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Planning & Zoning Commission  
Regular Meeting Agenda  
City of Parkville, Missouri  

Tuesday, March 13, 2018 @ 5:30pm  
City Hall Boardroom  

1. Call to Order  
 

2. Roll Call  
 

3. General Business 
 

A. Approve the Agenda 
 

B. Approve the minutes from the January 9, 2018 regular meeting of the Planning & Zoning 
Commission 
 

4. Unfinished Business  
 

A. None 
 

5. Public Hearing  
 
A. Application for Zoning Map Amendment for six parcels of land — #20-7.0- 

35-100-027-002.000 (0.15 acres, more or less), #20-7.0-35-100-027- 
003.000 (0.18 acres, more or less), #20-7.0-35-100-027-011.000 (1.06 
acres, more or less), #20-7.0-35-100-027-004.000 (0.11 acres, more or 
less), #20-7.0-35-100-027-005.000 (0.26 acres, more or less), and #20- 
7.0-35-100-027-005.001 (0.88 acres, more or less) — generally located at 
the southeast corner of the intersection of MO-Hwy 9 and East 6th St., 
from “P-EC” Planned Educational Campus District and “OTD” Old Town 
District to “B-2-P” General Business District. 
 

B. Application for Preliminary Development Plan for Six At Park, a planned development for 
office/service uses on six parcels of property (2.63 acres, more or less) at 105 East 6th 
St. generally located at the southeast corner of the intersection of MO-Hwy 9 and East 
6th St. 
 

6. Regular Business 
 
A. None 
 

7. Other Business 
 

A. Upcoming meetings & dates of importance:  
 

 Board of Aldermen Meetings: Tuesday, March 20 & April 3, 2018 at 7:00 p.m.  
 

 Board of Zoning Adjustment Meeting: March 27, 2018 - Canceled No Agenda Items 

    
  

▪ ▪ ▪ ▪ 
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 Planning & Zoning Commission Regular Meeting: Tuesday, April 10, 2018 at 5:30 p.m. 

8. Adjournment

Post Date & Time By 
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 Minutes of the   
Planning & Zoning Commission Regular Meeting   

City of Parkville, Missouri  
Tuesday, January 9, 2017 at 5:30pm  

City Hall Boardroom  
  

1.  CALL TO ORDER  
Chairman Katerndahl called the meeting to order at 5:30 p.m.  

  
2.  ROLL CALL  

Commissioners Present:  
Dean Katerndahl, Chairman 
Keith Cary, Vice Chairman  
John Delich (arrived at 5:31) 
Walt Lane (arrived at 5:31) 
Barbara Wassmer  
Doug Krtek  
Shane Smeed 
Kim Verhoeven  
Michael Wright  

 
A quorum of the Planning & Zoning Commission was present. 
  
Staff Present:  
Stephen Lachky / Community Development Director 
Shakedra Knight /Assistant to Director of Community Development 
 

3.  GENERAL BUSINESS  
A. Approval of January 9, 2018 Planning & Zoning Commission meeting 

Agenda.  
Chairman Katerndahl called for discussion. Seeing none he called for a motion to 
approve the agenda. 
Commissioner Krtek moved to approve the agenda as amended, 
Commissioner Delich seconded.  Motion passed:  9-0.  

 
B. Approval of the minutes from the November 14, 2017 Planning & Zoning 

Commission meeting. 
Chairman Katerndahl called for discussion of the minutes or changes needed. 
Seeing none he called for a motion to approve the minutes.  
Commissioner Wright moved to approve the minutes, Commissioner Krtek 
seconded.  Motion passed:  9-0. 

 
  4.  UNFINISHED BUISNESS 
 

A. None 
 
5.   PUBLIC HEARING  
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A. None. 
 

6. REGULAR BUSINESS  
 

A. Application for Subdivision Waiver to Section 404.030, Subsection D.5 for 
the Thousand Oaks Sixteenth Plat, Final Plat; Thousand Oaks – 19th Plat, 
Final Plat; and Thousand Oaks – 22nd Plat, Preliminary Plat, to allow 20 ft. 
front-yard setback building lines.#PZ18-04; Forest Park Development, 
applicant 

 
Chairman Katerndahl introduced Item 6A and asked Director Lachky to present. 
Lachky said the applicant had a public meeting in Platte County at 6 p.m. and 
invited him to the podium. Lachky said the applicant’s engineer would stay and 
answer questions regarding the application.  
 
David Barth said he had several phases that were already preliminary platted or 
going to be proposed. He said a variance was granted on the 20th plat. Barth said 
the current request allowed more flexibility to the builder due to drop-offs and it 
would not be for every home. He apologized that he had to leave and said his 
engineer, Jason Robbins, would answer any questions. 
 
Chairman Katerndahl thanked the applicant and Director Lachky began presenting 
the application. He showed an aerial image of the subject plats and the portions 
built to date. He said the 16th and 19th had gone to final development and the 22nd 
had to go before the Board.  
 
Director Lachky referenced the November 2017 Commission meeting. He said the 
feedback he received was that the Commission was not comfortable making a 
baseline standard for all developments and preferred addressing requests on a 
case by case basis. He explained the process with the Board of Zoning Adjustment 
and that the purpose of variance requests was for special exceptions. He said after 
meeting with the city’s legal counsel, staff was directed to address subdivision 
waiver requests through the Planning Commission. Lachky reviewed the 
subdivision waiver process and said the Commission had the ability to grant those 
requests when the developer could not meet the standards. He explained the 
unique exception of the 20th plat as an example and detailed the Commission 
findings in that case.  
 
Lachky reviewed the current request. He pointed out that the applicant had noted 
challenges and granting the subdivision waiver would allow future property owners 
and builders flexibility to orient and position homes in a safer manner, away from 
substantial elevation drop-offs. He illustrated the topography on each plat.  
 
Engineer, Jason Robbins, said the reason for the front-yard setback request was 
due to the grading drop-offs in back. He said pulling the front closer eliminated the 
need for retaining walls, removing extra trees and building an extra foundation. He 
said the grading was worse the further as they built. Commissioner Wright asked 
Robbins to clarify the area he referred to as “back”. Robbins said the south part of 
Thousand Oaks, the current plats, had significantly more drop-offs. 
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Commissioner Delich said he was generally against 20 ft. setbacks. He said 
imposing the subject plat with traditional layout left the developer stuck with 
reducing the front setback. 

 
Director Lachky explained the option for the Commission to approve the plats 
individually.  
 
Delich stated his concern for making a reduced setback the new standard. 
Commissioner Krtek pointed out extremes that made the request justifiable. 
 
Discussion ensued regarding different setbacks based on backyard grading and 
required exceptions.  
 
Engineer Robbins explained lots that were feasibly buildable would not require the 20 
ft. setback. He said the application request gave them the opportunity to do so in 
difficult situations.  
 
Discussion ensued regarding slopes and retaining walls. 
 
Commissioner Wright suggested figuring a slope that triggered the 20 ft. allowance. 
He suggested a slope greater than 1 in 4 triggered the 20 ft. setback allowance 
otherwise the 25 ft. setback stayed in place.  
 
Director Lachky said the subdivision code allowed the Commission to add conditions 
when addressing waiver requests. 
 
Discussion about enforcing use of the 20 ft setback with the slope condition.  
 
Chairman Katerndahl said Director Lachky’s presentation was turned into a 
conversation and asked Lachky if he had been able to present his point to the 
Commission. 
 
Lachky summarized that it was possible to reduce costs and get desired space, the 
blanket standard would help staff, and he was unsure whether the slope was a good 
barometer and he needed more time to research the idea.  
 
Katerndahl asked whether the front setback standard in the National had presented 
any problems with issues like parking. Lachky said Pinecrest was the only 
neighborhood he was aware of with parking issues and the HOA was responsible for 
mitigating those issues.  
 
Discussion focused on setting precedence, procedure, and options of voting on the 
application.  
 
Vice Chair Cary offered a motion to approve based on the unique topography 
of the proposed plats. He said the Commission did not undercut the standard 
by the motion. Commissioner Smeed seconded. Roll call vote passed the 
motion 9-0. 
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7. OTHER BUSINESS  
A. Upcoming meetings & dates of importance:  
 
 Board of Aldermen Meetings: Tuesday, January 16 & February 6, 2018 at 
7:00 p.m.  

 
 Board of Zoning Adjustment Meeting: January 23, 2018 - Canceled No 
Agenda Items 

 
 Planning & Zoning Commission Regular Meeting: Tuesday, February 13, 
2018 at 5:30 p.m. 

 
8.  ADJOURNMENT  
  
Director Lachky gave updates on upcoming projects.  
 
Seeing no further discussion, Chairman Katerndahl called for a motion to adjourn.  
 
Commissioner Krtek moved to adjourn, Commissioner Wright seconded.  Motion 
passed: 9-0.   Meeting adjourned at 6:53 p.m. 
  
 
Submitted by:   

      
_________________________________   1-9-18      
Stephen Lachky                     Date 

      Community Development Director 
 
 

_________________________________   1-9-18     
Shakedra Knight                     Date 
Community Development Assistant 
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Planning and Zoning Commission Meeting 

March 13, 2018 

Staff Analysis 
Agenda Item: 4.A

Proposal: Application for Zoning Map Amendment for six parcels of land — #20-7.0-
35-100-027-002.000 (0.15 acres, more or less), #20-7.0-35-100-027-
003.000 (0.18 acres, more or less), #20-7.0-35-100-027-011.000 (1.06
acres, more or less), #20-7.0-35-100-027-004.000 (0.11 acres, more or
less), #20-7.0-35-100-027-005.000 (0.26 acres, more or less), and #20-
7.0-35-100-027-005.001 (0.88 acres, more or less) — generally located at
the southeast corner of the intersection of MO-Hwy 9 and East 6th St.,
from “P-EC” Planned Educational Campus District and “OTD” Old Town
District to “B-2-P” General Business District.

Staff 
Recommendation: Approval

Case No: PZ18-02B

Applicant: Foutch Brothers, LLC 

Owners: Park College (Park University) 

Location: Generally at the southeast corner of the intersection of MO-Hwy 9 and 
East 6th St. 

Existing Zoning: “P-EC” Planned Educational Campus District and “OTD” Old Town
District 

Proposed Zoning: “B-2-P” General Business District 

Parcel #s: All of Platte County parcels #20-7.0-35-100-027-002.000, #20-7.0-35-100-027-
003.000, #20-7.0-35-100-027-011.000, #20-7.0-35-100-027-004.000, #20-7.0-
35-100-027-005.000, and #20-7.0-35-100-027-005.001.

