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Parkville Planning & Zoning Commission
Tuesday March 14, 2006

City Hall Boardroom

Minutes

ITEM 1. CALL TO ORDER

Chairman McCormick called the meeting to order at 5:34 p.m.

ITEM 2.  ROLL CALL

Members present:
Dr. Harold Brown, 
Marvin Ferguson, 
Jim Sfetko
Nancy Jack
John Haggard
Gary Stumbo
Chairman Al McCormick 

Members absent:
Gerry Richardson, with prior notice
Greg Knauer, with prior notice

Also present:
Sean Ackerson, Community Development Director
Paula Puszczewicz, C.D. Administrative Assistant
Joe Turner, City Administrator
Dan Koch, Project Manager, Public Works Department
Jay Norco, City Contract Engineer
25 persons in the audience

ITEM 3.  GENERAL BUSINESS

Item 3(A) Approve Planning & Zoning Commission meeting agenda

Chairman McCormick requested to add Item 3 under General Business for an orientation from City 
Staff concerning the I-435 and 45 Highway corridor.  He also requested that Item 4E be heard after 
Item 4B under Public hearing items. 
Chairman McCormick motioned to approve the agenda as amended.  Mr. Sfetko seconded the 
motion.  By voice vote the motion passed 7-0.

Item 3 (B) Approval of minutes from the February 15, 2006 meeting.

Ms. Jack motioned to approve the minutes of the February 15, 2006 meeting of the Planning & 
Zoning commission as printed and distributed.  Dr. Brown seconded the motion.  By voice vote 
the motion passed 7-0.
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Item 3(C)  Orientation from City Staff concerning the I-435 & 45 hwy corridor.

Chairman McCormick deferred the floor to City Staff.  Mr. Joe Turner, City Administrator, stated that 
City staff and the Board of Aldermen had a workshop on October 4, 2005 to work on the goals and 
priorities of the City.  One of the main goals determined was the development of the I-435 and 45 
Highway corridor.  As part of the discussion, Mr. Turner identified several items that must be 
addressed to develop this corridor.  The need for sewer main extensions, collector 
improvements/extensions, trails alignments, rezoning, city services and other resources were 
summarized.  The development discussions have recently focused around the extension of the sewer 
main and the potential development of a Neighborhood Improvement District to help local property 
owners finance infrastructure improvements. Mr. Turner answered questions from the commissioners 
concerning the issues presented.  He stated that the City does not have adequate police protection for 
the area.

Jay Norco, Parkville contracts Engineer, stated that the extension of Brink Myer Road to the south was 
being studied.  A report proposing alternative alignments is expected from Shaffer Kline and Warren 
later this week.

ITEM 4.  PUBLIC HEARING

Item 4(A) Request to rezone 75.19 acres ½ mile south of 45 Highway on the west side of Brink Myer 
Road from county zoning “AG” Agricultural District to City zoning “R-4 CUP” Multiple-Family 
Residential, Community Unit Plan by Peridian Group, Architects and Northland Acquisitions, LLC, 
Owners & Developer.  Case No. PZ06-13

Chairman McCormick deferred the floor to the Community Development Director.  Mr. Ackerson stated 
that Item 4A and 4B are requests for approval of rezoning and a preliminary development plan for 
75.19 acres generally located ½ mile south of 45 highway on the west side of Brink Myer Road.  The 
applicant has submitted a preliminary plan to develop a mix of 290 residential units including:
• 74 single-family detached units;
• 56 row house units (in 8 clusters) attached;
• 72 condominium units (in 9 eight-plex buildings); and
• 288 apartment units (in 12 buildings)

The site is currently zoned “AG” Agricultural District retained upon annexation into the City of Parkville. 
The applicants are proposing to rezone to “R-4 CUP” Multi-Family Residential, Community Unit Plan. 
The applicants have submitted a preliminary development plan, landscape concept plan and a 
supplementary handout showing elevation and built products, all dated 3-10-06.  Distributed this 
evening is a handout showing the development plan concept in color.

