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Parkville Board of Zoning Adjustment 
Meeting Agenda  

City of Parkville, Missouri  
Tuesday August 22, 2017 at 5:30 p.m. 

City Hall Boardroom 
 

1. Call to Order 
 

2. Roll Call 
 

3. General Business 
 
A. Approval of the agenda. 

 
B. Approval of Special Meeting Minutes from the Thursday November 10, 2016 Board 

of Zoning Adjustment meeting. 
 

4. Public Hearing 
 

A. Application for Floodplain Development Variance for a storage building at the City’s 
parks headquarters located at 8701 McAffee, Parkville, MO.  Case # BZA 17-02, City 
of Parkville, applicant. 
 

B. Application for Floodplain Development Variance for a shelter building for the City’s 
parks system at 9155 Platte Landing Park Drive, Parkville, MO.  Case # BZA17-03, 
City of Parkville, applicant. 

 
5. Regular Business 

 
None 

 
 

6. Unfinished Business 
 

None 
 

7. Other Business  
 
A. Upcoming meetings & dates of importance:  

 
 Planning and Zoning Commission Regular Meeting: Tuesday September 12, 

2017 at 5:30 p.m. and Tuesday October 10, 2017 at 5:30 p.m. 
 

 Board of Aldermen Meeting: Tuesday, October 3, 2017 at 7:00 p.m. and 
Tuesday, October 17, 2017 at 7:00 p.m. 
 

 Board of Zoning Adjustment Meetings: Tuesday, September 26, 2017 and 
Tuesday October 24, 2017 at 5:30 p.m. 
 

8. Adjournment 
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Minutes of the   
Board of Zoning Adjustment Meeting   

City of Parkville, Missouri  
Thursday November 10, 2016 @ 5:30 p.m.  

City Hall Boardroom  
  

1.  CALL TO ORDER  
Vice Chair Carla Dods called the meeting to order at 5:30 p.m.  

  
2.  ROLL CALL  

Board Members Present:  
Carla Dods, Vice Chair 
Russell Downing, (absent with notice) 
Ken Wright 
Jack Shafferman 
Marion Newcomer 
 
A quorum of the Board of Zoning Adjustment was present. 
  
Staff Present:  
Stephen Lachky - Community Development Director 
Shakedra Knight - Assistant to the Community Development Director 
 

3.  GENERAL BUSINESS  
A. Community Development Director Stephen Lachky welcomed new members in 

attendance Marion Newcomer and Jack Shafferman. The mayor appointed Member 
Newcomer to the Board of Zoning Adjustment at the May 3, 2016 Board of Aldermen 
Meeting.  Member Shafferman was appointed by the mayor at the November 1, 2016 
Board of Alderman Meeting 

 
B. Election of 2016-2017 BZA Officers 

Director Lachky opened the floor for Chair nominations. Seeing none by default Vice 
Chair Dods was appointed Chair of the Board. Chair Dods nominated Secretary 
Downing for Vice Chair. Member Wright nominated Member Newcomer Secretary. 
 
Member Wright motioned to nominate Member Newcomer Secretary and Member 
Downing Vice Chair, Member Shafferman seconded. Motion passed 4-0. 
 

C. Approval of Board of Zoning Adjustment Meeting Agenda.  
Chairman Dods called for any discussion of the proposed agenda. 
Seeing none she called for a motion to approve the agenda as proposed. 
Secretary Downing moved to approve the agenda, Member Wright seconded.  
Motion passed 4-0. 

 
D. Approval of minutes from the Tuesday April 26, 2016 Board of Zoning 

Adjustment meeting  
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Chairman Dods called for any discussion of the proposed minutes. 
Seeing none she called for a motion to approve the minutes as proposed. 
Member Shafferman moved to approve the minutes, Secretary Newcomer 
seconded.  Motion passed 4-0. 
 
  

4.  PUBLIC HEARING  
A. Application for Variance for the reduction of “R-3” Single-Family Residential 

District front-yard setbacks from 25 feet to 20 feet, for all single-family lots in the 
Thousand Oaks – 20th Plat, in order to relieve practical difficulty/practical 
hardship due to exceptional topography conditions. .  Case BZA16-04, Forest Park 
Development of Kansas City, applicant 
 
Chair Dods read the item to be addressed and then invited Director Lachky to provide 
background. Lachky began by illustrating an aerial view of the subject area on the map. 
He explained the applicant was requesting the 5 feet setback for safety purposes due 
to the unique topography of the plat. Lachky displayed photos of various views to 
display current topography. Next he detailed the purpose of the Board in considering a 
Variance and the criteria. He referenced Section 480.050 of City Code and stated a 
variation in the yard requirements in any district so as to relieve practical difficulties or 
particular hardships by reason of exceptional topographical conditions or other 
extraordinary and exceptional situations should comply with the spirit of the Zoning 
Code and at the minimum possible. He added any variance granted should not be for 
reasons of convenience, profit, or caprice; also, it should not victimize the public or 
future property owners.  
 
