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EXISTING DEVELOPMENT REVIEW 
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*next step is permitting – not shown above 
Many process steps can be done concurrently

2



4

1. CONCEPT 
PLANS – 
SUBMITTAL 
REQUIREMENTS
discussion, recommendations, research, and best practices



What is a Concept Plan?
A CONCEPT PLAN (CONCEPTUAL DEVELOPMENT PLAN)  
UDO 2.400

1.
 C

O
N

C
E

P
T

U
A

L 
D

E
V

E
LO

P
M

E
N

T
 P

LA
N

S

4

A Concept Plan is a plan that provides an overview or concept of future 
development proposal.  

The Concept Plan provides an alternative/flexible review option if 
specifics of a development are unknown, however the “concept” is. 

Does not replace a PDP; but allows for the zoning application process to 
occur.  

1.



Concept Plan Requirements
A CONCEPT PLAN (CONCEPTUAL DEVELOPMENT PLAN)  
UDO 2.400
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1.



Concept Plan 
Recommendations
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1.

A CONCEPT PLAN (CONCEPTUAL DEVELOPMENT PLAN)  
UDO 2.400
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This presents difficulty 
to applicants who do not 

have this information 
yet. 



Concept Plan Example
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OVATION RESIDENTIAL
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325 SE M-150 Hwy
Concept Plan area in blue for approx. 11 acres
PDP area in green for approx. 27 acres

Was required to provide:
square footage and architectural elevations despite 
having to return with a full PDP to Council once this 
information is certain. 



Concept Plan Research & 
Best Practices
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1.

A CONCEPT PLAN (CONCEPTUAL DEVELOPMENT 
PLAN)  UDO 2.400
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and Lenexa KS).  

 Neither require elevations or architectural information.   
 Sq ft of development is required. 

RESEARCH 

BEST PRACTICES 
 Purpose of the Concept Plan option was to provide flexibility 

when details are not yet known. 
 Architectural drawings must be provided twice, increasing the 

costs for developers and often providing details at Concept 
Plan that will change. 

 Full PDP process is still required so all details will be provided 
to Council for approval once known making this process 
option not always desirable. 
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SUMMARY

• Update submittal requirements to 
remove need for architecture and square 
footage details during concept plan 
submittal. 

IGNITE! ALIGNMENT

Make regulatory changes to promote a 
mix of densities and prices.

Increase the mix of affordable housing. 

Build an adaptable framework for continued 
growth in a changing environment. 

Concept Plans – 
Submittal Requirements 

9

BENEFITS
• Provides flexibility for homebuilders in 

evolving markets to meet demands. 

• Encourages economic growth and 
development. 
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2. PRELIMINARY 
DEVELOPMENT 
PLANS – SUBMITTAL 
REQUIREMENTS
discussion, recommendations, research, and best practices



What is a Preliminary 
Development Plan?

A PRELIMINARY DEVELOPMENT PLAN (OR PDP) IS THE 
FIRST TYPE OF PLAN REQUIRED TO BUILD ON A LOT. 
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A PDP is required for both residential and commercial applications. 

Review process for either type of PDP is 3-4 months

Fees depend on acreage and zoning classification

Many recommended updates will benefit both types of development 
applications

2.



When is a PDP required?
PRELIMINARY DEVELOPMENT PLAN (PDP) UDO 2.300
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PDP Recommendation
PRELIMINARY DEVELOPMENT PLAN (PDP) UDO 2.300
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Allow exemption to the 
PDP requirement if 

developing or 
redeveloping only 3 

single family or 3 
duplex or less. 

2.



PDP Example – Duplex    
(Two-Family) Application
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RECOMMENDATION

BUILDING PERMIT               7 DAYS
BUILDING PERMIT FEES      $19,000*

EXISTING PROCESS 

PDP APPROVAL                   3-4 MONTHS
PDP APPLICATION FEE       $3,065.00
BUILDING PERMIT       7 DAYS
BUILDING PERMIT FEES      $19,000* 

102 NW Orchard

2.



