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PLANNING & ZONING COMMISSION
Regular Meeting Agenda
CITY OF PARKVILLE, MISSOURI
Tuesday, August 10, 2021 5:30 PM
City Hall Board Room

In light of public health orders from the Missouri Governor and Platte County related to the COVID19
pandemic, and given the nature of the items to be considered at this particular meeting, the
members of the Planning and Zoning Commission will meet via telephone or video conference.
Members of the public interested in this meeting are encouraged to listen in on the meeting via the
following link: https://us02web.zoom.us/webinar/register/ WN_giBsc91dTIeA2nKDu0AveQ rather
than appear at City Hall (note: occupancy will be limited).

In addition, rather than appearing at City Hall to provide input at the meeting on action agenda items,

members of the public may submit written testimony to the City Clerk in advance by noon on the day

of the meeting and the testimony will be to be provided to the Planning and Zoning Commission and
presented at the meeting and made part of the official record.

1. Call to Order
2.  Roll Call

3.  General Business
A. Approval of the August 10, 2021, regular meeting agenda.
B.  Approve the minutes for the July 13, 2021, regular meeting

4. Unfinished Business

A. Application for Zoning Map Amendment for Platte 38 to rezone Platte County "RMD"
Residential Multiple Dwelling and "R-7" Single-Family High Density to "R-5-P" Multi-
Family Residential and "R-4-P" Mixed-Density Residential (Case No. PZ 2021-13); Todd
Kobayashi, Genesis Companies, Applicant.

B. Application for Preliminary Development Plan for Platte 38, a planned residential
development consisting of apartment/condominium buildings and duplexes on 38.24
acres, more or less, generally located to the west of The National 7th subdivision between
N. Crooked Rd. and S. National Dr. (Case No. PZ 2021-14); Todd Kobayashi, Genesis
Companies, Applicant.

5.  Public Hearing

6. Regular Business
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A. Application for Major Site Plan for VFW at The National, a community center
development on 3.96 acres, more or less, generally located south of 45 Highway and
approx. 700 feet west of S. National Dr. (Case No. PZ 2021-23); Dale Brouk, J3-Pandi,
LLC, Applicant.

7.  Other Business

A. Upcoming meetings & dates of importance:
e Board of Aldermen Meetings: Tuesday, August 17 and September 7 at 7:00p.m.
e Board of Zoning Adjustments Meeting: Tuesday, August 24 at 5:30p.m.
e Planning & Zoning Commission Regular Meeting: Tuesday, September 14 at

5:30p.m.

8. Adjournment

Posted Date & Time: August 6,2021 3:00p.m. By: BS
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Minutes of the
Planning & Zoning Commission Regular Meeting
City of Parkville, Missouri
Tuesday, July 13,2021 5:30 PM
City Hall Board Room
In light of public health orders from the Missouri Governor and Platte County related to the COVID19
pandemic, and given the nature of the items to be considered at this particular meeting, the
members of the Planning and Zoning Commission will meet via telephone or video conference.
Members of the public interested in this meeting are encouraged to listen in on the meeting via the
following telephone number and access code — (312) 626 6799, Meeting ID: 817 2048 1492,
Password: 041429 rather than appear at City Hall (note: occupancy will be limited).

In addition, rather than appearing at City Hall to provide input at the meeting on action agenda items,
members of the public may submit written testimony to the City Clerk in advance by noon on the day
of the meeting and the testimony will be to be provided to the Planning and Zoning Commission and
presented at the meeting and made part of the official record.
City Hall Board Room

1. Call to Order
Chair Katerndahl called the meeting to order at 5:30pm.

2. Roll Call
Commissioners Present:
Dean Katerndahl
Michael Wright
John Delich
R. Douglas Krtek
Walt Lane
Allyson Berberich
Kathy Leibrand

Absent:
Michael Lee (arrived late)

A quorum of the Commission was present.

Staff Present:

Stephen Lachky, Community Development Director
Brad Stanton, Planner

Alysen Abel, Public Works Director

Chris Ashley, Public Works Project Manager

3. General Business
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A. Approval of the July 13, 2021, regular meeting agenda.
ACTION: Walt Lane moved to approve the agenda, Kathy Leibrand seconded.
Motion Passed: 7-0.

