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Staff Analysis 
 
Agenda Item:  5.A & B  
 
Proposal: Applications for the Preliminary Plat & Final Plat, The Village at the National 
 
Case No: PZ14-09 & 17 
 
Applicant: Tony Borchers on behalf of J3-PANDI, LLC 
 
Owner: J3-PANDI, LLC, Parkville, MO 
 
Location: North side of 45 Highway, south of the National Golf Course, west of the 

roundabout at National Drive and 45 Highway 
 
Zoning:   City “B-4” Planned Business District 
 
Parcel #s: 20-5.0-22-400-004-007.001; 20-8.0-27-100-001-001.001;  

20-8.0-27-100-001-003.000; 20-8.0-27-100-001-005.000;  
20-8.0-27-100-001-011.000; 20-8.0-27-100-001-012.000;  
20-8.0-27-100-001-013.000; 20-8.0-27-100-001-014.000;  
20-8.0-27-100-001-017.000; 20-8.0-27-100-001-018.000;  
20-8.0-27-100-001-019.000; and 20-8.0-27-100-001-020.000 

 
Exhibits:  A.  This staff report 

B. Application for preliminary plat  
C. Preliminary Plat, The Village at the National, prepared by Trekk Design 

Group Inc. last dated 7-8-14 
D. Application for final plat 
E. Final Plat, The Village at the National, prepared by Trekk Design Group Inc. 

last dated 7-8-14 
F. Preliminary “Site Development Plans – The Village at The National” prepared 

by TREKK Design Group, LLC approved by the Commission April  8, 2014 
and Board of Aldermen April 15, 2014.  

G. Additional exhibits as may be presented at the public hearing 
 

By Reference: A.  The Parkville Municipal Code including but not limited to Title IV, Zoning 
Code, Chapters 426, "B-4" Planned Business District and 459, Large Scale 
Developments – The Community Unit Plan, and 467, Height, Area and Bulk 
Requirements, and Title V, Building and Construction, Chapter 505, 
Subdivisions.  

B. Agenda Items 4B, Application to rezone two tracts containing 27,121 square 
feet, more or less, from “R-25” Single-Family Large Lot District to “B-4” 
Planned Business District  and 5C, Application for the Final Development 
Plan of Village at the National.   
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Overview 
J3-PANDI, LLC owns 8.26 acres generally located on the north side of 45 Highway (aka Tom 
Watson Parkway), south of the National Golf Course, west of the roundabout at National Drive 
and 45 Highway.  In addition, MoDOT is vacating two tracts of right-of-way containing 0.62 
acres, more or less, to J3-PANDI, LLC.  In April a preliminary development plan for the Village 
at the National was approved for 9.5 acres (the 9.5 acres included an additional 1.24 acres of 
MoDOT right-of-way that is not being vacated – yielding the current 8.88 acres).  The 
preliminary plan included office, retail and personal services uses on 6 lots and one tract, all to 
be developed in multiple phases.  The initial phase of the development was described as an 
office building, retail building and storm water detention on the western approximately third of 
the property.  In additional a temporary access drive was identified as necessary to provide 
access to National Drive until such time as subsequent phases are developed and permanent 
internal access drives are completed.  
 
Preliminary and final plats are submitted for the entire 8.88 acres.  The applicant proposes to 
initially plat acreage into three lots and one tract.  Lot 1 corresponds to the proposed office 
building and parking.  Lot 2 corresponds to the retail building and parking.  Lot 3 includes the 
temporary access drive and is anticipated to be re-platted in the future as subsequent phases 
are developed.  Tract A is proposed for storm water detention.   
 
Review and Analysis 
The applications have been reviewed against the City of Parkville’s Municipal Codes, including 
the subdivision regulations, the B-4 zoning district regulations, and the previously approved 
community unit plan and preliminary plan for the Village at the National.  The primary 
consideration is consistent with the approved community unit plan and preliminary plan, as well 
as the applicable City Codes.  In addition, sound planning and engineering principles have been 
considered. 
 