Lachky confirmed Public Hearing notice requirements were met and then listed staff 
findings and conclusions of matters to be considered. The first matter addressed, was 
the proposed variance contrary to public health, safety, and welfare. Lachky explained 
the purpose of front-yard setback was to meet the minimum vehicle parking 
requirement of eighteen (18) feet and not encroach upon the sidewalk. He revealed 
staff finding that the purposed variance did not affect that matter. The second matter he 
addressed, would enforcement result in unnecessary hardship. Lachky explained the 
topographical conditions could be determined as a hardship and the variance would 
position homes in a safer manner. Next Lachky discussed whether conditions were 
unique to parcel and not created by the owner. He pointed out the rolling terrain and 
bluffs were common throughout the 20th Plat and the drastic elevation changes could 
be deemed unique. He also pointed out the argument the applicant could re-plat the 
layout of the streets and lots; however, the land and streets had already been graded. 
The fourth matter addressed whether granting the variance adversely affected the 
rights of adjacent property owners. Lachky stated staff did not see substantial adverse 
effects. He pointed out the abutting properties within unincorporated Platte County “R-
7” District had a thirty (30) feet setback and would be buffered and separated by 
Homeowner Association amenities around Myers Circle and NW 66th Terrace which 
distinguished the entrance. He displayed images to illustrate site lines and landscape 
buffer. Lachky mentioned notice was given to those property owners and staff received 
no feedback. 
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Member Wright questioned whether that County land could be incorporated. Director 
Lachky answered it was possible and explained the process would occur through an 
annexation petition. 
 
Director Lachky went on to state the spirit of the Zoning Ordinance was the purpose of 
the uses which were single-family homes in that area. He added no uses would be 
changed and only variance would be made. Lastly, Lachky addressed whether the 
request was the minimum possible. Staff findings revealed the five (5) feet proposed 
was the minimum possible and appeared to address safety concerns of the applicant. 
Lachky provided additional information of similar exceptions approved via Conditional 
Use Permit. He provided images from the National Golf Club of Kansas City to display 
the twenty (20) feet front-yard setback. 
 
Director Lachky concluded with staff conclusion and recommendation. He pointed out 
the proposed variance was not contrary to public health, safety, or welfare; appeared to 
be a hardship to the property owner; topographical conditions were unique to the 
subject area; would not adversely affect rights of adjacent property owners; did not 
oppose spirit of the zoning ordinance; and was the minimum possible for reasonable 
use. He stated staff recommended approval of the proposed variance based on the 
merits of the application and findings and conclusions in the staff report and stated he 
was available for questions.  
 
Chair Dods asked what the County setback was. Lachky responded he believed it was 
thirty (30) feet.  
 
Chair Dods asked whether Thousand Oaks had sidewalks on both sides of the street. 
Director Lachky informed that this area had sidewalks on both sides.  
 
Member Shafferman asked what the Planning & Zoning Commission’s thoughts were. 
Lachky explained that when the issue was addressed by the Commission one of the 
conditions for approval was to include the landscape. 
 
Chair Dods addressed the Board for additional questions. Seeing none she opened the 
floor to the public.  
 
Applicant David Barth approached the Board. He stated the terrain was the main 
reason he requested the hardship. He added the phase was recently paved and ninety 
(90) percent complete. Barth stated the request was not due to a financial issue. He 
stated that rock prevented lowering and he had dirt hauled in to combat the solid rock.   
Barth pointed out he recently had setback requests approved for two (2) phases in 
Riverside. He commented his preference was to leave the greenways through the 
ditches and build in-between and then explained the hardship he had experienced with 
other projects. 
 
Chair Dods asked Barth whether he had sold any lots. Barth answered he had three (3) 
on hold. He explained that once the homes were built and recorded they could be sold.  
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Chair Dods asked for additional questions from the public. Seeing none she called for a 
motion. Chair Dods made a motion to approve application for Variance as 
proposed.  Secretary Newcomer seconded.  Motion Passed 4-0. 
 
 

B. Application for Variance for the reduction of “R-3” Single-Family Residential 
District front-yard setbacks from 25 feet to 20 feet, for lots 547, 548, 550, 552, 
555, 596, and 597  in the Thousand Oaks – 12th Plat. .  Case BZA16-05, Forest Park 
Development of Kansas City, applicant 

 
Chair Dods introduced the public hearing item and asked staff to present findings.  
 
Director Lachky gave history of the application. The application was presented to the 
City four years ago. It resulted in a split decision and ultimately denied since four (4) 
members were needed in order to be approved. Lachky pointed out this item 
addressed specific lots and the hardship presented due to topographical conditions. He 
illustrated the plat on an aerial map and indicated it was ninety (90) percent developed. 
Lachky stated the plat was approved in 2004 and revised in 2007. Next he displayed 
photos of each lot. He explained the concern of some Board Members four years ago 
was that construction had begun on homes within the development. He listed the same 
standards of review for variance approval, hardship due to topography, the need to 
comply with the spirit of the zoning code, must be the minimum necessary, and not 
create a threat to public safety and then he confirmed public notice had been given.  
 
Director Lachky went through the matters considered. He stated staff did not see any 
concerns with public health, safety, and welfare in regards to the 5 feet setback. He 
stated the hardship presented was the inability to safely develop homes due to the 
topography, the variance allowed flexibility, but there was development of adjacent lots 
under current district requirements. Lachky stated the rolling terrain, bluffs, and drastic 
elevation changes were unique conditions of the parcel but one could argue the 
applicant platted the layout in a manner that created these challenges. Next he 
addressed the rights of the adjacent owners. Lachky pointed out staff believed there 
may be adverse effects impacting aesthetics and/or view sightlines with lots 552 and 
555. He also pointed out public notice was given and members of the public were 
present. Lachky illustrated the two (2) lots staff did not recommend for approval, as 
well as those within the cul-de-sac that were recommended. He stated the applicant 
would be able to comply with the spirit of the zoning code by maintaining district 
requirements and the minimum variances had been requested. He again presented the 
example of the National Golf Club of Kansas City to display the twenty (20) feet front-
yard setback. Director Lachky added something for Board consideration was the 
hardship of time since there had not been development on the lots in four (4) years. 
Following review staff recommended approving the proposed variance for lots 547, 
548, 550, 596, and 597 and did not recommend variance approval for lots 552 and 
555.  
 
Chair Dods opened the floor for Board questions or comments.  
 