Dean Katerndahl, Michael Wright, John Delich, R. Douglas Krtek, Walt
Lane, Allyson Berberich, Kathy Leibrand

NOES: None
ABSTAIN: None

AYES:

B.  Approve the minutes for the June 8, 2021, regular meeting
ACTION: It was moved and seconded to approve the minu. Motion Passed: 7-0.

Dean Katerndahl, Michael Wright, John Delich, R. Douglas Krtek, Walt
Lane, Allyson Berberich, Kathy Leibrand

NOES: None
ABSTAIN: None

AYES:

C. Election of Officers:
Chairperson
Vice-Chairperson

Secretary

Officers unanimously (7 votes) elected:
Chairperson: Dean Katerndahl
Vice-Chairperson: Michael Lee
Secretary: John Delich

4. Unfinished Business
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A. Application for Zoning Map Amendment for Platte 38 to rezone Platte County "RMD"
Residential Multiple Dwelling and "R-7" Single-Family High Density to "R-5-P" Multi-
Family Residential and "R-4-P" Mixed-Density Residential (Case No. PZ 2021-13); Todd
Kobayashi, Genesis Companies, Applicant.

Chairperson Katerndahl introduced the item, noting that the item has been postponed
from prior meetings. Stephen Lachky, Community Development Director, provided an
overview of the proposed project. Mr. Lachky stated that it was proposed to annex the
land into the City, rezone the property, and construct 200 apartment units and 21 duplex
buildings. Todd Kobayashi, Genesis Companies, Applicant, described what they were
updating between meetings and asked for the item to be postponed. Commissioner
Wright asked for the status of the connection to S National Dr. Mr. Kobayashi responded
they had held meetings with the HOA Board and residents and the correspondence is
ongoing. Commissioner Berberich asked how postponing the item would work. Director
Lachky responded that the Commission can keep postponing the item or take no action on
the item and restart the process. Mr. Kobayashi committed to being prepared for the
August 10 meeting. Josh Fisher, 6126 S National Dr, stated that the HOA Board has not
approved access to S National Dr. Kim Miller, 10210 Magnolia, is concerned with the
traffic on 45 Highway. Bryan Adkinson, 10295 Magnolia, does not support the project.
Ned Coulson, 6206 Heathery Way, had concerns with the architectural design of the
buildings and accessibility. Discussion ensued regarding the timeline for the Applicant to
provide an updated plan to the Commission. It was agreed that if substantial completion
of the plans had not been made by July 23, the application would be withdrawn.
Commissioner Delich asked whether not securing access to S National Dr would cause
the project to be abandoned. Mr. Kobayashi responded that the project team was looking
at alternatives and that not acquiring the access makes the project difficult.

ACTION: R. Douglas Krtek moved to postpone items 4.A and 4.B to August 10,
John Delich seconded. Motion Passed: 7-0.

Dean Katerndahl, Michael Lee, Michael Wright, John Delich, R. Douglas
Krtek, Walt Lane, Kathy Leibrand

NOES: None

ABSTAIN: Allyson Berberich

AYES:

B.  Application for Preliminary Development Plan for Platte 38, a planned residential
development consisting of apartment/condominium buildings and duplexes on 38.24
acres, more or less, generally located to the west of The National 7th subdivision between
N. Crooked Rd. and S. National Dr. (Case No. PZ 2021-14); Todd Kobayashi, Genesis
Companies, Applicant.

5.  Public Hearing

6. Regular Business
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A. Application for Final Development Plan for Taco Bell, a drive-thru restaurant on Lot 11
of Old Town at Creekside, a planned development for commercial uses generally located
at the southeast quadrant of the intersection of I-435 and MO-Hwy 45 in Parkville, MO
64152. (Case No. PZ21-18); Chris Czyz, First Street Development, Applicant.

