
City Planning and Development Department 

Development Management Division 

kcmo.gov/planning 
15th Floor, City Hall 

414 East 12th Street 

Kansas City, Missouri 64106-2795 (816) 513-8801

STAFF REPORT to Planning, Zoning & Economic Development Committee May 22, 2017 

Re: a) Case No. 12868-P-2 – A request to rezone from District B3-2 

Community Business (dash 3) to District B1-5 Neighborhood Business 

(dash 5) 

b) Case No. 12868-P-3 – A request to approve a development plan, also

serving as a preliminary plat, to allow creation of one lot and

construction of 256 multi-family units, retail commercial space, and

associated parking in District B1-5 Neighborhood Business (dash 5)

Location: Approximately 1.71 acre located at 331 Westport Road 

(southeast corner of Broadway Boulevard and Westport Road) 

Applicant: Joseph Downs, Opus Development 

Property Owner: CTK Westport, LLC 

Agent: John McGurk, Polsinelli, PC 

jmcgurk@polsinelli.com 

Neighborhood Associations Notified (per City’s database of registered associations) 

Plaza Westport Neighborhood Association, Erik Heitman, President 

Southmoreland Neighborhood Association, Greg Corwin, President 

Heart of Westport Neighborhood Association, Sheryl Windsor 

Existing Conditions/Surrounding Land Uses 

The 1.71-acre site is bordered by Westport Road on the north, Central Street on the east, 

Archibald Street on the south, and Broadway Boulevard on the west.  A two story building 

currently occupied a banking company is located on the southeast corner of Westport Road and 

Broadway Boulevard.  Although constructed over 100 years ago, the building is not considered 

historically significant.  The bank’s drive-through facility and a parking lot encompass the 

remainder of the property.  The southernmost row of vehicle parking is within the right-of-way 

of Archibald Street. The western portion of an east/west alley that once extended from Broadway 

Boulevard to Central Street has been vacated.   

Located on the remainder of the block are four buildings fronting onto Westport Road. Three of 

these parcels contain limited parking at the rear.   
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Surrounding land uses are commercial.        
 

Site shown in yellow (It should be noted that the City’s parcel viewer map is incorrect, 

showing that the eastern portion of the east/west alley has been vacated. Only the western 

portion of that alley has been vacated.) 
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Google photo from Broadway Boulevard, looking northeasterly with existing bank building on 

the left and drive-through facilities at the rear 

 
 

Google photo from intersection of Westport Road and Broadway Boulevard, looking 

southeasterly at existing bank building on the left and drive-through facilities at the rear 

 
 

Google aerial photo looking northwesterly
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Land Use/Area Plan Compliance          

The site is within the Midtown Plaza Area Plan area. The proposed development and zoning 

category comply with the land use recommendation of “Mixed Use Community”.  Several 

development guidelines have been shared with the applicant during the review process and have 

been incorporated. The original submittal complied with most of the guidelines, a resubmittal 

addressed several, and others will be further discussed.   

 

Rezoning           

The applicant requests to rezone from the current designation of District B3-2 to District B1-5.  

The current zoning, specifically the intensifier of “-2”, would permit a mixed-use structure of 

only 50 ft. height.   

 

The proposed development is six-stories above grade, except at the southwest corner of the site, 

at Broadway Boulevard and Archibald Avenue where there are seven stories. This is the low 

corner of this sloping site.  On this corner, the design of the two-level residential business center 

appears as a taller story.  Although actual heights above grade range from 70.42 to 83.25 ft., the 

average grade is 75 ft. high (along Broadway Boulevard).   

 

The maximum allowable floor area ratio of B3-2 is 2.2. As the development results in a FAR of 

4.55, rezoning is necessary.  The “-5” intensifier, as requested with rezoning to B1-5, has no 

height limitation and allows a maximum of 6.0 FAR.  However, it should be noted that the 

maximum height and FAR will be as shown on the development plan that is approved by the 

City Council. 