Both the preliminary and final plats have been revised since staff’s 7-1-14 review.  Primary 
revisions to the preliminary plat include delineation of improvements superimposed over the 
proposed lots and revisions to notes as required by staff.  Primary revisions to the final plat 
include revisions to notes as required by staff.  The titles for both drawings have been revised to 
include “Phase 1,” indicating that the lots will be further subdivided in the future with subsequent 
phases.   
 
Although specific to the initial phase of the development, the preliminary and final plats are 
substantially consistent with the approved preliminary development plan and the National Golf 
Club’s CUP.  Following is a summary of major considerations.  
 
1. Zoning Standards – The subject property is zoned “B-4” Planned Business District.  All 

applicable standards of the district have been met.  The B-4 district does not have pre-
determined height, area and bulk requirements, including setbacks or lot area.  Rather these 
are established with approval of the plans and plats.  As proposed the lot areas and 
setbacks are consistent with those previously approved for the preliminary development 
plan.  All other applicable zoning standards have previously been determined to have been 
met.    

 
2. Adequate utilities – Utilities have been reviewed with the applicable service providers.  

Although upgrades to services may be necessary and private improvements may be 
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required, sewer, water, gas, and electrical capacity exists or can be increased to serve 
development on this property.  In addition, development does not appear to significantly 
increase demand on other needed public services beyond that needed to serve 
development on the abutting and nearby properties.  However, as of the date of this review 
final utility and improvement plans have not been approved by the applicable departments 
and agencies.  Any approval of the preliminary and final plats should be conditioned on final 
approval of utility improvement plans and associated easements by the applicable service 
providers prior to recording any final plat.  Any significant changes should require approval 
of a revised final plat and/or development plan prior to recording the final plat. 

 
3. Grading, drainage and public improvement plans and permits – As of the date of this 

review, grading, drainage and public improvement plans, construction documents, and 
related permits have not been approved by the applicable departments and agencies.  Any 
approval of the preliminary and final plats should be conditioned on approval of these 
documents and related permits prior to recording the final plat.  Any significant changes 
should require approval of a revised final plat and/or development plan prior to recording the 
final plat.  

 
4. Cross Access – The proposed lots are to be accessed via shared internal drives.  Cross 

access for ingress and egress between the proposed lots is granted on the proposed plat.   
 

5. Necessary revisions – Revisions in response to prior staff reviews need to be incorporated 
into revised preliminary and final plats.  Revisions are related to notes, labels and legends 
and do not affect the proposed layout or other significant plat details.    

 
6. Covenants and restrictions – The plat does not identify associated covenants and 

restrictions.  If the plat is to be subject to covenants and restrictions, they should be 
identified on the plat and a copy should be provided to the City for review prior to recording.  

 
Staff Conclusion and Recommendation 
Staff concludes that with the exceptions noted above, the proposed preliminary plat can meet or 
exceed all applicable zoning and subdivision regulations; and that the preliminary and final plats 
are substantially consistent with the previously approved community unit plan for the National 
Golf Club of Kansas City and preliminary plan for the Village at the National.  Staff recommends 
approval of the preliminary and final plats, subject to: 
 final approval of utility improvement plans and associated easements by the applicable 

service providers prior to recording any final plat; and  
 approval of the grading, drainage and public improvement plans, construction documents, 

and related permits prior to recording the final plat; and 
 identifying covenants and restrictions, if any, on the plat and a copy of such prior to 

recording the final plat; and 
 approval of a revised final plat and/or development plan if any significant changes result 

from final approval of the items above. 
 
It should be noted that this recommendation is made without knowledge of additional details and 
information that may be presented during the meeting and that the conclusions herein are 
subject to change as a result of evaluating any additional information.  
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Necessary Action 
Following consideration of the proposed Preliminary and Final Plats and supporting information, 
the factors discussed above and any information presented at the meeting, the Planning 
Commission should approve, approve with conditions, deny or table the applications.  The 
preliminary plat is only approved by the Planning and Zoning Commission.  If approved the 
action shall be final, except as conditions above.  The final plat is subject to both Planning and 
Zoning Commission and Board of Aldermen approval.  If approved by the Commission, the 
application will be forwarded to the Board of Aldermen for their consideration at their July 15, 
2014 meeting.    
 

