
 

 
         

     
  

 

 
 

   

       
     

 

      

   

   
   

  

     
  

    
 

   

   

     

 

 

      
         

      
      

  

     
            

      
        

    
              

    

STAFF REPORT 
April 21, 2021 

To: Southwest Consolidated Zoning Board 

Fr: Diane Wicklund, AICP, Senior Planner 
Re: Application No. SW 21-120-CUP (GA) 

APPLICATION INFORMATION 

Applicant: Michael V. Gentry, Business Owner of M&M Classics 

Landowner: Johnson County Airport 

Requested Action: Conditional Use Permit (CUP) to allow an auto restoration and 
repair shop, known as M&M Classics, in the PEC-3 Zoning 
District. 

Legal Description: Part of the Northeast Quarter of Section 18, Township 14, 
Range 23 

Site Address/Location: 195 Overland Park Place, located inside an existing building at 
the New Century AirCenter 

Existing Land Use/Zoning: Warehouse/PEC-3, Planned Light Industrial District 

Existing Improvements: Warehouse/Industrial Building 

Site Size: 0.6 acres – leased area inside of an existing building 

PROPOSAL: 

The applicant is requesting a Conditional Use Permit (CUP) for an auto restoration and repair shop on 
the subject property. The applicant, Mike Gentry, owns the M&M Classics business, which specializes in 
auto restoration. The subject property is zoned Planned Light Industrial Park District (PEC-3) and the 
business is located at the New Century AirCenter industrial park and is in leased space - located inside 
an existing building. 

M&M Classics has one owner and one full time employee.  They restore older vehicles mainly for the 
owner’s personal collection and they also provide restoration and repair work for a small select group of 
customers.  M&M Classics outsources certain work (done off-site from the subject property) for vehicle 
painting, exhaust work, and major mechanical repair activities. On-site, M&M Classics primarily works 
on replacing interior parts, light mechanical work and cleaning and polishing paint.  They typically have 
2-3 customer vehicles in at any given time and a customer's car can remain at the shop for 3-4 months. 
The owner also has additional cars (his personal collection) parked inside the building. All vehicles would 
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be located inside the new space or in the covered area between the two buildings on the subject property. 
There is no activity or repair/restoration work done outside. All activity and parking occurs inside the 
building.  Generally, parking of personal, employee or customer cars will be inside the building and not 
visible from the street. Hours of operation are 7:00 a.m. to 4:30 p.m., Monday through Friday. Please 
see the attached Applicant’s Narrative for details. 

Summary Recommendation: Staff is recommending approval of the requested CUP subject to the 
recommended stipulations. 

Aerial View of Subject Property (outlined in blue) 
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Aerial View of Surronding Area (subject property outlined in red circle) 

M&M Classics 
located inside this 
building 

Picture of Building Showing Location of the M&M Classics Business 
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Picture - Inside the Shop 

Picture - Inside the Shop 
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Picture - Inside the Shop 

Picture - Inside the Shop 
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Zoning and Subdivision History: The property was rezoned to PEC-3, Planned Light Industrial Park 
District, as part of a county-wide rezoning in 1994. The subject property is on land owned by the County 
and leased to a private individual. 

MINIMUM INFRASTRUCTURE REQUIREMENTS 

The Johnson County Zoning and Subdivision Regulations (the Regulations) state that the minimum 
infrastructure requirements shall be guidelines for interpretation of the minimum infrastructure required 
for each conditional use. A review of those minimum infrastructure guidelines are below: 

Public Safety: Tracts must be located within five (5) miles of an existing fire station. 

Fire protection is provided by the Johnson County Rural Fire District #1, with the 
nearest fire station located within the New Century AirCenter, at 490 New 
Century Parkway, about .72 miles to the south of the subject property. 

Police protection is provided by the Johnson County Sheriff's Office. 

Roads: Access to this property is from Overland Park Place street which is a paved local 
street and it connects to New Century Parkway (paved and county-maintained), 
which is the main thoroughfare at the AirCenter. There will be very minimal traffic 
generated from the proposed use because the applicant has stated that they 
typically only have 2-3 customer vehicles in at any given time and a customer's 
car can remain at the shop for 3-4 months. The owner also has additional cars 
(his personal collection) parked inside the building. In addition, there is only one 
employee besides the business owner, so employee parking needs are very 
minimal. 