 

Table 120-2 

Lot and Building Standards (O and B Districts) 

   -1  -2  -3  -4 -5 
 

Floor area ratio 
 

 » Maximum 1.4 2.2 3.0 4.0 6.0 
 

Maximum Height 5 
 

 » Mixed-use buildings 
3
 40 50 60 70 None 

 
 » All other buildings 35 45 55 65 None 

 
 

As stated, rezoning is necessary to accommodate the proposed height. However, as all proposed 

uses may be accommodated within the B-1 district, the applicant was advised to rezone from B3 

to B1. District B1 limits the range of uses.   

 

Development Plan Review           

The plan proposes to raze all existing improvements located on the 1.71-acre site. Again, the 

development site does not include the four structures located on the south side of Westport Road, 

west of Central Street. 

 

http://online.encodeplus.com/regs/kansascity-mo/doc-view.aspx?pn=0&ajax=0&secid=3094
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Development would result in a mixed-use structure with 256 multi-family units, approximately 

8,507 sq. ft. of retail or restaurant space on the southeast corner of Westport Road and Broadway 

Boulevard, and 9,119 sq. ft. (per the plan originally submitted) of residential support space.  The 

revised plan provides additional space for a residential business center with conference rooms 

and flex meeting space.   
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A 275 space parking structure, with two levels of parking below grade and one at grade, as well 

as a 28 space surface parking lot provide a total of 303 spaces.  This is slightly in excess of code-

required parking of 284 spaces, at the rate of one space required per residential unit and 2.5 

spaces required per 1,000 sq. ft. of retail use.  A total of 48 parking spaces will be available for 

public use.  This includes new spaces accessed off the alley as well as 15 spaces approved by the 

Transportation and Development Committee to be constructed within the Archibald Avenue 

right-of-way. At that same meeting, the agreed that no additional right-of-way would be required 

for Archibald Avenue or Central Street. 

 

The alley (that portion not previously vacated) will be widened and function as two-way access, 

permitting delivery access to those business located at the southwest corner of Westport Road 

and Central Street.   

 

Bicycle parking is provided as required by code – 31 short-term and 92 long-term spaces.  Long-

term parking is provided within the parking garage. Short-term is shown along Broadway 
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Boulevard, to be located on the sidewalk within public right-of-way. The applicant will request 

an encroachment permit. 

 

Elevation drawings generally portray construction of a six-story brick building.  Uses vary along 

each façade.   

 

Approximately one-third of the north elevation, on Westport Road, provides 

restaurant/retail space on the first levels, wrapping around the corner of Westport Road and 

Broadway Boulevard.  The enclosed parking structure is located on the ground level, eastern 

portion of that façade.  Materials for the parking structure, on this elevation, consist of 

concrete wall panels and metal fence screen panels.  Above the first level will be five levels 

of multi family units, each with balcony.  Balconies (on all elevations) will be at least 15 ft. 

above the sidewalk or right-of-way, according to the architect; no encroachment permits will 

be required. Material is primarily a red-black blend brick, with recessed vertical dark gray 

wall panels (material not specified).  Ground level retail windows will be commercial 

storefront type, detailed to provide a lower kneewall, dark grey in color.  Apartment windows 

will be double hung and/or casement style, vinyl, double-glazed units of dark grey.  

Windows will be lightly tinted, to allow transparency. 

 

 
 

Along the east elevation (adjacent to buildings to the east to remain and then Central 

Avenue),  five levels of multi-family units, again with balconies and same materials as the 

north elevation, are located atop the enclosed parking structure. On this elevation, parking 

structure materials are brick with metal fence screen panels. Located mid-block is the 

entrance to the leasing office and the parking garage.  Concrete wall panels are shown on the 

leasing office façade.  
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The southern elevation, along Archibald Street, slopes upward from west to east. This 

elevation is again five levels of multi family units (except at the corner of Archibald Street 

and Broadway Boulevard where the residential business center and fitness/pool are located).  

The parking garage is located on the first level, within roughly the eastern two-thirds of the 

block, with an additional level located underground.  The residential business center occupies 

two stories above grade, with the fitness/outdoor pool area atop, sheltered by a pergola. 