Member Shafferman asked if there was anyone present to represent lots 552 and 555. 
Director Lachky pointed out staff a letter from the property owner of lot 551 but the 
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owner was unable to attend in person. Lachky also pointed out staff received another 
letter from a citizen pointing out development had constructed despite the setbacks. He 
displayed both lots on the map.  
 
Chair Dods opened the hearing up to public comments. 
 
Citizen George Heyns at 6549 N Whitetail Way, Parkville, MO (lot 549) addressed the 
Board. Heyns stated his property had more significant drop off than any other lot and 
there was no problem building without reducing the setback requirements. He added 
there was no safety concern or hardship to Forest Park Development and suggested 
the applicant reduced the price of the lots. Heyns also stated there had been 
development of fifty (50) homes in the past four years with no problems.  
 
Chair Dods invited additional members of the public to speak.  
 
Citizen Jay Johnson at 15024 NW 66th Street, Parkville, MO (lot 553) addressed the 
Board. Johnson stated he recently moved in and felt impacted by the setback 
reductions. He stated his children played in the front-yard since his home did not have 
a back-yard due to the significant drop off. He believed traffic that came around the 
bend presented a safety issue although the children knew not to play in the street.  
 
Applicant David Barth addressed the Board. He stated for clarification the development 
was over ten (10) years old and there had not been fifty (50) homes built on this plat. 
He stated Forest Park Development was concerned with safety and agreed with staff 
recommendation regarding the two (2) lots on the main street. Barth stated variance 
approval allowed him to build bigger homes and he had held out to avoid building 
smaller homes. He again stated it was ten (10) years the lots had been sitting and that 
he accepted staff recommendation.  
 
Member Shafferman confirmed with the applicant the two (2) lots he was referencing. 
Director Lachky illustrated lots 552 and 555 on the map while Barth explained. Barth 
also pointed out he requested the minimum five (5) feet setback and that he had 
requested fifteen (15) feet on other projects.  
 
Member Shafferman asked the applicant if he had an architectural view of the 
proposed aesthetics with the setback. Barth replied it was usually driven by the buyer 
once the lots were sold. He gave examples of the current trends and again stated the 
hardship. 
 
Citizen George Heyns approached the Board in response Barth’s comments. Heyns 
stated his property on lot 549 had the same topographical conditions and that his home 
was a four thousand square feet, reverse. He added there was no problem building 
and no need to change the guidelines that were in place. 
 
  

Chair Dods asked for additional questions from the public. Seeing none she called for a 
motion. 
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Discussion ensued regarding variance approval of specific lots. 
 
Member Shafferman made a motion to deny the Application for Variance for lots 552 
and 555 as proposed.  Secretary Newcomer seconded.  Motion Passed 4-0. 
 
Chair Dods made a motion to deny the Application for Variance for lots 547, 548, 
and 550 and to approve the Application for Variance for lots 596 and 597 as 
proposed.  Member Wright seconded.  Motion Denied 3-1. 
 
Secretary Newcomer made a motion to deny the Application for Variance for lots 
547, 548, 550, 596, and 597 in the Thousand Oaks – 12th Plat as proposed. Member 
Wright seconded. Motion Passed 4-0. 
 
 

5.   REGULAR BUSINESS  
None 
 

6. UNFINISHED BUSINESS 
None 
 

7. OTHER BUSINESS 
A. Upcoming meetings & dates of importance: 

 
Director Lachky informed the Board of the upcoming Open House for Zoning Code 
Update Project at Mosaic Life Care Center Wednesday November 16, 2016 from 5:30 
p.m. to 7:30 p.m. 

 
 Planning and Zoning Commission Special Meeting: Monday, November 14, 

2016 (5:30 p.m.) 
 Board of Aldermen Meeting: Tuesday, November 15, 2016 (7:00 p.m.) 
 Board of Zoning Adjustment Meetings: Tuesday, November 22, 2016 – 

Cancelled; No Agenda Items. 
 Planning and Zoning Commission Special Meeting: Tuesday, November 29, 

2016 (5:30 p.m.) 
 Board of Aldermen Meeting: Tuesday, December 6, 2016 (7:00 p.m.) 
 Planning & Zoning Commission Regular: Tuesday December 13, 2016 (5:30 

p.m.) 
 

8. ADJOURNMENT 
Seeing no other discussion, Chair Dods called for a motion to adjourn.  
Member Wright moved to adjourn, Secretary Newcomer seconded.  Motion to 
adjourn passed 4-0.  Meeting adjourned at 6:36 p.m.  
  
Submitted by:   
 
 
_________________________________   11/10/16     
Stephen Lachky                   Date 
Community Development Director 
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Board of Zoning Adjustment Meeting 

August 22, 2017

Staff Analysis 

Agenda Item: 4.A

Proposal: Application for Floodplain Development Variance for a storage building at 
the City’s parks headquarters located at 8701 McAffee, Parkville, MO.   

Case No: BZA17-02, City of Parkville, applicant 

Applicant: City of Parkville, Missouri 

Owners: City of Parkville, Missouri 

Existing Zoning: “PLCD” Parkland and Conservation District 

Parcel #: 20-7.0-35-400-006-002-000

Exhibits:  A. This staff report
B. Application for floodplain development variance
C. Subject Area Property Map
D. Memo from Public Works Director Alysen Abel
E. Engineering No-Rise Certificate (prepared by Chad Johnson, Olsson

Associates; dated August 14, 2017)
F. Parks Storage Building Specifications

By Reference: A. Parkville Municipal Code, Title IV, Section 410.020 Floodplain
Management
(http://parkvillemo.gov/download/ZoningCodeUpdate_FinalDraft.pdf)

B. Federal Emergency Management Agency’s (FEMA) Flood Insurance
Rate Map (FIRM), titled “Platte County, Missouri and Incorporated
Areas” Panel 0383D (Map number 29165C0383D; effective date April
2, 2015).