Brad Stanton, Planner, introduced the item. Mr. Stanton stated that this was an
application for a final development plan for Taco Bell on Lot 11 at Old Town at
Creekside. Mr. Stanton noted that the plans meet the requirements of the Code except for
lacking a few required parking spaces. Commissioner Delich asked about how the
originally approved plan showed one building on the lot, rather than two as proposed
now. Mr. Lachky stated that it was allowable. Commissioner Delich asked about traffic
impacts. Mr. Lachky responded that we would evaluate traffic impacts at the time that a
second building was proposed. Commissioner Delich asked about the shared access
entrance and whether there would be a second curb cut. Mr. Lachky stated that it would
be evaluated at the time the second building was proposed. Brian Mertz, 7607 NW John
Anders Rd, KCMO, provided the developer's view on the project. He noted that the
entrance to this lot is set up as a shared entrance. There is currently not a user for the
southern portion of the lot. Commissioner Wright asked whether a wider curb cut could
be used for the second lot. Mr. Mertz responded they could widen the curb cut at a later
date. Commissioner Wright had concerns with the architecture of the building seemingly
"turning its back" on the neighborhood to the east. Discussion ensued regarding the
elevation relationship of the proposed building and NW Brink Meyer Road.
Commissioner Wright asked the development team why they chose the site layout that
they did. Chris Czyz, First Street Development, Applicant, responded that the
development team had looked at a few different layouts. The front of the building, the
north, faces the way that 100% of the traffic will be coming from. The tower element of
the building is also faced north for prominence. Matt Gibbs, BHC, engineer for the
project, noted that they proposed to leave the existing berm as-is and that there would be
6-7 feet of grade between the building and NW Brink Meyer Road. There was discussion
about the "four-sidedness" of the proposed architecture and the view from the adjacent
neighborhood.

ACTION: R. Douglas Krtek moved to approve item 6.A, Walt Lane seconded.
Motion Passed: 6-2.

Dean Katerndahl, John Delich, R. Douglas Krtek, Walt Lane, Allyson
Berberich, Kathy Leibrand

NOES: Michael Lee, Michael Wright
ABSTAIN: None

AYES:

7.  Other Business

A. Upcoming meetings & dates of importance:

e Board of Aldermen Meetings: Tuesday, July 20 and August 3 at 7:00p.m.
e Board of Zoning Adjustments Meeting: Tuesday, July 27 at 5:30p.m.

e Planning & Zoning Commission Regular Meeting: Tuesday, August 10 at
5:30p.m.
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8. Adjournment
Chairman Katerndahl called further discussion. Seeing none, he called for a motion to

adjourn.

ACTION: R. Douglas Krtek moved to adjourn, Kathy Leibrand seconded. Motion
Passed: 8-0.

AYES: Dean Katerndahl, Michael Lee, M‘ichael Wright., John Delich, R. Douglas
Krtek, Walt Lane, Allyson Berberich, Kathy Leibrand

NOES: None

ABSTAIN: None

Submitted by:

Stephen Lachky, AICP Date
Community Development Director

Brad Stanton Date
Planner
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Planning and Zoning Commission Meeting
August 10, 2021

CITY OF PARKVILLE = 8880 Clark Avenue = Parkville, MO 64152 = (816) 741-7676 = FAX (816) 741-0013

y
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Staff Analysis

Agenda Item: 4.A; 4B
Proposal: Application for Zoning Map Amendment and Application for Preliminary

Development Plan for Platte 38, a planned residential development
consisting of an apartment/condominium building and duplexes on 38.24
acres, more or less, generally located to the north of Walnut Creek Acres
No 4 subdivision, to the south of The Deuce at The National Golf Club of
Kansas City, and to the west of The National 7" subdivision between N
Crooked Rd and S National Dr. in Unincorporated Platte County, MO
64152.

Staff

Recommendation:  Neither approval nor denial; deferment to the discretion of the Planning
and Zoning Commission (subject to conditions)

Case No: Pz 2021-13; PZ 2021-14

Applicant: Todd Kobayashi, Genesis Companies

owners: Todd Kobayashi, Parkville 38, LLC

Location: Generally located to the north of Walnut Creek Acres No 4 subdivision, to

the south of The Deuce at The National Golf Club of Kansas City, and to
the west of The National 7" subdivision between N Crooked Rd and S
National Dr. in Unincorporated Platte County, MO 64152

Zoning: Existing: Platte County “RMD” Residential Multiple Dwelling and “R-7”
Single-Family High Density

Proposed: “R-5-P” Multi-Family Residential and “R-4-P” Mixed-Density
Residential

Parcel #s: A portion of Platte County parcel #20-8.0-27-100-002-006.000 (38.24
acres, more or less)

Exhibits: This Staff Analysis
Application for Zoning Map Amendment (Case No. PZ 2021-13)
Application for Preliminary Development Plan (Case No. PZ 2021-14)
Subject Area Property Map
Platte 38 — Preliminary Development Plans (prepared by Renaissance
Infrastructure Consulting; dated May 24, 2021)

