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ISSUE:   
Approve a final development plan for the Village at the National – an office and commercial 
development on approximately 8.88 acres.  Case PZ14-18 J3-PANDI, LLC.  
 
BACKGROUND:   
The applicant 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 (see Agenda Items 5A1 and 5A2).   
 
In April a preliminary development plan for the Village at the National was approved subject to 
conditions.  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 addition, 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.  
 
The Final Development Plan for The Village at the National Building A is proposed as the first 
phase of development.  The plans include Building A, parking lots to the east and west, the 
main entrance from 45 Highway (including signal and lane improvements), internal driveways 
(including a temporary access, connecting from Lots 1 and 2 through Lot 3 to National Drive to 
the northeast) and associated landscaping, sidewalks, trash enclosures, utilities, detention and 
other associated improvements necessary to support the first phase.  The plan included several 
changes responding to comments and direction received from the Planning and Zoning 
Commission and Board of Aldermen during approval of the preliminary plan.  Changes include: 
modifying the rear elevation of Building A to decrease the height and height of windows to 
decrease the potential for light exposure and visibility from nearby residential properties; 
increase the landscaping separating Building A from the abutting golf course; and installing s 
landscaping to buffer with Phase 1 to more immediately screen the residential properties to the 
east . 
 
On April 8, 2014, the Parkville Planning and Zoning Commission considered the application, 
staff report, a presentation by the applicant and concerns expressed by abutting and nearby 
property owners.  The Commission discussed the merits of the project, access, modifications to 
the golf course cart paths and to the architectural character of Building A, potential impacts to 
the abutting single-family residential uses, desired screening and how building lighting may be 
mitigated.  Concerns for construction impacts, tree preservation and preservation of the existing 
U turn on 45 Highway were expressed by nearby property owners.  
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Based on review and analysis of the application, staff concluded that with the exceptions noted 
in the staff report to the Planning and Zoning Commission, the final development plans: conform 
to the City's applicable zoning code and subdivision regulations and the minimum standards 
thereof; are substantially consistent with the previously approved development Plan for the 
National Golf Club of Kansas City, the previously approved preliminary development for The 
Village at the National, and the preliminary and final plat for The Village at the National;  meet 
conditions of prior approval; and adequately address other major issues or concerns previously 
expressed.  It was also concluded with the approval of the preliminary development plan that 
the plans: conform to or are compatible with the general projections, goals and objectives of the 
City’s adopted Master Plan; are generally compatible with existing and projected development 
on the surrounding commercially zoned properties and include screening, buffering, grading and 
other design features to minimize the impacts on surrounding residential properties; appear to 
conform with customary engineering standards used in the City; and provide streets, paths, 
walkways and driveways located so as to enhance connectivity, circulation and safety and 
minimize any adverse traffic impact on the surrounding area.  Staff concludes the same for the 
final development plan, so long as the conditions below can be met. 
 
PLANNING AND ZONING COMMISSION RECOMMENDATION: 
The Commission concurred with staff’s conclusions and recommended approval of final 
development plan for The Village at the National subject to staff recommended conditions. 
 
STAFF RECOMMENDATION:   
Approve the final development plan subject to: 
• Final transfer, rezoning and annexation of the two tracts containing a combined area of 

27,121 square feet, more or less, from MoDOT to the applicant, or modification of the plan 
to work within the existing right-of-way;  

• Final approval of the entrances to 45 Highway and associated improvements, traffic study 
and related engineering plans by MoDOT and the City of Parkville Public Works Director; 

• approval of the final utility improvement plans by the applicable public utility; 
• final approval of utility improvements by the applicable service providers; 
• final approval of the grading, drainage, access and circulation, utilities and other engineering 

plans by the Public Works Director;  
• approval of a revised final development plan if signification changes are necessary as a 

result of meeting the conditions above; and 
• submittal of a set of final plans incorporating all require revisions following final plan 

approval. 
 

BUDGET IMPACT:   
With the exception of application and permit fees collected, there is no budget impact.  
 
ALTERNATIVES: 
1. Approve the final development plan as recommended by the Commission. 
2. Approve the final development plan subject to other stated conditions.  
3. Deny the application. 
4. Postpone the item. 
 