C. Parkville Master Plan - http://parkvillemo.gov/departments/community-
development-department/master-plan/

D. Public Hearing Notice from Parkville web site-  
http://parkvillemo.gov/public-hearings/

Exhibit A

http://parkvillemo.gov/download/ZoningCodeUpdate_FinalDraft.pdf
http://parkvillemo.gov/departments/community-development-department/master-plan/
http://parkvillemo.gov/departments/community-development-department/master-plan/
http://parkvillemo.gov/public-hearings/
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Overview 
The applicant requests a floodplain development variance at 8701 McAffee (15.47 acres, more 
or less), south of the existing City Parks Department headquarters building. The property 
contains one parcel - Platte County parcel no. 20-7.0-35-400-006-002-000. A brief tax 
description is as follows: All that part of the Northeast Quarter of Section 35, Township 51, 
Range 34, described as follows: PARKVILLE A TR LAND SEC 35 T 51 R 34 SE1/4 DAF : BE 
NW COR SE 1/4 TH S1590 FT (S).  
 

 
 

Exhibit C: Subject Area Property Map 
 
This property is currently being used as open storage area for the Parks Department. The 
applicant is proposing a variance in the regulatory floodway to construct a new, limited storage 
facility (pole barn), similar to the storage facility constructed at 12303 NW FF Highway at the 
City’s Waste Water Treatment Plant (Case No. BZA16-03). 
 
  

Parks Dept. 
Headquarters 

 

Proposed 
Storage 
building 
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Review and Analysis  
The application has been reviewed against the Parkville Municipal Code, including the 
applicable zoning district and floodplain management regulations, the City’s adopted Master 
Plan and its adopted Future Land Use Map. Variances are a process to provide relief from a 
strict interpretation of the standards of the code, which when applied to a particular property and 
in a specific context would create an unnecessary hardship or practical difficulties on all 
reasonable use of the property. Per Section 403.080, a variance shall be reviewed and 
approved only on the finding that all of the following conditions are met: 
 

1. The requested variance arises from conditions which are unique to the subject 
property, that are not ordinarily found in the same zoning district and that are not 
a result of the owner's intentional action 
The subject property, as indicated in Exhibit C above, is located within FEMA’s special 
flood hazard area, specifically the regulatory floodway as indicated on their Flood 
Insurance Rate Map (FIRM), titled “Platte County, Missouri and Incorporated Areas” 
Panel 0383D (See Exhibit B by reference). As a result, no encroachments including fill, 
new construction, substantial improvements and other development, shall be within the 
adopted regulatory floodway unless it has been demonstrated through hydrologic and 
hydraulic analyses performed in accordance with standard engineering practice that the 
proposed encroachment would not result in any increase in flood levels within the 
community during the occurrence of the base flood discharge. 
 

2. The granting of the variance will not adversely affect the rights of adjacent 
property owners or residents 
A variance is a deviation from the set of rules established in a municipal code, usually 
within the development or building code. There are generally two categories of 
variances: Area variance (i.e., flexibility from the height, are and bulk requirements) and 
use variance (i.e., flexibility for the type of use on land). In this situation, a variance is 
required per approval of a floodplain development permit. Staff does not believe 
approval of the variance would result in increased flood heights, additional threats to 
public safety, extraordinary public expense, create nuisances, cause fraud on 
victimization of the public, or conflict with existing local laws or ordinances. 
 

3. The strict application of the provisions of the zoning regulations for which the 
variance is requested will constitute unnecessary hardship or practical difficulties 
upon the property owner represented in the application 
There is necessity to construct the storage building close to the existing Park 
headquarters in English Landing Park and on the eastern side of the creek. The building 
will serve the Parks Department’s operations, maintenance and storage needs. Because 
utilities already exist in this location, it would create a financial and logistical hardship to 
relocate the facility elsewhere in the City. Furthermore, it is unlikely an alternative 
location within a reasonable distance could be identified to serve the Parks Department 
that is outside of the floodway.  
 

4. The variance desired will not adversely affect the public health, safety, morals, 
order, convenience, prosperity or general welfare 
Per Section 410.020, Subsection F. of the Development Code, no encroachments 
including fill, new construction, substantial improvements and other development, shall 
be within the adopted regulatory floodway unless it has been demonstrated through 
hydrologic and hydraulic analyses performed in accordance with standard engineering 
practice that the proposed encroachment would not result in any increase in flood levels 
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within the community during the occurrence of the base flood discharge. The applicant 
has submitted an Engineering No-Rise Certificate (see Exhibit E) prepared by a licensed 
engineer in the State of Missouri demonstrating this, and recommendation that the 
building be oriented so that the projection of the building perpendicular to flood flows is 
no more than 64 feet. A Section 404 Permit from the U.S. Army Corps Of Engineers is 
not required as no fill material will be added or removed as part of the project. 
 

5. Granting the variance would not be opposed to the general spirit and intent of this 
Code. 
Staff does not believe granting approval of the variance would be opposed to the general 
spirt and intent of the development code, as Section 410.020, Subsection H. allows the 
Board of Zoning Adjustment to grant variances according to the procedures and criteria 
established in Section 403.080 and 403.090. The Community Development Department 
has been following this process and these procedures since the City of Parkville began 
participating in FEMA’s National Flood Insurance Program and established floodplain 
management guidelines via ordinance no. 1904 on September 19, 2000. 

