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Project Name 

North Star at Auburndale 

 

Docket #8.1, 8.2  

 

Request 

8.1 CD-CPC-2023-00080 

Area Plan Amendment 

8.2 CD-CPC-2023-00055 

Rezoning to UR/MPD 

 

Applicant 

Rachelle Biondo 

Rouse Frets White Goss Gentile Rhodes 

4510 Belleview Ave, Kansas City, MO 64111 

 

Owner 

North Star United Methodist Church Inc 

PO Box 758, Liberty, MO 64069 

 

APPROVAL PROCESS 

 
 

PROJECT TIMELINE 

The application for the subject request was filed on 4/13/2023. No 

scheduling deviations from 2023 Cycle K have occurred.  

 

NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

The subject site is not located with a registered neighborhood or 

homes associations. 

 

REQUIRED PUBLIC ENGAGEMENT 

Public engagement as required by 88-505-12 does apply to this 

request. Applicant hosted a meeting on 5/16/23. A summary of 

the meeting is attached to the staff report, see Attachment #3. 

 

EXISTING CONDITIONS 

The subject site currently contains one structure, the North Star 

United Methodist Church at the southernmost tip of the site. The 

remaining area of the site is undeveloped. 

 

SUMMARY OF REQUEST + KEY POINTS  

The applicant is seeking approval of a major amendment to a 

previously approved MPD, which also serves as a preliminary plat, 

to allow for commercial and residential development in district 

MPD on about 22.89 acres generally located at 11250 N Eastern 

Avenue. 

 

CONTROLLING + RELATED CASES 

Case No. 11931-CUP-5 - Amended a preliminary CUP plan to 

allow for a church instead of approximately 60 single-family patio 

homes and 25 single-family residential lots and other revisions.  

(Ordinance No. 040201, passed March 18, 2004)  

  

PROFESSIONAL STAFF RECOMMENDATION 

Docket #8.1   Approval 

Docket #8.2   Approval with Conditions  

 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

11250 N Eastern Avenue 

About 23 acres  

MPD 

1st  

Clay 

North Kansas City 250  

Surrounding Land Uses 

North:   Residential, undeveloped uses, 

zoned MPD, R-7.5 

South: Residential Uses, zoned R-7.5 

East: Undeveloped uses, zoned R-7.5 

West: Residential uses, zoned R-7.5 

 

Major Street Plan 

NE Cookingham Drive is identified on the 

City’s Major Street Plan as a Thoroughfare 

and N Eastern Avenue is identified as a 

Local Link. 

 

Land Use Plan 

The Shoal Creek Area Plan recommends 

Institutional for this location. 

 

  

Staff 
Review

City Plan 
Commission

City Council

http://www.kcmo.gov/cpc
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PLAN REVIEW 

The proposed rezoning to MPD, acting as a major amendment, with preliminary development plan is for a 

mixed use residential and commercial development on a site with an existing church. The plan indicates that 

all uses permitted in the B3 zoning district are permitted on Lots 34 and 35, with the exception of adult uses, 

pawn shops, and short term loan establishments. The preliminary plat in the plan set will subdivide the existing 

parcel and create 36 new lots four tracts. Lots 1-34 are designed for detached homes, lot 13A is where the 

existing church will remain, lots 35 and 36 are for commercial buildings, tracts A and D will accommodate 

stormwater, and tract C will contain a pedestrian trail connecting the existing residential neighborhood to this 

MPD. 

 

All internal roads proposed on the site will be public and contain public utilities. The site will have 2 access 

points off N Eastern Avenue. Pedestrian connections between the two commercial buildings are shown on the 

plans.  

 

The proposed drive-through uses will be screened with street trees and a retaining wall. Proposed plant species 

include Eastern Redbud, White Fir, Spruce, Cedar, Sugar Maple, St. Johnswort, and Chokeberry. Street trees for 

the residential lots will be planted prior to receiving a final Certificate of Occupancy.  

 

Proposed architectural materials for the commercial buildings include stucco, brick, faux wood siding, and cast 

stone. The applicant provided additional design elements to the facades that face HWY 291.  

