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Project Name 

Raphael Hotel 

 

Docket # 3.1,3.2, 3.3 

 

Request 

3.1 CD-CPC-2024-00014 

Area Plan Amendment 

3.2 CD-CPC-2024-00013 

Rezoning  

3.3 CD-SUP-2024-00009 

Special Use Permit 

 

Applicant 

James McClure 

Polsinelli 

900 W 48th Pl Unit 900, Kansas City, MO 

64112 

 

Owner 

Lighthouse Properties II LLC 

PO Box 856, Salina, KS 67402-0857 

APPROVAL PROCESS 

 

PROJECT TIMELINE 

The application for the subject request was filed on 2/9/2024. No 

Scheduling deviations from 2024 Cycle 3.2 have occurred.  

 

NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

The subject site is located with the South Plaza Neighborhood 

Association. 

 

REQUIRED PUBLIC ENGAGEMENT 

Public engagement as required by 88-505-12 does apply to this 

request. Applicant hosted a meeting on 3/11/2024. A summary of 

the meeting is attached to the staff report, see Attachment #3.  

 

EXISTING CONDITIONS 

The subject site contains one, nine-story hotel building and parking 

garage.  

 

SUMMARY OF REQUEST + KEY POINTS  

The applicant is seeking approval of an amendment to the 

Midtown/Plaza Area Plan from Residential Urban Density to Mixed 

Use Community, a rezoning from district R-0.5 to B3-5, and special 

use permit to allow the hotel use on 1 acre at the southeast corner 

of Ward Parkway and Wornall Road.  

 

CONTROLLING + RELATED CASES 

None 

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket #3.1 Approval 

Docket #3.2 Approval 

Docket #3.3 Approval with Conditions 

 

  

 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

321-325 Ward Pkwy 
About 1 Acre 

R-0.5 

6 

Jackson 

Kansas City, MO 

110 

Surrounding Land Uses 

North: commercial uses, zoned B4-5 

South: residential uses, zoned R-0.5, UR 

East: residential uses, zoned R-0.5 

West: commercial uses, zoned R-0.3 

 

KC Spirit Playbook Alignment 
N/A 

 

Land Use Plan 

The Midtown/Plaza Area Plan 

recommends Future Residential Urban 

Density for this location. 

 

Major Street Plan 

Wornall Rd is identified on the City’s 

Major Street Plan as an arterial and 

Ward Pkwy is identified as a parkway.  

 

Staff Review
City Plan 

Commission

City 
Council/Board 

of Zoning 
Adjustment

http://www.kcmo.gov/cpc


Raphael Hotel City Plan Commission Staff Report Docket #3.1, 3.2, 3.3 

March 19, 2024 

Page | 2  

 

PLAN REVIEW 

The plans submitted show the existing Raphael Hotel and parking structure currently located on two separate 

parcels. The plan indicates the two parcels will be combined into one through a new deed to be recorded with 

Jackson County. The existing hotel is nine stories tall and contains 126 rooms and will not be altered at this time. 

There are 96 existing parking spaces associated with the hotel that will be located on the same lot after the 

completion of the lot combination.  

 

There is access to the site via a circular drive for drop-off at the corner of Ward Parkway and W 48th Street. Two 

access points are provided to the garage/parking lot, one off of W 48th Street and another off of Wornall Road. 

Twenty-one parking spaces are required based on the number of hotel rooms and 96 spaces are provided. Six 

long-term bicycle spaces will be provided in the covered area of the parking garage. No short-term bicycle 

spaces are proposed.  

 

Landscaping exists on the site. There are two additional Redcedars proposed to screen mechanical/utility 

equipment on the east side of the site. 

 

No changes are proposed to the building. The existing building is primarily constructed of brick with decorative 

architectural design on the lower portion of the building visible from Ward Parkway and W 48th Street. 