Analysis and Comments

Following are the staff analysis and comments.  There are several details that remain to be resolved 
including Brink-Myer Road improvements and alignments, sewer services and alignments, regional 
trail alignments and projected land uses.  The primary considerations appear to be:
1. Land Use – the plan is consistent with the R-4 district intent.
2. Density – maximum density in the “R-4” district is 8 units per acre, proposed by the applicant is 

6.52 units per acres.  Previous plan proposed density was 9 units per acre.
3. Setbacks – the setbacks are specified by code and the proposed development meets these 

setbacks. 
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4. Building height – maximum height for the “R-4” district is 3 stories or 45 feet.  All unit concepts 
show one and two story units, in keeping with area residential development

5. Appearance – a variety of architectural details including variation in materials, rooflines, shutters, 
accent colors, porches, entryways, balconies and planter boxes are proposed.  

6. Property maintenance - residential will be owner occupied and long-term maintenance is 
provided for all units.  This will reduce the need for individual lawnmowers and storage of yard 
equipment.

7. Access/Traffic – Brink Myer Road will have to be realigned and resurfaced.  Internal access is 
also a key issue.  As the area develops, good internal and external access will be a must and 
reduces the dependence on Brink Myer Road.

8. Trails/pedestrian access/Buffering/Landscaping – details of the trail improvement to connect to 
the regional trails along Brush Creek need to be stated.  Larger trees, additional buffering elements 
along the north property line, detailed entry plantings, signage details and details of parking lot 
screening are needed.

9. Grading plans, utility plans, construction documents, public improvement plans, building 
plans and stormwater management details – the preliminary plan is considered a concept and 
after approval the details are required to prove it works.  

10. Environmental considerations – the applicant is working with the Platte Land Trust to implement 
best management practices intended to minimize development impacts including erosion and 
water quality.

Copies of the preliminary plan have been sent to the entities and their comments are attached herein. 
Public hearing notice has been published, property owners notified and notice of the meeting has been 
posted according to ordinance and law. 

Staff did not recommend any action be taken at this time.  Generally, staff found that the proposed 
zoning and housing types are consistent with the stated intent of the R-4 district and current land use 
projections.  Preliminary feedback from the Planning Commission was requested.

Questions and concerns from the commissioners included water quality (pollutants due to volume of 
concrete), the details of the Brink Myer Road extension, name of the road when it turns south, 
submittal procedures, impacts to the floodplain, amount of parkland, density, traffic, and infrastructure 
costs.

Chairman McCormick requested information from the applicant.  Mr. Joel Riggs, 265 Stonecreek, 
Gardner, Kansas, representing the Peridian Group, architects for the project, stated that the staff 
report was accurate.  He presented a power point presentation; a copy of which is on file in the 
Community Development Department.  Mr. Riggs summarized local and regional needs for well-
designed housing in a lower price range than currently available in Parkville.  He presented concepts 
of potential housing types, and photos of similar housing built elsewhere in the metro.  Mr. Riggs 
stated that the owners of the development would put in the connecting trail to the County Trail head, 
agreed to pay for the construction of Brink Myer Road to the development by April 2007 and they have 
already implemented the LOMA procedures for the lots in the floodplain.  He answered questions and 
concerns from the commissioners.

The chairman opened the public hearing for comments for or against the request.

Mr. Richard Kopp representing Vertical Ventures I, II, and III stated that he was in favor of the project 
now that some questionable issues have been resolved.  The density of the development and road 
construction are other issues that he feels need to be addressed.
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Clarence Housh, 15201 NW Brink Myer Road stated that he had an impact study done on property 
values in this area.  He would be impacted by the realignment of Brink Myer road as it would be 
required to cross a portion of his property.  He also noted that his land value is partially based on the 
fact that no development exists now.  He would not be in opposition to the development so long as the 
applicant offsets his potential losses.  

David Barth, 6014 N 9 Highway, Parkville, stated that he was the developer of Stone Gate and the 
Thousand Oaks developments that are the neighboring properties.  He is not opposed to the project. 
He stated that this proposal was much better than prior proposals.  He stated that he felt there were 
issues that needed to be resolved before the Planning Commission should accept a plan.  His issues 
were location of the floodplain, buffers to the private property owners, road not being approved, lack of 
sewer service approval, and needed maintenance of Brink Myer Road.