 
Additional Considerations 
Per Section 410.020, Subsection H., the Board of Zoning Adjustments shall consider the 
following additional considerations: 
 

a. The danger to life and property due to flood damage; 
b. The danger that materials may be swept onto other lands to the injury of others; 
c. The susceptibility of the proposed facility and its contents to flood damage and the effect 

of such damage on the individual owner; 
d. The importance of the services provided by the proposed facility to the community; 
e. The necessity to the facility of a waterfront location, where applicable; 
f. The availability of alternative locations, not subject to flood damage, for the proposed 

use; 
g. The compatibility of the proposed use with existing and anticipated development; 
h. The relationship of the proposed use to the Master Plan and Floodplain Management 

Program for that area; 
i. The safety of access to the property in times of flood for ordinary and emergency 

vehicles; 
j. The expected heights, velocity, duration, rate of rise and sediment transport of the flood 

waters, if applicable, expected at the site; and 
k. The costs of providing governmental services during and after flood conditions, including 

maintenance and repair of public utilities and facilities such as sewer, gas, electrical, and 
water systems; streets; and bridges. 

 
Based on the application, parks storage building plans and specifications, staff does not believe 
approval of the variance would result in danger to life and property, materials and contents; as 
well as any additional threats to public safety. Staff also feels the parks storage building would 
provide an important service to the City’s Parks Department, is needed to be in close proximity 
to the existing headquarters building in English Landing Park, is compatible with existing and 
anticipated development, and could withstand expected heights, velocity, duration, rate or rise 
and sediment transport of flood waters. 
 
Staff Conclusion and Recommendation 
Staff concludes that the proposed variance will not result in increased flood height or additional 
threat to public safety, adversely affect the rights of adjacent property owners or residents, or 
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adversely affect the public health, safety, morals, order, convenience, prosperity or general 
welfare. The facility would enhance the City’s Parks Department’s much needed secure storage 
area. There is necessity to construct the storage building close to the existing Park 
headquarters and on the eastern side of the creek. The building will serve the Parks 
Department’s operations, maintenance and storage needs. Because utilities already exist in this 
location, it would create a financial and logistical hardship to relocate the facility elsewhere in 
the City. Furthermore, it is unlikely an alternative location within a reasonable distance could be 
identified to serve the Parks Department that is outside of the floodway.  
 
Following review, staff recommends approving the proposed variance for the storage building at 
the City’s parks headquarters based on the merits of the application and the findings and 
conclusions in this report, subject to the following conditions: 
 

 Submittal of a report to the City by a licensed engineer in the State of Missouri, verifying 
that all structural components of the project are capable of resisting hydrostatic and 
hydrodynamic flood forces, including the effects of buoyancy, and anticipated debris 
impact forces. 

 
It should be noted that the recommendation contained in this report is made without knowledge 
of facts, public comments or any additional information which may be presented during the 
public hearing. For that reason, the conclusions herein are subject to change as a result of 
evaluating additional information; additionally, staff reserves the right to modify or confirm the 
conclusions and recommendations herein based on consideration of any additional information 
that may be presented. 
 
Necessary Action 
Following consideration of the floodplain development variance, supporting information, 
associated exhibits, factors discussed above and any testimony presented during the public 
hearing, the Board of Zoning Adjustment should recommend approval (with or without 
conditions), denial, or postpone the application for further consideration. If approved subject to 
conditions, the conditions should be noted for the record. The concurring vote of at least four 
members of the Board of Zoning Adjustment is necessary to approve a variance. Any person, 
official or governmental agency dissatisfied with any order or determination of the Board may 
bring an action in the circuit court within 30 days of the final decision. 
  

End of Memorandum 
 
 
 
__________________________________08-15-2017 
Stephen Lachky, AICP, CFM    Date 
Community Development Director 
 
Paul Giarratana, CBO, CBI, CFM 
Building Official 
 
Shakedra Knight 
Community Development Department Assistant / Part-Time Management Analyst 



Exhibit B







ITEM 4A 
For 08-22-17 

Board of Zoning Adjustment 

Staff Analysis 

Date: August 15, 2017 

To: Board of Zoning Adjustment 

From: Alysen Abel, Public Works Director 

CC: Stephen Lachky, AICP – Community Development Director 
Paul Giarratana, CBO, CBI, CFM – Building Official 
Shakedra Knight – Community Development Assistant 

RE: English Landing Park – Parks Storage Facility 

The existing Parks Headquarters is located on the west side of White Alloe Creek, at the entrance of English 
Landing Park.  The Parks Division of Public Works operates their parks maintenance in this area.  Their shop 
consists of a one car garage that contains tools and limited storage.   

The Parks Division purchased two new zero-turn mowers in 2015 and 2016, and a commercial seeder in 
2017.  There are other valuable pieces of equipment that are used on a daily basis by the Parks staff to 
maintain the parks.  A storage facility is needed to store the equipment out of the inclement weather.  The 
mowers and large equipment is stored during the winter months at a cost of about $200 per month. 

Several locations around the park were evaluated.  Staff considered a location adjacent to the Restroom 
Facility in English Landing Park, which is in the floodplain.  Since this is on the opposite side of White Alloe 
Creek, there is concern that the equipment could not be evacuated if the low water crossing was under 
water. 

The location adjacent to the Parks Facility, next to the outfield of Ballfield 1, is ideal.  It is next to the existing 
Parks Headquarters facility, and does not impact any future plans outlined in the 2016 Parks Master Plan.  
This area can be shielded by fence to preserve the park views.  Although this area is within the floodway, the 
elevation of the proposed storage facility appears to be higher than the areas in the floodplain.   

The storage building is currently out for bid.  Bids will be received on Thursday, August 31st.  It is anticipated
that construction of the storage facility will start in fall 2017. 