 

PLAN ANALYSIS 

Commercial (88-120), Use- Specific (88-300), and Development Standards (88-400) 

*indicates adjustment/deviation    

Standards Applicability Meets More Information 

Lot and Building Standards (88-120) Yes No* Variances sought 

through a separate 

application 

Accessory or Use- Specific Standards 

(88-305 – 385) 

No N/A  

Boulevard and Parkway Standards 

(88-323) 

Yes No** Variances sought 

through a separate 

application 

Parkland Dedication (88-408) No N/A  

Parking and Loading  

Standards (88-420) 

Yes No*** Variance for short-term 

bicycle parking sought 

through a separate 

application  

Tree Preservation and Protection   

(88-424) 

No N/A  

Landscape and Screening Standards 

(88-425) 

Yes Yes Subject to conditions 

Outdoor Lighting Standards (88-430) No N/A  
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Sign Standards (88-445) No N/A  

Pedestrian Standards (88-450) Yes Yes  

 

*Lot and Building Standards: The applicant is seeking side and rear setback variances, as the building is 

currently considered legally nonconforming due to its construction prior to Chapter 88, the current Zoning and 

Development Code. The applicant is not required to seek these variances; however, they do not wish the 

building to be considered legally nonconforming. 

**Boulevard and Parkway Standards: The applicant is seeking variances for the required setback of the existing 

building, location of the existing parking garage and vehicular use area, existing fencing, and exiting façade 

transparency. The building is currently considered legally nonconforming due to its construction prior to 

Chapter 88, the current Zoning and Development Code. The applicant is not required to seek these variances, 

as the site does not meet the applicability criteria in 88-323-01; however, they do not wish the building to be 

considered legally nonconforming.  

***Parking and Loading: The applicant is seeking a variance to the required short term bicycle parking spaces. 

The Code requires short-term spaces in the amount of 10% of the actual number of vehicular parking spaces 

provided on-site. The applicant is required to provide 9 short-term spaces and they are currently showing zero 

on the plans.  

 

SPECIFIC REVIEW CRITERIA 

 

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;  

The requested rezoning from R-0.5 to B3-5 does not comply with the Area Plan future land use 

recommendation, which is why the rezoning is accompanied by an Area Plan amendment from 

Residential Urban Density to Mixed Use Community. There are several other hotels in the same situation 

as the subject site, which are located in R districts and operate as a legal nonconforming use.  

B. Zoning and use of nearby property;  

The subject site is located directly south of the Country Club Plaza, which is primarily zoned B4-5 and 

commercial in nature. There are large apartment buildings located around the site that are in high 

density R-0.3 districts. There are also other hotels in the immediate area. 

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

The surrounding area is highly developed with commercial and residential uses. Many of the existing 

buildings precede the current zoning code. The subject property is located within the Villa Serena 

Apartment Hotel National Historic District.  

D. Whether public facilities (infrastructure) and services will be adequate to serve development allowed by 

the requested zoning map amendment; 

Existing infrastructure currently serves the site. There are no planned changes to the site that would 

warrant changes to public utilities.  

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

regulations; 
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The Raphael Hotel has existed on the subject site since 1975 when the property was zoned R-5 per 

Chapter 65 of General Ordinances, which allowed high density apartments and hotels. In 2011 when 

Chapter 88 Zoning and Development Code was adopted, the zoning changed to R-0.5, which does not 

allow most commercial uses by-right. The change in zoning created a legal nonconformity. The 

applicant is bringing the site into conformance per the current standards with this rezoning and special 

use permit. Under the current zoning, primarily residential uses are permitted under the current R-0.5 

zoning.  

F. Length of time the subject property has remained vacant as zoned; 

The use on-site has been operating legally. To staff’s knowledge, neither the use nor the building was 

abandoned between now and the 1970s.  

G. The extent to which approving the rezoning will detrimentally affect nearby properties; and 

The zoning is not expected to detrimentally impact nearby properties. At this time there are no 

proposed changes to the site aside from combining two existing lots. In the event the hotel building was 

no longer on the site, there would be many commercial uses allowed by-right.  

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.  