 

PLAN ANALYSIS 

Residential, Commercial Building (88-110, 88-120), Use- Specific (88-300), and Development Standards (88-

400) 

Standards Applicability Meets More Information 

Lot and Building Standards (88-110, 

88-120) 

Yes Yes  

Accessory or Use- Specific Standards 

(88-340) – Drive-Through Facilities 

Yes Yes  

Boulevard and Parkway Standards 

(88-323) 

No N/A  

Parkland Dedication (88-408) Yes Yes Subject to conditions 

Parking and Loading  

Standards (88-420) 

Yes Yes  

Landscape and Screening Standards 

(88-425) 

Yes Yes Subject to conditions 

Outdoor Lighting Standards (88-430) Yes Yes Subject to conditions 

Sign Standards (88-445) Yes Yes Subject to conditions 

Pedestrian Standards (88-450) Yes Yes  
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SPECIFIC REVIEW CRITERIA 

Zoning and Development Code Map Amendments, Rezonings (88-515-08) 

In reviewing and making decisions on proposed zoning map amendments, the City Planning and Development 

Director, City Plan Commission, and City Council must consider at least the following factors:  

A. Conformance with adopted plans and planning policies;  

The proposed rezoning and associated MPD plan are mostly in compliance with adopted plans and 

policies. The associated Area Plan amendment application, will change the designated future land use 

from entirely institutional to institution where the existing church is located, residential low density where 

the proposed residential lots are, and mixed use community where the commercial lots are located.  

B. Zoning and use of nearby property;  

There is a residential neighborhood to the west and north of NE Cookingham Drive, zoned R-7.5. The 

areas to the east are mostly undeveloped and zoned R-7.5 and MPD. 

C. Physical character of the area in which the subject property is located;  

Most of the undeveloped nearby property appears to have been used for agriculture and is mostly flat. 

D. Whether public facilities (infrastructure) and services will be adequate to serve development allowed by 

the requested zoning map amendment; 

The site is served by existing utilities. Public mains will be extended into the proposed public roads on the 

site to serve all new lots.  

E. Suitability of the subject property for the use to which it has been restricted under the existing zoning 

regulations; 

The current MPD zoning only accounts for the church. The previously approved plan amended a prior 

plan that called for residential, thus this major amendment is required because the most recent MPD 

plan did not call for any uses or creation of new lots. There are no options for development on the site 

unless the MPD is amended.  

F. Length of time the subject property has remained vacant as zoned; 

All of the site except the south portion has remained undeveloped since at least 2017.  

G. The extent to which approving the rezoning will detrimentally affect nearby properties; and 

This major amendment is expected to increase vehicular traffic; however, there are no new through-

streets proposed to the existing residential neighborhood. Traffic is expected to be contained within the 

subject site area. The traffic impact study was reviewed by City staff and was also routed to MODOT for 

review. 

H. The gain, if any, to the public health, safety, and welfare due to denial of the application, as compared 

to the hardship imposed upon the landowner, if any, as a result of denial of the application.  

There is no expected gain to public health, safety, or welfare in the case of denying this project. No new 

development can occur on this site without approval of a major amendment to the previously 

approved plan. 

 

Development Plans, Project Plan, or Site Plan (88-516-05) 

In order to be approved, a development plan, project plan, or site plan must comply with all of the following 

criteria:  
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A. The plan must comply with all standards of the Zoning and Development Code and all other applicable 

city ordinances and policies;  

The approval of the Area Plan amendment will allow the development plan associated with this major 

amendment to the MPD to be compliant with long range planning policy. The plans are compliant with 

the Zoning and Development Code, subject to the conditions applied by City staff. 

B. The proposed use must be allowed in the district in which it is located;  

The mixture of uses is permitted with the approval of this MPD. All uses will be located on separate lots. 

