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City of Bel Aire 

STAFF REPORT 

DATE: 09/06/2024 

TO: Bel Aire Planning Commission 
FROM: Keith Price 
RE: Agenda 

 
 

 
SUMMARY: 

 
 

 
STAFF COMMUNICATION 

FOR MEETING OF 9/12/24 

  

CITY COUNCIL  

INFORMATION ONLY  

CON-24-02 Property owner has requested to build an oversized private use shed in an R-1 
zoned District. 

 
The city placed an ad in the Ark Valley Newspaper as required by the city code. The affidavit 
of publication is in the packet. The Conditional Use process required notification of 
surrounding property owners. 

 
History 

 
The property has been zoned R-1 as the city was established. 

Discussion 
The one-acre parcels in the neighborhood near the lot many have oversized sheds, some 
have gone through zoning process for the same reason, height or footprint of the shed 
exceeding the primary structure. 

 

• The character of the neighborhood; 

There are 3 oversized out buildings within 400’ of the subject lot as accessory to a 
single-family house. 

• The zoning and uses of nearby properties; 

North- R-1 Single-family uses 
East-R-1 single family uses 
South- (Wichita) Commercial 
West-R-1 Single family use, C-1 and city utility 
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• The suitability of the subject property for the uses to which it has been restricted; 
The city 2018 Master Growth Plan is in line with the existing and proposed uses. 

• The extent to which removal of the restrictions will detrimentally affect nearby 
property; 
No adverse changes based on the approved 2018 Master Growth Plan. 

 

• The length of time the property has been vacant as zoned; 

N/a. 
 

• The relative gain to the public health, safety, and welfare by the destruction of the 
value of petitioner’s property as compared to the hardship imposed upon the 
individual landowners; 

N/a 
 

• Recommendations of permanent staff; and 

Staff recommends approval of the private use shed as presented. 
 

• Conformance of the requested change to the adopted or recognized master plan 
being utilized by the city. 
The city 2018 Master Growth Plan is in line with the existing and proposed uses. 

 
 

• The opinions of other property owners may be considered as one element of a 
decision in regard to the amendment associated with a single property, however, 
a decision either in support of or against any such rezoning may not be based 
upon a plebiscite of the neighbors. 

 

 
PUD-24-02.SD-24-03 Proposed a Platting and rezoning PUD to R-5 and R-6, single and 
multifamily uses from R-4, and to include C-1 commercial as zoned. 

 
 

The city placed an ad in the Ark Valley Newspaper as required by the city code. The affidavit 
of publication is in the packet. The PUD process required notification of surrounding property 
owners. 
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The city review of the plat is in your packet. The newest revision will be posted. 

 
History 

 
The property has been zoned R-4 and C-1 by 2008 with different processes. The property 
west, Englert Addition Plat and special use permit was filed in 2016, Ordinance 590 allows 
animals on lot one, block A as a non-business use. The property south, Ordinance 654 
changed the property from C-1 to R-6 in 2019 and was replatted in 2020 as Homestead 
Senior Landing. The city of Kechi is west of the property, that land is unplatted, however, 
00520984, the north parcel, has a farm between Oliver the MOPAC railroad. There is also a 
property, 00520982, surrounded by this proposal that has been used for many types of rural 
residential uses, but now is used as single-family household. 

 
The city staff needs clarification as listed in the city review to the engineering firm provided 
in your packet dated 8/30/24. Additional updates have been provided and the latest will be in 
the packet. 

Discussion 
 

The 2018 Master Growth Plan the land is shown as Residential Medium Density Figure 
3:4 preferred growth with a park service area. Figure 3.5 indicates that the residential 
use preferred would be a level 2 intensity; this request is a level 3. Based on this table 
the use is within the adjacent acceptable use category. 

• The character of the neighborhood; 

The Kechi and county are rural residential, Bel Aire has housing that is built and utilized 
for the current zoning R-4 residential. The senior housing south is a low impact 
residential multi-family use. 