The potential hardship to the landowner in the event of a denial of rezoning would cause them to 

continue a legal nonconformity. Although inconvenient, the legal nonconformity would not prohibit 

issuance of permits for the continued hotel use. There is no expected gain in public health, safety, or 

welfare in the event of denial of rezoning.  

Special Use Permits (88-525-09) 

No special use application may be approved unless the Board of Zoning Adjustment finds that the proposed 

use in its proposed location:  

A. Complies with all applicable standards of this Zoning and Development Code; 

The plan reviewed by staff does not comply with all applicable sections of the Zoning and 

Development Code as noted in the table above. The applicant intends to seek variances for all existing 

nonconformities related to lot and building standards, boulevard and parkway standards, and  short-

term bicycle parking. One condition of approval of this special use permit is for the applicant to obtain 

all necessary variances from the Board of Zoning Adjustment through a separate application. 

B. Is in the interest of the public convenience and will not have a significant adverse impact on the 

general welfare of the neighborhood or community; 

The approval of the special use permit is not expected to have an adverse impact on the general 

welfare of the community. There is no proposed change to the building or use as it has operated since 

the 1970s. 

C. Is compatible with the character of the surrounding area in terms of site planning and building scale 

and project design; 

The existing building is compatible with the character of the surrounding area.  

D. Is compatible with the character of the surrounding area in terms of operating characteristics, such as 

hours of operation, outdoor lighting, noise, and traffic generation; and 

The existing commercial use is compatible with the operating characteristics of the surrounding area. 

There are other similar uses with similar operating times, traffic generation, etc.  

E. Will not have a significant adverse impact on pedestrian safety or comfort.   
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Granting the special use permit is not expected to have a significant adverse impact on pedestrian 

safety; however, if the plan could be improved if the applicant were to provide all bicycle parking 

required by Code to provide additional comfort and safety.  

 

ATTACHMENTS 

1. Conditions Report  

2. Applicants Submittal   

3. Public Engagement Materials  

4. Additional documents, if applicable   

 

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends approval of the Area Plan amendment, approval of the rezoning, and approval with 

conditions of the special use permit as stated in the conditions report. 

 

 

Respectfully Submitted, 

Genevieve Kohn, AICP 

Planner 

 



Report Date: March 13, 2024

Case Number: CD-SUP-2024-00009

Project: Raphael Hotel

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Genevieve Kohn at (816) 513-8808 / 

Genevieve.Kohn@kcmo.org with questions.

1. The developer shall screen all roof and/or ground mounted mechanical and utility equipment, as well as dumpsters in 

compliance with 88-425-08.

2. Dumpster enclosure shall be of complimentary materials to the principal hotel building.

3. The applicant shall receive approval of all requested variances through a separate application, as they are not being sought 

with this special use permit.

4. 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.

Condition(s) by Parks & Recreation.  Contact Richard Sanchez at (816) 513-7678 / Richard.Sanchez@kcmo.org with questions.

5. The developer shall submit plans to Parks & Recreation Department and obtain permits prior to beginning construction of 

streetscape improvements (including but not limited to sidewalks, curbs, gutters, streetscape elements, pedestrian and 

street lighting) on the Parks jurisdictional streets and construct improvements, ADA compliant ramps at all required locations 

where new private drives are being added, or where existing sidewalks are modified or repaired. Such improvements shall be 

installed per Parks & Recreation Department Standards

6. The developer shall submit a letter to the Parks and Recreation Department from a Licensed Civil Engineer, Licensed 

Architect, or Licensed Landscape Architect, who is registered in the State of Missouri, stating the condition of the sidewalks, 

curbs, and gutters along boulevard/parkway, which is a parks and recreation jurisdictional street. The letter shall identify 

state of repair as defined in Chapters 56 and 64 of the Code of Ordinances for the sidewalks, curbs, and gutters. It shall 

identify the quantity and location of sidewalks, curbs, gutters that need to be constructed, repaired, or reconstructed. The 

developer shall secure permits to repair or reconstruct the identified sidewalks, curbs, and gutters as necessary along all 

development street frontages, as required by the Parks and Recreation Department, prior to recording the plat/issuance of 

any certificate of occupancy permits including temporary certificate occupancy permits