Storm Drainage: Since there are no new impervious areas (no new buildings and no new parking 
areas) being proposed or constructed, a stormwater management plan is not 
required. 

Wastewater Disposal: This property and building is currently served by Johnson County Wastewater 
(JCW) and is connected to the sanitary sewer system. JCW has requested that 
the applicant complete a Tenant Finish/Change of Use Permit and a Prohibited 
Discharge Statement Form as part of the CUP permit process. The business 
owner is currently working with JCW on obtaining these permits. 
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Water: The Airport Commission provides water service to the industrial park, which 
serves the existing building and subject property. 

Building/Fire Codes: The applicant worked with the Johnson County Building Code Department on 
reviewing the building and fire code requirements for the proposed use. The 
Building Code Department has reviewed and approved the proposed use, and 
the use and the building space are in compliance with the Building and Fire Code 
requirements. In addition, the applicant had a fire inspection (in March 2021) 
conducted on site and that inspection was approved. 

Summary: The existing infrastructure is adequate to support the proposed auto restoration 
and repair shop use. 

STAFF ANALYSIS 

Auto Restoration and Repair Shops are not allowed by right in the PEC-3 zoning district but may be 
permitted as a Group H, Conditional Use Permit. 

The Regulations, the Rural Comprehensive Plan and laws in Kansas indicate that consideration should 
be given to whether the requested CUP is in the interest of the public health, safety, morality, and the 
general welfare of the community. The CUP application has been considered with regard to: 

1. Whether the CUP would be consistent with the zoning and uses of nearby properties. 
The subject property is located within the New Century AirCenter. It is surrounded by PEC-3 zoning 
in all directions.  Surrounding uses of nearby properties include vacant land, light industrial and 
manufacturing uses and some office use. The auto restoration business will have no outdoor activity 
and all parking and operations will occur inside the existing building.  The business, M&M Classics, 
restores older vehicles for the owner’s personal collection and for a small select group of customers. 
They outsource vehicle painting, exhaust work and major mechanical repair. On-site, M&M Classics 
primarily works on replacing interior parts, light mechanical work and cleaning and polishing. The 
business has normal hours of operation. Therefore, the requested use would be consistent with the 
light industrial and manufacturing uses allowed in the PEC-3 zoning district and that generally occur 
at the New Century AirCenter and immediately surrounding the subject property. Such permitted 
uses in the PEC-3 zoning district include business services; dispatching centers; engineering, 
accounting and related services; manufactured goods, and assembly and production. 

2. Whether the CUP is compatible with the character of the neighborhood. 
The subject property is located within the AirCenter, which is an industrial park. New Century Air 
Center includes a myriad of manufacturing, production, assembly and office uses.  The existing 
infrastructure at the AirCenter supports these many uses and could accommodate the needs of an 
auto restoration and repair business. The lease space for M&M Classics, is located inside an existing 
building and is surrounding by other existing buildings, all on land which is zoned PEC-3. The 
surrounding buildings are used for warehouse and manufacturing uses. Therefore, the auto 
restoration and repair business will have characteristics similar to surrounding, existing uses and 
therefore, will blend in and be appropriate in this area and compatible with the surrounding uses. 
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3. Suitability of the property for uses to which it has been restricted. 
The property is zoned PEC-3, Planned Light Industrial Park District.  A preliminary development 
plan for the New Century Air Center was approved in April of 1995.   Permitted uses include light 
industry, manufacturing, production/assembly, office and warehouse.  The lease space for M&M 
Classics, is located inside an existing building, which is currently used for warehouse and light 
assembly and manufacturing and is suited for a light industrial or other compatible use. The subject 
property, located within the AirCenter, is suitable for the uses to which it is restricted because it lies 
within in an industrial park and infrastructure guidelines have been met to support this use. 