Windows are as previously described, with those on the lower levels of commercial 

storefront style, with divided-lite fenestration. The grid styling, according to the architect, 

relates to older buildings in the area.    

 

 
 

The western elevation, on Broadway Boulevard, slopes downward from north to south. 

This elevation offers restaurant/retail space, wrapping the corner the corner of Broadway 

Boulevard and Westport Road and extending southerly for approximately one-fourth of the 

Broadway frontage.  Past the commercial frontage, moving southerly, a leasing lobby and 

resident services encompass the remainder of this frontage.  Revised elevations portray 

extensive glazing, offering transparency on Broadway Boulevard and thus meeting the 60% 

transparency requirement of the Boulevard and Parkway Standards.  The second level of the 

Broadway frontage includes the fitness/pool area with pergola. The parking structure is not 

visible on this elevation, as two levels of parking are located underground. 
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Landscaping consists of street trees to be planted within the right-of-way of all perimeter 

streets.  In accordance with a streetscape plan approved for Broadway Boulevard, the developer 

will install planters.  As the planters will be within the public right-of-way, an encroachment 

permit will be required. 

 

The parkland requirement equates to 3.07 acres. A portion of this may be met if acreage for the 

private open space for the pool area is specified.  Otherwise, the developer is required to pay 

money in lieu of dedication in the amount of $115,698.52. 

 

Stormwater detention will be provided within an underground detention system located near 

the southwest corner of the property.   

 

Issues/Analysis            

 

 Land use and character of Westport 

Discussion continues regarding this and other proposed development in the Westport 

area, with many expressing concern with the potential for infill development to alter the 

character of Westport, historical and otherwise.  The current project would replace a large 

surface parking lot with a mixed-use multi-family residential/commercial development. 

While the bank building, dating to the late 1800’s, on the corner of Westport Road and 

Broadway Boulevard would be razed, it has been determined that this building has been 

altered through the years to the extent that is not deemed historically significant. Further, 
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the structure is not historically designated.  

 

Additional residential units and new neighbors in the area result in customers and 

clientele for current and future business in the area.  Further, density supports provision 

of improved transit. 

 

 East/west alley, a portion of which has been vacated 

Staff has received communication regarding the alley.  As stated, the western portion of 

this alley has been vacated.  The plan indicates that eastern portion of the alley (that has 

not been vacated) will remain as public right-of-way and available for use. A question 

has been raised regarding the legal right of adjacent businesses to continue to use the 

alley as it exists, including that portion that has been vacated. This is a private matter, to 

be addressed by attorneys for the applicant and those representing other property owners.   

 

 Height/scale/massing/density 

Concern has been expressed regarding the size of the project in regard to height, scale, 

and massing. The Midtown Plaza Area Plan does not recommend a maximum height for 

this site. Staff supports the proposed height (which necessitates rezoning), due to the 

location of this project at major intersection, where the scale is appropriate. While the 

project will be significantly higher than adjacent two and three story structures, the 

horizontal elements and architecture of the lower levels provide visual transition to 

neighboring structures.  Revised elevation for the Westport Road façade (north) indicate 

a two-story “massing element” that relates to the height of the buildings to the immediate 

east.  The Broadway Boulevard elevation has been revised to provide variation in height 

and form to the first level, to better relate to surrounding one and two story buildings.  

The upper multi-family levels are offset, further enhancing massing. 

 

 Architecture 

As stated, staff has met with the applicant and received revised plans.  Revised elevation 

drawings depict design that respects the lower heights of adjacent structures to remain, 

particular those on Westport Road.  In addition, materials and colors have been revised to 

better reflect the character of the area.  Revised elevations indicate stencil-cut metal 

panels at the Westport Road retail façade as well as on higher levels of the building on 

the corner of Westport Road and Broadway Boulevard. The brick wall segments on 

Broadway Boulevard will be complemented with two vertical trellis features. Vines 

planted in a sidewalk bed will climb the trellises to soften and add human scale to the 

façade.  