1. Sheet CO1 (Title Sheet)

2. Sheet C02 (Preliminary Plat)

3. Sheet C03 (Existing Conditions)

4. Sheet C04 (General Layout)

moow>
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5. Sheet C0O5 (Grading Plan)

6. Sheet CO5 (Apartment Site Plan)

7. Sheet C06 (Development Plan)

8. Sheet CO7 (Utility Plan)

9. Sheet C08 (AutoTurn Plan)

10. Sheet C09 (Pedestrian Plan)

11. Sheet SP1.00 (Site Plan)

12. Sheet L1.00 (Tree Landscape Plan)
13. (Overall Building Elevations)

14. (North Building Elevation)

15. (Perspective View Looking Southwest)

Parkville Senior Development at The National presentation

. Summary of HOA and Public Meeting Questions

City of Parkville staff review comments (prepared by Stephen Lachky;

dated April 20, 2021)

I.  Applicant response letter to staff review comments (prepared by
Felipe Braga, IE, Design Engineer, Renaissance Infrastructure
Consulting; dated April 30, 2021)

J. Platte 38 Traffic Impact Study Report — On-Call Traffic Engineering
Review (prepared by David J. Mennenga, P.E., PTOE, George Butler
Associates, Inc.; dated April 28, 2021)

K. E-mail correspondence — RE: Updated Traffic Study (prepared by
David J. Mennenga, P.E., PTOE, George Butler Associates, Inc.;
dated August 3, 2021)

L. Preliminary Review for Platte 38 Site (prepared by Sarah Beers, P.E.,
VSM Engineering, LLC; dated April 29, 2021)

M. South National Crime Stats (prepared by Kevin Chrisman, Chief of
Police, Parkville Police Department; dated April 26, 2021)

N. Utility Provider Verification Correspondence

1. Spire Energy (Chris Collins, Area-Manager, Construction
Engineering; dated April 16, 2021)

2. Platte County Regional Sewer District (Dan Koch, Executive
Director; dated April 20, 2021)

3. Missouri American Water (Roger Sparks, Project Manager;
dated April 21, 2021)

4. Platte County Planning and Zoning (Jason Halterman,
Assistant Director; dated April 29, 2021)

5. Missouri Department of Transportation (Melissa Roberts,
Traffic Specialist; dated May 5, 2021)

6. Parkville Special Road District (Brett A. Cox, P.E., Project
Manager, Renaissance Infrastructure Consulting; dated May 7,
2021)

7. Evergy (Melissa Feltes, General Design Technician; dated
June 10, 2021)

O. Public Comments

E-mail — Nikki Fisher (6126 S National Dr., Parkville, MO)

E-mail — Jerry Felker (6215 Brassie Ln, Parkville, MO)

E-mail — Jordan Frost (6202 S National Dr., Parkville, MO)

E-mail — Ray Miller (10210 Magnolia Lane, Parkville, MO)

E-mail — Christopher Fisher (1200 Main St., Kansas City, MO)

Tom
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6. E-mail — Sam and Vickie Stewart (6170 Lime Stone Court,
Parkville, MO)

7. E-mail — Shawn Frost (6202 S National Dr., Parkville, MO)
8. E-mail — Brandi Whitaker (6210 Brassie Ln, Parkville, MO)
9. E-mail — Leslie Clark (6120 Persimmon Ct, Parkville, MO)
10. E-mail — Hilary Murray (6207 Brassie Ln, Parkville, MO)

11. E-mail — Robert Davis (6118 Persimmon Ct., Parkville, MO)
12. E-mail — Brad and Jenny Hemmer (6124 S National Dr.,

Parkville, MO)
13. E-mail — Jeremiah Kelliher (6436 N National Dr., Parkuville,
MO)

14. E-mail — Bob Wallace (10205 Magnolia Ln and 6524 Claret
Ct., Parkville, MO)

15. Signed Petition Against the Platte 38 Development

16. Letter — David Dockhorn (6773 N National Dr., Parkville, MO)

17. Letter — John Huke (6320 Lakecrest Ln, Parkville, MO)

18. E-mail — Michael DiBernardo (10240 Magnolia Ln, Parkville,
MO)

19. Letter — Caleb Buland (6757 N National Dr, Parkville, MO)

20. E-mail — Jerry Felker (6215 Brassie Ln, Parkville, MO)

P. Additional exhibits as may be presented at the public hearing

By Reference: A. Parkville Municipal Code, Title IV — Development Code in its entirety
(https://www.ecode360.com/PA3395-DIV-05)