C. Vehicular ingress and egress to and from the site, and circulation within the site must provide for safe, 

efficient, and convenient movement of traffic not only within the site but on adjacent roadways;  

Vehicular circulation around the site will provide adequate access to all lots. The proposed streets will 

be self-contained on the site and not connect to the adjacent neighborhood. Staff requested there be 

a vehicular connection to establish a cohesive, mixed-use development; however, staff and the 

applicant agreed the developer will provide a pedestrian connection between the existing 

neighborhood and the site instead.  

D. The plan must provide for safe, efficient, and convenient non-motorized travel opportunities, being 

pedestrian and bicycle movement, on the subject site; 

Pedestrian connection is provided along the proposed streets, which is required by Public Works 

standards. At staff’s request, there will be a pedestrian connection between lots 24 and 25 to connect 

the existing neighborhood to the proposed development. This connection will allow residents in the 

adjacent neighborhood to access the commercial buildings without having to walk all the way south 

on N Bristol Avenue and then north on N Eastern Avenue towards NE Cookhingham Drive.  

E. The plan must provide for adequate utilities based on City standards for the particular development 

proposed.  

The site is served by existing utilities. Public mains will be extended into the proposed public roads on the 

site to serve all new lots.  

F. The location, orientation, and architectural features, including design and material, of buildings and 

other structures on the site must be designed to be compatible with adjacent properties. 

Conceptual building elevations were provided in the plan set for the two proposed commercial 

buildings. Materials proposed include stucco, brick, faux wood siding, and cast stone. The applicant 

provided additional design elements to the facades that face HWY 291. 

G. Landscaping, berms, fences, and/or walls must be provided to buffer the site from undesirable views, 

noises, lighting, or other off-site negative influences and to buffer adjacent properties from negative 

influences that may be created by the plan. 

Landscaping and screening are adequate and compliance with Code for street trees and screening of 

drive-through functions. The applicant provided a variety of native tree and shrub species. MPD Final 

plans are required prior to building permit, and staff will review the landscaping in more depth at that 

time.  

H. The design of streets, drives, and parking areas within the project should result in a minimum of area 

devoted to asphalt or other impervious surfaces consistent with the needs of the project and city code 

requirements. 

The total amount of impervious surface is not provided on the plans, but it is not expected to be in 

excess for the uses and building types.  
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I. The plan must identify trees to be removed and trees to be preserved during the development of the 

subject property with the goal of saving trees that are not required to be removed for the development 

of the property.  

All trees on the site were removed prior to the approval of the tree preservation ordinance (88-424), as 

noted on the plans.  

Master Planned Developments (88-520-03-G) 

In reviewing and making decisions on proposed MPD rezonings and preliminary development plans, review 

and decision-making bodies must consider at least the following factors:  

A. The preliminary development plan’s consistency with any adopted land use plans for the area;  

The Area Plan amendment associated with this case will create consistency with the proposed uses in 

changing from institutional to institutional, residential low density, and mixed use community. The 

location of residential low density will be complementary to the existing residential neighborhood to the 

west and south.  

B. The preliminary development plan’s consistency with the MPD district provisions of 88-280; and 

The proposed MPD meets criterion #3 for eligibility for a project to rezone to MPD—Mixed Use 

Development. The Code stipulates Mixed Use Development is “Developments that contain a 

complementary mix of residential and nonresidential uses.” The plans associated with this application 

include a mix of residential lots to accommodate detached housing, public/civic uses, and commercial 

uses. Although the commercial uses are primarily auto-oriented, there are pedestrian connections to 

serve the residential lots on site, as well as a pedestrian trail connecting to the neighborhood to the west 

in order for residents to access the proposed commercial uses on foot.  

C. The sufficiency of the terms and conditions proposes to protect the interest of the public and the 

residents of the MPD in the case of a plan that proposes development over a long period of time.  

Additional specificity has been added to the revised plans stating which lots allow commercial uses, 

specifically permitted by Code for the B3 district, as well as the lot where the existing church is located 

will permit all uses in the public/civic classification of the Code. These details are expected to protect 

the integrity of this MPD as it has been reviewed and recommended for approval by staff.  