 

 Parking/traffic 

The project meets code requirements in regard to parking and, to its credit, does not 

provide excessive parking.  Provision of excess parking does not support or encourage 

use of transit or other means of transport such as walking or bicycling.  Concern has been 
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expressed regarding the loss of the 72 spaces within the existing parking lot, used by 

patrons of several neighborhood businesses. Although not required to replace those 

spaces – as the lot does not provide required parking for any business other than the 

existing bank, whose operation will cease – this development would replace 48 of these 

spaces. Often, many future residents of the project will be able to walk or use transit to 

frequent area establishments and therefore will not increase traffic or parking demand. 

 

 Broadway Boulevard activation 

As stated, after discussion regarding several design issues, the applicant has submitted 

revised plans and elevations.  However, a point of contention remains, involving 

proposed use of tenant space on the Broadway Boulevard elevation and the city’s desire 

to create active uses within the corridor.   

 

Originally, the plan proposed a portion of the parking structure wrapping around the 

corner of Archibald Street and Broadway Boulevard.  The revised plan removes the 

parking garage from view of Broadway Boulevard and the western portion of Archibald 

Street, portraying a resident business center on that corner. This use, as well as addition 

of considerable vision glass and lowering of windows serves to increase the transparency 

on Broadway Boulevard. This provides the pedestrian with a somewhat active 

experience, compared to walking next to the wall of a parking garage.   

 

However, staff contends that more active uses and establishments, such as retail or 

restaurant with outdoor dining, should be placed along the project’s Broadway frontage. 

Although a restaurant occupies the northwest corner of the building and commercial 

space extends along a portion of Broadway, the remainder of that frontage is occupied by 

the leasing office for the multi-family development and, as mentioned, a resident business 

center. 

 

 The Midtown Plaza Area Plan recommends that in mixed-use areas such as the 

neighborhood in which this project is proposed, development should maintain and 

reinforce street-level pedestrian activity.  This can be accomplished by provision of first-

floor uses such as retail and restaurant space. 

 

The applicant has stated their reluctance to offer additional commercial space along this 

frontage, as it would increase and exacerbate the demand for parking.  Individuals 

testifying at City Plan Commission shared the same concern regarding provision of 

additional commercial space. The developer offered, during the City Plan Commission 

hearing, to place the following statement on the plan: “Future potential commercial lease 

space at the corner of Broadway Boulevard and Archibald may be accommodated at a 

later date should parking needs subside”. 
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Recommendation: 

 

The City Plan Commission on May 16, recommended approval of: 

Case No. 12868-P-2 – A request to rezone from District B3-2 Community Business (dash 3) to 

District B1-5 Neighborhood Business (dash 5) 

City Planning & Development Department staff recommends approval of the request to 

rezone. 

 

Further, the Commission recommended approval of: 
Case No. 12868-P-3 – A request to approve a development plan, also serving as a preliminary 

plat, to allow creation of one lot and construction of 257-unit multi-family units, retail 

commercial space, and associated parking in District B1-5 Neighborhood Business (dash 5) 

subject to the following conditions: 

 

Condition 1 per Patty Noll (patty.noll@kcmo.org) (816) 513-8826 and others as noted 

1. That the plan be revised as follows: 

a) Portray pedestrian lighting on Broadway Boulevard (at this time, state on the plan that 

details will be provided with the construction drawings);  

b) Per the Midtown Area Plaza Plan, portray that walkways and plazas are clearly 

delineated or spatially separated from parking and driveways through use of elements 

including bollards, lighting, landscaping, and special pavement treatments. Where a 

walkway crosses a street, drive-aisle or driveway, it should be clearly delineated by a 

change in paving materials, color, texture, or height (at this time, state on the plan that 

details will be provided with the construction drawings 

c) That the following statement be placed on the plan: “Future potential commercial 

lease space at the corner of Broadway Boulevard and Archibald may be 

accommodated at a later date should parking needs subside.”; 

 

Per John Hastings, Fire Marshal’s Office, John.Hastings@kcmo.org, (816) 513-4643, 

provide: 

d) An explanation of the extent, height of, and fire protection of the garage; 

e) Interior roadway truck turning templates (radius); 

f) Area entitled “Elec/Water/Fire” explanation (Plan Page A 1.1,A 2.1)  FDC location 

within 100’ of hydrant; 