Exhibits: A. This Staff Analysis
B. Application for Zoning Map Amendment
C. Subject Area Property Map
D. Additional exhibits as may be presented at the public hearing

By Reference: A. Parkville Municipal Code, Title IV – Development Code in its entirety
(https://parkvillemo.gov/download/Ord2884.pdf)
1. Section 403.030 Zoning Map Amendment
2. Section 405.010 Zoning Districts Established
3. Section 405.020 Districts & Uses
4. Section 405.030 Standards Applicable to All Districts

Exhibit A

https://parkvillemo.gov/download/Ord2884.pdf
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B. Parkville Master Plan (http://parkvillemo.gov/departments/community-
development-department/master-plan/)

C. Parkville Livable Community Study
(http://parkvillemo.gov/government/city-plans-studies/livable-
community-study/)

D. Vision Downtown Parkville (http://parkvillemo.gov/government/city-
plans-studies/vision-downtown-parkville/)

E. Route 9 Corridor Study (http://parkvillemo.gov/government/city-plans-
studies/route-9-corridor-study/)

F. 2013 Master Plan, Park University, Parkville MO Campus
G. Notice of Public Hearing mailed certified mail to owners within 185 ft.

of the subject property
H. Hearing notice published in The Platte County Landmark newspaper

on February 21, 2018.
I. Hearing notice published on the Parkville City webpage

(http://parkvillemo.gov/public-hearings/)
J. Case No. PZ18-02C Six At Park Preliminary Development Plan

Comments 
Received: No written comments have been received by the Community Development 

Department as of the completion of this staff analysis on February 26, 2018. 

http://parkvillemo.gov/departments/community-development-department/master-plan/
http://parkvillemo.gov/departments/community-development-department/master-plan/
http://parkvillemo.gov/government/city-plans-studies/livable-community-study/
http://parkvillemo.gov/government/city-plans-studies/livable-community-study/
http://parkvillemo.gov/government/city-plans-studies/vision-downtown-parkville/
http://parkvillemo.gov/government/city-plans-studies/vision-downtown-parkville/
http://parkvillemo.gov/government/city-plans-studies/route-9-corridor-study/
http://parkvillemo.gov/government/city-plans-studies/route-9-corridor-study/
http://parkvillemo.gov/public-hearings/
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Overview 
The application proposes to rezone six parcels of land (2.63 acres, more or less) generally 
located at the southeast corner of the intersection of MO-Hwy 9 and East 6th St., from “P-EC” 
Planned Educational Campus District and “OTD” Old Town District to “B-2-P” General Business 
District. The subject parcels currently zoned “P-EC” are #20-7.0-35-100-027-002.000, 20-7.0-
35-100-027-003.000, and 20-7.0-35-100-027-011.000. The subject parcels currently zoned 
“OTD” are #20-7.0-35-100-027-004.000, 20-7.0-35-100-027-005.000, and 20-7.0-35-100-027-
005.001. 
 
 
 
 
 
 
 
 
 
 
 

 
 

Exhibit C: Subject Area Property Map 

Parcel #20-7.0-35-100-027-002.000 

 
Parcel #20-7.0-35-100-027-003.000 

 

Parcel #20-7.0-35-100-027-004.000 

 

Legend 
 

 Subject parcels proposed for Rezoning 

Parcel #20-7.0-35-100-027-005.001 

 

Parcel #20-7.0-35-100-027-005.000 

 

Parcel #20-7.0-35-100-027-011.000 
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The “B-2” General Business District provides a wide range of retail, service and employment
uses that are not easily integrated with neighborhoods or are at a scale, intensity or in a format 
that requires a high level of vehicel accessibility and visibility. This district should be used 
generally for commercial and service uses that cannot be easily integrated or in close proximity 
to neighborhoods. The zoning map amendment is proposed in conjunction with an application 
for Preliminary Development Plan (Case No. PZ18-02C) for Six At Park, a planned development 
for a 52,000 sq. ft. class-A commerical office building. See agneda item 4.B for more detail or 
Exhibit J by Reference for more detail (i.e., Case No. PZ18-02C). 

Background 
Prior to June 17, 2011, the Shepard Apartments resided at the southeast corner of MO-Hwy 9 
and East 6th St. in the same area proposed for Six At Park. These apartments provided housing 
for Park University students. Based on its demolition permit (dated June 17, 2011) and 
photographs from the Community Development Department’s records room, the apartments 
were at least three stories high at MO-Hwy 9 ground-level. Staff estimates the apartments 
resided on the northernmost part of the subject property area for at least three decades. Prior to 
this use for apartments, City records indicate the property was the location of a Masonic Lodge. 

View looking to the southeast from East St. (dated 1998) View looking to the west (dated 1998) 

N Aerial imagery of subject property (dated June 2011) 
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The southernmost portion of the subject property area, adjacent to Glen’s Automotive Service,
was most recently used until 2016 as an office, storage and garden center for Four Seasons 
Lawn & Landscape. City records also indicate this location was also the site of a gas station 
decades earlier as evidence by underground gasoline storage tanks, which were removed per 
Missouri Department of Natural Resources (MDNR) standards in 2017. 

General Review and Analysis  
The application has been reviewed against the Parkville Municipal Code, including the 
applicable “B-2-P” zoning district regulations, the adopted Parkville Master Plan (2009) and its 
Future Land Use map, Vision Downtown Parkville (2014), Livable Community Study (2013), and 
the Route 9 Corridor Study (2016). Per Parkville Municipal Code, Title IV, Section 403.010, 
Subsection E requirements, notice of the public hearing has been published in a newspaper in 
general circulation in the City, The Platte County Landmark newspaper on February 21, 2018; a 
sign announcing the time, place and nature of the public hearing was placed on the subject 
property within view from public right of way; and mailed notice via certified mail was provided to 
all property owners within 185 ft. of the subject properties. 

Parkville Municipal Code, Section 403.030, Subsection B. provides review criteria for how the 
Planning and Zoning Commission shall determine if a zoning map amendment is appropriate. 
The following are staff’s findings and conclusions. 

1. The application is consistent with the Master Plan and any official plan or program
developed under the guidance of the Master Plan, and in particular the
relationship of land uses within the proposed district and relationship with uses
existing or anticipated in surrounding districts.
The Parkville Master Plan (2009) projects Mixed Use District future land use for the six
parcels proposed for rezoning. This land use category includes a mixture of
neighborhood and community-serving office and retail services, live/work, institutional,
civic, and medium to higher density residential uses intermixed in a master planned
development through compatible site planning and building design in accordance with
the mixed use design policies and design expectations. The development form includes
a mix of business and residential uses that enhance the pedestrian environment of the
community. All areas of a Mixed Use District are designed in a manner to promote
pedestrian activity through a system of interconnected streets and varied streetscapes
that also provide safe and efficient movement of vehicular traffic. Section 405.010 of the
Development Code, specifically Table 405-1, finds the “B-2” zoning district applicable to

View looking to the northeast from MO-Hwy 9 (dated June 2012) 



 Page 6 of 11 
\\PV-CITY\sharedall\Community Development\REVIEWS - CITY - CO- KCMO APPS\PZ18'S CASES\2018-02B - Foutch Brothers - Rezoning\Rpt 

the Mixed Use District land use projection, provided it’s mixed in a planned pattern with a 
well-integrated mix of compatible uses and designs. The application is consistent with 
this land use projection. 
 

 
  

Future Land Use map excerpt from the adopted Parkville Master Plan (2009). The 
subject property parcels area is called out. The dark brown color represents Mixed 
Use District land use projection. The proposed “B-2-P” zoning district is consistent 

with the Mixed Use District land use (dark brown color), provided it’s done in a 
planned pattern with a well-integrated mix of compatible uses and designs. 

 
The application is also consistent with Vision Downtown Parkville (2014), which serves 
as the master plan for the downtown Parkville and guiding document regarding zoning 
and land use, redevelopment and infill, building and streetscape improvements, 
transportation and parking, and more. Vision Downtown Parkville (2014) identifies the 
subject properties proposed for rezoning as East Street / 9 Highway Redevelopment 
Opportunity future land use: 
 

“The 9 Highway / East Street corridor, from 1st Street to 6th Street, represents an 
excellent redevelopment opportunity that could serve as a catalyst for future 
growth and investment in Downtown Parkville. Given its significance within the 
transportation network of Parkville, a reimagined East Street could improve 
community connectivity, create additional commercial critical mass by effectively 
doubling the Downtown commercial area, and safely and efficiently move 
vehicular and pedestrian traffic, while also helping 9 Highway fit better into the 
Downtown character desired by the community.” 

 
Vision Downtown Parkville (2014) also includes concepts for the development of this 
area, including illustrations for what such a reimagined East Street might look like; 
including concepts with Park University academic uses (possibly for a future business 
school) and commercial redevelopment. The application for zoning map amendment is 
consistent with this vision as it would allow for the redevelopment along East St. in 

Subject properties 
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accordance with the plan. Moreover, this application in conjunction with the application 
for preliminary development plan (Case No. PZ18-02C) would be consistent with the 
Livable Community Study (2013) and Route 9 Corridor Study (2016). The Livable
Community Study (2013) was initiated to identify opportunities to increase multi-modal 
access throughout Parkville, including enhanced roadway corridors, expanding 
bicycle/pedestrian routes, and connecting trails through a broad range of development 
and redevelopment scenarios. The Route 9 Corridor Study (2016) built off the 2013 
study, creating an implementation plan to address vehicular and pedestrian 
improvements along Route 9 that accommodate compatible new development and 
redevelopment along the corridor. 

Excerpts from Vision Downtown Parkville — Section 3.12 Redevelopment and Infill 
Recommendations, and Section 3.5 Land Use Recommendations 

It should also be noted that Park University has an adopted 2013 Master Plan, Park
University, Parkville MO Campus, which provides the university a strategic plan for the 
transition of the campus in a logical sequence of construction and renovation. This 
master plan was approved by the Parkville Board of Aldermen on August 21, 2007 and 
subsequently amended three times since to include provisions governing signage on 
campus (August 17, 2010 amendment), athletic field signage (December 6, 2011 
amendment), and reflect the changed economic environment since the 2008 recession 
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(November 8, 2016) amendment. The master plan’s proposed functional use zones on 
campus property shows the location of the subject property being university mixed-use, 
or possibly a location for the future business school. The master plan notes how the 
corner of MO-Hwy 9 and East 6th St. contained the former Shepard Apartments and 
Masonic Lodge site, and could be used as part of a broader mixed-use development 
along Highway 9 south of the university. The plan notes such a redevelopment could 
include commercial space, academic space or house other external relations functions; 
and may be part of a private development partnership (see Exhibit F by Reference, pgs. 
33, 40, and 41). It should also be noted that the Board of Trustees of Park University 
support the proposed rezoning and preliminary development plan (Case No. PZ18-02C). 
 

