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FROM:
DATE:

Prairie Village Planning Commission
Chris Brewster, AICP, Gould Evans, Planning Consultant
December 4, 2018 Planning Commission Meeting

Application:

PC 2018-124

Request:

Revised Site Plan

Action:

A Site Plan requires the Planning Commission to apply the facts
of the application to the standards and criteria of the ordinance,
and if the criteria are met to approve the application. This Site
Plan is also subject to conditions of a previously approved Special
Use Permit.

Property Address:

4100 Homestead Court

Applicant:

Homestead Country Club

Current Zoning and Land Use:

R-1A Single-Family Residential – Country Club

Surrounding Zoning and Land Use: North:
East:

R-1A Single-Family Residential - Single-Family Dwellings
R-1A Single-Family Residential - Single-Family Dwellings
and vacant lots planned for Single-Family Dwellings
South: R-1A Single-Family Residential - Single-Family Dwellings
West: R-1A Single-Family Residential - Single-Family Dwellings

Legal Description:

Metes and Bounds - Lot 1 and Lot A Block II Indian Fields

Property Area:

9.1 acres (396,325.45 s.f.)

Related Case Files:

PC 2018-01(Revised) Amended Site Plan
PC 2018-01 Special Use Permit Amendment & Site Plan
PC 2016-06 Rezoning from R-1A to RP-1A (withdrawn)
PC 2014-123 Preliminary and Final Plat, Homestead Estates
PC 2016-123 Request for Monument Sign
PC 2014-09 – Special Use Permit Approval
PC 2013-118 Site Plan Approval for Two Platform Tennis Courts
PC 2011-107 Site Plan Approval for Two Platform Tennis Courts
PC 2002-10 Special Use Permit for Wireless Communication Towers
PC 2001-107 Site Plan Approval for New Swim and Tennis Facilities
PC 1996-107 Site Plan Approval for Air Supported Structure
PC 1992-102 Addition to Four Seasons Building
PC 1988-109 Site Plan Approval for Addition to Tennis Pro Shop
PC 1982-__ Special Use Permit
PC 95-07 Amended Special Use Permit

Attachments:

Application, revised site plan and building elevations
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Aerial Map
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Site

Bird’s eye view of block
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Bird’s eye view of site
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BACKGROUND:
Homestead County Club was built in 1954, and has been operating under a special use permit since 1982.
The special use permit has been renewed and amended several times to account for different operations
and development activity. Most recently, the special use permit was amended in May of 2018 to allow for
the remodeling and add an addition to the club, and to replace the seasonal tennis enclosure with a
permanent structure. This application was then revised in August of 2018 to approve a site plan that
reconfigured the platform tennis courts and replace one of them with six pickle ball courts.
Since the August approval, the applicant has proposed the following additional changes:
1.
Reconfiguration of the platform tennis court areas to extend closer to the clubhouse building, and
to allow the relocation of a fourth platform tennis court. [Note: the May approval had the four
existing platform tennis courts, and two additional pickle ball courts. The August revised site plan
had three platform tennis courts (the removal of the north two, and the relocation of one to the
south bank), and six pickle ball courts (four more than originally approved in place of the north
bank of platform tennis courts). This proposed revision has the four original platform tennis
courts (two on the north bank relocated to the south bank) and six pickle ball courts.]
2.
Proposed covered structure over the six pickle ball courts.
3.
Change in building elevations for the enclosed year-round tennis structure.
All of these changes are within the parameters of their approved Special Use Permit. However, they are
beyond the scope of changes that staff can administratively approve, and require Planning Commission
review and approval. Additionally, since the changes involve an additional structure and a change in
building and elevations previously reviewed in the public process, staff requested that the applicant have
an additional neighborhood meeting to review the proposed changes. The applicant held a neighborhood
meeting on November 26, 2018 and will provide a summary of that meeting for the Planning Commission.
ANALYSIS:
According to Section 19.32.030 of the Prairie Village Zoning Regulations, the Planning Commission shall
give consideration to the following criteria in approving or disapproving a site plan.
A.

The Site is capable of accommodating the building, parking areas and drives with
appropriate open space and landscape.
The site plan has the appropriate layout and design per the previously approved plans. The
reconfiguration and addition of the fourth platform tennis courts does not have a significant impact
on the previous plans since it is primarily in a central portion of the site and is expanding the footprint
of the existing and planned small court area closer to the clubhouse building and interior to the lot.
The addition of the cover over the pickle ball courts is the most substantial addition to the site plan.
It is located between two larger structures – the proposed/approved year-round tennis enclosure
and the existing clubhouse. It is located farther from the residences on the closest (south) boundary
than either of these structures.
The most significant issues in previous applications associated with the site plan in general, and
the outside courts particularly, dealt with the lighting and screening with landscape, as well as
drainage concerns. Previous conditions of the special use permit and revised site plan required all
new lighting to be state of the art, directional sport court lighting, designed to minimize glare on
adjacent areas. Additionally, any new lighting on other courts was to be upgraded to this lighting
as maintenance and replacement allowed. Further, the landscape plan approved with the previous
approvals addresses many of the screening and buffering concerns with regard to this area. In
addition, Public Works required the applicant to submit a revised drainage study to account for the
changes in this revised site plan, and they are satisfied with the results of that study.
All of these requirements of the previous approvals remain in place and should address the
relationship of these facilities to nearby residences, as it is generally within the same vicinity and
footprint of previous approvals, and has the same relationship to adjacent properties. All of the
buffer area and landscape designed to mitigate and improve this relationship remain unchanged.
The addition of one more platform tennis court results in the site having the same number of
platform courts as it currently has, and essentially adding six more pickle ball courts (two in the
original proposal, and four more with the August revision and this proposal). These courts are not
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anticipated to generate a significant amount of additional activity with respect to parking or traffic
for the area, and the site plan is appropriately designed to handle this activity.