 

Per Richard Allen, Parks & Recreation Department, Richard.allen@kcmo.org, (816) 513-

7713: 

g) Remove planters, short term bicycle parking, steps from the Broadway Boulevard 

right-of-way or else state on the plan that the applicant will seek an encroachment 

permit; 

h) Show and label existing conditions including width of all right-of ways and 

mailto:patty.noll@kcmo.org
mailto:John.Hastings@kcmo.org
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centerlines; 

i) Identify Park & Recreation jurisdictional right-of-way on the plan;   

j) Distinguish public versus private utilities on the plan; 

k) Show and label sidewalks, curbs, and gutters as they exist adjacent to project 

frontage, and correctly within the right-of ways.  Show and label proposed sidewalks, 

curbs, and gutters.   Show and label sidewalks, curbs, and gutters that need to be 

repaired or reconstructed; 

l) Show all trees to be removed for utilities, grading, and/or street improvements by 

denoting the area with a label of “TREES TO BE REMOVED.”  Tree removal may 

be shown as individual trees for linear construction or by the acre for large areas of 

site disturbance; 

m) Show all individual or areas of trees to be preserved within the limits of the plan area 

by denoting the area with a label of “TREES TO REMAIN”; 

n) Depict typical sections for Broadway Boulevard and all Parks and Recreation 

jurisdictional streets, showing elements of standard street section improvement, 

including sidewalks, curb and gutters, pavement widths, street grades, etc. in relation 

to proposed right-of way widths. 

 

Conditions 2 through 11 per Brett Cox (brett.cox@kcmo.org) (816) 513-2509 

2. The developer shall submit a Storm Drainage analysis from a Missouri-licensed civil 

engineer to the Land Development Division evaluating proposed improvements and 

impact to drainage conditions.  Since this project is within a "Combined Sewer 

Overflow" (CSO) district, the project shall be designed to retain rainfall of 1.5 inch depth 

over the entire site to simulate natural runoff conditions and reduce small storm discharge 

to the combined sewer system.  Manage the 10-year storm and 100-year storm per 

currently adopted APWA standards.  The analysis shall be submitted prior to issuance of 

any building permits, and the developer secure permits to construct any improvements 

required by the Land Development Division prior to issuance of any certificate of 

occupancy. 

 

3. The developer must subordinate to the City all private interest in the area of any right-of-

way dedication, in accordance with Chapter 88 and as required by the Land Development 

Division, and that the owner/developer shall be responsible for all costs associated with 

subordination activities now and in the future. 

 

4. After the City Plan Commission enters its disposition for the development plan, the 

developer shall not enter into any agreement that would encumber or otherwise have any 

impact on the proposed right-of-way dedications for the planned project without the prior 

written consent of the Land Development Division. 

 

5. The developer shall submit verification of vertical and horizontal sight distance for the 

drive connection to public right-of-way to the Land Development Division and make 

mailto:brett.cox@kcmo.org
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improvements to ensure local jurisdiction and/or minimum AASHTO adequate sight 

distance standards are met, prior to issuance of any certificate of occupancy.    

 

6. The developer must pay impact fees as required by Chapter 39 of the City's Code of 

ordinances as required by the Land Development Division. 

 

7. The developer submit a letter to the Land Development Division from a Licensed Civil 

Engineer, Licensed Architect, or Licensed Landscape Architect, who is registered in the 

State of Missouri, to identifying sidewalks, curbs, and gutters in disrepair as defined by 

Public Works Department's "OUT OF REPAIR CRITERIA FOR SIDEWALK, 

DRIVEWAY AND CURB revised 4/8/09" and base on compliance with Chapters 56 and 

64 of the Code of Ordinances for the sidewalks, curbs, and gutters where said letter shall 

identify the quantity and location of sidewalks, curbs, gutters that need to be constructed, 

repaired, or reconstructed to remedy deficiencies and/or to remove existing approaches no 

longer needed by this project.  The developer shall secure permits to repair or reconstruct 

the identified sidewalks, curbs, and gutters as necessary along all development street 

frontages as required by the Land Development Division and prior to issuance of any 

certificate of occupancy permits including temporary certificate occupancy permits.   

