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Case Number  June 15-112RZ 
 

Case Type Rezoning  
 

Project Name Patriot Club PUD 
 

 
 
Applicant/Owner Gary D. Willis 
 13207 N. Home Road 
 Liberty, MO 64068 
 
 

Request Rezoning from Residential Low Density District (R-1A) to 
Residential Low Density District (R-1A) with a Planned Unit 
Development (PUD) overlay district. 

  

 
 

Application Submittal 2015-04-29 
 

Public Notice Published 2015-05-14 
 
Neighbor Letters Sent 2015-05-15 
 

Report Date 2015-05-27 
 

 
 

REPORT AUTHOR(S) Debbie Viviano, Planner 
 Matt Tapp, Director 
  
 
Recommendation APPROVAL with conditions 
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  General Information 
 

Site Location: 13207 N. Home Road 
 Section 12 | Township 52 | Range 32 
  

Site Size: 10.14 Acres 
 

Existing Landuse & Zoning:   Residential Low Density District (R-1A)  
 

Zoning/Platting History:    Reeves Addition, recorded 11/12/96 
 

Surrounding Landuse & Zoning: 
 

North –  Reeves Addition (R-1A), AG and R-1 Zoned Land 
East –   Green Acres Estates and East (R-1), Agricultural (AG) Zoned Land, Oakbrook 1

st
 

Plat (R-1A/CD)  
South – Reeves Addition (R-1A), Agricultural (AG) Zoned Land, Elizabeth Acres (RU-80) 
West – Agricultural (AG) Zoned Land, Millen Subdivision Replat (R-1A), Ballybrook Estates 

(R-1A), City of Kansas City (Approx.1½ miles) 
 

Current Conditions:   

  

Courtesy Clay County Assessor 
GIS/Mapping 
 
 

Courtesy Microsoft® Bing™ 
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  Assessment 
 

Gary Willis is requesting Rezoning approval from Residential Low Density District (R-1A) to 
Residential Low Density (R-1A) with a Planned Unit Development (PUD) overlay district for 
proposed Lot 4 of Reeves Addition, 10.14 acres located at 13207 N Home Road. 
 

Mr. Willis would like to provide a place for youth members of the Patriot Club to work together 
as a team, and learn cooperation through team sports such as basketball, baseball, softball and 
basic speed, strength and agility training located inside a 60 X 100 building to the rear of his 
residence (see Attachment D and E). 
 

2008 Comprehensive Plan Considerations 
The Comprehensive Plan (“Plan”) indicates that the subject property is located in 

the . 
 

The following tables illustrate two (2) of the most pertinent policies shaped by the Plan.  The first 
(1st) table shows the land use tiers and corresponding guidelines, and the second (2nd) explains 
the exceptions to the 20-acre minimum lot size policy as directed by the Plan. 
 

 

UURRBBAANN  SSEERRVVIICCEESS  TTIIEERR 
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Character of the General Neighborhood 
Agricultural (AG) zoned property is in each direction of the property. Reeves Addition (R-1A) 
subdivision is to the north, and to the south Elizabeth Acres (RU-80). Green Acres Estates (R-!) 
and Oakbrook 1st Plat (R-1A/CD) are to the east.  Millen Subdivision Replat (R-1A) and 
Ballybrook Estates (R-1A), with the City of Kansas City within about 1½ miles to the west. [See 
Attachment B].  
 

LDC Considerations 
The rezoning application was properly noticed in the Kearney Courier on May 14, 2015.  
Adjacent property owners within the statutory law mandated 1,000 foot distance were notified by 
means of a certified letter dated mailed on May 15, 2015. The petitioner should fully address the 
five (5) rezoning criteria in the Land Development Code (LDC) which requires the following 
standards be met with a rezoning application (LDC Section 151-3.3 F): 
 

1. Whether or not the proposed amendment corrects an error or inconsistency or meets 
the challenge of a changing condition in the area; 

  

2. Whether or not the proposed amendment is consistent with the Comprehensive Plan 
and the stated purpose and intent of Sec. 151-1.7; 

  

3. Whether or not the proposed zoning district as a whole allows development that is 
compatible with existing uses and zoning of nearby property; 

  

4. Whether or not the county and other service providers will be able to provide 
adequate public facilities and services to the subject property, while maintaining 
adequate levels of service to existing development; and 

  

5. Whether or not the proposed amendment would result in significant adverse impacts 
on other property in the vicinity of the subject tract or on the environment, including 
air, water, noise, storm water management, and natural resources. 
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In addition to the above approval rezoning criteria, the petitioner should fully address the three 
(3) criteria required for a Planned Unit Development (PUD) overlay plan approval criteria be 
(LDC Section 151-3.8 (G)): 
 

1. The PUD Concept Plan is consistent with sound planning practice and the development 
will promote the general welfare of the county; and 
 

2. A PUD is necessary to address a unique situation or represents a substantial benefit to 
the county, compared to what could have been accomplished through strict application 
of otherwise applicable base zoning district standards; 
 

3. and the same development could not be accomplished through the use of other 
techniques, such as rezoning to a non-PUD district or Variances. 

 

Outside Agency Review 
The Clay County Highway Department has noted that “the existing driveway … meets all Clay 
County Technical Standards and Design Criteria.” 
 

