
 

 
 

                                                                                                                                        Planning Division 

STAFF REPORT 

Planning Commission Meeting:   April 12, 2021 

Application: RZ21-0006: Zoning Amendment to Ordinance 06-54 in the CP-3 
District and a revised preliminary site development 
plan for Charlie’s Car Wash 

Location: 13512 S. Black Bob Road 

Owner/Applicant: Don Boos; Blue Beacon  

Engineer: David Eickman; Olsson Associates 

Staff Contact: Zachary Moore, Planner II 

 
Site Area: 

 

2.18± acres 

 

Proposed 

Use: 

Car Wash with Outdoor 

Vacuums 

Lots:  1 Plat:  Green Lantern First Plat 

 Plan Olathe 
Land Use 
Category 

Existing 
Use 

Current Zoning 
Site 

Design 
Category 

Building 
Design 

Category 

Site 
Community 

Commercial Center 
Car Wash CP-3 6 N/A 

North Employment Area Industrial M-2 - - 

South Industrial Area 
Vacant 

(County) 
CTY RUR 

- - 

East Industrial Area 
Vacant 

(County) 
CTY RUR 

 

- 

 

- 

West 
Secondary 

Greenway / Industrial 
Area 

Vacant 
(County) 

CTY RUR 

 

- 

 

- 

 

1. Proposal 

The applicant is requesting approval of a zoning amendment to Ordinance 06-54 and a 
revised preliminary site development plan for Charlie’s Car Wash to allow for the addition 
of self-serve vacuum cleaners on-site. The subject property is located at 13512 S. Black 
Bob Road, within the Black Bob Marketplace shopping center.  
 
The applicant is proposing to add self-serve vacuum cleaners to the Charlie’s Car Wash to 
bring the facility up to date with nearby competitors who have self-serve vacuum facilities. 
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In 2006 when the property was rezoned to the CP-3 District, a stipulation was added to the 
zoning ordinance to ensure that all auto detailing, including vacuuming, with the previous 
establishment occurred indoors. This was due to noise that was generated with the 
equipment; however, with new technology and industry standards, the noise generating 
equipment is no longer used.   
 
A preliminary site development plan is included with this rezoning request, as is required 
by Unified Development Ordinance (UDO), Section 18.40.090. The preliminary site 
development plan includes redevelopment of the existing parking area to create a new 
parking lot for employees and location of the twelve (12) vacuum stations.  

2. History 

The 2.18-acre subject property was annexed in 1968 as a part of a City-wide annexation 
for land east of what is now I-35. The Blackbob Marketplace shopping center was platted 
and developed in the late 1980s and the subject property was rezoned to the CP-3 District 
in 2006, when the existing car wash facility was constructed. 

3. Existing Conditions 

The property is currently developed and has been the site of the previous Green Lantern 
Car Wash and is currently Charlie’s Car Wash. This property was developed in 2007 and 
has existed as a car wash since then.  

   

View of site looking southwest from the intersection of Black Bob Road and 135th Street 
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Aerial view of subject property, outlined in red 

4. Zoning Standards 

a. Land Use – The applicant is seeking a zoning amendment to the existing CP-3 District 
to allow for vacuum facilities to be added to the existing Charlie’s Car Wash site. The 
existing use of a car wash is allowed in the CP-3 District and the use is generally 
compatible with surrounding uses within the Black Bob Marketplace shopping center.  

b. Setbacks – Parking and paving areas for development in the CP-3 District must be set 
back a minimum of 15 feet from street right-of-way and a minimum of 7 ½ feet from 
adjacent property lines. The proposed development meets all setback requirements 
established in the UDO. The Blackbob Marketplace II plat also includes a 40-foot 
building setback line from the right of way for 135th Street. The proposed structure to 
house the vacuum mechanical equipment will be located approximately 118 feet from 
the 135th Street right-of-way and 12 feet from the western property line.   

c. Open Space – Development in the CP-3 District is required to provide a minimum of 
25% open space. The redevelopment of the subject property will include 36% of open 
space, exceeding the UDO requirement.  