 

8. The owner/developer must submit plans for grading, siltation, and erosion control to Land 

Development Division for review and acceptance, and secure a Site Disturbance permit for 

any proposed disturbance area equal to one acre or more prior to beginning any 

construction activities. 

 

9. The developer shall submit an analysis to verify adequate capacity of the existing sewer 

system as required by the Land Development Division prior to issuance of a building 

permit to connect private system to the public sewer main and depending on adequacy of 

the receiving system, make other improvements may be required. 

 

10. The developer provide acceptable easement and secure permits to relocate sanitary sewers 

out from under proposed buildings and structures, etc., while continuing to ensure 

individual service is provided to all proposed lots as required by Land Development 

Division prior to issuance of a building permit. 

 

Conditions 11 through 12 per Richard Allen, Parks and Recreation; Richard.allen@kcmo.org, 

(816) 513-7713 

11. That the developer pay money in lieu of dedication of parkland fee in amount of 

$115,698.52 or dedicate 3.07 acres of private open space.  (Note: credit may be provided 

for the pool/clubhouse area if that square footage is provided). Calculation is determined as 

follows: 256 units x .006 x 2 =3.07 acres x $37,662.28 =$115,698.52. 

 

12. That the developer secure permits for the sidewalks within the development at the time 
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street improvement permits are secured.  Sidewalks shall be installed per the sidewalk 

installation plan. 

 

13. That the developer submit a letter to the Parks and Recreation Department from a Licensed 

Civil Engineer, Licensed Architect, or Licensed Landscape Architect, who is registered in 

the State of Missouri, stating the condition of the sidewalks, curbs, and gutters along 

Broadway Boulevard.  The letter must identify state of repair as defined in Chapters 56 and 

64 of the Code of Ordinances for the sidewalks, curbs, and gutters.  It shall identify the 

quantity and location of sidewalks, curbs, gutters that need to be constructed, repaired, or 

reconstructed.  The developer shall secure permits to repair or reconstruct the identified 

sidewalks, curbs, and gutters as necessary along all development street frontages, as 

required by the Parks and Recreation Department, prior to recording the plat. 

 

14. The developer secure permits to construct new, repair existing, or reconstruct sidewalks, 

curbs, and gutters as necessary along all development street frontages in accordance with 

Chapters 56 and 64 of the Code of Ordinances, as required by the Parks and Recreation 

Department, prior to issuance of any certificate of occupancy. 

 

15. That the developer comply with Boulevard and Parkway Standards established by 

Ordinance 150544 and described in Sections 88-323, 88-405-D, 88-450, 88-810-192, 88-

810-512, 88-810-1108 and 88-810-2165 for development on Broadway Boulevard in 

regard to setback of buildings, orientation of entrance, transparency on ground floor of 

development; allowable land uses, parking lots, and driveway approaches. 

 

16. That the developer submit a streetscape plan with street tree planting plan for approval and 

permitting by the Parks and Recreation Department prior to beginning work in the public 

right-of-way.  

 

Condition 17 per Bill Watson, City Planning & Development, Plans Review Division; 

bill.watson@kcmo.org, (816) 513-1574 

17. That the developer secure any necessary encroachment ordinances for any balconies, 

egress doors, or other structures or functions that encroach into the public right-of-way.  

 

Condition 18 per Jade Liska, Aviation; jade.liska@kcmo.org, (816)243-3045 

18. This project is located within the airport height zone established pursuant to section 6-72 of 

the Code of Ordinances, with a maximum allowable elevation for any structure of 1600 

feet.  The applicant will comply with the requirements of Chapter 6, Article III of the Code 

of Ordinances. 

 

Respectfully Submitted, 
Patricia A. Elbert Noll, Planner  

Patty.Noll@kcmo.org(816) 513-8826 

mailto:jade.liska@kcmo.org
mailto:jade.liska@kcmo.org
mailto:Patty.Noll@kcmo.org