4. Extent of detrimental effects to nearby parcels should the CUP renewal be approved. 
Potential effects, in general, of auto restoration and repair businesses could be traffic and noise. In 
the case of this application, the proposed site (lease area inside an existing warehouse/manufacturing 
building) and business operations will occur in such a manner that these potential issues will have 
little, if any, detrimental effects on nearby property. All activity and business operations are proposed 
to be inside the building and no outdoor activity is proposed. M&M Classics is a small business with 
one owner and one full time employee. The applicant has stated that he typically has 2-3 customer 
vehicles in the shop at any given time and a customer’s vehicle can stay in the shop for 3-4 months. 
Given the small scale and low intensity use of the business, as described by the business owner, 
traffic and noise will be very minimal. Moreover, because the subject property is located within the 
AirCenter, the nearby parcels are also zoned PEC-3 and have existing uses that have similar, if not 
more intense, traffic, noise and lighting impacts, than the proposed business will create. Therefore, 
the proposed auto restoration and repair business would blend in and be compatible with nearby uses 
and properties.  Furthermore, as stated previously, there is adequate, existing infrastructure to 
support the proposed use. With recommended stipulations listed at the end of this report, there would 
be minimal, if any, detrimental effects to nearby parcels should the CUP be approved. 

5. Length of time the property has remained vacant as zoned. 
The subject property is not vacant.  The business will be located inside an existing building, which 
was built in 1985. The property has been zoned PEC-3, Planned Light Industrial Park District since 
1994.  The preliminary development plan for the AirCenter was approved in April 1995. 

6. Relative gain to the public health, safety, morals, order, convenience, prosperity or general welfare 
as opposed to the hardship imposed upon the landowners by denying the request. 
This CUP request would allow the auto restoration and repair shop to operate inside an existing 
warehouse building, which was built in 1985. Given that there is no outdoor storage of materials or 
vehicles proposed, customer and employee parking will occur inside the building, and all business 
activity will also occur inside the building, there appears to be no relative gain to the public if this 
request is denied. In addition, the minimum infrastructure guidelines have been met for the proposed 
use. In this case, the landowner is Johnson County Airport and the applicant is the business owner 
and would be leasing space from the building owner. There would be no hardship to the landowner 
if this request is denied because the lease space in the building could be used for the variety of 
industrial and manufacturing uses allowed in the PEC-3 District. However, there would be an 
inconvenience to the business owner, if the CUP is denied, because he would have to find a different 
location to operate his auto restoration and repair shop. 
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7. Whether the use is in keeping with the Comprehensive Plan. 
The subject property is shown to be located in the New Century AirCenter Comprehensive 
Compatibility Plan/Area Plan of the Rural Comprehensive Plan. The Plan designates this property 
as Airport Industrial Park which includes “light industrial, office/showroom, warehouse/distribution and 
commercial-support land uses,” among other uses.  The proposed auto restoration and repair 
business, as a conditional use, is compatible with the land use designation of the Plan. 

ZONING AND SUBDIVISION REGULATION STANDARDS 
Article 23 Section 6 (C) establishes that the granting of the requested CUP shall not be recommended 
unless the Zoning Board first makes a finding that the following conditions are met: 

1) Is in harmony with the general purpose and intent of the regulations. 
Because the proposed auto repair and restoration shop meets the minimum infrastructure guidelines, 
is consistent with the comprehensive plan, and is consistent with the surrounding uses and zoning, it 
will be in harmony with the general purpose and intent of the regulations. 

2) Will not impair the adequate supply of light and air to adjacent property. 
Because the proposed auto repair and restoration shop is located inside an existing building, it will 
not impair the supply of light or air to adjacent property. 

3) Will not increase hazards from fire or other dangers. 
The business had an inspection conducted by the Johnson County Fire Code Inspector (in March 
2021) and that inspection was approved. In addition, a building permit has been approved for the 
proposed use.  Therefore, the proposed use complies with the Building and Fire Code requirements 
and will not increase hazards from fire or other dangers. 

4) Will not increase traffic on streets beyond their capacity. 
The proposed auto repair and restoration use generates minimal employee and customer traffic. The 
use will not increase traffic along New Century Parkway and Overland Park Place streets, beyond 
their capacity. 

5) Will not increase the potential for flood damage to adjacent properly or lead to additional public 
expense for flood protection, rescue or relief. 
There is no regulatory floodplain on the subject property. 