Page 1 of 1



PROJECT AREA

RAPHAEL HOTEL
REZONING & SPECIAL USE PERMIT

SECTION 29, TOWNSHIP 49 N, RANGE 33 W
IN KANSAS CITY, PLATTE COUNTY, MISSOURI

REVIEWED FOR CONSTRUCTION

NOT FOR CONSTRUCTION

PROJECT TEAM & UTILITY CONTACT LIST
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PROPOSED  PROPERTY DESCRIPTION:
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88-425 - OTHER DEVELOPMENT STANDARDS

SITE DATA EXISTING PROPOSED VARIANCE
REQUESTED APPROVED

Zoning R-0.5 B3-5 NO

Gross Land Area
in square feet 47,368.01         N/A NO
in acres 1.09         N/A NO

Right-of-way Dedication

in square feet N/A N/A NO
in acres N/A N/A NO

Net Land Area
in square feet 47,368.01         N/A NO
in acres 1.09         N/A NO

Building Area (sq. ft.) 10,008.70         N/A NO

Floor Area Ratio 0.21         N/A NO
Total Lots 2 1

Residential N/A N/A

Public/Civic N/A N/A

Commercial HOTEL N/A
Industrial N/A N/A

Other N/A N/A

BUILDING DATA REQUIRED EXISTING VARIANCE
REQUESTED

88-420-PARKING
VEHICLE  PARKING LONG-TERM BIKE SPACES

NOTES

GRADING LEGEND

UTILITY LEGEND



2
JT

SYMBOL CODE QTY BOTANICAL NAME COMMON NAME SIZE CONTAINER PLNT. HT.

TREES

JT 2 JUNIPERUS VIRGINIANA 'TAYLOR' TAYLOR EASTERN REDCEDAR 2" CAL B&B 6` HT

PLANT SCHEDULE
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NOTES

GRADING LEGEND

UTILITY LEGEND
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Public Meeting Notice

Lighthouse Properties
Pleose ioin

Raphael Hotel Rezoning and Special Use Permit
for o meeting obout

cose number
cD-c Pc-2024-000 1 3 & c D-s u P -2024-00009

proposed for the following oddress: 325 Ward parkway, Kansas City MO & 321Ward Parkway

Kansas City, MO

Meefing Dote:

Meefng Time:

Meeting locolion:

401 Ward Parkway, Kansas City, Missouri
Proiect Description:

Lighthouse Properties is the owner of the Raphael Hotel. lt has filed an application to rezone the property

and to request a special use permit so the property as zoned and permitted is consistent with the current
hotel use ofthe property. Please note - there is no planned or intended change to the use or operations

1oh, in, or around the property

James McClure
Phone: 816-360-4340
rmoit: jrTlcclu re@polsi nel li. com

You ore receiving this notice in occordonce with city code thot requires o public meeting with neighborhoods

for certoin types of development proiects. You con reod more obout the process requirements ot

kcmo. gov/publicen go gement

CT)MPASSKC

lf you would like further informotion on this proposed proiect, pleose visit lhe city's plonning ond permitting system,

Composs KC, ot Composskc.kcmo.org. You moy seorch by project type ond oddress/cose number to find proiecl detoils.

March 11,2024

6:30 p.m. - 8:00 p.m.

lntercontinental Hotel, Room: Salon 1B

Since



CITY PLANNING
& DEVELOPMENT

Public Meeting Summory Form

KliriHi;'"

Proiect Cose # co-cpc-2024-00013 & cD-suP-2024-00009

Meeting Dote: 3t1l,t2oz4

Meeting Locotion: lntercontinental Hotel, Room: Salon 1B

Meeting Time (include stort ond end time)' b' t D 7 u3
ts'*) @'!)

Additionol Comments (optionol):



Meeting Sign-ln Sheet

Proiect Nome ond Address
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