• The zoning and uses of nearby properties; 

North- Rural residential, Agriculture 
East-R-4 with a Special Use permit approved. 
South-R-6 single family, Senior housing; southwest (Wichita) Commercial, SF-5 
West-R-4 Ranch, Farm, Agriculture 

 

• The suitability of the subject property for the uses to which it has been restricted; 
The city 2018 Master Growth Plan is in line with the existing and proposed uses. 
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• The extent to which removal of the restrictions will detrimentally affect nearby 
property; 
No adverse changes based on the approved 2018 Master Growth Plan. 

• The length of time the property has been vacant as zoned; 

2006 to 2024, 18 years. 
 

• The relative gain to the public health, safety, and welfare by the destruction of the 
value of petitioner’s property as compared to the hardship imposed upon the 
individual landowners; 

The land contained in the application has been included in future modeling, design and 
construction for water and sewer design sizing to provide city services to the area. 
Water and sewer services are readily available to develop the area. 

 

• Recommendations of permanent staff; and 

The proposed preliminary plat and preliminary PUD are recommended, with the 
expectation that the minimum living space for each parcel area is determined. 
Landscape concepts and sidewalk routes be provided with the final submittals. On 
street parking and onsite parking be reviewed for the final PUD. The drainage design is 
acceptable for the density of the developed areas. 

• Conformance of the requested change to the adopted or recognized master plan 
being utilized by the city. 
The city 2018 Master Growth Plan is in line with the existing and proposed uses. 

 
 

• The opinions of other property owners may be considered as one element of a 
decision in regard to the amendment associated with a single property, however, 
a decision either in support of or against any such rezoning may not be based 
upon a plebiscite of the neighbors. 

 
 
 
If the Planning Commission fails to approve or disapprove the preliminary plat within 60 days after the 
date such plat is filed or from the date the subdivider has filed the last item of required data, 
whichever date is later, then such preliminary plat shall be deemed to have been approved, unless 
the subdivider shall have consented in writing to extend or waive such time limitation. 
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PUD-24-03. Proposed a Final PUD containing approved duplexes to be converted townhouses 
with zero interior lot lines on a reduced lot size in an R-4 zoning district as built. 

 
 
 

The city placed an ad in the Ark Valley Newspaper as required by the city code. The affidavit 
of publication is in the packet. The PUD process required notification of surrounding property 
owners. 
City staff met with the applicants to finalize what was important for the process. 
The city review of the plat is in your packet. The newest revision will be posted. 

 
History 
The property has been zoned R-4 since 2008 and replatted in 2020. The R-4 zoning district 
has a 10’ side yard set back requirement. The old Chapel Land plat would have allowed a 6’ 
side yard with conditions. 

The discovery of lot splits outside of the city process changed how a single structure defined 
in the city building code could be divided into two single structures. The agreements and 
understand of use were changed. The zoning code and building code issues created within 
the Bel Aire is not a new problem in the region for other jurisdictions. 

 
Discussion 

 
The city will be working on lot split code changes and updating building codes; that 
doesn’t imply this type method could be used city wide by dividing lots and selling each 
as a separate buildings as viewed currently with a lesser construction method. The 
intent is to provide a sustainable neighborhood with conditions in place to maintain 
property values. 

• The character of the neighborhood; 

The Kechi and county are rural residential, Bel Aire has housing that is built and utilized 
for the current zoning R-4 residential duplex design. The senior housing south is a low 
impact residential multi-family use. 

• The zoning and uses of nearby properties; 

North- Rural residential, Agriculture 
East-R-4 and R-5. 
South-R-4 single family with reduced side yard setbacks, 
West-R-4, Agriculture 
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• The suitability of the subject property for the uses to which it has been restricted; 
The city 2018 Master Growth Plan is in line with the existing and proposed uses. 

• The extent to which removal of the restrictions will detrimentally affect nearby 
property; 
No adverse changes based on the approved 2018 Master Growth Plan. 

 

• The length of time the property has been vacant as zoned; 

2008 to 2024, 16 years. 
 