PDP Recommendation #1
PRELIMINARY DEVELOPMENT PLAN (PDP) UDO 2.300  
ADD PROVIDED ALLOWED IN UNDERLYING ZONING FOR 
2 AND 3
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PDP Research, Benefits & 
Best Practices

BENEFITS
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2.

 Encourages development of new housing options

 Streamlines processes & reduces costs

 Cleans up allowance for 1 single family home development in UDO (10.040)

APA, AARP, MARC, National League of Cities, Community Movements (i.e. 
Smart Growth, Strong Towns) recommend removing barriers to infill and 
small-scale housing development when zoning is already  in place. 

BEST PRACTICES

RESEARCH
Cities that have processes for infill or small-scale home development:

 Kansas City, MO

 Overland Park, KS*

 Fayetteville, AR

 Tacoma, WA



PDP 
Recommendation #2
UDO SEC 2.300 HAS A LIST OF WHEN A PDP IS 
REQUIRED AND A LIST WHEN A PDP IS NOT 
REQUIRED. 
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2.

RESEARCH
All cities researched contain one list or the 

other; not both. 

RECOMMENDATION
 Add language that can be used as “catch all” for 

unforeseen situations.  
 Provides clarity for the reader. 

Want to ensure flexibility in your code for 
property owners and the city. 

BEST PRACTICES



PDP Recommendation #2

PRELIMINARY DEVELOPMENT PLAN (PDP) UDO 2.300.B
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2.

Best Practices – 

 Provide flexibility to ensure 
you have a way to address 
all possible 
scenarios/application.  

 encourage process 
efficiencies to reduce costs, 
review times, and allocation 
of resources. 
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SUMMARY

• Increase single family and duplex 
development by removing the need for 
a PDP review. 

• Include a catch all for the Director to 
determine if a PDP is required. 

IGNITE! ALIGNMENT

Make regulatory changes to promote a 
mix of densities and prices.

Increase mix of affordable housing. 

Preliminary Development Plans 
– Submittal Requirements

19

BENEFITS
• Increase housing stock and diversity.

• Provides cost and time savings for 
homebuilders. 

Build an adaptable framework for continued 
growth in a changing environment. 
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3. PRELIMINARY 
DEVELOPMENT 
PLANS – REVISIONS
discussion, recommendations, research, and best practices



PDP Revisions
PRELIMINARY DEVELOPMENT PLAN (PDP) 
REVISIONS UDO 2.330
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3.

After approval of a PDP, a property owner/developer can request 
changes or amendments to their plans. 

This applies to both residential and commercial development. 

Revised PDP Fee is same as Original PDP Fee.

2 Review Options:  
Substantial Change  - Requires Full Process (3-4 months)
Minor Change – Administrative review (4-6 weeks)



PDP Revisions
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3.

UDO SEC 2.330 HAS A LIST OF WHEN A PDP 
IS A SUBSTANTIAL CHANGE AND A LIST OF 
WHAT IS A MINOR CHANGE.

RECOMMENDATION
 Clean up table to improve readability. 
 Allow revisions up to the zoning district 

regulations as “minor changes”. 



PDP Revisions 
Recommendation UDO 2.330.B.
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Recommended updates to 
increase qualifying “minor 

changes” for administrative 
review” - up to the district 

allowance and remove 
redundant language. 

 

3.



PDP Revisions - Research 
& Best Practices
THE FOLLOWING CHART SHOWS WHAT IS CONSIDERED 
A “SUBSTANTIAL CHANGE” IN OTHER CITIES
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3.

Best Practices –

 Codes should include an allowance for 
amendments/revisions to plans. 

 Municipalities have authority to determine 
review process; if zoning entitlements are in 
place, new public hearing is not necessary so 
there is flexibility with approval authority. 

     (APA, NLC, AARP)

City

Density or 
Intensity of Res. 