Exhibit D



TECHNICAL MEMORANDUM Overnight 
Regular Mail 
Hand Delivery 

x Other: E-mail 

TO: Alysen Abel, PE 
Public Works Director 

FROM: Chad Johnson, PE 
RE: 100-yr Flood Elevation No-Rise, Parks Maintenance Building

Parkville, MO
DATE: August 14, 2017

PROJECT #: 017-1160

This memorandum provides a summary of the flood study completed for the proposed Parks 
Maintenance Building to be constructed on the southeast corner of the intersection between Main 
Street and McAfee Street. 

Purpose & Understanding: 

The purpose of this study is to analyze the impact of the proposed Maintenance Building on 100-
yr flood elevations along the Missouri a the south end of Parkville near English Landing Park.  The 
proposed building is a 36’x64’ metal building that is approximately 14 feet high (see attachment). 
There are three 12’x12’ bay openings on one of the long sides of the building, and one 12’x12’ 
bay opening on the opposite side. He exact orientation of the building will be established during 
construction, within the parameters identified with this Study.   

Existing Condition Hydraulics: 

The project is located in the Zone AE FEMA designated floodway of the Missouri River (FIRM 
Panel 29165C0391D). The duplicate effective model for this reach was developed by the United 
States Army Corps of Engineers as an approximation of the original Upper Missouri River Flow 
Frequency Study. The duplicate effective, existing conditions, and proposed conditions were 
modeled utilizing HEC-RAS version 4.1, and existing Missouri River Cross Sections were used 
as the baseline for all models.  The proposed site is approximately 370 feet west of lettered cross 
section ZF, which corresponds to Section 377.43 in the duplicate effective model. For the existing 
conditions model, Section 377.43 in the duplicate effective model was modified to reflect minor 
grading from recent bathroom and park upgrades within the English Landing Park.  In order to 
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adequately reflect construction of the proposed building, three cross sections were added to the 
model, namely 377.49, 377.50, and 377.51. The cross-section geometry for these new cross 
sections was copied from section 377.43, and section 377.50 was updated to reflect a 64’ wide 
building perpendicular to the flow at the project site with a height of 20 feet. For modeling 
purposes, all bay doors were assumed to be closed.  Table 1, below, summarizes the 100-yr 
elevations for duplicate effective, existing, and proposed conditions. 
 
 
 
 
Table 1: 100-yr flood elevations for various scenarios (in feet) 

River Station Duplicate 
Effective 

Existing Proposed 
Building 

376.11 759.41 759.41 759.41 

376.76 759.59 759.59 759.59 

377.43 759.87 759.86 759.86 

377.49 --- --- 759.89 

377.50 --- --- 759.89 

377.51 --- --- 759.89 

378.26 760.17 760.17 760.17 

378.85 760.47 760.47 760.46 

379.53 760.79 760.79 760.79 

 
As indicated in Table 1, flood elevations with the proposed building oriented with the long side 
perpendicular to the flow and all bay doors closed do not cause a rise in 100-yr flood elevations 
along the Missouri River.  While the building footprint is in the floodplain, the no rise condition is 
likely due to the relatively small footprint of the 64-foot wide building in a floodplain that is 
approximately 9,400 feet wide in an area where velocities are below 6 feet per second. 
 
Conclusion 
Construction of the proposed Parks Maintenance Building will not cause a rise in 100-yr flood 
elevations, as indicated in Table 1.  The building should be oriented so that the projection of the 
building perpendicular to flood flows is no more than 64 feet.      
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PARKS STORAGE BUILDING SPECIFICATIONS 

WING 1 SPECIFICATIONS: 36' 0" W x 64' 0" L x 14' H
Bay Spacing: 8 @ 8'-0" 

OPTION SPECIFICATIONS: 

Roof Items 

5:12 Roof Pitch 1 EA 

     -- Conv To Higher Roof Pitch: 36' Width- 14' ICH- 8' Bay: 20psf Grnd Snw Ld 64 LF 

BST Trusses and 16' x 64 deck have 10# lower chord trusses 1 None 

Gutter and Downspout Full Coverage 

Wall Items 

Sidewall Overhang 12" Aluminum Horizontal Soffit Full Coverage 

Endwall Overhang 12" Aluminum Horizontal Soffit Full Coverage 

Wainscoting 40"Ht Standard Full Coverage 

2' High Eave Lite - Soft White 64 LF 

Doors / Windows 

BST overhead door frameout additional charge 4 None 

3'x6'8" Plyco Premium Solid Walk Door 1 EA 

     -- Security Latch Guard for Walk Door 1 EA 

     -- Dead Bolt 1 EA 

     -- Bronze 1 EA 

3'x4' Plyco Single Hung Window 1 EA 

     -- Add Muntins 1 EA 

     -- Burnished Slate 1 EA 

Sidewall Overhead Door Frameout 12'-0"W x 12'-0"H 4 EA 

Additional Items 

Structural Basic Plan Set 1 EA 

     -- Engineer Seal on Basic Plan Set 1 EA 

COLORS: 

Roof 
Downspouts Hunter Green

Eave Undecided

Gutter Trim Undecided

Gutters Hunter Green

Ridgecap Hunter Green

Roof Cover Hunter Green

UCR Trim at Rake Hunter Green

Wall 
End Overhang Soffit Beige

Facia Cover Beige

Gable Cover Beige

J-Trim Under Soffit Beige

Side Overhang Soffit Beige

Trim Hunter Green

UCR Trim at Corner Hunter Green

UCR Trim at Wainscot Hunter Green

Wainscot Hunter Green

Wall Cover Beige

Wall Sign Hunter Green

Doors & Windows 
Overhead Door Trim Hunter Green
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Board of Zoning Adjustment Meeting 

August 22, 2017

Staff Analysis 

Agenda Item: 4.B

Proposal: Application for Floodplain Development Variance for a shelter building for 
the City’s parks system at 9155 Platte Landing Park Drive, Parkville, MO.  