Arville Myers, 14801 NW 68th Street, Parkville, is opposed to the development.  He stated that 
$250,000 homes as proposed would become an instant slum because the cost of housing is too low. 
The 36” wide streets will not be big enough or strong enough for all the additional traffic because there 
are only two accesses to the development; nothing in the plan has been defined; Brink Myer Road has 
to be repaired and the sewer issue is unresolved.  He stated that he is one of the three adjoining 
property owners.

Steve Gasperi, 9926 Lee Circle, Leawood, KS, 66206 representing A.J. Otjen, owner of the 
neighboring property stated that his client is in favor of the project. 

Discussion ensued among the commissioners concerning the 19 lots in the floodplain and reducing the 
density of the development.  Chairman McCormick stated that it will be an overwhelming and uphill 
challenge to complete this project

Chairman McCormick motioned to table Item 4A and 4B to give the commissioners time to 
examine the plan and the applicant to supply more details of the plan.  Ms. Jack seconded the 
motion.  By voice vote the motion passed 6-1 with Mr. Ferguson voting nay.

Item 4(B) Request to consider a preliminary development plan for single family houses, 
condominiums, row houses and apartments on 75.19 acres located ½ mile south of 45 Highway on 
the west side of Brink Myer Road by Peridian Group, Architects.  Case No. PZ06-14

This item was discussed with the previous item and subsequently tabled with Item 4A.

Item 4(E) An amendment to the Parkville Municipal Code, Title IV, to create a new Chapter 441 “B-P” 
Business Park District and to amend other sections of Title IV to implement the new district.  Case 
No. PZ06-11

Chairman McCormick deferred the floor to the Community Development Department.  The Director 
stated that Mr. Mike Duffy from Shafer, Kline & Warren had been hired by the City to create the 
Business Park District and that Mr. Duffy would present the proposed amendment.

Mr. Duffy explained the proposed Chapter 441: “B-P” Business Park District regulations as presented 
to the commissioners.  The proposed amendment is attached hereto and a copy is on file in the 
Community Development Department.
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Questions and concerns from the commissioners included the percentage of lot coverage, usable open 
space, and the 8% gradient that has to be contiguous.  Mr. Ferguson stated that the open space and 
grade requirements would create a hardship.

Chairman McCormick opened the public hearing and called for input from the audience.

David Barth, 6014 N 9 Highway, expressed his concern regarding mixing up the development.  He 
stated that there should be a quality master plan that should stay consistent for business parks and 
leave more green space in the planned development.

Richard Kopp, representing Vertical Ventures, stated that in the past he had requested that the City 
adopt the County “BP” District.  He stated that the county does not have the 8% gradient slope 
requirement or the contiguous area requirement and that it is not feasible to have that in the 
regulations.  There needs to be a definition of usable open space and an application of rules 
concerning the usable open space.  He feels that Staff needs to further define the terms of the 
ordinance and to work out the bumps.  He recommended that the item be tabled to accomplish that.

Chairman McCormick closed the public hearing on Item 4E.  Discussion ensued among the 
commissioners regarding action to be taken on this item.

Mr. Ferguson motioned to table the amendment to the Parkville Municipal Code, Title IV, to 
create a new Chapter 441 “B-P” Business Park District, for further review and clarification of 
the gradient issue and usable open space.  Dr. Brown seconded the motion.  By voice vote the 
motion passed 7-0.  

Item 4(C ) Request to amend a conditional use permit for self-storage units to allow open storage of 
vehicles, boats, RV’s, campers and related equipment on property located at 10875 NW 45 Hwy for 
CKC Holdings, Sandra Knoernschild, Owner.  Case No. PZ06-09

Chairman McCormick deferred the floor to the Community Development Director.  Mr. Ackerson stated 
that this is a request to amend an existing conditional use permit (CUP) by adding a 10’ wide outdoor 
storage lane for parking boats, RV’s, campers and related equipment.  

Analysis and Comments

Outdoor storage is associated with self-storage uses.  The City’s regulations permit self-storage units 
via a CUP and finding that the use is “in the interest of the public health, safety, morals and general 
welfare of the community”.  The site is zoned B-4 Planned Business District and outdoor storage is not 
prohibited in the B-4 zoning.  It is allowed through approval of a CUP, which requires plan approval.