In an email dated 05/26/2015, the Clay County Health Department has given preliminary and 
final approval.  The Public Water Supply District No. 6 of Clay County presently provides water 
service for the property. The Kearney Fire District serves the property. Platte-Clay Electric 
presently serves the property and has the necessary facilities to serve the request.  
 

  Findings 
 

A Planned Unit Development (“PUD”) overlay zoning district is a type of development plan and 
zoning tool used to address mixed use development of residential and non-residential (e.g. 
commercial or semi-commercial) uses. The complete proposed request is presented under 
Attachment D and E below with a business plan and site plan drawing for Lot 4 of Reeves 
Addition.  
 

Staff advises that the proposed Patriot Club best fits within a PUD classification due to the 
mixed use element of a semi-commercial athletic training complex being located on a residential 
property. The Patriot Club is to be located towards the back portion of the subject property 
within a new proposed 60’ x 100’ accessory building.  Under the current zoning classification (R-
1A), each accessory structure must not cover more of the lot than the principal dwelling unit nor 
exceed the height of the principal dwelling unit. 
 

Section 151-10 of the LDC requires development standards for off-street parking as a new use 
is established.  Staff would classify the Patriot Club as an “Outdoor sales or display area (over 
3,000 square feet)” under the Off-Street Parking Schedule “B” in the LDC.  Schedule “B” 
requires one (1) parking space per 1,000 square feet of building space.   
 

In relation to the subject request, this would calculate out to be a minimum number of six (6) off-
street parking spaces since the Patriot Club would be utilizing the new proposed 6,000 ft2 
accessory building.  In addition, one parking space must meet American Disabilities Association 
(ADA) universal accessible space standards.  The submitted business plan calls out for a 100’ x 
40’ space (4000 ft2) for parking area.  The applicant also proposes that the parking lot surfacing 
would include large-sized concrete rocks (also known as “clean rock”). 
 

Increases in required off-street parking initiated by future development and/or buildings would 
be addressed prior to the issuance of any building permits in accordance with Section 151-10 of 
the LDC.  The required parking spaces and drives shall be ready for use and approved by the 
Planning and Zoning Director prior to issuance of a certificate of occupancy. 
 



 

Report to Planning & Zoning Commission 

 

Clay County, Missouri 
 

 
June 15-112RZ – Patriot Club/PUD  6 of 13 

Section 151-10.1 (F) (4) of the LDC addresses the required roadway and parking area surfacing 
type for all non-residential development/uses, and states: 
 

“All off-street parking areas, drive aisles, internal roadways, and loading areas for all uses except 
agriculture or single-family uses in the AG, R-1 or R-5 districts shall be paved and kept in a dust-
free condition at all times.  Paving shall consist of asphaltic concrete with a minimum thickness of 
4 inches, Portland cement concrete with an equivalent thickness, or bricks or paving blocks 
intended for outdoor use by motor vehicles”. 

 

An approved PUD would allow for greater flexibility from these code requirements.  As such, 
staff recommends that the proposed accessory structure and parking area as designated on the 
site plan be allowed if approved by the Commission and properly screened from view by 
adjacent property and public roadway by fencing, vegetative plantings, berms, or a combination 
thereof that effectively block the view. 

 

Restroom facilities for users of the accessory building will be handled with a restroom inside the 
building. 

 

  Recommendations 
 

It is the recommendation of Staff that the request for Rezoning from Residential Low Density 
District (R-1A) to Residential Low Density District (R-1A) with a Planned Unit Development 
(PUD) overlay district for Lot 4 Reeves Addition be approved, subject to the petitioner 
addressing all rezoning standards and the following conditions as shown in Exhibit A: 
 

Exhibit A 
 

1. Any future new or additions to structures will need to have building plans submitted and 
approved by the fire district before a building permit will be issued, and then prior to a 
Certificate of Occupancy being issued a letter of compliance is required from the fire 
district. 
 

2. Any buildings tied to the Patriot Club must be adequately shielded from view by 
adjacent property and public roadway by fencing, vegetative plantings, berms, or any 
combination thereof that effectively block the view 

 

3. Off-street parking areas, drive aisles, and driveways may consist of a minimum of 
large 2-inch clean rock surfacing.  However, if reasonable and prudent nuisance 
complaints are received by County staff for dust generation caused by this approved 
surfacing, then it must be improved to a paved condition which may only include 4-
inch concrete, or asphalt or chip-and-seal of equal thickness. 

 

4. Increases in required off-street parking initiated by future development and/or 
buildings would be addressed prior to the issuance of any building permits in 
accordance with Section 151-10 of the LDC.  The required parking spaces and drives 
shall be ready for use and approved by the Planning and Zoning Director prior to 
issuance of a certificate of occupancy. 

 

5. Lighting shall be directed downward and shielded from direct glare on nearby 
properties and roadways. 

 

6. No signage is allowed beyond what is permitted by LDC Section 12. 
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     Attachments 
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Attachment A – Vicinity Map 
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Attachment D – Applicant Business Plan 
(3 pages) 
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June 15-112RZ – Patriot Club/PUD 

Attachment E – Applicant Site Plan Drawing 