Case No: BZA17-03, City of Parkville, applicant 

Applicant: City of Parkville, Missouri 

Owners: City of Parkville, Missouri 

Existing Zoning: “PLCD” Parkland and Conservation District 

Parcel #: 20-7.0-35-400-006-002-000

Exhibits:  A. This staff report
B. Application for floodplain development variance
C. Subject Area Property Map
D. Photo of existing English Landing Park shelter
E. Memo from Public Works Director Alysen Abel

By Reference: A. Parkville Municipal Code, Title IV, Section 410.020 Floodplain
Management
(http://parkvillemo.gov/download/ZoningCodeUpdate_FinalDraft.pdf)

B. Federal Emergency Management Agency’s (FEMA) Flood Insurance
Rate Map (FIRM), titled “Platte County, Missouri and Incorporated
Areas” Panel 0383D (Map number 29165C0383D; effective date April
2, 2015).

C. Parkville Master Plan - http://parkvillemo.gov/departments/community-
development-department/master-plan/

D. 2016 Parks Master Plan -
http://parkvillemo.gov/download/ParksMasterPlan_Final.pdf

E. Public Hearing Notice from Parkville web site-  
http://parkvillemo.gov/public-hearings/

Exhibit A

http://parkvillemo.gov/download/ZoningCodeUpdate_FinalDraft.pdf
http://parkvillemo.gov/departments/community-development-department/master-plan/
http://parkvillemo.gov/departments/community-development-department/master-plan/
http://parkvillemo.gov/download/ParksMasterPlan_Final.pdf
http://parkvillemo.gov/public-hearings/


\\PV-CITY\sharedall\Boards & Committees\BZA Board of Zoning Adjustment\BZA 2017\BZA17-02 City Parks Storage Building\Rpt Page 2 of 6 

Overview 
The applicant requests a floodplain development variance at 9155 Platte Landing Park Drive 
(15.47 acres, more or less), along the Missouri River riverfront, between ballfield #1 and the 
Platte Landing Park parking lot. The property contains Platte County parcel no. 20-7.0-35-400-
006-002-000, no. 20-7.0-35-400-006-014.000 or no. 20-7.0-35-400-006-003.000 depending on 
the final location. 
 

 
 

Exhibit C: Subject Area Property Map 
 
The Friends of Parkville Parks has provided a donation to the City for the construction of a 
shelter building on the subject property area. The proposed shelter structure is similar to the 
multiple existing shelters throughout English Landing Park (see Exhibit D), supported by posts 
with all four sides of the structure open. The applicant is proposing a variance in the regulatory 
floodway in order for the City to approve construction of the shelter. 
 

Proposed 
shelter 

locations 
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Exhibit D: English Landing Park – East Shelter 
 
Review and Analysis  
The application has been reviewed against the Parkville Municipal Code, including the 
applicable zoning district and floodplain management regulations, the City’s adopted Master 
Plan and its adopted Future Land Use Map. Variances are a process to provide relief from a 
strict interpretation of the standards of the code, which when applied to a particular property and 
in a specific context would create an unnecessary hardship or practical difficulties on all 
reasonable use of the property. Per Section 403.080, a variance shall be reviewed and 
approved only on the finding that all of the following conditions are met: 
 

1. The requested variance arises from conditions which are unique to the subject 
property, that are not ordinarily found in the same zoning district and that are not 
a result of the owner's intentional action 
The subject property area, shown in Exhibit C above, is located within FEMA’s special 
flood hazard area, specifically the regulatory floodway as indicated on their Flood 
Insurance Rate Map (FIRM), titled “Platte County, Missouri and Incorporated Areas” 
Panel 0383D (See Exhibit B by reference). As a result, no encroachments including fill, 
new construction, substantial improvements and other development, shall be within the 
adopted regulatory floodway unless it has been demonstrated through hydrologic and 
hydraulic analyses performed in accordance with standard engineering practice that the 
proposed encroachment would not result in any increase in flood levels within the 
community during the occurrence of the base flood discharge. 
 

2. The granting of the variance will not adversely affect the rights of adjacent 
property owners or residents 
A variance is a deviation from the set of rules established in a municipal code, usually 
within the development or building code. There are generally two categories of 
variances: Area variance (i.e., flexibility from the height, are and bulk requirements) and 
use variance (i.e., flexibility for the type of use on land). In this situation, a variance is 
required per approval of a floodplain development permit. Staff does not believe 

Missouri River 
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approval of the variance would result in increased flood heights, additional threats to 
public safety, extraordinary public expense, create nuisances, cause fraud on 
victimization of the public, or conflict with existing local laws or ordinances. 
 

3. The strict application of the provisions of the zoning regulations for which the 
variance is requested will constitute unnecessary hardship or practical difficulties 
upon the property owner represented in the application 
On November 15, 2016, the Parkville Board of Aldermen adopted the 2016 Parks Master 
Plan (see Exhibit D by reference) following a yearlong study. The plan outlines details of 
a new riverfront park concept for English Landing and Platte Landing Park and proposed 
improvements that could be made, including shelter amenities. The City desires to 
implement these improvements contained within the plan, specifically this shelter as it 
would serve the patrons of the park and adjacent ballfield. 
 

4. The variance desired will not adversely affect the public health, safety, morals, 
order, convenience, prosperity or general welfare 
Per Section 410.020, Subsection F. of the Development Code, no encroachments 
including fill, new construction, substantial improvements and other development, shall 
be within the adopted regulatory floodway unless it has been demonstrated through 
hydrologic and hydraulic analyses performed in accordance with standard engineering 
practice that the proposed encroachment would not result in any increase in flood levels 
within the community during the occurrence of the base flood discharge. Staff 
determined a No Rise Certification document was not required as the shelter was 
equivalent to a “small project” as referenced in the National Flood Insurance Program 
(NFIP) Floodplain Management Requirements – Desk Reference for Local Officials. It 
was determined the structure would not present a new obstruction to flood flows, alter 
drainage or have the potential to be a substantial improvement. 
 