• The relative gain to the public health, safety, and welfare by the destruction of the 
value of petitioner’s property as compared to the hardship imposed upon the 
individual landowners; 

Affordable single-family housing with each family responsible as owners is the gain. 
Housing is Bel Aire’s crop that increases land value for every viable sustainable 
property. 

• Recommendations of permanent staff; and 

The proposed PUD Under number 5 of the proposed PUD submittal the information 
should be changed to state …accordance with said Planned Unit Development to a 
duplex building standard as an exception to all applicable building standards adopted by 
the city of Bel Aire. The landscape requirement should be divided equally between the 
two new lots. 

 
 

• Conformance of the requested change to the adopted or recognized master plan 
being utilized by the city. 
The city 2018 Master Growth Plan is in line with the existing and proposed uses. 

 
 

The opinions of other property owners may be considered as one element of a 
decision in regard to the amendment associated with a single property, however, a 
decision either in support of or against any such rezoning may not be based upon a 
plebiscite of the neighbors. 

 
PUD-24-04. Proposed a Final PUD containing approved duplexes to be converted townhouses 
with zero interior lot lines on a reduced lot size in an R-4 zoning district as built in a portion of 
Chapel Landing. 
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The city placed an ad in the Ark Valley Newspaper as required by the city code. The affidavit 
of publication is in the packet. The PUD process required notification of surrounding property 
owners. 
City staff met with the applicants to finalize what was important for the process. 
The city review of the plat is in your packet. The newest revision will be posted. 

 
History 
The property has been zoned R-4 since 2008 and replatted in 2020. The R-4 zoning district 
has a 10’ side yard set back requirement. The old Chapel Land plat would have allowed a 6’ 
side yard with conditions. 

 
The discovery of lot splits outside of the city process changed how a single structure defined 
in the city building code could be divided into two single structures. The agreements and 
understand of use were changed. The zoning code and building code issues created within 
the Bel Aire is not a new problem in the region for other jurisdictions. 

Discussion 

The city will be working on lot split code changes and updating building codes; that 
doesn’t imply this type method could be used city wide by dividing lots and selling each 
as a separate buildings as viewed currently with a lesser construction method. The 
intent is to provide a sustainable neighborhood with conditions in place to maintain 
property values. 

• The character of the neighborhood; 

The Kechi and county are rural residential, Bel Aire has housing that is built and utilized 
for the current zoning R-4 residential duplex design. The senior housing south is a low 
impact residential multi-family use. 

• The zoning and uses of nearby properties; 

North- R-4 
East-R-4, Agriculture, R-5. 
South-R-4 single family with reduced side yard setbacks, R-1 
West-R-4, R-6 senior housing 

 

• The suitability of the subject property for the uses to which it has been restricted; 
The city 2018 Master Growth Plan is in line with the existing and proposed uses. 



8 | P a g e P & Z S e p t e m b e r , 2 0 2 4  

 
 

 

• The extent to which removal of the restrictions will detrimentally affect nearby 
property; 
No adverse changes based on the approved 2018 Master Growth Plan. 

• The length of time the property has been vacant as zoned; 

2008 to 2024, 16 years. 
 

• The relative gain to the public health, safety, and welfare by the destruction of the 
value of petitioner’s property as compared to the hardship imposed upon the 
individual landowners; 

Affordable single-family housing with each family responsible as owners is the gain. 
Housing is Bel Aire’s crop that increases land value for every viable sustainable 
property. 

 

• Recommendations of permanent staff; and 

The proposed PUD Under number 5 of the proposed PUD submittal the information 
should be changed to state …accordance with said Planned Unit Development to a 
duplex building standard as an exception to all applicable building standards adopted by 
the city of Bel Aire. The landscape requirement should be divided equally between the 
two new lots. 

 

• Conformance of the requested change to the adopted or recognized master plan 
being utilized by the city. 
The city 2018 Master Growth Plan is in line with the existing and proposed uses. 

 
 

The opinions of other property owners may be considered as one element of a 
decision in regard to the amendment associated with a single property, however, a 
decision either in support of or against any such rezoning may not be based upon a 
plebiscite of the neighbors. 