6) Will not otherwise unduly impair the public health, safety, comfort, morals, or general welfare of the 
inhabitants of the County, or otherwise create a nuisance or nuisance-like situation. 
The proposed use will not impair the public health, safety, comfort, morals or general welfare of 
County residents, or creation of a nuisance or nuisance-like situation because there will be no outdoor 
storage of materials and vehicles, and all business activity will occur inside the building. 

7) Will not pollute the air, land, or water. 
Subject to the recommended stipulations for continual compliance with the Building and Fire Codes 
and regulations required by Johnson County Wastewater regarding discharge of fluids, solids and grit 
into the sanitary sewer system, the use will not pollute the air, land, or water. 
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COUNTY DEPARTMENT COMMENTS 
Johnson County Wastewater Department:  See attached email correspondence. 

RECOMMENDATION 

Planning staff recommends approval of a Conditional Use Permit for an auto restoration and repair shop 
(M&M Classics), on the subject property, subject to the following stipulations: 

1. Development of Site. Development of the site shall comply with the site plan (attached hereto as 
Exhibit A), as amended by these stipulations. The permitted use includes an auto repair and 
restoration shop. 

2. Term. This permit shall not exceed a term of five (5) years, commencing from the date of Board of 
County Commissioners approval of this resolution. 

3. Hours of Operation. The hours of operation for the auto repair and restoration shop shall be between 
7:00 a.m. and 4:30 p.m., Monday through Friday. 

4. Codes and Regulations: The auto restoration and repair shop/business shall remain in continual 
compliance with governmental rules, regulations, and codes, applicable to this permit, including but 
not limited to, Building and Fire Code requirements. 

5. Wastewater Permits – Prior to approval of this CUP by the Board of County Commissioners, the 
applicant shall obtain a Tenant Finish/Change of Use Permit from Johnson County Wastewater (JCW) 
Department and complete and submit a Prohibited Discharge Statement Form to JCW. The auto 
restoration and repair shop/business shall remain in continual compliance with all applicable Johnson 
County Wastewater regulations and codes. 

6. Outside Activity: There shall be no outside auto repair or restoration activities and no outdoor storage 
of vehicles and/or materials allowed. 

7. Fuel Tanks and Storage. If fuel storage is used on site, all fuel tanks and storage shall comply with 
the applicable building and fire codes adopted by Johnson County. 

8. Signs: Any new signs shall comply with Article 20 of the County Zoning and Subdivision Regulations 
and, if required by the Regulations, sign permit(s) shall be obtained. 

Reasons for Recommendation of Approval of the CUP: 

1. The proposed auto repair and restoration shop is consistent and compatible with the surrounding 
PEC-3 zoning and land uses (industrial and manufacturing uses) and will be an appropriate site for 
the use. 

2. The proposed auto repair and restoration shop will have no detrimental effects to nearby properties. 
3. This proposed auto repair and restoration shop is consistent with the Comprehensive Plan. 
4. The proposed auto repair and restoration shop will not adversely affect the public health, safety or 

welfare. 
5. There would be no gain to the public by denying this request. 
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6. The conditional use permit request satisfies the "Standards for Issuance of CUP" [Article 23 Sec. 6 (C)]. 

Proposed Motion: 

“I move that the Board approve Application No. SW 21-120-CUP (GA), for a Conditional Use Permit for 
an auto repair and restoration shop, known as M&M Classics, for the reasons and stipulations 
recommended by Staff and set forth in the Staff Report.” 

Attachments: Vicinity Map, Site Plan, Applicant’s Written Narrative, and Johnson County Wastewater 
District Memo 
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Applicant Narrative 
M & M Classics 

Michael V Gentry (owner) 
195 Overland Park Pl, New Century KS 66031 

Present Land Use 
The present use is a 17,256 sq ft vacant manufacturing space previously used by Howell Moulding, 
where wooden picture frames were manufactured for retail sales. The facility has been empty a number 
of years. Howell Moulding was located at 201 Overland Park Pl, New Century KS.  The physical facility at 
201 Overland Park Pl is comprised of two separate buildings which are connected by a breezeway.  The 
building owner (H&L Investments) wants to lease the facility and wants to divide the facility to appeal to 
a broader renter market into a "southern" building which will retain the 201 Overland Park Pl address 
and a "northern" building which has been given the postal address of 195 Overland Park Pl. By dividing 
the physical buildings into two facilities, the "northern" building lies directly behind the "southern" 
building, connected to each other by a breezeway. This new postal address was assigned to the 
"northern" building by Johnson County. Access to 195 Overland Park Pl is via an existing driveway that 
runs along the east side of 201 Overland Park Pl. 