Uses
Increases in 
Lot Coverage

Increases in 
bldg. height

Changes in 
Ownership Patterns 

or Phasing(Y/N)
Decrease of 
any Setback

Lee's Summit >10% >10% >25% Y >10%
Blue Springs, MO >5% N/A >5-ft. Y >5%

Lenexa, KS Any increase N/A N/A N/A N/A
Shawnee, KS >5% >5% >10% Y N/A

Overland Park, KS >5% >5% >10% Y >5%
Olathe, KS >5% >5% >10% Y >5%

Franklin, TN Any increase N/A N/A N/A Any change
Carmel, IN Any change Any change Any change Any change Any change



PDP Revision Example

PDP REVISIONS UDO 2.330
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3.

PROCESS WITH ADMINISTRATIVE REVIEW 
     RECOMMENDATION

BUILDING PERMIT               10 DAYS BUSINESS DAYS
BUILDING PERMIT FEE         0.4% VALUATION
 

EXISTING PROCESS 

PDP APPROVAL                         3 MONTHS
PDP APPLICATION FEE             $3,065.00

BUILDING PERMIT      10 BUSINESS DAYS
BUILDING PERMIT FEE      0.4% VALUATION
 

Original Building (2003 PDP) 20’ tall building

Updated Building (2020 PDP) 30’ tall – 50% 
increase still within zoning allowance



PDP Revision 
Recommendations
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3.

RECOMMENDATION
 Clean up table to improve readability. 
 Allow revisions up to the zoning district 

regulations as “minor changes”. 

 Reduces review time from 3-4 
months to 2-4 weeks (administrative 
review). 

 Reduces costs for property 
owners/applicants. 

BENEFITS

Section 2.330



PDP Revision 
Recommendations
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3.

RECOMMENDATION
 Clean up table to improve readability. 
 Allow revisions up to the zoning district 

regulations as “minor changes”. 
 Also add catch all for Director for situations not 

listed. (item C.3)

 Reduces review time from 3-4 
months to 2-4 weeks (administrative 
review). 

 Reduces costs for property 
owners/applicants. 

BENEFITS

Section 2.330



PDP Revision 
Recommendations
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3.

RECOMMENDATION
 Clean up table to improve readability. 
 Remove redundancies. 
 Allow revisions up to the zoning district 

regulations as “minor changes”. 

 Reduces review time from 3-4 
months to 2-4 weeks (administrative 
review). 

 Reduces costs for property 
owners/applicants. 

BENEFITS

Revision Requested Minor Change Substantial Change
Any change that would negatively impact traffic, 

pedestrian traffic,  or public facilities X
Change in architecture making it less compatible 

with neighboring uses X
Changes in ownership patterns or stages of 

construction leading to a different development 
concept X

Changes of FAR, density, height, or setbacks 
allowed within the zoning district. X

Decrease of open space more than 10% X
Modification or removal of a condition to the PDP 

approval X
Changes to water or sanitary sewer plans that 

impact these utilities outside the project 
boundaries X
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SUMMARY

• Clean up the revisions table 
distinguishing between “substantial 
change” and “minor change”. 

• Allow revisions up to the zoning 
district allowance as a “minor change”. 

IGNITE! ALIGNMENT

Make regulatory changes to promote a 
mix of densities and prices.

Build an adaptable framework for continued 
growth in a changing environment. 

Preliminary Development Plans 
– Revisions

29

BENEFITS
• Promotes collaboration with developers 

and stakeholders.

• Provides flexibility for homebuilders. 
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4. PRELIMINARY 
DEVELOPMENT 
PLANS – 
EXTENSIONS
discussion, recommendations, research, and best practices



PDP Extensions
PRELIMINARY DEVELOPMENT PLAN (PDP) 
EXTENSIONS UDO 2.320.E
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4.

PDPs expire in 24 months if a Final Development Plan 
(FDP) is not submitted. 

Review/Approval takes 4 weeks

Extensions on Original PDPs      –    Council Approval 
Extensions for Revised PDPs by Council – Council Approval

Extensions for Revised PDPs Approved Administratively -  
Administrative Approval 

REVIEW PROCESS – EXTENSIONS 
APPROVED BY THE APPROVAL 
AUTHORITY:



PDP Extensions

PRELIMINARY DEVELOPMENT PLAN (PDP) EXTENSIONS UDO 
2.320.E
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4.