POLICY:   
Per Parkville Municipal Code, Chapter 440, Section 440.030, requires approval of the plan by 
the Board of Aldermen following consideration of the Planning and Zoning Commission.   
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SUGGESTED MOTION:   
I move to approve the Village at the National final development plan subject to staff 
recommended conditions. 
 
ATTACHMENTS: 
1. Staff report to Planning Commission 
2. Application for site plan / development plan 
3. Final Development Plan Set – The Village at The National, Building A.  Set includes the 

following: 
a. Final Development Plan rendering – Finkle/ Williams Architecture, last dated June 30, 

2014 
b. Building perspectives / renderings (5 pages) - Finkle/ Williams Architecture, all dated 

June 30, 2014 
c. Site cross section showing view from residence to the north - Finkle/ Williams 

Architecture, all dated June 30, 2014 
d. Landscape Plan set (drawings L-1 through L-4) – Hermes Landscaping all revised May 

30, 2014 
e. Landscape Plant Palette (5 sheets) – Hermes Landscaping - undated   
f. Floor plans (sheets A1.01 and A1.02) - Finkle / Williams Architecture dated 6-16-2014 
g. Building elevation (sheet A4.01) - Finkle / Williams Architecture dated 6-16-2014 
h. Civil site plans, drainage calculations, site grading, sanitary, utility, lighting and road 

improvements plans (sheets C-1 thru C3, C-12 thru C-14, C17 thru C19, and C-24) – 
Trekk Design Group Inc. last revised 6-16-14 

 
ADDITIONAL EXHIBITS BY REFERENCE: 
1. The Parkville Municipal Code including but not limited to Title IV, Zoning Code, Chapters 

440, "B-4" Planned Business District and 459, Large Scale Developments – The Community 
Unit Plan, and 467, Height, Area and Bulk Requirements and 460, Vehicle Parking. 

2. Traffic Impact Study - Trekk Design Group Inc. dated 5-30-14   
3. Minutes of the April 8, 2014 Planning and Zoning Commission meeting 
4. Agenda Items 5A1 through 5A3. 
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Staff Analysis 
 
Agenda Item:  5.C 
 
Proposal: Application for a Final Development Plan, The Village at the National, Building A 
 
Case No: PZ14-18 
 
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:   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 site plan / development plan   
C. Final Development Plan Set – The Village at The National, Building A.  Set 

includes the following: 
a. Final Development Plan rendering – Finkle/ Williams Architecture, last 

dated June 30, 2014 
b. Building perspectives / renderings (5 pages) - Finkle/ Williams 

Architecture, all dated June 30, 2014 
c. Site cross section showing view from residence to the north - Finkle/ 

Williams Architecture, all dated June 30, 2014 
d. Landscape Plan set (drawings L-1 through L-4) – Hermes Landscaping all 

revised May 30, 2014 
e. Landscape Plant Palette (5 sheets) – Hermes Landscaping - undated   
f. Floor plans (sheets A1.01 and A1.02) - Finkle / Williams Architecture 

dated 6-16-2014 
g. Building elevation (sheet A4.01) - Finkle / Williams Architecture dated 6-

16-2014 
h. Civil site plans, drainage calculations, site grading, sanitary, utility, lighting 

and road improvements plans (sheets C-1 thru C3, C-12 thru C-14, C17 
thru C19, and C-24) – Trekk Design Group Inc. last revised 6-16-14 

i. Traffic Impact Study - Trekk Design Group Inc. dated 5-30-14 
D. 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 440, "B-4" Planned Business District and 459, Large Scale 
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Developments – The Community Unit Plan, and 467, Height, Area and Bulk 
Requirements and 460, Vehicle Parking. 

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, 5A Application for Preliminary Plat of the Village at 
the National and 5B Application for Final Plat of Village at the National.   

C. 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.  

 
 
Overview 
J3-PANDI, LLC owns 8.88 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 27,121 
square feet, more or less, to J3-PANDI, LLC.  In April a preliminary development plan for the 
Village at the National (on the combined 9.5 acres) was approved subject to conditions.  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 addition, 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 9.5 acres (see agenda Items 5A and 5B).  
The plan the applicant proposes is to initially plat acreage into three lots and one tract.  Lot 1 
corresponds to the proposed office building (Building A) and associated 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.  
 