The applicant has not provided specific details on the proposed cover of the court. Prior to
approval, parameters on the scale and massing and conceptual plans or specifications should be
provided to address the following: (1) the scale of the proposed cover in relation to the existing
buildings and the screening of this area provided by the current landscape plan; (2) the compatibility
of the materials and structure with other proposed buildings; and (3) any impact on the lighting
issues.
B.

Utilities are available with adequate capacity to serve the proposed development.
This is the expansion of an existing building and use, and there have not been any reports of
inadequate capacity for any utilities in the area. The proposed revision will have no impact on
utilities.

C.

The plan provides for adequate management of stormwater runoff.
Public works has reviewed a revised drainage study based on the proposed changes to the site
plan, and the revised study includes resizing of the detention basin. Public works has found that
this drainage study is acceptable and will need the contractor’s final design details on the detention
basin submitted with permits prior to construction inspections.

D.

The plan provides for safe and easy ingress, egress, and internal traffic circulation.
The application does not propose any change to circulation from the previously approved plan, and
the addition of four smaller courts in exchange for one larger court will not materially increase the
use or intensity of activity on the site.

E.

The plan is consistent with good land planning and good site engineering design principles.
The application is consistent with the previously approved plan, and proposes a slight change to
the configuration and footprint of the “small court” area. This area is well landscaped in relation to
the residences to the south, based on the previously approved landscape plan. The applicant will
be required to show that all plans are within the revised drainage study.

F.

An appropriate degree of compatibility will prevail between the architectural quality of the
proposed building and the surrounding neighborhood.
Materials and elevations for the permanent enclosed tennis structure were approved with the May
special use permit and site plan. The application included conceptual elevations that proposed
three different layers of prefabricated metal panels and a color scheme to match the clubhouse
building, including the roof structure. (No material changes were proposed for the main
clubhouse structure; only a painting and changes to the roof and canopy profiles, windows and
exterior patio areas to achieve a look consistent with the mid-century design aesthetic.) The
conceptual elevations broke up the massing of the building with different material panels, different
colors on those panels and changes associated with the entrance vestibule, and garage door
entries with glazing on the front and rear elevations. The application was approved based on the
conceptual elevations, and based on the testimony that permanent enclosed tennis structure
would be prefabricated metal panels that matches the exterior of the clubhouse, roof materials
would match the clubhouse, and that insulated panels and trapping on the interior would be used
to mitigate any potential noise.
The revised elevations for the permanent enclosed tennis structure differ from the previous
conceptual elevations in the following manner:
 The prefabricated panels are shown to have a vertical orientation and a consistent
pattern across all elevations, as opposed to a horizontal orientation and varied patterns.
 The color scheme is a single color (pearl gray), with dark bronze trim, as opposed to the
three-toned scheme associated with the varied panel patterns and different massing
elements previously proposed with the conceptual elevations.
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The garage entry on the front and rear elevation are solid material matching the main
wall, as opposed to glazing and accent materials proposed with the conceptual
elevations.
The roof is proposed as “regal white,” as opposed to the gray previously proposed with
the conceptual elevations (note: a similar roof style and color was shown on the
clubhouse buildings).

These changes impact previous approvals in two ways:
1. Aesthetically it does not have the same quality of appearance;
2. It does not match the proposed clubhouse renovation and mid-century design aesthetic to the
degree of the previous conceptual elevations.
However, the massing and scale of the building remains unchanged and meets all zoning and
special use requirements. Further, the building is not a prominent building within the City when
considering visibility from streets and public spaces, and the principal concern from adjacent
residents through the process has been with regard to drainage and screening. If the Planning
Commission determines that the proposed materials and conceptual design are acceptable in
light of these considerations, we recommend that additional vertical landscape elements be
planted near the foundation and building perimeter to better screen the building from adjacent
property and to help break down the scale and massing of the building when viewed from
surrounding areas.
G.

The plan represents an overall development pattern that is consistent with the
comprehensive plan and other adopted planning policies.
This application supports the development pattern, comprehensive plan and planning policies in
the same manner as the previously approved Site Plan.

RECOMMENDATION:
Staff recommends approval of the revised site plan subject to the following conditions.
1. All conditions of the previously approved special use permit reviewed by the Planning Commission
on May 1, 2018, and approved by the City Council on May 21, 2018 remain in effect.
2. All conditions of the previously approved site plan reviewed and approved by the Planning
Commission on August 6, 20189 remain in effect with the exception of the following items specified
in the amended site plan:
a. The platform tennis court footprint is expanded to the east and closer to the clubhouse to permit
the relocation of the fourth platform tennis court.
b. Conceptual plans or sample specifications of the covered structure be reviewed by the Planning
Commission prior to approval to address the following:

c.

(1)

The overall height and scale in relation to adjacent buildings and in relation to the screening
of the small court area from adjacent property.

(2)

The materials and character of the design in relation to the two other structures; and

(3)

Any impacts on the lighting of the area.

The proposed materials, colors and elevations for the enclosed tennis structure may be
acceptable, provided the landscape plan is amended to include vertical landscape elements
(evergreen and/or ornamental trees) at least every 20 to 30 feet around the foundation or
perimeter of the building to support screening the structure from adjacent property and to help
break up the massing of the building when viewed from surrounding areas. All other
requirements for interior insulated panels and use of tarps to mitigate sound remain in place.

3. The applicant will be required to submit the contractor’s final design of the detention basin, per the
revised drainage study, to Public Works for review and approval prior to permits.