THE FOLLOWING ITEMS ARE REVIEWED 
WITH AN EXTENSION REQUEST:

Development Agreement Requirements
UDO Requirements
Ordinance Conditions & Requirements



PDP Extensions

PRELIMINARY DEVELOPMENT PLAN (PDP) EXTENSIONS UDO 
2.320.E
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4.

 Preliminary Development 
Plans (PDPs) 

 Revised PDPs Approved by 
City Council

CURRENT ADMINISTRATIVE 
AUTHORITY (2 WEEKS)

 Revised PDPs Approved 
Administratively

CURRENT CITY COUNCIL 
AUTHORITY (4 WEEKS)



PDP Extensions - Example

PRELIMINARY DEVELOPMENT PLAN (PDP) 
EXTENSIONS UDO 2.320.E
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4.

EXISTING PROCESS 

PDP EXTENSION APPROVAL        4 WEEKS
 

RECOMMENDED PROCESS 

PDP EXTENSION APPROVAL          2 WEEKS
 

Pryor Mixed Use Development expires 11/7/25
1850 SW M-150
No proposed changes to the site



PDP Extensions - 
Recommendation

PRELIMINARY DEVELOPMENT PLAN (PDP) EXTENSIONS 
UDO 2.320.E
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PDP Extensions – 
Research & Best Practices
PRELIMINARY DEVELOPMENT PLAN (PDP) EXTENSIONS 
UDO 2.320.E
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4.

Cities vary on whether plans have an 
expiration and if so, what the extension 

options are. 

Recommended Best Practices for this not 
specifically available other than cities 

should provide flexibility market changes 
and cooperation with property owners.  

(APA, ICMA, ULI)

City PDP Extension Approving Authority
Lee's Summit CC or Director (proposed – Director)

Blue Springs, MO N/A
Lenexa, KS Director

Shawnee, KS PC
Overland Park, KS Not stated

Olathe, KS PC
Franklin, TN Not stated
Carmel, IN Director
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SUMMARY

• Allow property owners/developers to 
receive a 1-year extension 
administratively like other types of 
extensions. 

IGNITE! ALIGNMENT

Make regulatory changes to promote a 
mix of densities and prices.

Build an adaptable framework for continued 
growth in a changing environment. 

Preliminary Development Plans 
– Extensions

37

BENEFITS
• Promotes collaboration with developers 

and stakeholders.

• Provides flexibility for homebuilders in 
evolving markets to meet demands. 



39

5. PRELIMINARY 
DEVELOPMENT 
PLANS – 
MODIFICATIONS
discussion, recommendations, research, and best practices



What is a Modification?

A MODIFICATION IS A REQUEST TO MODIFY 
ONE OR MORE OF THE REQUIREMENTS OF THE 
UNIFIED DEVELOPMENT ORDINANCE. 

Modifications can be approved Administratively, by Planning 
Commission, or City Council (UDO 2.320)

ITEMS THAT CAN BE MODIFIED

Include but not limited to -  floor area ratios, lot size, density, 
design, public improvements, building materials/color, building 
height, setbacks, parking, landscaping, buffers, tree protections. 
(UDO 2.320.C) 

Modification requests typically require a preliminary development 
plan (UDO 2.320) for both residential or commercial development. 

5.
  M

O
D

IF
IC

A
T

IO
N

S

39

5.



How long does 
modification approval take?