ATTACHMENTS 

1. Conditions Report  

2. Applicants Submittal   

3. Public Engagement Materials 

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends Approval Subject to Conditions as stated in the conditions report for the Major 

Amendment and Approval without Conditions for the Area Plan Amendment. 

 

Respectfully Submitted, 

Genevieve Kohn 

Planner 



Report Date: June 01, 2023

Case Number: CD-CPC-2023-00055

Project: North Star at Auburndale

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Genevieve Kohn at (816) 513-8808 / 
Genevieve.Kohn@kcmo.org with questions.

1. The developer shall submit an affidavit, completed by a landscape architect licensed in the State of Missouri, verifying that 
street trees have been installed in accordance with the approved street tree planting plan and are healthy prior to Certificate 
of Occupancy.

2. The developer shall screen all roof and/or ground mounted mechanical and utility equipment in compliance with 88-425-08.

3. That all signage shall conform to 88-445 and shall require a sign permit prior to installation.

4. The developer shall submit an affidavit, completed by a landscape architect licensed in the State of Missouri, verifying that all 
landscaping required of the approved plan has been installed in accordance with the plan and is healthy prior to Certificate 
of Occupancy.

5. The developer shall submit an affidavit, prepared by an engineer licensed in the State of Missouri, verifying that all outdoor 
lighting has been installed in accordance with approved plans and that lighting levels do not exceed that shown on the 
approved lighting plan at the property lines prior to Certificate of Occupancy.

6. The developer shall secure approval of an MPD Final Plan from the City Plan Commission prior to building permit.

7. Future expansion of parking lot on Lot 13A shall be screened in accordance with 88-425.

8. The developer shall comply with all requirements enforced by MODOT.

9. The developer shall receive approval of a street naming plan prior to approval of the first MPD final plan, or final plat, 
whichever occurs first.

Condition(s) by City Planning and Development Department.  Contact Terry Thomas at (816) 513-2510 / Terry.A.Thomas@kcmo.org 
with questions.

10. The developer must design and construct all interior public streets to City Standards, as required by Chapter 88 and the Land 
Development Division, including curb and gutter, storm sewers, street lights, and sidewalks.

11. The developer shall cause the area to be platted and processed in accordance with Chapter 88, Code of Ordinances of the 
City of Kansas City, Missouri.

12. The developer must enter into a covenant agreement for the maintenance of any stormwater detention area tracts as 
required by the Land Development Division, prior to recording the plat.

13. The developer must submit a Macro storm drainage study with the first Plat or Phase, from a Missouri-licensed civil engineer 
to the Land Development Division showing compliance with current adopted standards in effect at the time of submission, 
including Water Quality BMP’s, to the Land Development Division for review and acceptance for the entire development 
area, and submit Micro storm drainage study with each subsequent Plat or Phase showing compliance with the approved 
Macro and adopted standards.  The developer shall secure permits to construct any improvements as necessary to mitigate 
impacts from rate, volume, and quality of runoff from each proposed phase, prior to recording the plat or prior to issuance of 
a Building Permit, whichever occurs first as required by the Land Development Division.

14. The developer shall 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.

15. 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 improvements to ensure local jurisdiction and/or minimum 
AASHTO adequate sight distance standards are met, prior to issuance of any certificate of occupancy.
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Condition(s) by City Planning and Development Department.  Contact Terry Thomas at (816) 513-2510 / Terry.A.Thomas@kcmo.org 
with questions.

16. 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 as may be required.

17. 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.

18. The developer shall submit a streetscape plan for approval and permitting by the Land Development Division prior to 
beginning construction of the streetscape improvements in the public right of way, and construct ADA compliant ramps at all 
required locations where new private drives are being added, or where existing sidewalks are modified or repaired.

Condition(s) by Fire Department.  Contact Michael Schroeder at (816) 513-4604 / michael.schroeder@kcmo.org with questions.