Section 403.030 Zoning Map Amendment

Section 403.040 Master Planned Development

Chapter 404 Subdivision Regulations

Section 405.010 Zoning Districts Established

Section 405.020 Districts & Uses

Section 405.030 Standards Applicable to All Districts

Appendix B. Great Trees for the Kansas City Region

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

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

D. Hearing notice published in The Platte County Citizen hewspaper on
April 21, 2021

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

F. Planning and Zoning Commission (February 9, 2021) Special
Workshop Agenda

G. Planning and Zoning Commission (February 9, 2021) Special
Workshop Video Recording (https://vimeo.com/532352965)

H. Macro Storm Water Drainage Study, Platte 38, City of Parkville,
Missouri (prepared by Renaissance Infrastructure Consulting; dated
April 2021)

I. Traffic Impact Study, Parkville Muiltifamily (prepared by Janelle
Clayton, PE, PTOE, Merge Midwest Engineering; dated April 7, 2021)

J. Parkville Multifamily Traffic Impact Study Alternate Access (Inbound
Only at S National Drive) Parkville, MO (prepared by Janelle Clayton,
PE, PTOE, Merge Midwest Engineering; dated May 10, 2021)

NoosrwdE
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K. Professional Resume — Stephen Lachky, Community Development
Director
L. Professional Resume — Alysen Abel, Public Works Director

Comments

Received: The Community Development Department received 20 public comments
pertaining to the Platte 38 planned residential development proposal (see
Exhibits O.1-0.20).
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Overview

The applications propose rezoning and re-platting the subject property to accommodate Platte
38, a planned residential development consisting of an apartment/condominium building and 21
lots for duplexes. The development includes internal circulation, private drives and parking, and
access off of N Crooked Rd in Unincorporated Platte County, MO 64152.
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The applications propose re-platting the subject property and creating internal circulation, public
streets, private drives, and access off of N Crooked Rd to serve the development. The subject
property is currently undeveloped and vacant.

These applications have been reviewed against the City of Parkville’s Development Code,
including the applicable general requirements in Table 403-1, Section 403.010, Section
403.030, Section 403.040, and Section 403.050. Per these requirements, notice of the public
hearing has been published in a newspaper in general circulation in the City, The Platte County
Citizen newspaper on April 21, 2021, 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. Furthermore, at each public hearing when the Planning and Zoning Commission’s
action was recommendation of postponement of both applications to the next regular meeting of
the Planning and Zoning Commission, the date & time of said continued hearing was
announced.

Review and Analysis

The applications have been reviewed against the Parkville Municipal Code, including the
applicable “R-5-P” and “R-4-P” zoning district regulations, the adopted Parkville 2040 Master
Plan (2021) and its Future Land Use Map. 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 2040 Master Plan (2021) projects Low-Density Residential land use for the
subject property. This use is primarily comprised of single-family residential detached,
single-family residential bi-attached, single-family residential +1 accessory dwelling unit,
civic uses, schools and churches. The Parkville 2040 Master Plan (2021) finds that one
(1) to five (5) dwelling units per acre is appropriate for this typology.
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FUTURE LAND USE PLAN

Pigare 1LX Futaw Lane (i Mz, Actiadie Mizoas

Future Land Use map excerpt from the adopted Parkville 2040 Master Plan (2021). The subject
property parcel is identified by the arrow. The beige color represents Low-Desnity Residential
land use projection.

It's important to understand that Future Land Use Map within the Parkville 2040 Master
Plan (2021) are but one means of conveying future development projections; and are not
intended to function alone or be the sole determinant for deciding whether or not a
specific zoning district is appropriate or not. Table 405-1 of the Title IV — Development
Code also states, “Nothing in the table or plan would preclude the finding that a different
application of the zoning districts is also consistent with the Future Land Use element of
the Master Plan, or other more specific plans if the context of a specific application, and
the goals, policies and strategies of the plan support that finding.” For example, sections
of the Parkville 2040 Master Plan (2021) state the importance of considering housing
choice and diversity in land use decisions:

Parkville 2040 Master Plan (2021)

“Parkville’s housing stock today is primarily composed of single-family detached
residential homes and neighborhoods... By diversifying the housing stock in
Parkville, the community will be able to welcome more residents young and old who
may not desire or be ready for home ownership. It will increase the availability of
housing for Park University students. New families or households moving to Parkville
will be able to find temporary transitional housing while they search for their
permanent home. Likewise, housing choice will provide realistic options for lower-
income households.”