5. Site Design Standards 

The subject property is designated as “Community Commercial Center” on the Future 
Land Use Map of PlanOlathe Comprehensive Plan and is therefore subject to Site Design 
Category 4 (UDO 18.15.120). The following is a summary of the applicable site design 
requirements:  

FedEx 

Attachment A



RZ21-0006 
April 12, 2021 
Page 4 

a. Parking Pod Size – Development subject to Site Design Category 4 permits a 
maximum of 80 parking spaces in one parking pod. The redesign of the employee 
parking lot will include 20 parking stalls, compliant with the UDO requirements.  

6. Building Design  

An accessory structure will be constructed with the addition of the vacuum stalls to house 
the motor for the vacuum equipment. This proposed accessory structure will be a 
maximum of 10 feet and 4 inches tall and will be clad with burnished masonry CMUs and 
brick. The proposed design of this accessory structure meets UDO requirements. 

7. Development Requirements 

a. Site Access – Access to the subject property will not be impacted with this zoning 
amendment and revised preliminary site development plan. Access to the site will 
remain from a private drive to the southwest, just past the existing Popeye’s. 

b. Landscaping – Landscaping will be provided throughout the site in excess of UDO 
requirements. The applicant has provided a landscape plan which includes 
screening of the parking lot and vacuum stations from both 135th Street and Black 
Bob Road. Landscaping will be added to the site to comply with current UDO 
requirements for landscaping along arterial streets and parking lot screening. 

c. Parking – Parking requirements for car wash, automobile laundries, or car care 
centers are a minimum of 1 parking stall per 1,500 square feet of building square 
footage. The existing building on site is 12,874 square feet and therefore requires 
nine (9) parking stalls. 

d. Public Utilities – The property is within the City of Olathe Water and Sewer. 
Existing water mains are located along the eastern and southern property 
boundaries, and the site ties into a sewer main just south of the property.  

8. Neighborhood Meeting and Public Notice 

A neighborhood meeting was not required for this proposal, as there is no residential 
development within 500 feet of the subject property. Public notice was still required and 
the applicant mailed the required public notification letters to surrounding property owners 
within 200 feet and posted signs on the property per UDO requirements.  

Staff has received correspondence from the owner of the Popeye’s site immediately west 
of the existing car wash facility. The business owner expressed concern regarding visibility 
of their property and noise from the proposed vacuums. Staff provided this property owner 
with application drawings, information on the enclosure for the vacuum motors, as well as 
the applicant’s contact information to discuss these concerns.  In addition, the vacuum 
location will be located approximately 145 feet away from this neighboring business.   

9. Comprehensive Plan Analysis 

The future land use map of PlanOlathe identifies the subject property as Commercial 
Corridor. The CP-3 (Planned Community/Corridor Business) District aligns with the 
Commercial Corridor future land use designation of the property, which is intended to 
accommodate a full range of commercial uses, including auto-oriented uses.   
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The criteria provided on the following pages are criteria for considering rezoning 
applications as listed in UDO Section 18.40.090.G.   

A. The conformance of the proposed use to the Comprehensive Plan and other 
adopted planning policies. 

The request for a zoning amendment to Ordinance 06-54 and the existing CP-3 zoning 
district on site aligns with the future land use map designation of “Commercial 
Corridor” in PlanOlathe. PlanOlathe includes policies to achieve economic 
sustainability and to maintain the character of Olathe. The proposed rezoning and 
development plan aligns with the four policies of PlanOlathe listed below: 

Policy LUCC-1.1: “Land use proposals should be consistent with the vision of 
the Comprehensive Plan, as well as applicable local ordinances and resolutions.” 

Policy ES-1.4: “Support the retention, expansion and entrepreneurial activities of 
existing local business and maintain a positive business climate.” 

Policy ES-3.1: “Cooperate with the private sector to foster the revitalization of 
existing commercial and industrial areas in order to create greater vitality.” 

B.  The character of the neighborhood including but not limited to:  land use, 
zoning, density (residential), architectural style, building materials, height, 
structural mass, siting, open space and floor-to-area ratio (commercial and 
industrial). 

The surrounding area is primarily commercial in nature with larger retail stores to the 
west including a hardware store and a grocery store. The shopping center has been 
developed with stand-alone commercial outparcels since its inception in 1988. The 
existing building is and the proposed accessory structure will be compatible with the 
building materials used in the center, including CMUs, brick, and stucco. The open 
space provided on the subject property will occupy 36% of the property, generally 
consistent with open space provided throughout the shopping center. The height of the 
proposed accessory structure is 10 feet and 4 inches, which will be compatible with the 
other buildings in the shopping center and will not block visibility of any business from 
arterial roadways. 