3 TYPES (OR LEVELS) OF 
MODIFICATION REVIEWS 

Staff (Administrative) Approval      7-10 days

Planning Commission Approval     4 weeks 

City Council Approval                         3-4 months

40
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Modification S taff  Approval
7-10  days

P C  Approval
4 weeks

C C  (P DP ) Approval
3 months

density  & f loor 
area ratio   

parking parking reductions  
during FDP parking lot des ign   

min. lot s ize   

building setbacks   

des ign standards R TU screening type   

min. public  
improvements

S tormwater/minor 
road improvements   

building materials
Necessary 

c lass if ication table 
updates  

  

building height   

landscape 
buffering buffer location   

tree preservation 
& landscaping   



Modification Example

LAKEWOOD POOL
706 SE BLUE PARKWAY

Modification request to the parking lot setback requested 
to match existing parking lots. (20 ft required, 10 ft 
requested & approved) 

Recommended Process 
          Staff (Administrative) Approval      7-10 days

Current Process
            Planning Commission Approval     30 days

5.
5.
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Proposed Parking 

Existing Parking Lakewood Process
                       City Council Approval     90 days



Modification Research

5.
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density & 
floor area 

ratio
parking min. lot 

size
building 
setbacks

design 
standards

min. public 
improvements

building 
materials

building 
height

landscape 
buffering

tree 
preservation 
& landscaping

Lee’s 
Summit CC CC/Staff CC CC CC/PC CC/Staff CC CC CC/PC CC

Blue 
Springs CC CC/Staff CC CC CC CC CC CC CC Staff

Lenexa PC PC/Staff PC PC PC/Staff PC PC/Staff PC Staff Staff

Shawnee PC/BZA PC PC/BZA PC/BZA PC/BZA PC/BZA PC/BZA PC/BZA PC/BZA PC/BZA

Overland 
Park CC CC/PC CC CC Staff CC/Staff Staff CC CC CC

Olathe CC CC PC CC CC CC CC CC Staff Staff

Franklin CC CC CC CC Staff CC CC CC CC CC

Carmel CC CC CC CC CC CC CC CC CC CC



MODIFICATIONS-BEST PRACTICES
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INVESTMENT QUALITY SUPPORT

Encourages re-investment 
and re-habilitation of 

older, existing structures;  
especially for 
homeowners.  

The Modification may 
result in a higher 

quality design. 

APA, ULI, ICMA, 
encourage process 

efficiencies & flexibility 
to promote community 
growth, housing goals, 

and investment. 
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Modification 
Recommendations

3 TYPES (OR LEVELS) OF 
MODIFICATION REVIEWS 

Staff (Administrative)        7-10 days

Planning Commission       4 weeks 
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City Council Approval*     3-4 months

44

*Modifications approved by City Council are 
reviewed by Planning Commission first. 

5.

Modification R ec ommended Additional
 S taff  Approvals  7-10  days

S taff  Approval
7-10  days

P C  Approval
4 weeks

C C  Approval
3 months

density  & f loor 
area ratio   

parking parking lot des ign (moved from 
P C )

parking reduc tions  
during FDP parking lot des ign   

min. lot s ize   

building 
setbac ks   

des ign 
standards

R TU sc reening type (moved 
from P C ) R TU sc reening type   

min. public  
improvements

S tormwater/minor 
road improvements   

building 
materials

Nec essary 
c lass if ic ation table 

updates  
  

building height   

landsc ape 
buffer ing

buffer  loc ation (moved from 
P C ) buffer  loc ation   

tree 
preservation & 

landsc aping
  



Modification 
Recommendation

3 TYPES (OR LEVELS) OF 
MODIFICATION REVIEWS    
UDO 2.320
Staff (Administrative)        7-10 days

Planning Commission       4 weeks 

5.
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City Council Approval*     3-4 months
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*Modifications approved by Council are 
reviewed by Planning Commission first. 

5.



SUMMARY

• Increase the modifications that can 
be approved administratively. 

IGNITE! ALIGNMENT

Make regulatory changes to promote a 
mix of densities and prices.

Build an adaptable framework for continued 
growth in a changing environment. 

Preliminary Development Plans 
– Modifications

46

BENEFITS
• Provides flexibility and efficiency for 

developers and home builders. 
• Streamlines process steps and decreases 

review costs for developers and home 
builders. 