“Housing choice helps build resiliency, especially in suburban communities.
Typically, multifamily housing is a tax positive for communities compared to the
service cost to benefit ratio of single-family, low density housing alone. It provides
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options for people from all backgrounds, ages, and income levels. The quality of
multifamily housing can be managed through the use of design standards that call for
high quality building materials, durability and quality site design.”

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.

To the north of the subject property is golf course hole #8 of The Deuce at The National
Golf Club of Kansas City. To the south of the subject property (across from N Crooked
Rd) is the Walnut Creek Acres No. 4 subdivision in Unincorporated Platte County (zoned
Platte County “R-7” Single-Family High Density) and consisting of single-family detached
homes. Immediately adjacent to the east are single-family detached homes in The
National 7" subdivision (zoned City of Parkville “R-2-P” Single-Family Residential). And
to the west (across from N Crooked Rd) is the Talented Tots Learning Center (10801 N
Crooked Rd) and The Links At Parkville multi-family apartments in the Par-4 subdivision
in Unincorporated Platte County (zoned Platte County “RMD” Residential Multiple
Dwelling). Based on the character of existing uses are their proximity to the subject
property area — including existing topography, vegetation, and property size — staff
finds:

e The proposed “R-4-P” Mixed-Density Residential district appropriate and
compatible to the character of the surrounding neighborhoods.

o The proposed “R-5-P” Multi-Family Residential district compatible with the
existing Platte County “RMD” Residential Multiple Dwelling zoning on the subject
property, as well as on subject properties to the west; however, the “R-5-P”
zoning may not be compatible with character of the surrounding neighborhood to
the adjacent east, The National 7™ subdivision.

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. PZ 2021-14),
the application for zoning map amendment furthers the intent of accommodating a
planned residential development consisting of apartment/condominium and duplex uses.
Specifically, the rezoning would support the Platte 38 development.

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 preliminary
development plans (Case No. PZ 2021-14). The “R-4-P” Mixed-Density Residential
district provides residential living in a medium-density neighborhood setting and
compact, walkable character. The district provides primarily detached houses and
integrates a range of small-scale, civic and multi-unit building types at strategic
locations. This district should have strong connections to a broad range of amenities,
retail needs and support services to promote walkable patterns. The “R-5-P” Multi-
Family Residential district provides residential living in a higher density pattern in
planned apartment complexes or other large-scale multi-dwelling building formats. The
uses and buildings proved a transition between neighborhoods and more intense uses,
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where a concentration of residences have high level of accessibility to public amenities
and support services.

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. Staff reached out to local utility
providers — electricity, natural gas, water, sanitary sewer — as well as the Southern
Platte Fire Protection District (SPFPD), Missouri Department of Transportation (MoDOT)
and Park Hill School District (PHSD), Platte County Planning and Zoning Department,
and Parkville Special Roads District. See Exhibits N.1-N.7 for more information.
Additionally, staff coordinated with Dean Cull, SPFPD Fire Marshall, who has reviewed
the preliminary development plans to determine if adequate fire protection can be
provided.

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.

Currently the total assessed valuation of the 38.24 acre (more or less) subject property
is $1,035. Per Platte County Collector’s Office tax records, Platte County collected a
total of $80.22 in taxes for the year 2020. Approval of the zoning map amendment would
substantially increase the value of the subject property parcels, as the parcels would be
rezoned to a City of Parkville district and be permitted for the variety of residential uses
allowed by the City’s Title IV — Development Code. In turn, the rezoning would increase
taxable assessments on the subject property once developed to the extent of the
associated preliminary development plans.

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 the Parkville Municipal Code, including the
applicable “R-4-P” and “R-5-P” zoning district regulations; as well as the adopted
Parkville 2040 Master Plan (2021) and its Future Land Use Map. The “R-4-P” district can
be consistent with both master plan’s future land use projections, character of the
existing surrounding neighborhoods, and uses permitted in said district. While the “R-5-
P” district is not consistent with the both master plans’ future land use projections (as
detailed in review criteria #1 above), it can accomplish other goals & objectives within
the plans such as the need for more housing choice and diversity within the community.
Additionally, the associated preliminary development plan (Case No. PZ 2021-14) is
considered a master planned development and can consider relevant implications to the
proposed project.

