokers, engineers,
architects, feasibility analysts, etc.) who will be charged with fulfilling specific
duties. Establishing who will manage these advisors will be critical.

2. Engaging the Development Process

Property redevelopment is an iterative process. New data will inform decisions,
which will require refining or redefining previous assumptions. In this case, since
the property is already defined, those charged with seeking a new tenant/user will
initially focus on the process of “marketing” the site. How this is done and who
is the target market will depend upon several factors. First and foremost, the
Steering Committee must determine if there is a priority ranking of the proposed
potential uses denoted above. This should be done recognizing that there will
likely be more than one primary user of the site, in addition to the specific parish
and UMKC student uses that the Diocese has defined.

Based upon priority ranking of proposed uses a preliminary feasibility study should
be undertaken for these possible uses. Typically, this can be done quickly with the
assistance of a third party real estate advisor focused on the field of interest. In
this case, however, since the uses are fairly varied it may be useful to focus only
on the highest potential uses first, and then if necessary move to the feasibility of
supporting projects. This initial feasibility should address issues of typical square
footage rents, parking demands, space needs (i.e., kitchen access), and broad-
based market demand.

As the initial feasibility for the preferred uses is determined, the Steering
Committee, along with possible input from its outside advisors, will need to start
crafting a list of potential tenants and/or developers for the preferred proposed
uses. This may require research into entities both within the Kansas City area
and beyond. If such a use is specialized, this may require counsel beyond the
immediate development team.

Once these groups are identified, the team will need to begin reaching out to these
firms. Again, having the correct members of the team to both speak to these users
and properly vet them may require outside counsel. The Diocese’s Finance and
Management Office may undertake this role in whole or in part. Based on these
findings of interested parties, the process will evolve into more detailed discovery
and negotiation.

Photos of St. Francis Xavier School, under construction
and in use during its early years.
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3. Due Diligence

As it becomes clearer which direction the Diocese and the Steering Committee are willing to pursue, the full process of
discovery or due diligence will need to be undertaken. This will potentially cover a broad array of investigative processes.
Based upon the tenant(s) being evaluated, the following areas are among those that may need review:

+ Financial feasibility of use (rent rates, market demand, terms, etc.)

+ Financial capacity of tenant

+ Architectural feasibility

+ Constructability

+ Mixed used compatibility factors (hours of operation, overlap of service needs)
+ Zoning

+ Accessibility

+ Parking requirements

» Hours of operation

« Utility demands

A more refined picture will begin to materialize for the long term viability of the proposed use(s). This evaluation either will
lead to a pursuit of a more finalized negotiation or a readdressing of this process for another potential use.

This can be a labor intensive, time consuming process, and as such, this must be recognized up front so as to assure that the
“right thing" is done with the property, and not necessarily what is most convenient. The highest and best use for this site, as
defined and redefined by the stakeholders, has been discussed. Now the tough decisions must be made and the future of the
former St. Francis Xavier School site secured for generations to come.

Photo of St. Francis Xavier School hallway - the light at the end of the tunnel.



Appendix

The information contained in this appendix was offered to the community for consideration in their workshop conversation
on January 26, 2013.

Mission Statements of Community Members:

49/63 Neighborhood Coalition’s vision is to be a community of diverse neighborhoods where boundaries are not barriers.
Our community members are informed, responsible, empowered people who work with each other to keep our neighborhoods
attractive and safe. The Coalition's mission is to support our neighborhoods by providing information to educate, resources
to empower, and infrastructure to connect.

UMKC's mission is to lead in life and health sciences; to deepen and expand strength in the visual and performing arts; to
develop a professional workforce and collaborate in urban issues and education; and to create a vibrant learning and campus
life experience.

Rockhurst University exists to transform lives by creating a learning community centered on excellence in undergraduate
liberal education and graduate education. Rockhurst is Catholic and Jesuit, involved in the life and growth of the city and the
region, and committed to the service of the contemporary world.

St. Francis Xavier Parish is a Roman Catholic, Jesuit community of faith called together by God to experience Jesus Christ in
His Word, in the sacraments, and in each other.

Joined in Baptism and inspired by the Holy Spirit, we strengthen our faith through prayer and worship, spiritual formation,
intellectual rigor, diversity of membership, hospitality and fellowship, and concern for social justice.