6. BOARD OF ZONING 
APPEALS – SETBACK 
REQUESTS
discussion, recommendations, research, and best practices



BOARD OF ZONING APPEALS (BZA) PROCESS

BZA can hear a variance for any item that cannot be approved as 
a modification. (UDO 2.530)

BZA is a quasi-judicial board, powers and procedures derived 
from State Statute RSMO Ch.89

6.
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BZA APPROVAL REVIEW TIME

Meetings are held monthly as needed 

Review/Approval time is approx. 4-5 weeks

Application review fee for any request to the Board is $515.00

Board of Zoning Appeals- 
Setback Requests



BOARD OF ZONING APPEALS (BZA) PROCESS

6.
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34 OF 37 APPLICATIONS SINCE 2020 WERE FOR 
RESIDENTIAL PROPERTIES

 30 of those for a setback for a single-family 
residence

 27 or 93% of residential setback requests approved 
           (2 denied, 1 withdrawn)

6.
 B

O
A

R
D

 O
F 

Z
O

N
IN

G
 A

P
P

E
A

LS

Board of Zoning Appeals- 
Setback Requests



RECOMMENDATION TO INCREASE 
ADMINISTRATIVE SETBACK REVIEW

STAFF APPROVAL       7-10 DAYS
PLOT PLAN     NO FEE

EXISTING PROCESS 

BZA APPROVAL           4-5 WEEKS
BZA APPLICATION      $515.00

2720 Bent Tree Circle
 Homeowner wanted to replace existing deck (1987)
 2 ft variance required (5 foot for covered portion)
 Application was approved

6.
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Board of Zoning Appeals- 
Setback Requests



Board of Zoning Appeals 
– Residential Setbacks

ARTICLE 14 – ADMINISTRATION
DIVISION 1. – BOARD OF ZONING ADJUSTMENT

51

6.
6.

 B
O

A
R

D
 O

F 
Z

O
N

IN
G

 A
P

P
E

A
LS



Board of Zoning Appeals 
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BEST PRACTICES
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 Reduce financial and process barriers which discourage 
homeowners from reinvesting in their homes. 

 Lengthy approval processes are intimidating and 
overwhelming to homeowners.  

 Streamlined processes for new home construction and 
existing home renovations supported by APA, AARP, ULI, ICMA, 
HBA. 



SUMMARY

• Increase the setback variance that staff 
can approve to repair/replace existing 
residential structures (excluding multi-
family). 

IGNITE! ALIGNMENT

Make regulatory changes to promote a 
mix of densities and prices.

Increase overall property values by 
neighborhood. 

Board of Zoning Appeals – 
Residential Setbacks
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BENEFITS
• Encourage reinvestment and rehabilitation 

of existing, older housing stock. 

• Promotes increase in property values. 

• Removes barriers for homeowners. 

Preserve and protect existing housing stock. 



Summary of Housing Initiatives – 
List of Recommended Updates

1. Sec 2.400.C  Allow conceptual development plans without requirement of 
architectural plans and building square footages which are still required 
with the PDP.  

2. Sec 2.300.A Encourage and Streamline development of single-family homes 
and duplexes by allowing development of up to 3 residential lots for 
administrative approval when zoning is in place. 

3. Sec 2.300.B Add language to capture that the Director can determine if a 
proposal requires a PDP for situations not currently identified in either list. 

4. Sec 2.330.B & C Allow administrative review up to the zoning district 
allowance as a minor change and clean up the substantial changes and minor 
changes lists.  

5. Sec 2.330.C Add language to capture items not identified in the PDP revision 
lists for the Director to determine whether the changes are substantial or 
minor. 

6. Sec 2.320.E Allow administrative approval of a PDP extension for 
developers (commercial/residential) need flexibility with a 1-year extension. 

7. Sec 2.320.C Increase modifications that can be approved administratively 
(RTU screening type, buffer location, parking design)

8. Sec 14.080 Increase the setback variance allowed to be administratively 
approved for homeowners when renovating or repairing an existing 
structure (5 ft max) 
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