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Hello Council Members,

First
off, I apologize that I won’t be able to attend Monday’s Council meeting. I will be out of town for work and 
my agenda carries into the evening hours, so participating via Zoom is not an option for me.

Nonetheless,
we have an important vote on the Ad Hoc Housing Committee’s recommendations and I want to make sure 
you and our constituents know how I would vote if I were able to attend the meeting.

Housing
in our community is facing generational change. This is an undeniable fact illustrated in this chart of the 
sudden, rapid rise we’ve seen in sales prices and associated appraisals since 2015. While I'd like to see R1 
go through the more deliberate process
we've set-up with the Planning Commission, I'm more concerned with the impacts that rising interest rates 
and other macroeconomic trends have had in accelerating the challenges of attainability in our community 
since we advanced the Ad Hoc Housing recommendations
to the Planning Commission in June 2022.



A
combination of factors are contributing to this trend and the 2021 Johnson County Community Housing 
Study covers this and outlines a recommended "Housing Development Program" for Prairie Village. (see 
figure 4.56). This table illustrates that our community
has a role to play in solving the housing shortage that exists in the Kansas City metro area. 



If
you haven't read this report, or it's been a while since you've done so, I’ve attached the pages from the 
Johnson County Community Housing study focused on Prairie Village for your reference. Of note from the 
Prairie Village portion of the report is the following
excerpt related to the recommended “Housing Development Program”:

“The

city's supply is currently dominated by owner units. Over the next ten years, net growth will 
be in the form of mixed use redevelopment with more rental units and perhaps some owner 
condos. Therefore, the model illustrated in Figure 4.56 targets a split of

65% owner- and 35% renter-occupied units through 2030.” 

Of
the 434 total units recommended to be added by 2030, 224 of these units would be new additions to our 
community while the remaining 210 would be redevelopments or rebuilds. If our current trend of 2.25 people 
per household stays constant, that would be a total
population increase of roughly 450 people.

Because
of this limited scope, the challenge (as I see it), isn’t about density. Instead, our challenge is meeting the 
Attainable, Moderate and Market goals identified in this study. In fact, it may be worthwhile to re-engage 
with RDG Planning & Design to reassess
this initial plan based on present circumstances given how much the market has evolved since this work 
was done three or four years ago.

Nonetheless,
I’ve mentioned to some of you since we advanced these recommendations that our best opportunity to 
achieve these goals is amending our zoning regulations in the commercial zones to allow for more 
thoughtful development of mixed-use residential properties.
I still believe that to be the case and want to see our staff and Planning Commission consider models that 
other communities have used to meet the “form and fit” guidance we approved in June 2022. This will help 
inform our policy discussions on where and how
to amend these regulations.

Having
said that, this doesn’t address the issue of attainability in our R1 zones that are the vast majority of our 
housing stock. We are being urged to ignore this issue by some in our community. To “leave well enough 
alone” as I’ve heard some residents say. But,
the majority of residents we hear from feel that we are facing generational change in our neighborhoods 
now, and want to see more substantive action to address the continued teardown/rebuild trend, better 
regulation of short and long-term rentals, and equalizing
the rights of owner-occupied residences with commercially owned residences. And this feeling is justified.



The
target household income to meet the definition of attainability in Prairie Village is now above the 
appreciation rate of the same target household income from 2001. The chart above, which is based on 
historical data from the Johnson County Appraiser’s office,
Fannie Mae, and the U.S. Department of Labor shows this market condition and illustrates that households 
who would have historically been able to attain a home in our community are now priced out. 

As
you consider your vote, I’ll share that the conversations I’ve had with residents revealed a common thread, 
which is that everyone supports efforts that will preserve the character of our community. And, the character 
of our community isn't just about structures;
it’s about people too. This part of our housing conversation has gone unaddressed for too long and, looking 
at the forecasted rate of appreciation, we need to get to work now as more and more residents are being 
priced out of our community. Again, these observations
come from the Prairie Village section of the 2021 Johnson County Community Housing study:

“The
trend of redeveloping existing ranch homes to larger homes are perhaps most prevalent in 

Prairie Village. This is a challenge for character and maintaining an attainable housing 
stock.”

“Like

Leawood, rising property valuations are pricing out older population on fixed incomes.”

Preserving
the character of our community means we can’t put our heads in the sand regarding the issues facing 
residences in the R1 districts. This market data and input from all our constituents means we need to begin 
policy discussions focused on preserving the character



of our community. That means addressing the interrelationship between residential codes and regulations, 
and the economic diversity they enable (e.g. replacing attainable housing with luxury housing).

So,
my concern related to the R1 zones is that we are allowing the market to move further away from what most 
of our residents would like to see, which is sustaining more of the ranch-style homes we see north of 75th 
Street. And, if we don't have more substantive
discussions on policies governing development in the R1 zones, then we will have missed what is quite 
possibly our last opportunity to preserve what's left of our attainable housing stock in the R1 zones. The 
2021 Johnson County Community Housing study can
serve as a basis for these policy discussions, and we can draw on experts where needed to supplement the 
information provided in this study.

I’m
supporting the motion so we can decouple the R1 and R2 districts from the Ad Hoc Housing Committee’s 
recommendations and get to work addressing these pressing needs through substantive policies that will 
preserve the character of our neighborhoods. 

Again,
I'm sorry I can't be in attendance for this discussion and vote. And, as always, thanks to each of you for your 
commitment and service to our community.

Best
regards,
Greg
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