Proposed Land Use 
A proposal is being made to allow an automotive restoration business enter into a 5 year lease at 195 
Overland Park Pl. The business being considered is M&M Classics, which has been located in Grandview 
MO for the previous five years. It is a small business with one owner and one full time employee. They 
restore older vehicles mainly for the owner’s personal collection.  However they do work for a small 
select group of customers.  M&M Classics outsources vehicle painting, exhaust work, and major 
mechanical repair. M&M Classics primarily works on replacing interior parts, light mechanical work and 
cleaning and polishing paint.  They typically have 2-3 customer vehicles in at any one time and a 
customer's car can stay with them for 3-4 months.  All vehicles would be located inside the new space or 
in the breezeway.  There would be no parking of personal or customer cars anywhere that could be seen 
from the street.  Foot traffic would be minimal. 

Reason for Requesting Conditional Use Permit 
There is no provision for a Automotive Restoration business in the zoning requirements of a PEC-3 
district.  The only reference to automotive work is of Auto Repair.  Automotive repair uses require a 
Conditional Use Permit as specified in Article 23.  Although a Conditional Use Permit would still be 
necessary for an Auto Restoration business, there are significant differences between restoration and 
repair.  The restoration business would have almost no activity outside of the facility, with little in and 
out traffic other than the employees.  There would be no occurrences of parked vehicles outside of the 
facility.  No noxious work would be performed by M&M Classics at this site, all would be outsourced to 
other local businesses.   The requestor has met with Sean Pendley and Diane Wickland of the Johnson 
County Planning, Housing and Community Development department to review the proposed request. A 
5 year CUP term is requested to coincide with the lease. 

Additional Information 
Tom Howell of H&L Investments owns the building and holds the land lease with the Johnson County 
Airport Commission, which is the legal owner of the land. Aaron Otto, the Executive Director of the 
Johnson County Airport Commission is aware of this Conditional Use Permit request. 



    
    

     
 

 
 

 

 

Conditional Use Permit Request 
195 Overland Park Pl, New Century KS 66031 

(M&M Classics business located inside the existing building - noted by blue box) 

M&M Classics 



    
     
    

   

 
 

 

Conditional Use Permit Request 
195Overland Park Pl, New Century KS 66031 

(M&M Classics business - location noted by blue box) 
This aerial view depicts the surrounding area nearby the subject property 



 
 

          
             

         
                 

                 
 

 
                          

 
                                          

                                    
                                             

       
 

                                   
                             

 
                             

 
                   

 
 

 
 

Wicklund, Diane, PLN 

To: Pendley, Sean, PLN 
Subject: RE: SW 21-120-CUP (GA) M&M Classics - Zoning Application Notice 

From: Rames, Gordon, JCW <Gordon.Rames@jcw.org> 
Sent: Wednesday, March 17, 2021 3:15 PM 
To: Pendley, Sean, PLN <Sean.Pendley@jocogov.org> 
Cc: Lord, Stuart, JCW <Stuart.Lord@jcw.org>; Parks, Shannon, JCW <Shannon.Parks@jcw.org> 
Subject: FW: SW 21‐120‐CUP (GA) M&M Classics ‐ Zoning Application Notice 

Sean: 
This property and building is currently served by Johnson County Wastewater (JCW). 

JCW would treat this as a Tenet Finish/Change of Use Permit. JCW would want to look at the commercial plans to 
confirm the plumbing layout and specific work being done in certain locations within the business. Certain fluids, solids 
and grit are not allowed to be discharged into the sewer system and a review needs to be performed to insure this is 
unlikely to happen. 

The review will also include the Prohibited Discharge Statement Form to be signed by the owner/leaser stating they 
understand what is allowed to be discharged into the sewer and what is not allowed. 

If there are questions about the Permit Review, Shannon Parks 913‐715‐8542 can answer those questions. 

Please let me know if there are any additional questions. 

Gordon 
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