End of Memorandum 
 
 7-1-14  (revised 7-7-14) 
Sean Ackerson, AICP    Date 
Assistant City Administrator / 
Community Development Director 
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120’060’ 60’

EX A1 = 1.657 AC

EX A2 = 2.298 AC

EX A3 = 2.555 AC

EX A4 = 5.544 AC

(Existing)

ARE MAP

DRAINAGE

C-04

Existing Condition

DA
(ac)

Area
C

(min)

Tc
Q (2 yr) cfs

cfs

Q(5 yr)

cfs

Q(10 yr)

sfs

Q(25yr)

sfs

Q(50 yr)

cfs

Q(100 yr)

2 2.29 0.3 5 3.72 4.45 5.05 6.45 7.75 8.86

3 2.55 0.3 5 4.14 4.95 5.63 7.18 8.62 9.87

4 5.54 0.3 5 8.99 10.75 12.22 15.59 18.74 21.45

INCLUDED AS PART OF THE DEVELOPMENT PLAN.

STAPLETON PARCEL AND DE MONTEL PARCEL ARE NOT

NOTE:

K = 1.25 (for 100 year return period)
K = 1.20 (for 50 year return period)
K = 1.10 (for 25 year return period)
K = 1.00 (for 2, 5 and 10 year return period)
Note:
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120’060’ 60’

A1 = 0.948 AC

A2 = 0.385 AC

A3 = 0.384 AC

A4 = 0.406 AC

A5 = 0.299 AC

A6 = 0.205 AC

A7 = 0.813 AC

A8 = 0.856 AC A9 = 1.079 AC A10 = 1.370 AC

C-05

(Proposed)

ARE MAP

DRAINAGE

A12 = 0.551 AC

A11 = 1.074 AC

A14 = 0.898 AC

A13 = 0.675 AC

0.174 AC

A12 =

Proposed Condition

DA
(ac)

Area
C

(min)

Tc
Q (2 yr) cfs

cfs

Q(5 yr)

cfs

Q(10 yr)

sfs

Q(25yr)

sfs

Q(50 yr)

cfs

Q(100 yr)

1 0.948 0.79 5 4.06 4.85 5.51 7.04 8.46 9.68

2 0.385 0.65 5 1.36 1.63 1.85 2.36 2.84 3.25

3 0.384 0.90 5 1.87 2.24 2.54 3.24 3.90 4.46

4 0.406 0.90 5 1.98 2.36 2.69 3.43 4.12 4.71

5 0.299 0.90 5 1.46 1.74 1.98 2.52 3.03 3.47

6 0.205 0.90 5 1.00 1.19 1.36 1.73 2.08 2.38

7 0.813 0.30 5 1.32 1.58 1.79 2.29 2.75 3.15

8 0.856 0.82 5 3.80 4.54 5.16 6.59 7.92 9.06

9 1.079 0.80 5 4.64 5.55 6.31 8.05 9.68 11.07

10 1.37 0.73 5 5.39 6.45 7.33 9.36 11.24 12.87

11 1.074 0.70 5 4.07 4.86 5.53 7.05 8.48 9.70

12 0.173 0.90 5 0.84 1.01 1.14 1.46 1.76 2.01

13 0.675 0.80 5 2.92 3.49 3.97 5.07 6.09 6.97

14 0.551 0.78 5 2.32 2.78 3.16 4.03 4.85 5.55

15 0.898 0.30 5 1.46 1.74 1.98 2.53 3.04 3.48

K = 1.25 (for 100 year return period)
K = 1.20 (for 50 year return period)
K = 1.10 (for 25 year return period)
K = 1.00 (for 2, 5 and 10 year return period)
Note:
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