19. • The project shall meet the fire flow requirements as set forth in Appendix B of the International Fire Code 2018. (IFC-
2018 § 507.1)

20. • Buildings equipped with a fire standpipe system shall have an operable fire hydrant within 100 feet of the Fire 
Department Connection (FDC). (IFC2018 § 507.5.1.1)

21. • Fire hydrants shall be installed and operable prior to the arrival of any combustible building materials onto the site. (IFC-
2018 § 501.4 and 3312.1; NFPA 241-2013 § 8.7.2)

• Fire hydrant distribution shall follow IFC-2018 Table C102.1

22. • A required fire department access roads shall be an all weather surface. (IFC-2012: § 503.2.3)
• Fire Department access roads shall be provided prior to construction/demolition projects begin. (IFC-2018 § 501.4 and 
3310.1; NFPA 241-2013 § 7.5.5)

• Required fire department access roads shall designed to support a fire apparatus with gross axle weight of 85,000 
pounds.  (IFC-2018: § 503.2.3)

23. • The turning radius for fire department access roads shall be 30 feet inside and 50 feet outside radius. (IFC-2018: § 
503.2.4)

Condition(s) by Parks & Recreation.  Contact Richard Sanchez at (816) 513-7678 / Richard.Sanchez@kcmo.org with questions.

24. The developer shall be responsible for dedication of parkland, private open space in lieu of parkland, or payment of 
cash-in-lieu of either form of dedication, or any combination thereof in accordance with 88-408.  Should the developer 
choose to pay cash-in-lieu of dedicating all or a portion of the required area, the amount due shall be based upon the 2023 
acquisition rate of $64,220.18 per acre. This requirement shall be satisfied prior to recording of final plat.

25. The developer shall submit a streetscape plan with street tree planting plan per 88-425-03 for approval and permitting by the 
Parks & Recreation Department’s Forestry Division prior to beginning work in the public right-of-way

Condition(s) by Public Works Department.  Contact Monica Kearney at (816) 513-9886 / monica.kearney@kcmo.org with questions.

26. The approval of the Traffic Impact Study for this project is contingent of the completion of the roadway improvements 
referenced in CD-CPC-2019-00003. If the Eagle Valley project expires or is cancelled, this TIS will no longer be valid.

Condition(s) by Water Services Department.  Contact Heather Massey at (816) 513-2111 / heather.massey@kcmo.org with 
questions.

27. The developer shall ensure that water and fire service lines should meet current Water Services Department Rules and 
Regulations. Prior to C of 
O.https://www.kcwater.us/wp-content/uploads/2022/05/2022-Rules-and-Regulations-for-Water-Service-Lines-Final.pdf

28. No tap permits will be issued until the public water main is released for taps.

Condition(s) by Water Services Department.  Contact Kirk Rome at (816) 513-0368 / kirk.rome@kcmo.org with questions.

29. The developer must submit public water main extension and fire hydrant plans prepared by a MO PE to the water main 
extension desk for review, acceptance and contracts per the KC Water Rules and Regulations for Water main extensions and 
Relocations. 
(https://www.kcwater.us/wp-content/uploads/2022/05/2022-Rules-and-Regulations-for-Water-Main-Extensions-Final2.pdf )
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CONTACTS

ENGINEERING

ENGINEERING PRIMARY 781-4200     
Art Akin, PE

OWNER / DEVELOPER
STAR ACQUISITIONS, INC.
244 WEST MILL STREET, SUITE 101
LIBERTY, MO 64068
CONTACT: TIM HARRIS
PHONE: (816) 781-3322
Email: TIM@STARDEVCORP.COM

SHEET INDEX

CIVIL

      C100 COVER
C101 EXISTING CONDITIONS
C102 OVERALL LAYOUT
C103 SITE PLAN
C104 UTILITY PLAN
C105 GRADING PLAN
C106 PRELIMINARY PLAT
C107 PRELIMINARY PLAT