 
 

Excerpt from 2013 Master Plan, Park University, Parkville 
MO Campus — Proposed Functional Use Zones Diagram 

 
2. The character of the neighborhood, including the design of streets, civic spaces 

and other open spaces; the scale, pattern and design of buildings; the zoning of 
property and compatibility of potential future uses; and the operation and uses of 
land and buildings. 
The character of the neighborhood immediately adjacent to and surrounding the six 
parcels can be characterized as university/campus land use on the subject property, to 
the east and to the north; downtown to the south; and old town residential across MO-
Hwy 9 to the west. Immediately to the north is Park University property containing the 
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soccer, baseball and track & field athletic fields (zoned “P-EC” Planned Educational
Campus District); immediately to the east is Park University property containing White 
Alloe Creek and then university dormitories (also zoned “P-EC”); immediately to the
south is Glen’s Automotive vehicle service/repair shop (zoned “OTD” Old Town District); 
and immediately to the west is single-family residential, multi-family residential (zoned 
“R-4” Mixed-Density Residential) and office uses, specifically Lawn and Sprinkler Guys 
(formerly the “French Bee Bakery”) and Meyers Funeral Chapel Northland (zoned 
“OTD”). The projected Mixed Use District future land use and applicable zoning districts 
for said land use are compatible with existing the university and “OTD” uses. Moreover, 
MO-Hwy 9 provides a roadway barrier between the residential uses to the west and the 
six subject parcels. Lastly, as detailed in review criteria #1 above, the proposed “B-2-P”
General Business District zoning is compatible and would allow the potential future uses 
envisioned in the Vision Downtown Parkville (2014). 

3. The application furthers the intent of the proposed zoning district and supports
that of any abutting zoning districts, and in particular the building form, site
design, and other development patterns and urban design aspects of the
proposed project in furthering the intent.
In conjunction with the proposed preliminary development plan (Case No. PZ18-02C),
the proposed application for zoning map amendment furthers the intent of
accommodating commercial activities such as office / service uses focused on the
administrative and management aspects of business or professional services.
Specifically, the rezoning would support the planned commercial development of Six At
Park.

4. Compliance of any proposed development with the requirements of the
development code, and the intent or design objectives associated with any
specific standards.
The application for zoning map amendment is proposed in conjunction with a preliminary
development plan (Case No. 18-02C). The “B-2-P” General Business District provides a
wide range of retail, service and employment uses that are not easily integrated with
neighborhoods or are at a scale, intensity or in a format that requires a high level of
vehicel accessibility and visibility. This district should be used generally for commercial
and service uses that cannot be easily integrated or in close proximity to neighborhoods.

5. The ability of the City or other government agencies to provide any services,
facilities or programs that might be required if the application were approved.
The proposed rezoning does not appear to significantly impact the ability for the City or
other governmental agencies to respond with public and emergency services; this
includes police, fire and the ability to maintain the peace. Police currently patrol the area
due to its proximity to the downtown, and prior City resources served the subject parcels
as they had been previously utilized for commercial uses in the past, most recently Four
Seasons Lawn & Landscape services until 2016. With regards to public utility services,
the associated preliminary development plan (Case No. PZ18-02C) requires the
extension of utility lines to provide service to the proposed commercial office building
(see agenda item 4.B for more detail or Exhibit J by Reference).

6. The effect of approval on the condition or value of property in the city or in the
vicinity including the likelihood of surrounding areas to be developed in
accordance with the Master Plan.
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Approval of the zoning map amendment would likely increase the value of the subject 
property parcels, as the parcels were previously owned by Park University and not 
subject to property taxes. Additionally, if rezoned, the allowable uses per Parkville’s 
Development Code would permit retail and office/service uses, which would increase the 
taxable assessments on the properties. 

7. The consistency of the application with other adopted policies of the City,
including any other relevant implications of the change beyond any specific
proposed project.
The application has been reviewed against and is consistent with the Parkville Municipal
Code, including the applicable “B-2” zoning district regulations, the adopted Parkville
Master Plan (2009) and its Future Land Use map, the Livable Community Study (2013),
Vision Downtown Parkville (2014), and the Route 9 Corridor Study (2016). The proposed
zoning map amendment supports the projected land use, land use recommendations,
redevelopment and infill recommendations, and conceptual vision for commercial
development along the Route 9 corridor contained within these plans.

8. The recommendations of professional staff or other technical reviews associated
with the application.
Aside from staff’s analysis and recommendations contained within the Parkville Master
Plan (2009), Vision Downtown Parkville (2014), Livable Community Study (2013), and
the Route 9 Corridor Study (2016), no other recommendations of professional staff or
other technical reviews associated with the application are referenced in this report. It
should be noted that the Board of Trustees of Park University support and approve of
this application for zoning map amendment, as well as the application for preliminary
development plan (Case No. PZ18-02C).

Staff Conclusion and Recommendation 
Staff concludes that: The proposed “B-2-P” General Business District zoning is consistent with
the Parkville Master Plan (2009) Mixed Use District future land use projection, as well as the 
land use recommendations, redevelopment and infill recommendations, and conceptual vision 
for commercial development along the Route 9 corridor contained within the adopted Livable
Community Study (2013), Vision Downtown Parkville (2014), and the Route 9 Corridor Study
(2016); supports Park University’s adopted 2013 Master Plan, Park University, Parkville MO
Campus strategic plan for redevelopment on the subject property; is appropriate and compatible 
with the character of the neighborhood, immediately adjacent land uses and potential future 
uses; furthers the intent and supports abutting zoning districts with respect to proposed use, site 
design and other development patterns and urban design aspects; is compliant with the 
proposed preliminary development plan (Case No. PZ18-02C) with respect to the requirements 
of the Development Code; does not appear to significantly impact the ability for the City or other 
governmental agencies to respond with public and emergency services; appears to positively 
impact the value of the subject property parcels, specifically increasing taxable assessments on 
the parcels; and is consistent with other adopted policies of the City. 

Following review, staff recommends approval of the Application for Zoning Map Amendment for 
the subject property parcels 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 
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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 Application for Zoning Map Amendment, supporting information, 
associated exhibits, factors discussed above and any testimony presented during the public 
hearing, the Planning and Zoning Commission 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. Unless postponed, the Planning and 
Zoning Commission’s action will be forwarded to the Board of Aldermen on April 3, 2018 for final 
action. 

End of Memorandum 

_________________________________02-26-2018 
Stephen Lachky, AICP, CFM   Date 
Community Development Director 
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Planning and Zoning Commission Meeting 

March 13. 2018 

Staff Analysis
Agenda Item: 4.B

Proposal: Application for Preliminary Development Plan for Six At Park, a planned
development for office/service uses on six parcels of property (2.63 acres,
more or less) at 105 East 6th St. generally located at the southeast corner
of the intersection of MO-Hwy 9 and East 6th St.

Staff
Recommendation: Approval (with conditions) 

Case No: PZ18-02C

Applicant: Foutch Brothers, LLC

Owners: Park College (Park University)

Location: 105 East 6th St.; generally at the southeast corner of the intersection of
MO-Hwy 9 and East 6th St.

Zoning: Existing: “P-EC” Planned Educational Campus District and “OTD” Old 
Town District. Proposed: “B-2-P” General Business District

Parcel #s: All of Platte County parcels #20-7.0-35-100-027-002.000, #20-7.0-35-
100-027-003.000, #20-7.0-35-100-027-011.000, #20-7.0-35-100-027-
004.000, #20-7.0-35-100-027-005.000, and #20-7.0-35-100-027-005.001.

Exhibits: A. This Staff Analysis
B. Application for Preliminary Development Plan
C. Subject Area Property Map
D. Six At Park Preliminary Development Plan (prepared by Foutch

Brothers; dated March 9, 2018)
1. Sheet SD-00 (Cover)
2. Sheet SD-01 (Site Plan Existing)
3. Sheet SD-02 (Preliminary Site Development Plan)
4. Sheet SD-03 (Preliminary Site Diagrams)
5. Sheet SD-04 (Concept Design)

E. Traffic Memorandum: Proposed “Six at Park” Office Development
(Parkville, MO) (prepared by David J. Mennenga, P.E., PTOE, George
Butler Associates, Inc.; dated March 6, 2018)

F. City of Parkville staff review comments (dated March 2, 2018)
G. Utility Provider Verification Correspondence

1. Kansas City Power & Light (KCP&L; dated February 27, 2018)
2. Missouri Department of Transportation (MoDOT; dated

February 28, 2018)
H. Additional exhibits as may be presented at the public hearing

Exhibit A
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By Reference: A. Parkville Municipal Code, Title IV – Development Code in its entirety
(http://parkvillemo.gov/download/ZoningCodeUpdate_FinalDraft.pdf)
1. Section 403.040 Master Planned Development
2. Chapter 404 Subdivision Regulations
3. Section 405.010 Zoning Districts Established
4. Section 405.020 Districts & Uses
5. Section 405.030 Standards Applicable to All Districts’
6. Appendix B. Great Trees for the Kansas City Region

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

C. Parkville Livable Community Study
(http://parkvillemo.gov/government/city-plans-studies/livable-
community-study/)

D. Vision Downtown Parkville (http://parkvillemo.gov/government/city-
plans-studies/vision-downtown-parkville/)

E. Route 9 Corridor Study (http://parkvillemo.gov/government/city-plans-
studies/route-9-corridor-study/)

F. 2013 Master Plan, Park University, Parkville MO Campus
G. Traffic Engineering Study, Copley Quad Residence Halls, Parkville,

Missouri (prepared by George Butler Associates, Inc.; dated July 8,
2008)

H. Notice of Public Hearing mailed certified mail to owners within 185 ft.
of the subject property

I. Hearing notice published in The Platte County Landmark newspaper
on February 21, 2018.

J. Hearing notice published on the Parkville City webpage
(http://parkvillemo.gov/public-hearings/)

K. Case No. PZ18-02B Six At Park Zoning Map Amendment
L. Ordinance No. 2439 – An ordinance vacating 5th Street, East of East

Street, A.K.A. 9 Highway, Parkville, Platte County, Missouri

Comments
Received: No written comments have been received by the Community Development

Department as of the completion of this staff analysis on March 6, 2018.

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/government/city-plans-studies/livable-community-study/
http://parkvillemo.gov/government/city-plans-studies/livable-community-study/
http://parkvillemo.gov/government/city-plans-studies/vision-downtown-parkville/
http://parkvillemo.gov/government/city-plans-studies/vision-downtown-parkville/
http://parkvillemo.gov/government/city-plans-studies/route-9-corridor-study/
http://parkvillemo.gov/government/city-plans-studies/route-9-corridor-study/
http://parkvillemo.gov/public-hearings/
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Overview
The application proposes a preliminary development plan for office/service uses on six parcels
of property (2.63 acres, more or less) at 105 East 6th St., generally located at the southeast
corner of the intersection of MO-Hwy 9 and East 6th St. This application is proposed in
conjunction with an Application for Zoning Map Amendment (Case No. PZ18-02B).

Exhibit C: Subject Area Property Map

The applicant proposes re-platting the the six parcels of property at the southeast corner of the
intersection of MO-Hwy 9 and East 6th St. to accommodate Six At Park, a planned development

Legend

 Proposed preliminary development 

Proposed 54,000 sq. ft. office building 
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consisting of a 54,000 sq. ft. class-A office building for office/service uses, and parking lot for
over 120 daily users (130 employees estimated capacity). The building will contain open lobby
space, colaborative office space with an open layout, large executive offices, and conference
spaces with modern technology. The development includes internal circulation, 164 parking
spaces, and two points of access is indiacated off of MO-Hwy 9 and East 6th St (see Exhibit D).