Primary considerations appear to be:
1. Type of storage permitted – the applicant has proposed that the storage lane be used for “outside 

vehicle, boat and recreational vehicle parking”.
2. Visibility – the parking lane will be screened with existing vegetation.
3. Circulation – the existing drive is 25’ wide allowing for two vehicles to pass easily.
4. Engineering – primary engineering considerations are grading, drainage, and infrastructure 

improvement.  Detailed engineering drawings will be required as part of the building permit process 
and no permits will be issued until the plans are approved.

5. CUP duration – it would be appropriate to maintain the existing November 30, 2026 expiration date 
for the current CUP, to maintain consistency.

Matters for consideration
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Although the City Code does not define how the Planning Commission shall determine if a proposed 
CUP is appropriate, the following matters are offered as a guide.

1.  The character of the neighborhood and the zoning and uses of nearby properties.
The character and zoning are mixed, but are generally consistent wit the character and intensity of 
the existing use.  The proposed CUP would allow development of a similar character to that 
existing on the site and to that on the east, west and southwest.

2.  The suitability of the subject property for the uses to which it is restricted and the extent to 
which allowing the proposed use through a CUP may affect nearby property.
No changes to the existing development are permitted without an amendment to the CUP.

3.  The relative gain to the public’s health, safety and welfare as compared to the hardship of 
the individual property owner of the subject property.
It does not appear that denial of the proposed development is warranted in order to ensure the 
public health, safety and welfare.

4.  The adequacy of public utilities and other needed public services.
The proposed expansion does not increase demand for public utilities or public services.

5.  Consistency with the City’s adopted master plan and applicable City Code.
The proposed amendments to the CUP and related development plans are consistent with the 
intent of the master plan and City codes.

Staff recommended approval subject to the following conditions:
• A CUP expiration date of November 30, 2026 for the entire development;
• Compliance with all prior conditions of approval;
• Public Works Department approval of all engineering plans including grading, drainage and 

construction plans as part of the building permit process;
• Planning Commission acceptance of the proposed method of screening;
• Restriction of the proposed parking land to storage of “outside vehicle, boat and recreational 

vehicle parking”;
• Any other conditions determined to be necessary by the Planning Commission.

Questions and or concerns from the commissioners included width and level of additional parking 
area, circulation of vehicles visiting the storage units, security, and condition of vehicles stored outside.

Chairman McCormick requested information from the applicant.  Sandra Knoernschild, 7610 NW Fox 
Road, Parkville, MO, representing CKC Holdings, 10875 NW 45 Hwy, answered the commissioners’ 
questions regarding the additional use.  She stated that they would have to add nine feet of paved 
surface.  The proposed parking lane will not interfere with circulation.

Chairman McCormick opened the public hearing.  No one responded.  Public hearing was closed.

Mr. Ferguson motioned to approve the request to amend a conditional use permit for self-
storage units to allow open storage of vehicles, boats, RV’s, campers and related equipment on 
property located at 10875 NW 45 Hwy for CKC holdings, Sandra Knoernschild, Owner subject 
to staff recommendations and as long as the vehicles are operational and in good repair.  Dr. 
Brown seconded the motion.  By voice vote the motion passed 7-0.  Item 4C will be forwarded 
to the Board of Aldermen at the next meeting.
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Item 4(D) A request to rezone Lot 3 of the final plat of Lake Point Professional Centre from “B-4” 
Planned Business District to “PLCD” Parkland & Conservation District.  Case No. PZ06-02

Chairman McCormick requested information from the director of the Community Development 
Department.  Mr. Ackerson stated that this was a rezoning request from staff to comply with the 
conditions of approval of the Lake Point Professional Centre.

Ms. Jack motioned to approve the request to rezone Lot 3 of the final plat of Lake Pointe 
Professional Centre from “B-4” Planned Business District to “PLCD” Parkland & Conservation 
District.  Mr. Ferguson seconded the motion.  By voice vote the motion passed 7-0.   Item 4D 
will be forwarded to the Board of Aldermen at the next meeting.

ITEM 5.  UNFINISHED BUSINESS

No unfinished business was presented at the meeting.