ARCHITECTURAL

BUILDING #1 -
2 - TRASH DUMPSTER DETAILS
A201 - ELEVATIONS
A202 - COLORED ELEVATIONS

BUILDING #2 -
A104 - TRASH DUMPSTER DETAILS
A201 - ELEVATIONS
A202 - COLORED ELEVATIONS

LANDSCAPE
L1.00 - LANDSCAPE CONCEPT PLAN

PHOTOMETRIC PLAN
M - PHOTOMETRICS

a residential & commercial development within the
City of Kansas City, Clay County, Missouri

NORTH STAR AT AUBURNDALE
MAJOR AMENDMENT TO APPROVED MPD DEVELOPMENT PLAN AND PRELIMINARY PLAT
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LEGEND

The subject property is located in Zone X, areas determined to be outside
the 0.2% annual chance floodplain, as shown on Flood Insurance Rate Map
(FIRM) 29095C0086G, effective January 20, 2017.

1.  Existing zoning is MPD.

2. The total land area is 22.89 acres more or less

3.  Basis of bearing were established by Missouri State Plane Coordinate 
System by GPS observations.

4.  Legal Descriptions provided by J&J Survey, LLC

5.  Refer to the Site Data Table (this sheet) for the following:
a. total land area (gross)
b. area of proposed street right-of-way
c. net land area
d. proposed uses
e. height of buildings
f. gross floor areas
g. building coverage and floor area ratio (FAR)
h. vehicular parking spaces
i. bicycle parking spaces
j. anticipated commencement & completion dates

6. There is no current address of record for the subject property.

7. Photometrics
a. Private site lighting will adhere to KCMO City Code 88-430

8.  Plan scale equals 1"=80'

9.   Short-term and Long-term bicycle parking shall be provided in accordance
with the Site Data Table.

10.  No building will have more than one drive-thru tenant.

11.  Dumpster locations are subject to change but dumpsters shall be screened.

12.  Lots 35 and 36 will have one monument sign.  Sign shall be in accordance
with KCMO City Code 88-445.

13.  Developer to pay parkland fee of $27,243.58 in lieu of parkland.
Fee amount is calculated as (see table this sheet)

14.  The uses allowed for this MPD Plan include:
a. For Lots 34 and 35 - all uses listed in the B3 zoning classification with the

exception of the following uses which are prohibited: 1) Pawn shops; 2) Short
term loan establishments; 3) Adult media stores; 4) Adult motion picture
theaters; and 5) Sex shops,

b. Lots 1 - 34 are only permitted to be residential, and
c. Lot 13a - all uses listed for public/civic zoning classifications.
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     - UNDERGROUND GAS

LEGAL DESCRIPTION (OVERALL):
NORTHSTAR OF AUBURNDALE LOT 13

LOT 13A

LOT 35

LOT 36

PROPOSED PARKING LOT EXPANSION

PROPOSED LOT 36 - MONUMENT SIGN

PROPOSED LOT 35 - MONUMENT SIGN
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Luminaire Schedule
Symbol Qty Label Description LLF Luminaire 

Lumens
Luminaire 
Watts

Total 
Watts

2 R3 HS RSX1 LED P1 40K R3 HS 0.950 4980 51.34 102.68
6 R4 HS RSX1 LED P1 40K R4S HS 0.950 4864 51.34 308.04
3 TWIN R3 RSX1 LED P1 40K R3 0.950 7096 51.34 308.04
5 WP WDGE2 LED P3 40K 80CRI T3M 0.950 3216 32.1375 160.688

Calculation Summary
Label Units Avg Max Min Avg/Min Max/Min
BUILDING #1 SITE_Planar Fc 1.05 2.9 0.1 10.50 29.00
BUILDING #2 SITE_Planar Fc 0.95 1.9 0.1 9.50 19.00
Property Line Fc 0.04 0.1 0.0 N.A. N.A.
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Meeting Sign-In Sheet 

Project Name and Address  

Name     Address        Phone           Email 

Kamille Chilcutt          11321 N. Windchester

Mark Odom                  11415 N. Bristol Ave.

Sandy Patterson           11310 N. Bristol Ave.

James Otterby              11327 N. Bristol Ave.

Jarrett Muck                7302 NE 112th Terrace
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