Background
The Shepard Apartments previously resided at the southeast corner of MO-Hwy 9 and East 6th

St. in the same area proposed for Six At Park. These apartments provided housing for Park
University students. Based on its demolition permit (#2011-46; dated June 17, 2011) and
photographs from the Community Development Department’s records room, the apartments
were at least three stories high at MO-Hwy 9 ground-level. Staff estimates the apartments
resided on the northernmost part of the subject property area for at least three decades. Prior to
this use for apartments, City records indicate the property was the location of a Masonic Lodge.

View looking to the southeast from East St. (dated 1998)

Aerial imagery of subject property (dated June 2011)

N

View looking to the west (dated 1998)
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The southernmost portion of the subject property area, adjacent to Glen’s Automotive Service 
(303 East St.), was most recently used until 2016 as an office, storage and garden center for 
Four Seasons Lawn & Landscape. City records also indicate this location was also the site of a 
gas station decades earlier as evidence by underground gasoline storage tanks, which were 
removed per Missouri Department of Natural Resources (MDNR) standards in 2017. 
 

 
 
 
Review and Analysis 
The master planned development process is intended for development concepts that require a 
higher degree of specific planning based on the complexity of the project, the relationship of the 
site to the context, and the ability to meet or exceed the purpose, intent and objectives of the 
Development Code through more flexible application of the standards. This preliminary 
development plan application is the first of two steps through the process which generally looks 
at: Public Realm Plan (e.g., location, streets/circulation, and stormwater management), 
Development Plan (e.g., building types/scales, building design), Existing Conditions (e.g., 
infrastructure, utilities, and vegetation), Public Input Summary (e.g., previously adopted plans), 
Phasing or Implementation, and an Illustrative Plan (applicable renderings). Parkville Municipal 
Code, Section 403.040, Subsection C. provides criteria for how the Planning and Zoning 
Commission shall determine if a preliminary development plan is appropriate. The following are 
staff’s findings and conclusions for the preliminary development plan (Case No. PZ18-02C). 
 

1. The plan represents an improvement over what could have been accomplished 
through strict application of otherwise applicable base zoning district standards, 
based on the goals of the Master Plan, and based upon generally accepted 
planning and design practice. 
The preliminary development plan for Six At Park allows the proposed 54,000 sq. ft. 
building to be oriented and located in a pedestrian-friendly manner close to MO-Hwy 9 
and East 6th St. Strict application of building standards in the Development Code for the 
base “B-2” General Business District would require front setbacks of at least 25 ft. and 
side & rear setbacks of at least 20 ft., and would prohibit the location of the proposed 
front of the building 20 ft. from the property line. The proposed 20 ft. front setback in the 
preliminary development plan accomplishes land use, sustainability and transportation 
goals in the Parkville Master Plan (2009) and infill/redevelopment concepts envisioned in 
the Livable Community Study (2013), Vision Downtown Parkville (2014), and the Route 
9 Corridor Study (2016). The building design and its orientation is also consistent with 

View looking to the northeast from MO-Hwy 9 (dated June 2012) 
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the Mid-America Regional Council’s (MARC) Sustainable Code Framework for building 
standards adjacent to streetscapes in terms of its placement, building lines and 
relationship to streetscape. 
 

 
 

Excerpt from MARC Sustainable Code Framework and Community Audit, illustrating 
example of Walkable Center supported by Pedestrian Oriented Public Realm. 

 

 
 
Excerpt from the Route 9 Corridor Study — Downtown Development section (pg. 71) illustrating 

possible scenarios for how existing uses and new infill development could integrate with 
improvements to Route 9 and other amenities. 
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2. The benefits from any flexibility in the standards proposed in the plan promote the 

general public health, safety and welfare of the community, and in particular of the 
areas immediately near or within the proposed project, and are not strictly to 
benefit the applicant or a single project. 
Flexibility in the “B-2” General Business District building setback standards would allow 
the proposed 54,000 sq. ft. building be located 5 ft. closer to MO-Hwy 9 and East 6th St. 
streetscape in a manner consistent with the commercial redevelopment illustration 
concepts in Vision Downtown Parkville (2014) and the Route 9 Corridor Study (2016). 
These plans conclude that the east side of MO-Hwy 9 near the downtown is not utilized 
to its highest potential, and that infill/redevelopment incorporating higher-density, higher-
value development can enhance aesthetics and walkability along Route 9, while serving 
the needs of the community, downtown and Park University. The Route 9 Corridor Study 
(2016) describes downtown development strategies along MO-Hwy 9: 
 

“One approach to investment and development east of East Street is to maintain 
the existing buildings and building lines where possible, and strategically develop 
in the available spaces in between. As businesses move or evolve, new uses 
could reposition existing buildings to better support Downtown’s vision… Another 
approach to investment and development of East Street is to pursue a 
coordinated development strategy for the entire site. While this concept could still 
be developed in phases over time, each component would support and overall 
concept for integrated uses, access, parking, and amenities.” 
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Excerpts from Vision Downtown Parkville — Section 3.12 Redevelopment and Infill
Recommendations, and Section 3.5 Land Use Recommendations

The orientation and location of the building in the preliminary development plan would
accomplish the goals of the City’s various plans as detailed above, helping promote the
general public health, safety and welfare of the community in and immediately near the
proposed project. The applicant is also requesting flexibility from the parking dimension
requirements of Section 408.050, specifically to allow narrower parking stalls and aisle
widths; this allows the parking lot to be shifted 10 ft. more to the west, away from White
Alloe Creek in order to improve stormwater management and preserve the condition of
the streambanks (see review of subdivision regulations and standards below for more
detail).

3. The benefits from any flexibility in the standards proposed in the plan allow the
project to better meet or exceed the intent statements of the base zoning
district(s) and the standards proposed to be modified when applied to the specific
project or site.
The “B-2” district standards for maximum building height are 45 ft. and 3 stories. The
preliminary development plan meets this requirement along the MO-9 Hwy / East St.
frontage, but the plan proposes a building height of 4 stories on the east side adjacent to
Park University via the “B-2-P” planned district allowance. With the exception of the “B-2”
General Business District’s building height standards, setback standards, and parking
dimension specifications, the applicant has designed Six At Park to conforms to all
aspects of the Development Code, including lot size standards and required engineering
specifications. The base “B-2” setback standards of at least 25 ft. encourage motor-
vehicle parking on the front portion of the site. The goals of the Parkville Master Plan
(2009) and infill/redevelopment concepts contained in the Livable Community Study
(2013), Vision Downtown Parkville (2014), and Route 9 Corridor Study (2016) prefer
development be placed as close to MO-9 Hwy as possible to encourage pedestrian
access and walkability throughout the downtown. Flexibility of the front-yard setback
standard by 5 ft. would better meet the intent and design concepts of these plans.

4. The plan reflects generally accepted and sound planning and urban design
principles with respect to applying the Master Plan and any specific plans to the
area.

Parkville Master Plan 
The Parkville Master Plan (adopted July 7, 2009) projects Mixed Use District future land
use for the six parcels of the subject property. This land use category includes a mixture
of neighborhood and community-serving office and retail services, live/work, institutional,
civic, and medium to higher density residential uses intermixed in a master planned
development through compatible site planning and building design in accordance with
the mixed use design policies and design expectations. The development form includes
a mix of business and residential uses that enhance the pedestrian environment of the
community. The Parkville Master Plan (2009) states that all areas of a Mixed Use District
should be designed in a manner to promote pedestrian activity via varied streetscapes
that provide safe and efficient movement of vehicular traffic. Section 405.010, Table 405-
1 of the Development Code finds the “B-2” General Business District applicable to the 
Mixed Use District land use projection, provided its done in a planned pattern with a well-
integrated mix of compatible uses and designs. The proposed site plan reflects sound
planning and urban design principles with respect to the mixed use design policies and
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design expectations. The applicant has designed the site plan and orientation of Six At 
Park to be compatible with the Mixed Use District projection and land use, sustainability, 
and transportation goals in the Parkville Master Plan (2009). 
 
Parkville Regional Multi-Modal Access and Livable Community Study 
The Livable Community Study (adopted September 3, 2013) was initiated to identify 
opportunities to increase multi-modal access throughout Parkville, including enhanced 
roadway corridors, expanding bicycle/pedestrian routes, and connecting trails through a 
broad range of development and redevelopment scenarios. Recommendations in the 
plan include street, sidewalk, trail, and parking enhancements among other 
recommendations. The Route 9 Corridor Study (2016) would build off the Livable 
Community Study to include more specific design expectations, and the applicant has 
adopted these in their preliminary development plan, including the 10-ft. shared-use 
path, sidewalks, landscaping and other streetscape amenities/ enhancements. 
 
Vision Downtown Parkville 
Vision Downtown Parkville (adopted August 2, 2014) serves as the master plan for 
downtown Parkville and guiding document regarding zoning and land use, 
redevelopment and infill, building and streetscape improvements, transportation and 
parking, and more. Vision Downtown Parkville (2014) describes how the subject property 
area provides a redevelopment opportunity for downtown Parkville: 
 

“The 9 Highway / East Street corridor, from 1st Street to 6th Street, represents an 
excellent redevelopment opportunity that could serve as a catalyst for future 
growth and investment in Downtown Parkville. Given its significance within the 
transportation network of Parkville, a reimagined East Street could improve 
community connectivity, create additional commercial critical mass by effectively 
doubling the Downtown commercial area, and safely and efficiently move 
vehicular and pedestrian traffic, while also helping 9 Highway fit better into the 
Downtown character desired by the community.” 

 
Vision Downtown Parkville (2014) also includes concepts for the development of this 
area, including illustrations for what such a reimagined East Street might look like (see 
imagery excerpts in review criteria #2 above); including concepts with Park University 
academic uses (possibly for a future business school) and commercial redevelopment. 
The application for preliminary development plan is consistent with this vision as it would 
allow for the redevelopment along East St. in accordance with the plan. 
 
Route 9 Corridor Study 
The Route 9 Corridor Study (adopted January 5, 2016) created an implementation plan 
to address vehicular and pedestrian improvements along Route 9 that accommodate 
compatible new development and redevelopment along the corridor. This includes 
illustrations for how existing uses and new infill development could integrate with 
improvements to Route 9 over time (see imagery except in review criteria #1 above). 
The plan concludes that the east side of MO-Hwy 9 near the downtown is not utilized to 
its highest potential, and that infill/redevelopment incorporating higher-density, higher-
value development can enhance aesthetics and walkability along Route 9, while serving 
the needs of the community, downtown and Park University. The applicant has worked 
with City staff to incorporate all recommendations of the Route 9 Corridor Study (2016) 
into the preliminary development plan, including the placement of the 54,000 sq. ft. 
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building outside of Missouri Department of Transportation (MoDOT) right-of-way, 
placement of the curbs, pedestrian improvements and landscaping improvements. 
 

 
 
W
h
i
The submitted plan shows a 10-ft. shared use path along the MO-9 Hwy as 
recommended by the Route 9 Corridor Study. Staff will work with George Butler 
Associates (GBA) to incorporate this design into any subsequent final development plan. 
This is because GBA is the lead consultant for the Route 9 Corridor Complete Street 
Improvements Project (45 Hwy to Lakeview Dr.), has detailed surveys of the entire MO-
Hwy 9 corridor throughout Parkville, and the City wants the improvements for Six At Park 
consistent with other sections of the corridor. As a result, staff will require the 10 ft. 
shared-use path as a condition of preliminary development plan approval, and shown on 
any subsequent final development plans. 
 