The Final Development Plan for The Village at the National Building A is proposed as the first 
phase of development.  The plans include Building A, parking lots to the east and west, the 
main entrance from 45 Highway (including signal and lane improvements), internal driveways 
(including a temporary access, connecting from Lots 1 and 2 through Lot 3 to National Drive to 
the northeast) and associated landscaping, sidewalks, trash enclosures, utilities, detention and 
other associated improvements necessary to support the first phase.   
 
Review and Analysis 
The application has been reviewed against the City of Parkville Municipal Codes, including 
applicable zoning and subdivision regulations, the previously approved development Plan for 
the National Golf Club of Kansas City, the previously approved preliminary development for The 
Village at the National, and the preliminary and final plat for The Village at the National (agenda 
items 5A & 5B).  Primary considerations are consistent with previously approved plans and 
submitted plats, the ability to meet minimum applicable standards, conditions of prior approval, 
and ability to address other issues or concerns previously expressed.   
 
Consistent with previously approved plans:  The final development plan is substantially 
consistent with the previously approved preliminary development plan and the preliminary and 
final plat submitted as agenda items 5A and 5B.  Minor changes from the preliminary 
development plan have been made to conform to final site design details and to address 
conditions of approval and other identified issues.  Changes include final grading, retaining wall 
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and landscaping between the building and golf course, modification of the cart path, 
landscaping, screening and tree preservation details, modification to the building to address 
concerns about views to and from the course and abutting residential properties and other 
details.  See following for additional details.  
 
Ability to meet minimum applicable standards:  With the exception of revisions necessary for 
approval of the final engineering plans, it was concluded with the approval of the preliminary 
development plan that the plans conform to the City's applicable zoning code and subdivision 
regulations and the minimum standards thereof and conform to or are compatible with the 
general projections, goals and objectives of the City’s adopted Master Plan.  Ability to meet 
minimum engineering standards and customary practices is to be determined with the approval 
of the final engineering plans.  Final approval should be conditioned on such.  
 
Conditions of Preliminary Plan approval:  The preliminary development plan was approved 
subject to the following conditions.  The status of each is noted following each item.   
 
 Rezoning to B-4: Rezoning of four parcels containing 2.52 acres to “B-4” Planned Business 

District.  Rezoning was recommended by the planning Commission on April 8, 2014 and 
approved by the Board of Aldermen April 15, 2014 via ordinance # 2740.  See also vacation 
below.  
 

 ROW vacation: MoDOT vacation of the excess 45 Highway right-of-way as proposed, or 
modification of the plan to work within the existing right-of-way.  MoDOT has approved 
vacation of two tracts containing a combined area of 27,121 square feet, more or less.  The 
tracts were land previously donated by the property owner to MoDOT for the widening of 45 
Highway and have since been determined to be excess right-of-way.  Agenda Item 4A 
proposes to rezone the parcels subject to annexation and final transfer.  See agenda Item 
4A for additional details.  A hearing to consider voluntary annexation is scheduled before the 
Board of Aldermen on July 15, 2014.  Annexation is recommended subject to transfer of the 
property.    

 
 Access and intersection improvements: MoDOT approval of the entrances to 45 Highway 

and associated improvements as well as final approval of the same by the Public Works 
Director.  A traffic impact study and engineering drawings including road improvement and 
intersection plans have been submitted to MoDOT for review and approval.  MoDOT has 
completed a preliminary review and indicated support.  The plans are pending final approval 
of the development plan by the City, prior to final MoDOT approval.  The Public Works 
Department has reviewed the plans and provided preliminary review comments, but has 
indicated there are no significant changes warranted or recommended at this time.   

 
 Utility and improvement plans: Approval of the final utility improvement plans by the 

applicable public utility / final approval of utility improvements by the applicable service 
providers.  With review of the preliminary development plan it was concluded that although 
upgrades to services may be necessary and private improvements may be 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.  Since approval engineering, utility and public improvement plans have 
been submitted for review and approval by the City and applicable utilities.  As of the date of 
this review, preliminary reviews have been completed, but final approvals have not been 
received. 
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 Landscaping / screening of the abutting residential property:  Final design and installation of 
residential screening in conjunction with the final development plan.  In response to direction 
given with the approval of the preliminary plan, landscaping plans for the proposed final 
development plan include plantings to help screen the abutting and nearby residential 
properties.  Two residential properties are surrounded by the development.  The western 
most property, 10312 NW 45 Highway, is proposed to be screened with evergreen trees and 
shrubs to provide year-round screening.  The plans include installation of 6 to 7 foot white 
pines along the west property line of the residence, adjacent to the home.  A row of 6 to 7 
foot junipers is proposed along the west property line north of the home along the rear yard.  
Both are to be installed at the same time as the plantings for phase 1.  No landscaping is 
proposed abutting the second home, 6404 Windbrook Lane, but the juniper row will also 
help minimize views from this property.  Both the materials proposed provide year round 
screening, are considered relatively quick growing, are well suited to the site and are 
generally considered drought and development tolerant.    
 