Guided by the spirituality of St. Ignatius Loyola, we strive to use our many gifts for the greater glory of God.

Planning Initiatives Impacting the Area:
Troost Corridor Action Plan (Southtown Council, 2003)
Most recently adopted plan expressing the Vision and goals of the community for development along Troost.

Midtown/Plaza Area Plan (KCMO with Gould Evans, ongoing)

This area includes 31st to 55th and Paseo to State Line.

Area plans provide a single, comprehensive plan for an area of the City and provides policies to guide public decisions on land

use, infrastructure, public services and zoning.

The Midtown/Plaza Area Plan will:

+ Recommend guidelines and strategies related to development, housing, neighborhoods, economic development,
transportation, capital improvements, open spaces and urban design.

+ Serve as the “plan of record” for the area and will be fully integrated with other adopted plans resulting in a single, coordinated
policy for the area.

+ Build on the foundation of previous planning efforts in the area.

Creating Sustainable Places, Troost Corridor Plan (MARC with Collins Noteis & Associates, ongoing)
Planning work is just beginning. The project will develop conceptual plans for key intersections along the corridor. The work
will assess the impact of the plans on economic development, social equity, and the environment.

Rockhurst and UMKC have recently updated their Campus Master Plans and implemented major capital improvements and
building campaigns including the recently opened Rockhurst mixed use parking garage on Troost, and the Henry W. Bloch
Executive Hall for Entrepreneurship and Innovation, currently under construction.

BNIM
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Land Use and development principles of Troost Corridor Action Plan (2003)

As seenin the land use map below, the St. Francis Xavier school site is shown as institutional on the map because at the
time the plan was created, it was functioning as a school. Around the site, and more generally along Troost, the plan calls
for higher intensity mixed use activity centers connected by medium density residential development. Off of Troost, the
focus is on the existing single-family neighborhood character.

Troost Corridor Action Plan Land Use map
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The seven development principles in the Troost Corridor Action Plan were:

1. Preserve and Enhance the Corridor's Diverse Character

2. Preserve 'Gems’ & Seek Infill Opportunities

3. Preserve established neighborhoods by focusing redevelopment on Troost

4. Promote Private Property Enhancements (landscaping, facade improvements)
5. Create a distinctive sense of place for the Troost Corridor

6. Focus activity at neighborhood centers (55th St., 59th St.)

7. Seek neighborhood-oriented businesses & services

Race and Income

Consider how to cross old dividing lines (race on the left below) and encourage mixed income neighborhoods (income on the
right below).

Home Value and Average Rents

As we think about potential uses in this area, it is important to consider what the market can support,
The average prices of housing units in the area are on the left below, and average rents, appearing much
more equal throughout, on the right below. The Crestwood Historic District has some of the highest
property values in the area.
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Housing and Transportation index

Demographic trends are shifting nationwide, families are decreasing in size and there are more seniors and singles. An increase
in smaller homes that are conveniently located to services and amenities is increasing. The consumer groups include young
professionals, empty nesters, families who seek walkable communities, and other young people either young graduates or first
time job seekers. At the same time, transportation preferences are changing. Recently people under the age of 30 account
for 14% of vehicle miles travelled, down from 21% fifteen years ago. Less teens are interested in getting their drivers’ licenses
(50% in 1978, now 30%) and technology use on transit is on the rise. The map below shows the combination of housing and
transportation costs. Darker colors show a more expensive combined index. The neighborhoods of 49/63 are shown to have
a fairly expensive index. The community was encouraged to consider some possible causes of this.

A COMMUNITY VISION FOR ST. FRANCIS XAVIER SCHOOL



Education
The map below shows educational attainment of a bachelor's degree or higher (darker colors = higher percentages of
attainment). Given the educational inequity in this area, the community was asked to consider how life long learning might be

better encouraged. Preliminary data from ongoing planning initiatives show that the age of the population is predominantly
in the mid-30's to mid-40's range.

The community also considered the condition of public right-of-way, pedestrian connectivity, bicycle connectivity, and safety
issues. A future Metrogreen pedestrian trail is planned to travel north-south in this area, as is a bikeway connected to the KC
bike network.
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