ITEM 6.  REGULAR BUSINESS

Item 6(A)  Request for approval of a Planned District Development permit for Simply Desserts, a 
bakery located at 2 East Street in the Old Town District, (the Skillet Restaurant) for Ellen Hume, 
Owner.  Case No. PZ06-15

Chairman McCormick deferred the floor to the Community Development Director.  The director stated 
that the applicant is requesting a change in use for 2 East 2nd Street (generally known as the 
Skillet/Café Cedar building) located in the Old Town District.  The business is proposed to be custom 
ordered cakes and baked goods.

The last approval of the building use was in late 2004 subject to conditions, many of which have not 
been met including: 
• Improvement of the existing parking east of the building;
• A limit on the banquet facility capacity (including surrounding hallways and cantina) to a maximum 

occupancy of 110 persons;
• That additional capacity, a second restaurant, or other proposed uses not be permitted unless 

adequate parking can be provided.

Analysis and Comments

Primary considerations appear to be:
1.  Appropriateness of the use – the use appears to be a good fit with the existing restaurant.
2.  Proposed changes to the building – no changes are proposed to the building exterior.
3.  Operational details – hours of operation will be 8:00 a.m. to 7:00 p.m. Sunday thru Friday.   The 

limited scope minimizes the traffic and parking impacts.
4.  Parking – the existing parking does not meet the requirements of the prior approvals nor the 

minimum standards identified by City Code.  Because of the limited scope of the business there 
should not be a significant impact to parking or traffic.  Staff recommended two or more dedicated 
“short term parking stalls be required near the entrance.

5.  Signage – no signage is proposed but prior to approval of any new signs the sign on East Street 
must be brought into conformity.

Staff recommended approval subject to the following conditions:
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• Final inspection by the building inspectors and fire department;
• Hours of operation from 8:00 a.m. to 7:00 p.m.;
• Two or more dedicated limited time “short-term parking” stalls be provided near the entrance;
• Prior to approval of any new signs a signage plan for the building being approved by staff; and 
• Bringing the sign on East Street into conformance prior to approval of any sign permits.

Concerns from the Commissioners included operation of the business and the parking situation.

Chairman McCormick requested information from the applicant.  Ms. Ellen Hume, 6424 Graden Road, 
Parkville answered the commissioners concerns regarding type of business, type of customers and 
deliveries of the bakery products. 

The chairman requested input from the audience.  No one responded

Dr. Brown motioned to approve the request for approval of a Planned District Development 
Permit for Simply Desserts, a bakery located in the Old Town District, 2 East Street (the Skillet 
Restaurant) for Ellen Hume, Owner subject to staff recommendations.  Mr. Ferguson seconded 
the motion.  By voice vote the motion passed 7-0.  Item 6A will be forwarded to the Board of 
Aldermen at the next meeting.

ITEM 7.  OTHER BUSINESS

Item 7(A)  Planning Commission training opportunities.

Chairman McCormick reminded the commissioners of the training being held by MARC on March 30th, 
April 13th and May 4th.  

Item 7(B)  Next Planning Commission meeting:  April 11, 2006 at 5:30 p.m.

Chairman McCormick announced the next Planning Commission meeting date, April 11, 2006 at 5:30 
p.m. in the Boardroom at City Hall.

Item 7(C )  Upcoming Board of Aldermen meetings

Chairman McCormick announced the next Board of Aldermen meetings on March 21, and April 4, 
2006 at 7:00 p.m.

ITEM 8.  ADJOURNMENT

Chairman McCormick motioned to adjourn the meeting.  Everyone seconded the motion.  By 
voice vote the motion passed unanimously 7-0.

Meeting adjourned at 8:47 p.m.

Submitted by: _________________________
Paula Puszczewicz, CPT
C.D. Administrative Assistant
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Information on these items is maintained at Parkville City Hall and is available for viewing during normal office 
hours.  Planning Commission decisions are recommendations forwarded to the Parkville Board of Aldermen 
meeting unless otherwise noted.  Inquiries on items contained herein can be made by visiting Parkville City 
Hall at 1201 East Street, Parkville, or by calling the Community Development Department at (816) 741-9313.
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