5. Granting the variance would not be opposed to the general spirit and intent of this 
Code. 
Staff does not believe granting approval of the variance would be opposed to the general 
spirt and intent of the development code, as Section 410.020, Subsection H. allows the 
Board of Zoning Adjustment to grant variances according to the procedures and criteria 
established in Section 403.080 and 403.090. The Community Development Department 
has been following this process and these procedures since the City of Parkville began 
participating in FEMA’s National Flood Insurance Program and established floodplain 
management guidelines via ordinance no. 1904 on September 19, 2000. 

 
Additional Considerations 
Per Section 410.020, Subsection H., the Board of Zoning Adjustments shall consider the 
following additional considerations: 
 

a. The danger to life and property due to flood damage; 
b. The danger that materials may be swept onto other lands to the injury of others; 
c. The susceptibility of the proposed facility and its contents to flood damage and the effect 

of such damage on the individual owner; 
d. The importance of the services provided by the proposed facility to the community; 
e. The necessity to the facility of a waterfront location, where applicable; 
f. The availability of alternative locations, not subject to flood damage, for the proposed 

use; 
g. The compatibility of the proposed use with existing and anticipated development; 
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h. The relationship of the proposed use to the Master Plan and Floodplain Management 
Program for that area; 

i. The safety of access to the property in times of flood for ordinary and emergency 
vehicles; 

j. The expected heights, velocity, duration, rate of rise and sediment transport of the flood 
waters, if applicable, expected at the site; and 

k. The costs of providing governmental services during and after flood conditions, including 
maintenance and repair of public utilities and facilities such as sewer, gas, electrical, and 
water systems; streets; and bridges. 

 
Based on the application, parks storage building plans and specifications, staff does not believe 
approval of the variance would result in danger to life and property, materials and contents; as 
well as any additional threats to public safety. Staff also feels the shelter structure would help 
implement the concepts illustrated in the 2016 Parks Master Plan, provide an asset/amenity to 
the Parkville parks system and ballfield #1, is compatible with existing and anticipated 
development, and could withstand expected heights, velocity, duration, rate or rise and 
sediment transport of flood waters. 
 
Staff Conclusion and Recommendation 
Staff concludes that the proposed variance will not result in increased flood height or additional 
threat to public safety, adversely affect the rights of adjacent property owners or residents, or 
adversely affect the public health, safety, morals, order, convenience, prosperity or general 
welfare. The shelter would implement the vision and improvements recommended by the 2016 
Parks Master Plan, as well as serve the patrons of English Landing and Platte Landing Park as 
well as users of ballfield #1. Due to the proximity of ballfield #1 located next to the Missouri 
River, it is unlikely an alternative location within a reasonable distance from the ballfield, could 
be identified outside of the regulatory floodway. 
 
Following review, staff recommends approving the proposed variance for the storage building at 
the City’s parks headquarters based on the merits of the application and the findings and 
conclusions in this report. It should be noted that the recommendation contained in this report is 
made without knowledge of facts, public comments or any additional information which may be 
presented during the public hearing. For that reason, the conclusions herein are subject to 
change as a result of evaluating additional information; additionally, staff reserves the right to 
modify or confirm the conclusions and recommendations herein based on consideration of any 
additional information that may be presented. 
 
Necessary Action 
Following consideration of the floodplain development variance, supporting information, 
associated exhibits, factors discussed above and any testimony presented during the public 
hearing, the Board of Zoning Adjustment should recommend approval (with or without 
conditions), denial, or postpone the application for further consideration. If approved subject to 
conditions, the conditions should be noted for the record. The concurring vote of at least four 
members of the Board of Zoning Adjustment is necessary to approve a variance. Any person, 
official or governmental agency dissatisfied with any order or determination of the Board may 
bring an action in the circuit court within 30 days of the final decision. 
  

End of Memorandum 
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__________________________________08-14-2017 
Stephen Lachky, AICP, CFM    Date 
Community Development Director 
 
Paul Giarratana, CBO, CBI, CFM 
Building Official 
 
Shakedra Knight 
Community Development Department Assistant / Part-Time Management Analyst 
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English Landing Park – East Shelter 
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ITEM 4B 
For 08-22-17 

Board of Zoning Adjustment 

Staff Analysis 

Date: August 15, 2017 

To: Board of Zoning Adjustment 

From: Alysen Abel, Public Works Director 

CC: Stephen Lachky, AICP – Community Development Director 
Paul Giarratana, CBO, CBI, CFM – Building Official 
Shakedra Knight – Community Development Assistant 

RE: Platte Landing Park – FOPP Shelter 

The City was awarded a grant in the amount of $15,000 from the Friends of Parkville Parks for a new 
riverfront shelter near the southeast corner of the Grigsby Field parking lot, provided that additional funding 
can be obtained from Platte County through their Outreach Grant Program. 

In January 2017, staff submitted an application to Platte County Parks & Recreation for their Outreach Grant 
Program.  The total estimated cost of the project was about $32,000.  Platte County selected the Riverfront 
Shelter as one of the grant projects, with funding in the amount of $15,900. 

The proposed location of the shelter is adjacent to the parking lot in Platte Landing Park, next to Grigsby 
Field.  This area will provide breathtaking views of the river.  The proposed area is within in the floodplain.   

In July 2017, the bid documents were released.  On Tuesday, August 1st, bids were received from five
contractors.  The low bidder was Fry and Associates with a bid of $34,647.  Once approved by the Board of 
Zoning Appeals, staff anticipates starting construction in early September. 
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