Views to and from the residential properties to the north and from the golf course were also 
considered with the preliminary development plan.  The landscape plans call for clusters of 
6 to 7 foot white pines between the proposed building and the golf path to the north.  The 
pines are to be interspersed with ornamental trees – redbuds and crabapples.  An additional 
cluster of these trees is included off the northwest corner of Building A.  North and east of 
the building several large shade trees are able to be preserved.   Although the vegetation 
will not eliminate views to the new building from the nearby residential properties or the golf 
course to the north, the vegetation will help screen the upper story of the building over time, 
distinguish between the course and the office / commercial uses and provide some 
additional separation and privacy.    
 
In addition to trees and shrubs, the plans call for all disturbed area to be seeded or sodded 
following disturbance to minimize dust and other adverse effects following construction.    

 
 Engineering plans:  Review and approval of the final grading, drainage, access and 

circulation, utilities and other engineering plans by the Public Works Director.  Engineering 
plans have been submitted and are under review.  As of the time of this report some 
preliminary comments have been provided, but final reviews are not complete and no final 
approval has been granted.  Any approval of the final development plan should be subject to 
final approval of the engineering plans and reconsideration of the development plan if major 
changes are necessary as a result of engineering revisions, if any.  

 
Other issues or concerns previously expressed:  Beyond the conditions of approval, several 
other concerns were discussed during the approval of the preliminary plan.  Most were 
determined to be necessary to resolve with the final development plan.  These issues included 
views to and from the property / privacy, changes to architectural details and character, noise 
and dust from construction, run-off and disruption of existing drainage patterns, removal of 
existing vegetation, impact to the golf course and public financing.  The changes included to 
address each are summarized below.  
 
 Views to and from the property / privacy: Concern was expressed for views to and from 

abutting residential properties, lighting and privacy.  In addition to the landscaping described 
above, the plans include a modified building elevation and materials in attempt to address 
the concerns expressed.  The rear elevation and size of the rear windows have been 
reduced.  The pitched roof and tall windows has been replaced with a flat roof with shorter 
tinted windows and architectural metal panels.  This has reduced the overall height of the 
rear elevation and area of the windows, which in combination with the proposed landscaping 
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will reduce views to and from the building, provide better visual separation and improve 
privacy over the earlier design.     
 

 Changes to architectural details and character:  Concern was expressed that significant 
changes to the architectural details, quality and character of the building not be permitted 
following approval of the preliminary development plan.  Although changes have been made 
to the building plans to respond to concerns previously expressed, changes have not 
significantly altered the overall appearance of the building.  The quality and character 
proposed is substantially the same as previously approved.  

 
 Noise and dust from construction:  Concerns for noise and dust during and after 

construction were expressed by the abutting residential property owners surrounded by the 
development.  This is primarily proposed to be addressed with landscaping, screening and 
seeding completed in conjunction with phase 1.  The plans call for evergreen screens along 
the west line of the closest residential property owner, helping address impact to that owner 
as well as the next owner to the east.  As opposed to installing the landscaping with later 
phases, the plans include installing the landscaping with phase 1.  Additionally, the plans 
call for all disturbed areas to be seeded or sodded post construction.   The applicant has 
also agreed to exercise precaution when developing phase 1 to minimize impact to the 
abutting properties to the extent possible during construction.  Separately,  Parkville 
Municipal Code limits construction to the hours of 7:00 am to 8:00 pm weekdays and 10:00 
am to 8:00 pm on weekends.   

 
 Storm water runoff and disruption of existing drainage patterns:  Grading and drainage plans 

and calculations have been submitted and under review.  The plans show directing storm 
water via planned collection systems and surface run off to a combination of existing 
drainage areas and new storm water improvements including a detention basin to be 
constructed with the first phase.  All applicable grading and drainage regulations and 
standards will be met with any approved final design.   