  

Excerpt from the Route 9 Corridor Study — Design Recommendations section (pg. 38) 
illustrating potential improvements and amenities looking south at 5th St. 



 Page 11 of 16 
\\PV-CITY\sharedall\Community Development\REVIEWS - CITY - CO- KCMO APPS\PZ18'S CASES\2018-02C - Foutch Brothers - Preliminary Dev Plan\Rpt 

2013 Master Plan, Park University, Parkville MO Campus 
The Park University Master Plan was 
originally adopted on August 21, 2007 
(amended three times since 2007) and 
provides the university a strategic plan for 
the transition of the campus in a logical 
sequence of construction and renovation. 
The master plan includes functional use 
zones on campus property, and details the 
subject property area being university 
mixed-use, or possibly a location for the 
future business school. The plan also notes 
how the site could be used as part of a 
broader mixed-use development along 
Highway 9 south of the university, 
potentially including commercial space, 
academic space, or other external relations 
functions part of a private development 
partnership (see Exhibit F by Reference, 
pgs. 33, 40, and 41). It should also be 
noted that the Board of Trustees of Park 
University support the preliminary 
development plan and application for 
zoning map amendment (Case No. PZ18-
02B). 
 

 
 

 
 

5. The plan meets all of the review criteria for a zoning map amendment. 
The preliminary development plan is proposed in conjunction with an application for 
zoning map amendment (Case No. PZ18-02B) to change three parcels of land on the 
subject property from “P-EC” Planned Educational Campus District, and three parcels of 
land on the subject property from “OTD” Old Town District, to “B-2-P” General Business 
District. If the zoning map amendment is approved, it would allow for the range of 
office/service uses proposed by the applicant. 

 
The application for preliminary development plan (Case No. PZ18-02C) was also reviewed 
against the City of Parkville’s Municipal Code, including the applicable Title IV Development 
Code. The following are staff’s findings and conclusions. 
 

1. Subdivision Regulations and Standards 
 

Street Networks and Design 
The preliminary development plan (see Exhibit D.1-D.5) does not contain any dead ends 
within the development and parking lot. Staff has no issues with the proposed corner 
radii at the two access points off of MO-Hwy 9 and East 6th St. Staff will review the 
proposed improvements along MO-Hwy 9 to ensure there are no obstructed views due 
to street trees from the access point at the southern end of the parking lot. All other 
entrances meet proper sight distances for unobstructed views. 

Excerpt from 2013 Master Plan, Park 
University, Parkville MO Campus — 

Proposed Functional Use Zones Diagram 
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Civic and Open Space System 
Section 404.020 prefers Green, Square, Plaza / Courtyard, or Pedestrian Enhanced 
Streetscape typologies for the “Walkable / Compact” planning context (i.e., areas in 
downtown, core areas of commercial centers, and abutting blocks adjacent to walkable 
places). The preliminary development plan proposes a 10 ft. multi-use path along the 
frontage of the building adjacent to MO-9 Hwy with street lights and street trees to meet 
the intent of the Pedestrian Enhanced Streetscape typology. The spacing of the street 
trees meets the Section 404.020, Subsection F. design standards requirements for 
street trees spacing, as well as locations for planted in the right-of-way. 
 
Block and Lot Arrangement 
The proposed plan has the block laid out so the parking lot has two points of access to 
the street network via East 6th St. and MO-Hwy 9. The plan also has internal circulation 
through the parking lot, with the commercial office building having access on at least two 
sides. The applicant proposes two lots which both adequate in size to support the 
proposed 54,000 sq. ft. are building; however, the purpose of having two lots is to 
separate Six At Park’s private parking lot for employees from a public parking lot to be 
made available to all members of the public. 
 
Required Improvements and Engineering Specificaitons 
Final development plans for improvements (e.g., streets, sidewalks) will need to meet 
American Public Works Association (APWA) Standard Specifications and Design 
Criteria. As of the date of this staff analysis report, the applicant has not submitted a 
Stormwater Management Analysis study to our Public Works Department. As a result, 
staff will require a Stormwater Management Analysis study be submitted as a condition 
for approval; and any subsequent final development plan cannot be approved without 
submission, review and approval of the study. In addition to showing pre-development 
vs. post-development impact and best management practices (BMP) for stormwater 
management per Section 407.050, a geomorphological analysis of White Alloe Creek 
will also need to be included so the Public Works Department can review any potential 
impacts to the creek and its streambanks. 

 
2. Site and Landscape Design Standards 

 
Landscape Design 
The preliminary development plan meets the landscape design requirements per Section 
407.020, including street tree, foundation planting, parking lot planting, buffer, and open 
space requirements. Perimeter landscaping is provided along the parking lots abutting 
MO-9 Hwy and East 6th St. Perimeter landscaping is not required along the frontage 
abutting White Alloe Creek, as well as along the southernmost end of the parking lot 
abutting the property line of Glen’s Automotive Service (303 East St.) per Section 
408.050, Subsection B.6. Staff will review any subsequent final development plan 
submission for compliance with the City’s plant species requirements for street trees 
(i.e., the Great Trees for the Kansas City Region list) and planting specifications meeting 
the American Standards for Nursery Stock (ASNS) published by the American 
Nurserymen’s Association. 
 
Buffers, Screens and Fencing 
The designated trash/dumpster area indicated in the northeast portion of the parking lot 
will need to meet the performance standards pertaining to Section 407.030 (Buffers, 
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Screens and Fencing). This includes the dumpsters being stored inside a structure or 
enclosure constructed of a durable material (e.g., masonry, steel, hard wood), or 
screened by a fence (typically opaque), ornamental wall or Type 1 landscaping buffer. 
Any subsequent final development plan submission will need to adhere to these 
standards. 
 
Outdoor Lighting 
The proposed lighting plan (see Exhibit D.4) and parking lot fixtures meet the mounting 
height, shielding, and design and performance criteria per Section 407.040. While the 
street-front accent fixtures also meet these requirements, staff is requesting 14-ft. 
decorative KCP&L poles (with 10,000 lumen LED) be used instead of the RAB Lighting 
ALED-5T26 type indicated on the preliminary development plan. This is because the 
KCP&L decorative poles are currently used throughout downtown along the MO-9 Hwy 
frontage adjacent to Park University between Park College Entrance Dr. and White Alloe 
Creek. Additionally, 15 more of these decorative streetlights are planned to be installed 
throughout downtown in 2018, and because Six At Park resides within the downtown 
boundaries as indicated in Vision Downtown Parkville, staff prefers the decorative 
lighting type fixtures throughout downtown and along MO-9 Hwy remain consistent. 
 
Stormwater Management 
Staff initially had concerns with the location of the parking lot being near the 
streambanks of White Alloe Creek, as no Stormwater Management Analysis had been 
submitted as of the date of staff’s internal review. As a result, the applicant has revised 
their initial layout of the proposed parking lot and shifted it 10 ft. to the west, away from 
the creek. Regardless, staff will require a Stormwater Management Analysis study be 
submitted as a condition for approval; and any subsequent final development plan 
cannot be approved without submission, review and approval of the study. In addition to 
showing pre-development vs. post-development impact and best management practices 
(BMP) for stormwater management per Section 407.050, a geomorphological analysis of 
White Alloe Creek will also need to be included so the Public Works Department can 
review any potential impacts to the creek and its streambanks. 
 

3. Access and Parking 
 
Access and Circulation 
The applicant proposes 164 parking spaces in their parking lot, and two points of access 
are indicated off of MO-Hwy 9 (i.e., East St.) and East 6th St. These access points are 
adequately spaced from the intersection and adjacent property lines. The location of 
sidewalks and concrete surfaces around the commercial office building are also 
indicated. Per Section 408.020, Subsection C., staff will require the sidewalk widths 
along the south and east portions of the commercial office building abutting the parking 
lot to be 8 ft. instead of 5 ft. as originally proposed. This will alleviate accessibility issues 
resulting from the overhang of parked motor vehicles along these areas. 
 
Per Section 408.020, Subsection D., the Director of Public Works can request a Traffic 
Impact Study to analyze the impacts of the function of the transportation network in the 
vicinity of the site. Staff reached out to George Butler Associates, Inc. (GBA), the City’s 
independent on-call traffic engineer, to determine potential traffic impacts associated 
with the project. Based on the size of the commercial office building, total number of 
employees and estimated number of daily trips generated (including a.m. and p.m. peak 
periods), GBA concluded that traffic related to the Six at Park office development is not 
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expected to significantly impact the MO-Hwy 9 and East 6th St. intersection based on the 
estimate trip generation levels (see Exhibit E). However, GBA recommends requiring the 
dedication of public right-of-way, as well as increased building setbacks and sidewalk 
offsets to accommodate the provision for a future northbound right-turn lane. This will be 
a condition of approval for the preliminary development plan. 
 

Six At Park Trip Generation 
per 1,000 sq. ft. 

Trip Generation 
per employee 

Daily ADT 563 vehicles per day 604 vehicles per day 
A.M. Peak Hour 75 vehicles per hour 58 vehicles per hour 
P.M. Peak Hour 61 vehicles per hour 59 vehicles per hour 

 
See Exhibit E for more detail 

 
Staff also reached out to the Missouri Department of Transportation (MoDOT) via phone 
and utility provider verification correspondence via e-mail. Nathan Juliana, Senior Traffic 
Specialist with MoDOT, concurred with GBA’s assessment; however, requested existing 
traffic counts and trip generation estimates be provided for MoDOT’s Traffic Engineering 
Department to review. As a result, this request and any applicable roadway 
improvements required by MoDOT will be a condition of approval for the preliminary 
development plan. Staff will also work with MoDOT to determine if the location for the 
proposed marked pedestrian crosswalk at MO-Hwy 9 and West 5th St. is appropriate. 
 
Required Parking 
Section 408.030 requires 3 spaces per 1,000 sq. feet of commercial office building 
space. This amounts to 156 (including required ADA stalls) for the 54,000 sq. ft. building. 
The preliminary development plan proposes 164 parking spaces, meeting this 
requirement. Additionally, Section 408.030, Subsection D. requires bicycle parking for 
10% of required vehicle spaces for office uses, which amounts to 17 spaces. The plan 
proposes “inverted-U” bicycle racks at the south and east building entrances to support 
18 bicycles. 
 
Parking Design 
The initial preliminary development plans submitted to staff met the parking design 
requirements of Section 408.050, specifically parking stalls 9 ft. by 18.5 ft., with 26 ft. 
aisle widths. Per the “B-2-P” planned district submission, the applicant is requesting a 
modification of dimensions to allow 8.5 ft. by 18 ft. parking stalls, with 24 ft. aisle widths. 
Staff does not have any issues with this request as these reduced dimensions are the 
same as those required by the City of Kansas City, Mo.’s Planning Department, and 
were previously codified in Parkville’s Municipal Code prior to the update of the new 
Development Code on February 7, 2017. Additionally, in our internal staff review 
meeting with the Southern Platte Fire Protection District (SPFPD), they had no issues 
with the reduced aisle width, but requested AutoTURN movements for a Pierce Fire 
Truck (duel axle; 110 ft. ladder) be shown on the preliminary development plan as 
shown on Exhibit D.4. Lastly, the reduced parking design dimensions allow the parking 
lot to be shifted 10 ft. more to the west, away from White Alloe Creek. 