C.  The zoning and uses of nearby properties, and the extent to which the proposed 
use would be in harmony with such zoning districts and uses. 

The properties immediately to the south, west, and east of the subject property are 
currently zoned C-2 and CP-2 and are developed with retail buildings. The subject 
properties across 135th Street to the north are zoned C-3 and CP-3, consistent with the 
subject property. The existing car wash has been on site since it was constructed in 
2007 and has been and will continue to be harmonious with the existing shopping 
center. 

D.  The suitability of the property for the uses to which it has been restricted under 
the applicable zoning district regulations. 

The current CP-3 District and Ordinance 06-54 allows for the car wash on the subject 
property but does not currently allow for the self-serve vacuum stations that the 
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applicant is requesting. The addition of the proposed self-serve vacuum stations will 
allow the existing car wash facility to be more competitive with like businesses nearby. 

E. The length of time the property has remained vacant as zoned. 

The subject property was zoned CP-3 in 2006 and has retained that zoning designation 
since. The existing car wash facility was constructed in 2006 and has remained open 
on the subject property since then.  

F.  The extent to which development under the proposed district would substantially 
harm the value of nearby properties. 

The proposed zoning amendment to Ordinance 06-54 and related preliminary site 
development plan will not detrimentally affect nearby property values. The existing car 
wash facility has operated on this site since it was constructed in 2007. The addition of 
self-serve vacuum stations should not substantially harm the value of nearby 
commercial properties.   

G. The extent to which the proposed use would adversely affect the capacity or 
safety of that portion of the road network influenced by the use, or present 
parking problems in the vicinity of the property. 

The proposed addition of self-serve vacuum stations will not have an adverse impact 
on the road or parking capacity in the nearby area. The existing car wash facility has a 
private drive from the main drive in the Blackbob Marketplace Shopping Center that 
will not be impacted with this proposal. The applicant is proposing the construction of a 
20-stall parking lot for employees of the facility to accommodate parking. 

H.  The extent to which the proposed use would create air pollution, water pollution, 
noise pollution or other environmental harm. 

The development will follow all regulations and codes pertaining to stormwater, air 
quality, noise, and other impacts on the environment.  

I.  The economic impact of the proposed use on the community. 

The addition of the self-serve vacuum stations on the subject property will allow the 
existing car wash facility to be more competitive with other car wash facilities in the 
nearby area that have similar accommodations, which will therefore maintain or 
increase the tax base for this property.  

J.  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.   

If the zoning amendment were denied, the applicant would not be permitted to 
constructed self-serve vacuum stations on the subject property. As stated above, the 
construction of these vacuum stations will allow the existing facility to be more 
competitive with other car wash facilities in the area. The proposed zoning amendment 
does not negatively impact the public health, safety and welfare as presented.  
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10. Staff Recommendation 

A. Staff recommends approval of the zoning amendment to the Ordinance 06-54 
District for the following reasons: 

1. The proposed development complies with the policies and goals of the 
Comprehensive Plan for Land Use and Community Character (LUCC-1.1,  
ES-1.4, and ES-3.1). 

2. The requested zoning amendment to Ordinance 06-54 meets the Unified 
Development Ordinance (UDO) criteria for considering zoning 
applications. 

B. Staff recommends approval of the zoning amendment to Ordinance 06-54, with the 
following stipulations to be included in the Ordinance: 

1. All car wash and detail services must be conducted inside the building, 
with the exception of the self-service vacuum stations.   

2. All overhead doors must remain closed when not in use or vehicles not in 
queue for the car wash or detail bays. The doors may not be opened for 
the purposes of ventilation. 

3. All overhead doors must be designed with an appearance of storefront 
windows with mullions and must use dark tinted glass. 

4. The primary building material for the car wash and kiosk must remain as 
burnished block. 

C. Staff recommends approval of the preliminary site development plan with the 
following stipulations: 

1. A final site development plan is required prior to the issuance of a parking 
lot permit or a building permit. 
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