 
 Removal of existing vegetation:  Removal of existing vegetation along the nearest golf hole 

and near the abutting residential properties was discussed.  The site plan and landscape 
plans show the existing trees to be preserved.  Much of the vegetation north of the proposed 
building will be able to be preserved.  Where vegetation cannot be preserved, new 
evergreen and deciduous trees and shrubs are proposed to provide a mix of screening and 
interest.  See the proposed plans and summary above for additional details.   

 
 Impact to the golf course:  Concerns were expressed about removing vegetation along the 

course, relocation of the existing cart path and resulting impacts on the course.  The plans 
shows landscaping to be removed and a mix of new evergreen and deciduous trees to be 
concentrated in areas where existing landscaping has been removed and where the cart 
path is being relocated.  As agreed to with approval of the preliminary development plan, the 
applicants consulted with the original golf course architect who designed the course.  The 
golf course architect concluded that the proposed relocation did not have a significant 
impact on the course and approved the final revisions.  Landscaping has been modified in 
accordance with the golf course architect’s recommendations for approval to provide 
additional landscaping northwest of Building A.  See the landscaping plan, and drawing C-
01 for additional details on the trail relocation and proposed vegetation.    

 
 Public financing:  Any intent to apply for tax increments financing or other local tax 

abatements, or other public financing was questioned.  The applicants stated that they had 
not made any application to the City for public financing.  As of the date of this report, no 
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application for city approved public financing has been made and no request has been 
discussed.  

 
Staff Conclusion and Recommendation 
Staff concludes, that with the exceptions noted above, the final development plans: conform to 
the City's applicable zoning code and subdivision regulations and the minimum standards 
thereof; are substantially consistent with the previously approved development Plan for the 
National Golf Club of Kansas City, the previously approved preliminary development for The 
Village at the National, and the preliminary and final plat for The Village at the National (agenda 
items 5A & 5B);  meet conditions of prior approval; and adequately address other major issues 
or concerns previously expressed.  It was also concluded with the approval of the preliminary 
development plan that the plans: conform to or are compatible with the general projections, 
goals and objectives of the City’s adopted Master Plan; are generally compatible with existing 
and projected development on the surrounding commercially zoned properties and include 
screening, buffering, grading and other design features to minimize the impacts on surrounding 
residential properties; appear to conform with customary engineering standards used in the City; 
and provide streets, paths, walkways and driveways located so as to enhance connectivity, 
circulation and safety and minimize any adverse traffic impact on the surrounding area.  Staff 
concludes the same for the final development plan, so long as the conditions below can be met.  
 
Staff recommends approval of the final plans subject to: 
 Final transfer, rezoning and annexation of the two tracts containing a combined area of 

27,121 square feet, more or less, from MoDOT to the applicant, or modification of the plan 
to work within the existing right-of-way;  

 Final approval of the entrances to 45 Highway and associated improvements, traffic study 
and related engineering plans by MoDOT and the City of Parkville Public Works Director; 

 approval of the final utility improvement plans by the applicable public utility; 
 final approval of utility improvements by the applicable service providers; 
 final approval of the grading, drainage, access and circulation, utilities and other engineering 

plans by the Public Works Director;  
 approval of a revised final development plan if significant changes are necessary as a result 

of meeting the conditions above;  
 submittal of a set of final plans incorporating all require revisions following final plan 

approval; and 
 any other conditions the Planning and Zoning Commission determines are necessary.  
 
It should be noted that this recommendation is made without knowledge of facts and additional 
information which may be presented during the meeting.  For that reason, the conclusions 
herein are subject to change as a result of evaluating additional information.  
 
Necessary Action 
Following consideration of the final development plan and supporting materials, the factors 
discussed above and any testimony presented during the public hearing, the Planning 
Commission must recommend approval (with or without conditions) or denial of the application 
unless otherwise postponed.  Unless postponed, the Planning Commission’s action will be 
forwarded to the Board of Aldermen along with any explanation thereof for final action on 
Tuesday, July 15, 2014.   

End of Memorandum 
 7-1-14 
Sean Ackerson, AICP    Date 
Assistant City Administrator / 
Community Development Director 
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