 
4. Sign Standards 
The City has sign allowance requirements per the “B-2” district in the Parkville Municipal 
Code, Chapter 409. Projects proposed and approved through the planned district process 
can propose a specific sign package with deviations to these standards through the review 
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process. However, at this time, no sign package has been submitted; thus, future signs will 
adhere to the proposed standards of Chapter 409 unless requested as part of any 
subsequent Final Development Plan submission. 

 
Staff Conclusion and Recommendation 
Staff concludes that with the exceptions noted above, the proposed preliminary development 
plans: Accomplishes goals of the Parkville Master Plan; promotes the general public health, 
safety and welfare of the community as a result of flexibility from the “B-2” General Business 
District standards; is better able to meet or exceed the intent statement of the base zoning 
district as a result of flexibility from the “B-2” General Business District standards; reflects 
generally accepted and sound planning and urban design principles with respect to applying the 
adopted Parkville Master Plan, Parkville Regional Multi-Modal Access and Livable Community 
Study, Vision Downtown Parkville, Route 9 Corridor Study, and 2013 Master Plan, Park 
University, Parkville MO Campus plan; meets all review criteria for a zoning map amendment; 
and meets the City’s applicable subdivision regulations, site and landscape design standards, 
access and parking, sign standards, and minimum standards thereof. 
 
Staff recommends approval of the preliminary development plan for Six At Park based on the 
merits of the application and the findings and conclusions in the report, subject to the following 
conditions: 
 

 Rezoning of parcels #20-7.0-35-100-027-002.000, #20-7.0-35-100-027-003.000, #20-
7.0-35-100-027-011.000, #20-7.0-35-100-027-004.000, #20-7.0-35-100-027-005.000, 
and #20-7.0-35-100-027-005.001 to “B-2-P” General Business District (approval of Case 
No. PZ18-02B) 

 Re-plat of the Block 19 (Lots 1, 2, 3 and 4), Block 20 (Lots 1, 2, 3 and 4), and other 
property parcels of the project site to ensure the subject area property is subdivided 
properly to allow for the proposed preliminary development plan, the proposed 
commercial office building so that it doesn’t reside upon any property lines or 
easements, and that any unnecessary existing easements are vacated. Additionally, 
approval of any additional utility improvement plans (as required) or additional 
easements (as needed) prior to the re-plat being recorded at the Platte County 
Recorder’s Office. 

 The design of a 10 ft. shared-use path along MO-9 Hwy / East St., consistent with the 
vision of the Route 9 Corridor Project and design of the Route 9 Corridor Complete 
Street Improvements Project (45 Hwy to Lakeview Dr.), be incorporated into any 
subsequent Final Development Plan submission. 

 Submittal of a Stormwater Management Analysis study. The study shall include details 
and calculations for the pre-development vs. post-development impact, stormwater best 
management practices (BMP), and contain a geomorphological analysis of White Alloe 
Creek, documenting any potential impacts to the creek and its streambanks. This study 
shall be reviewed and approved by the Public Works Department. 

 Submittal of existing traffic counts, trip generation estimates, and any other necessary 
traffic data required to MoDOT for MoDOT’s Traffic Engineering Department to review; 
and implementation of roadway improvements, and/or dedicated right-of-way for future 
roadway improvements, as required by MoDOT as part of the project. 

 Any other conditions the Planning and Zoning Commission determines are necessary. 
 
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 
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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 Application for Preliminary Development Plan, supporting
information, associated exhibits, factors discussed above and any testimony presented during
the public hearing, the Planning and Zoning Commission 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. Unless postponed, the
Planning and Zoning Commission’s action will be forwarded to the Board of Aldermen on April
3, 2018 for final action.

End of Memorandum 

__________________________________03-06-2018
Stephen Lachky, AICP, CFM   Date
Community Development Director
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A brief legal description is included below: 

Parcel #20-7 .0-35-100-027 -002.000 

• Brief Legal: PARKVILLE LOT 3 AND 4 BLK 20
• A full legal description can be obtained from the Platte County Recorder of Deeds at

(816) 858-3326 or at plattemo.icounty.gov

Parcel #20-7 .0-35-100-027 -003.000 

• Brief Legal: PARKVILLE LOTS 1 AND 2 PLUS 20 FT TO E OF LOTS 1 AND 2 BLK 20
• A full legal description can be obtained from the Platte County Recorder of Deeds at

(816) 858-3326 or at plattemo.icounty.gov

Parcel #20-7 .0-35-100-027-011.000 

• Brief Legal: BEG AT NE COR OF LOT 4 BLK 11 TH E 316FT TO CENTER OF WHITE
ALOE BRANCH CREEK TH SWERL Y ALONG CREEK 160FT THE W 250FT TH N
SOFT TH W 20FT TH N SOFT TO POB

• A full legal description can be obtained from the Platte County Recorder of Deeds at
(816) 858-3326 or at plattemo.icounty.gov

Parcel #20-7 .0-35-100-027 -005.001 

• Brief Legal: PARKVILLE A TR OAF: BEG SE COR OF E END VACATED 4TH TH N 240
FT TH E 290 FT (S) T

• A full legal description can be obtained from the Platte County Recorder of Deeds at
(816) 858-3326 or at plattemo.icounty.gov

Parcel #20-7.0-35-100-027-004.000 

• Brief Legal: PARKVILLE N 20FT LOT 3 LOT 4 BLK 19
• A full legal description can be obtained from the Platte County Recorder of Deeds at

(816) 858-3326 or at plattemo.icounty.gov

Parcel #20-7 .0-35-100-027-005.000 

• Brief Legal: PARKVILLE S 20 FT LOT 3 & LOTS 1 & 2 BLK 19
• A full legal description can be obtained from the Platte County Recorder of Deeds at

(816) 858-3326 or at plattemo.icounty.gov

These parcels may be viewed online using the Platte County GIS map viewer at 
http://maps.co.platte.mo.us/. Enter the parcel number in the address field or zoom to the 
proposed area using the general location description above. 
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ARCHITECT OF RECORD
CALEB BULAND, AIA
FOUTCH BROTHERS, LLC

GENERAL DATA
PROJECT NAME: SIX AT PARK
PROJECT ADDRESS: 105 EAST 6TH STREET

PARKVILLE, MISSOURI 64152
PROPOSED USE: BUSINESS (OFFICE)
JURISDICTION: CITY OF PARKVILLE, MISSOURI
ADOPTED CODES: 2012 INTERNATIONAL BUILDING CODE

2012 INTERNATIONAL MECHANICAL CODE
2012 INTERNATIONAL PLUMBING CODE
2012 INTERNATIONAL FUEL GAS CODE
2012 INTERNATIONAL FIRE CODE
2011 NATIONAL ELECTRIC CODE
ICC A117.1 -2009 ACCESSIBLE BUILDINGS AND FACILITIES

BUILDING DATA
OCCUPANCY TYPE: GROUP B (BUSINESS)
ZONING TYPE: B-2-P (PROPOSED)
SPRINKLER: YES ; NEW SYSTEM PROVIDED
OCCUPANCY: 52,000 SF / 100 = 520 OCCUPANTS (MAX)

ACCESSIBILITY STATEMENT
TO THE BEST OF THE ARCHITECT'S KNOWLEDGE AND INTENT, THIS PROJECT IS DESIGNED TO
MEET THE ACCESSIBILITY REQUIREMENTS OF THE INTERNATIONAL BUILDING CODE AND ICC
A117.1-2009. NEW ACCESSIBILE PARKING STALLS ARE LOCATED DIRECTLY ADJACENT TO
BUILDING ENTRANCES AND ARE LOCATED ALONG A CODE-COMPLIANT ACCESSIBLE ROUTE.

CALEB BULAND, ARCHITECT  |  MO 2009005509
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BM. BEAM
B.O. BOTTOM OF
CAB. CABINET
CLR. CLEAR
CMU CONCRETE MASONRY UNIT
COL. COLUMN
CONC. CONCRETE
CONT. CONTINUOUS
CONTR. CONTRACTOR
DIA. DIAMETER
DWGS. DRAWINGS
ELEC. ELECTRICAL
ELEV. ELEVATION
EXT. EXTERIOR
FD FLOOR DRAIN
F.G. BATT FIBERGLASS BATT
FTG. FOOTING
FLR. FLOOR
FLR'G FLOORING
FT. FOOT
GA GUAGE
GALV. GALVANIZED
GL. GLASS
GWB GYPSUM WALL BOARD
HORIZ. HORIZONTAL
HT. HEIGHT
HAVAC HEATING, VENTILATION, & AIR 
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PROJECT INFORMATION

05-ARCHITECTURAL

SD-00 COVER

SD-01 SITE PLAN (EXISTING)

SD-02 PRELIMINARY SITE DEVELOPMENT PLAN

SD-03 PRELIMINARY SITE DIAGRAMS

SD-04 CONCEPT DESIGN

TYPE NAME AND ADDRESS PHONE NO.

ONE CALL DIG RITE 800.344.7483

CABLE TV SPECTRUM 913.915.0553

ELECTRIC KANSAS CITY POWER & LIGHT 816.420.4803

GAS SPIRE ENERGY (FORMERLY MGE) 816.472.3434

SANITARY SEWER CITY OF PARKVILLE PUBLIC WORKS DEPT. 816.741.7676

TELEPHONE AT&T 816.325.5630

WATER MISSOURI AMERICAN WATER 816.741.2992 ext. 2102
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PARCEL #20-7.0-35-100-027-002.000
PARKVILLE LOT 3 AND 4 BLK 20

PARCEL #20-7.0-35-100-027-003.000
PARKVILLE LOTS 1 AND 2 PLUS 20 FT TO E OF LOTS 1 AND 2 BLK 20
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BEG. AT NE COR OF LOT 4 BLK 11 TH E 316 FT TO CENTER OF WHITE ALOE BRANCH CREEK
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PARCEL #20-7.0-35-100-027-004.000
PARKVILLE N 20 FT LOT 3 LOT 4 BLK 19
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PARKVILLE S 20 FT LOT 3 & LOTS 1 & 2 BLK 19

PARCEL #20-7.0-35-100-027-005.001
PARKVILLE A TR DAF: BEG SE COR OF E END VACATED 4TH TH N 240 FT TH E 290 FT (S) T

CALEB BULAND, ARCHITECT  |  MO 2009005509
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SIDEWALK - INTERIOR
(3,118 sf)

HATCH DENOTES AREA OF NATIVE
GRASS LANDSCAPING OVER
DECOMPOSED BOULDERS AND/OR
GRAVEL FILL. DESIGN TO AID IN
STORMWATER MANAGEMENT AND
SITE EROSION CONTROL.

TYP.
10' - 0"

LEGAL DESCRIPTIONS (BRIEF):

PARCEL #20-7.0-35-100-027-002.000
PARKVILLE LOT 3 AND 4 BLK 20

PARCEL #20-7.0-35-100-027-003.000
PARKVILLE LOTS 1 AND 2 PLUS 20 FT TO E OF LOTS 1 AND 2 BLK 20

PARCEL #20-7.0-35-100-027-011.000
BEG. AT NE COR OF LOT 4 BLK 11 TH E 316 FT TO CENTER OF WHITE ALOE BRANCH CREEK
TH SWERLY ALONG CREEK 160 FT THE W 250 FT TH N 80 FT TH W 20 FT TH N 80 FT TO POB

PARCEL #20-7.0-35-100-027-004.000
PARKVILLE N 20 FT LOT 3 LOT 4 BLK 19

PARCEL #20-7.0-35-100-027-005.000
PARKVILLE S 20 FT LOT 3 & LOTS 1 & 2 BLK 19

PARCEL #20-7.0-35-100-027-005.001
PARKVILLE A TR DAF: BEG SE COR OF E END VACATED 4TH TH N 240 FT TH E 290 FT (S) T
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0' 15' 30' 60' 120'

SCALE: 1" = 30'-0"

LOT 1

LOT 2
NOTE: FUTURE VACATED
ALLEY NOT LISTED BUT WILL
BE INCLUDED IN LOT.

GENERAL ZONING REQUIREMENTS:

VEHICULAR PARKING COUNT:
REQUIRED - 3 PER 1,000 sf

162 STALLS (INCLUDING ADA) 3 PER 1,000 sf
PROVIDED - 164 STALLS (INCLUDING ADA)

BICYCLE PARKING COUNT:
REQUIRED - 10% OF REQUIRED PARKING STALLS

17 STALLS
PROVIDED - 18 STALLS

INSTALL "INVERTED-U" BIKE RACK AT ALL STALL LOCATIONS. 
COORDINATE PRODUCT SELECTIONS WITH ARCHITECT.

STREET TREES:
PROVIDED AT A SPACING OF 30'-0". FINAL SPECIES OF STREETS SHALL BE
COORDINATED WITH CITY REQUIREMENTS (2 SPECIES OF TREES SELECTED ; INSTALL
EVERY OTHER)

SITE LIGHTING:
REFER TO SITE LIGHTING PLAN FOR PHOTOMETRIC STUDY AND PRODUCT
SELECTIONS.

IMPERVIOUS SURFACE:
EXISTING - 40,673 sf (REFER TO EXISTING SITE PLAN FOR AREAS)

36% OF SITE IS IMPERVIOUS
20,185 sf (ADDITIONAL AREA OF DIRT, GRAVEL, AND DEBRIS, THIS AREA IS 
CURRENTLY NOT INCLUDED IN IMPERVIOUS SURFACE CALCULATION.)

PROPOSED - 72,845 sf (DRIVEWAYS, PARKING LOT, SIDEWALKS, AND BUILDING)
63% OF SITE IS IMPERVIOUS

SITE AREA - 114,998 sf = LOT 1 (60,548 sf) + LOT 2 (54,450 sf)

SITE DRAINAGE:
EXISTING DRAINAGE WILL REMAIN WITH NATIVE GRASS LANDSCAPE BUFFERS AND SOFT
PARKING ISLANDS TO AID IN STORMWATER MANAGEMENT. EXISTING GRADE WILL REMAIN
LARGELY UNDISTURBED, WITH MINOR GRADING AT PARKING LOTS AND PERIMETER OF
NEW BUILDING.



P-EC
(PLANNED EDUCATIONAL

CAMPUS DISTRICT)

OTD
(OLD TOWN
DISTRICT)

OTD
(OLD TOWN
DISTRICT)

OTD
(OLD TOWN
DISTRICT)

PROPOSED LOT 1

SIX AT PARK
OFFICE BUILDING

PROPOSED LOT 2

(1.39 ACRES / 60,548 SF)

(1.25 ACRES / 54,450 SF)
AREAS DO NOT INCLUDE
FUTURE VACATED ALLEY

ALONG MO-HWY 9.
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Powered by AutoTURN

SIX AT PARK
OFFICE BUILDING
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PARKING LOT FIXTURE:
LITHONIA
'KAD-LED-40C-700-40KR4-208-SPD04'
FIXTURE LAYOUT VARIES BY LOCATION, REFER TO PLAN
MOUNTED AT 20'-0"

 1" = 30'-0"1
DEVELOPMENT LIGHTING PLAN

STREETFRONT ACCENT FIXTURES:
10,000 LUMEN LED DECORATIVE LUNARAIRES. FIXTURE SELECTION TO
MATCH EXISTING DECORATIVE STREETLIGHTS THROUGHOUT
DOWNTOWN PARKVILLE.
MOUNTED ON 14'-0" TALL DECORATIVE KCP&L POLES
COORDINATE WORK WITH PARKVILLE'S "DOWNTOWN STREET
LIGHTING IMPROVEMENT" DRAWING SET.

 1" = 30'-0"2
DEVELOPMENT FIRE ACCESSFIRE TRUCK MOVEMENTS:

PLAN DEPICTS DIAGRAMMATIC MOVEMENT OF A PIERCE
FIRE TRUCK (DUEL AXLE; 110 FT. LADDER) THROUGH THE
PARKING LOT'S MAIN THOROUGHFARE.
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RENDERING IS FOR REFERENCE ONLY. BUILDING HEIGHT AND STORIES ARE COMPLIANT WITH ZONING. BUILDING IS 4-STORIES ABOVE GRADE AND APPROXIMATELY 45'-0" TALL.

EXTERIOR RENDERING

IMAGES ARE FOR REFERENCE ONLY. ALL ELEMENTS WILL BE COMPLIANT WITH ZONING REQUIREMENTS.

LANDSCAPE DESIGN INTENT
DETAILS REPRESENT TYPICAL CONDITIONS - ADDITIONAL DETAILS WILL BE PROVIDED WITH CONSTRUCTION SET.

SITE DESIGN DETAILS

PARKING ISLANDS, TYPICAL

STRIPING, LIGHTING, AND CURB DESIGN

SCREEN WALL AND LANDSCAPING



9801 Renner Boulevard 
Lenexa, KS 66219 

TRAFFIC MEMORANDUM 

To: Stephen Lachky, AICP, CFM 

From: David J. Mennenga, P.E., PTOE 

Date: March 6, 2018 

Subject: Proposed “Six at Park” Office Development (Parkville, MO) 

As requested, GBA is providing this brief memorandum detailing the traffic-related items associated with 

the proposed “Six at Park” office development that would be located within the southeast quadrant of the 

intersection of Missouri Highway 9 with East 6th Street.  Based on the preliminary development 

information provided to GBA by City staff, this office building development is expected to provide 

approximately 52,000 square feet of leasable space and house about 130 future employees.  The 

proposed development site would include a surface parking lot that provides 159 parking spaces. 

Trip Generation:  Based upon the latest edition (i.e., 10th Ed.) of the Institute of Transportation Engineers’ 

(ITE) “Trip Generation Manual” and using the ITE Land Use Code 710 (General Office) category, the 

proposed office development would be expected to generate the estimated trips depicted in the following 

tables.  Table 1 depicts the expected trip generation levels for the development on a daily basis for each 

of the potential independent variables, while Table 2 indicates the trip generation estimates during the 

critical morning (i.e., 7:00 – 9:00 a.m.) and evening (i.e., 4:00 – 6:00 p.m.) peak periods on the adjacent 

roadways serving the development. 

TABLE 1 
Trip Generation per 1,000 SF Trip Generation per Employee 

Daily ADT 563 vehicles per day 604 vehicles per day 

TABLE 2 
Trip Generation per 1,000 SF Trip Generation per Employee 

IN OUT TOTAL IN OUT TOTAL 

A.M. Peak Hour 65 vph 10 vph 75 vph 48 vph 10 vph 58 vph 

P.M. Peak Hour 10 vph 51 vph 61 vph 12 vph 47 vph 59 vph 

Traffic Study Needs:  Standard traffic engineering practice is to typically conduct traffic impact studies 

for proposed developments when they generate more than 100 vehicles per hour, to assess the expected 

Exhibit E
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traffic impacts of the development on the adjacent roadways.  This standard recommendation is 

contained within the ITE “Trip Generation Manual” and is also required by the access management 

policies for several of the larger cities within the KC metro area, like Lee’s Summit, Missouri and Olathe, 

Kansas.  When a proposed development generates 100 or more trips in its critical peak hour, items such 

as trip distribution / assignment, determination of the appropriate study area, calculation of expected 

Levels of Service (LOS), and other pertinent information are typically required to complete a 

comprehensive impact study.  However, based upon the trip generation estimates listed above for the 

proposed “Six at Park” office development, these additional traffic engineering analyses should not be 

required by the City of Parkville. 

 

Turn Lane Warrants:  Based on the submitted development plans, the proposed office site is expected 

to have direct access onto both Highway 9 and East 6th Street.  During the morning peak hour, the critical 

inbound traffic flow to each access drive location would generally be less than 20 vph for each inbound 

left-turn or right-turn traffic movement at the intersections along Highway 9.  Similarly, turning movement 

volumes of less than 15 vph would also be expected for each critical outbound turning traffic movement 

onto Highway 9 during the evening peak hour.  These additional office-related traffic impacts are minimal 

and would be unlikely to generate the need for auxiliary turn lanes at either of the proposed access drive 

locations onto either Highway 9 or East 6th Street. 

 

No recent turning movement counts are available at the critical access intersection of Highway 9 with 

East 6th Street.  However, GBA staff reviewed the traffic counts obtained during Fall 2007 in association 

with their traffic study for Park University’s Copley Quad Residence Halls, which are located on the 

campus just to the east of this intersection.  Utilizing the counts obtained at that time, the respective turn 

lane warrant criteria provided in MODOT’s “Access Management Guidelines” indicated that both a 

southbound left-turn lane and a northbound right-turn lane would be appropriate geometric additions at 

the intersection.  The Park University traffic impact study also evaluated a projected Year 2014 traffic 

condition that envisioned the continued development and expansion of the campus.  Based on the 

projected peak hour traffic volumes at that time, in addition to the recommended auxiliary turn lane 

improvements, the future installation of a traffic signal may ultimately be needed to provide acceptable 

traffic operations at the Highway 9 / East 6th Street intersection. 

 

It is recommended that the current traffic control and geometric needs at this adjacent intersection be 

further evaluated by the City, either as an independent evaluation or as work continues during future 

phases of the MoDOT cost-share improvement project along the Highway 9 corridor.  It should be noted 
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that the primary need for these future intersection improvements is attributable to through traffic along 

the Highway 9 corridor that serves the entire City of Parkville, as well as the direct access to Park 

University that the East 6th Street intersection provides.  Again, the traffic related to the proposed “Six at 

Park” office development is not expected to significantly impact this adjacent intersection based on the 

estimate trip generation levels.  However, the City should consider requiring the dedication of public 

right-of-way from this subject development property and require both increased building set-backs and 

sidewalk offsets so that the provision of a future northbound right-turn lane at this intersection can be 

more easily accommodated. 
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 CITY OF PARKVILLE  ▪  8880 Clark Avenue  ▪  Parkville, MO 64152  ▪  (816) 741-7676  ▪  FAX  (816) 741-0013

Friday, March 2, 2018 

Caleb Buland 
Foutch Brothers, LLC 
8201 NW 97th Terrace 
Kansas City, MO 

Tyler Asby 
Foutch Brothers, LLC 
8201 NW 97th Terrace 
Kansas City, MO 

RE: City of Parkville staff review comments – Six At Park Preliminary Development Plan 
(prepared by Foutch Brothers; dated February 26, 2018) 

Dear Caleb and Tyler, 

The following is a compilation of all Parkville staff review comments received to-date regarding 
the Application for Preliminary Development Plan for Six At Park, a planned development for 
office/service uses on six parcels of property (2.63 acres, more or less) at 105 East 6th St. 
generally located at the southeast corner of the intersection of MO-Hwy 9 and East 6th St. 
Review comments are provided by myself, Alysen Abel (Public Works Director), Jay Norco (City 
Engineer), Paul Giarratana (Building Official), and Dean Cull (Fire Marshall, Southern Platte Fire 
Protection District). Please distribute these comments to your team, revise the plan sheets and 
provide us an updated paper (2 copies) and electronic copy (1) of the revised plan sheets by 
noon of Friday, March 9, 2018. Thank you. 

General Comments 
1. Traffic Data – The City has consulted with George Butler Associates (GBA), the City’s

on-call Traffic Engineer, regarding whether roadway improvements on either MO-Hwy 9
or East 6th Street will be needed as part of the preliminary development plan. Based on
the footprint of the building, total number of employees and estimated number of daily
trips generated (including during a.m. and p.m. peak periods) GBA does not believe the
project will warrant any roadway improvements.

The City also consulted with Nathan Juliana, Senior Traffic Specialist with the Missouri 
Department of Transportation (MoDOT). Typically MoDOT requires a complete Traffic 
Impact Study (TIS) as part of new development proposals; however, because of the 
size, scale, number of employees and type of project, a smaller TIS will suffice. 
MoDOT’s Traffic Department would like to have existing traffic counts (by turning 
movements) at the intersection of MO-Hwy 9 and E. 6th St., as well as estimated trip 
generation numbers from Six At Park. This requirement of providing MoDOT traffic data 
will be a condition of approval for the Preliminary Development Plan; and any applicable 
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roadway improvements required by MoDOT will need to be incorporated into any 
subsequent Final Development Plan. 
 

2. Stormwater Management Study – Please submit a Stormwater Management Study to 
City staff to review; this requirement will be a condition of approval for the Preliminary 
Development Plan, and will be needed before staff can approval any subsequent Final 
Development Plan. 
a. The study will need to contain a geomorphological study/analysis of White Alloe 

Creek and its streambanks so our Public Works Department can analyze whether 
the creek will be protected from the development. 

b. The study will need to address the need for detention on the property, as well as why 
detention is not needed in applicable areas. 

c. The study will also need to detail plans for stormwater management and treatment, 
so that our Public Works Department is able to analyze what’s being impacted 
between pre-development and post-development. Below is an excerpt from the City’s 
Development Code regarding stormwater expectations: 
 

General Requirement. All sites shall provide improvement necessary to adequately 
handle stormwater. In areas already subject to a stormwater management plan at the 
block- or area scale as provided in Chapter 404, compliance with that plan shall satisfy 
the site design requirements. In all other cases, site specific best management practices 
shall be used to manage the peak flow, quantity and quality of stormwater run-off 
expected from development activity in manner that poses no significant impact on other 
sites compared to pre-development conditions. 

 
B. Best Management Practices. In general, stormwater management should prioritize 
strategies that manage stormwater at the largest scale possible, strategies that infiltrate 
stormwater into the ground within or as close to the site as possible, and strategies that 
integrate stormwater functions into other site and landscape design elements. The 
appropriate strategy will be highly dependent on the surrounding natural systems, the 
presence of broader stormwater facilities, and the specific topography and soil 
conditions of the site. The following strategies should be used in descending order of 
preference to meet site-specific stormwater standards. 
 

1. Integration into a district, area, or block storm water management plan. 
2. Constructed wetlands that mimic retention, filtration and infiltration of natural 
systems. 
3. Infiltration systems and porous materials that infiltrate runoff into the ground. 
4. Filtration systems that use natural materials to slow, filter and convey stormwater 
to other systems. 
5. Retention areas that capture and store runoff in permanent ponds, provided they 
are designed as an amenity to the site or vicinity. 
6. Detention ponds or detention vaults that capture and store runoff temporarily, but 
serve little other purpose on the site. 

 
Cover (SD-00) 

3. Utility Contact Information – Under the list of Area Services / Utility Contacts, you can 
remove the Platte County Regional Sewer District and Consolidated Public Water 
Supply Dist. #1 from the list since they do not provide service to the subject property. 
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Site Plan Existing (SD-01) 
4. Existing Impervious Surface – Per our review meeting conversation on February 28, 

2018, our Public Works Department will not count the building footprint of the former 
Shepard Apartments building as former impervious surface area due to its demolition 
being more than 6 years ago. Additionally, the same applies for the back parking area to 
the north and east of the former Four Seasons Lawn & Landscape buildings, as this area 
not primarily impervious surface area. Please modify labels on the existing impervious 
surface labels on SD-01 as well as the impervious surface calculations in the General 
Zoning Requirements notes on SD-02. 

5. White Alloe Creek – Please illustrate/indicate the existing channel setting lines, stream 
bank lines, choke points, and dimensions for White Alloe Creek. 

6. FEMA Floodplain Area – Please illustrate (either via a watermark, crosshatching or 
other method) the location of the 100-year floodplain (i.e., Special Flood Hazard Area) 
and 500-year floodplain (i.e., Regulatory Floodway) and reference the area per FIRM 
Map #29165C0383D (effective April 2, 2015). A copy of the FIRM Map can be 
downloaded from FEMA’s website via https://msc.fema.gov/portal/ or can be viewed on 
the Platte County, Missouri website (https://www.co.platte.mo.us/) through their 
GIS/Mapping webpage. 

 
Preliminary Site Development Plan (SD-02) 

7. Parking Lot Design – Per our review meeting conversation on February 28, 2018, the 
City will allow modified parking dimension specifications from those listed in Table 408-
10: Parking Dimensions. This is because the proposed dimensions for the reduced 
parking stalls and aisle widths are currently used by the City of Kansas City, Mo.; and 
were previously codified in the City’s Municipal Code prior to the update of the new 
Development Code on February 7, 2017. Additionally, these specifications are allowed 
because the development is submitted as a preliminary development plan in conjunction 
with the planned “B-2-P” district. 

8. Sidewalks Along Parking Lot – The sidewalks along the south and east portions of the 
building, which abut the parking lot, should be a greater width than 5 ft. to allow for 
overhang from motorized vehicles in the parking stalls. Because there could be up to 2 
feet of overhang from motorized vehicles, our Development Code recommends a width 
of 8 ft. sidewalks along these areas. Please modify on the plan sheet. 

9. Route 9 Corridor Improvements – The City will require improvements along the East 
St. / MO-9 Hwy frontage consistent with the vision of the adopted Route 9 Corridor 
Study. The plan sheet indicates a 5 ft. sidewalk along East St. / MO-9 Hwy, and per our 
review meeting conversation on February 28, 2018, the City will require a 10 ft. multi-use 
trail / shared-use path instead. We have forwarded the preliminary development plans 
along to George Butler Associates (GBA) to review and provide you a layout along the 
frontage for these improvements. We anticipate this will not be completed prior to our 
Planning and Zoning Commission meeting on March 13, 2018. As a result, the sidewalk 
design as shown on the drawings will suffice, but staff will note the design will change 
from the preliminary development plan to final development plan; and staff will require 
the modified 10 ft. trail improvements as a condition of preliminary development plan 
approval. 

10. Dumpsters Screening – Staff will require the dumpsters / trash receptacles shown on 
the northeast corner of the project site to be stored inside a structure or enclosure 
constructed of a durable material designed to withstanding regular use by heavy 
equipment; or a fence (typically opaque) or ornamental wall that provides a solid screen. 
There are several good examples throughout the Parkville Commons shopping center if 
needing a reference. While this screening does not need to be shown on the preliminary 

https://msc.fema.gov/portal/
https://www.co.platte.mo.us/
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development plan, this will be a condition for approval before staff will approve any 
subsequent Final Development Plan. 

11. Marked Pedestrian Crosswalk – Staff will work with MoDOT to see if and where a 
marked pedestrian crosswalk and pedestrian signal is needed in order to provide a safe 
dedicated crossing for pedestrians east-west across MO-9 Hwy. During our review 
meeting conversation on February 28, 2018, staff anticipated this would be at the East 
5th St. intersection, so please indicate this on the preliminary development plan for now, 
and staff will note any modifications to this location if needed. 

12. Fire Truck Movements – On this plan sheet or another, please illustrate AutoTURN 
turning movements for a Pierce Fire Truck (duel axle; 110 ft. ladder) through the parking 
lot’s primary thoroughfare. This will be helpful for our Fire Marshall to see how a 
standard Southern Platte Fire Protection District (SPFPD) truck will maneuver 
throughout the site; and show you areas where curbs may be impacted in the parking 
lot. 

 
Preliminary Site Lighting Plan (SD-03) 

13. Street-Front Lights – On MO-9 Hwy along Park University into downtown, the City has 
14-foot decorative KCP&L poles with 10,000 Lumen LED decorative luminaires. 
Additionally, the installation of 15 additional decorative streetlights is planned throughout 
downtown Parkville in 2018. Because the subject property area is identified as being 
within downtown Parkville in our Vision Downtown Parkville master plan, and is within 
the boundaries of the Parkville Old Towne Market Community Improvement District 
(POTMCID), the City prefers the street-front lights along East St. / MO-9 Hwy be 
consistent street lights be consistent and be the same type/fixtures as the existing 
decorative streetlights. As a result, please modify the Streetfront Accent Fixtures to this 
type (the City will provide a copy of the lighting specifications in a subsequent e-mail). 

 
Again, please distribute these comments to your team, revise the plan sheets and provide us 
updated paper (2 copies) and electronic copy (1) of the revised plan sheets by noon of Friday, 
March 9, 2018. We are also happy to meet again or conference to discuss these comments in 
more detail if necessary. Please let us know if you have any questions. Thank you. 
 
Sincerely, 
 
CITY OF PARKVILLE 
 
 
 
Stephen Lachky, AICP, CFM 
Community Development Director 
 
CC:  Alysen Abel, Public Works Director 
 Jay Norco, City Engineer 
 Paul Giarratana, Jr., Building Official 
 Dean Cull, Fire Marshall (Southern Platte Fire Protection District) 
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