8. Therecommendations of professional staff or other technical reviews associated
with the application.
Aside from staff’s analysis and recommendations contained within the Parkville 2040
Master Plan (2021), staff received technical assistance from the Parkville Police
Department after receiving concerns from residents and adjacent property owners
regarding existing crime in The South National neighborhoods and frequency of motor
vehicle crashes already along S National Dr., as well as potential crime and motor
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vehicle crashes that would result from the proposed Platte 38 development (Case No.
PZ 2021-14).

Crime Statistics

The Parkville Police Department provided crime statistics for The South National
neighborhoods from January 1, 2020 — April 26, 2021 (see Exhibit M). In summary, there
was a total of three (3) thefts from automobiles and four (4) burglaries. Our Chief of
Police, Kevin Chrisman, stated that all of them would have been prevented if 1)
residents closed their garage doors at night; and 2) locked their cars while unattended.

Motor Vehicle Crashes

The Parkville Police Department also provided motor vehicle crash statistics for The
South National neighborhoods from January 1, 2020 — April 26, 2021 (see Exhibit M). In
summary, there were no Property Damage Only, Minor Injury, Serious Injury, or Fatality
incidents in The South National neighborhoods; rather, there was one (1) injury crash
but it occurred within the N National Dr. / MO-Hwy 45 roundabout.

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 lllustrative 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 plans (Case No.
PZ 2021-13; Case No. PZ 2021-14).

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.

Due to the size, scale and complexity of the project, a master planned development
represents an improvement to a traditional major site plan development, and can better
meet the goals of the adopted Parkville 2040 Master Plan (2021). The preliminary
development plans allows the intentional subdivision of property and placement of public
streets and private access drive to support a phased approach for construction of the lot
for apartment/condominium uses, and lots for duplex uses. Moreover, the
apartment/condominium building can be oriented in a manner and height on the subject
property complimentary to the existing creek, topography and hole #8 of The Deuce.

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.

An advantage of having a master planned development for the subject property is that
public health, safety and welfare can be addressed through the site planning process;
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specifically building location/orientation, landscaping/buffering, lighting,
circulation/access, and stormwater management. With regard to flexibility for the building
height requirements, the Planning and Zoning Commission should consider the
proposed 4 story + basement level standard per the context of the subject property (i.e.,
including existing & proposed grading, surrounding neighborhoods & characteristics, site
section & elevation views) to determine whether such flexibility would promote the
general public health, safety and welfare of the community.

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 applicant has made a diligent effort to conform to all aspects of the Development
Code as much as possible, and avoid modifying and standards of the Code to the
greatest extent they can; the includes meeting all landscaping/buffering, lighting,
circulation/access, and parking count & design requirements. However, the applicant
requests flexibility for the City’s Height, Area and Bulk Standards — specifically flexibility
to the “R-5" Multi-Family Residential district standards for maximum building height of 45
ft. and 3 stories. The preliminary development plan proposes an average building height
of 49.5 ft. and 1 %2 in. (56 ft. 8 in. measuring from top of roof to lowest elevation; 42 ft. 7
in. measuring from top of roof to highest elevation) and 4 stories + a basement level
(finished floor elevation of 885 ft.). This is 4 ft. and 1 %2 in. higher than the maximum
height allowance for the “R-5” zoning district.

With regard to flexibility for the maximum height requirements, the Planning and Zoning
Commission has made such exception for other similar multi-family residential
developments in The National Golf Club of Kansas City, specifically the Bella Vista at the
National apartment complex along MO Highway 45 adjacent to the Townhomes at the
National — 2" Plat subdivision (4 stories + basement level; Case No. PZ 2015-11).
Additionally, the Planning and Zoning Commission has approved maximum building
height flexibility for other multi-family residential developments in the City of Parkville —
The major site plan for Lake Pointe Lodge (3 stories + basement level; Case No. PZ
2017-03B); and Six At Park (4 stories + basement level; Case No. PZ 2018-02D). The
Planning and Zoning Commission should consider this application’s request for a 4 story
building + basement level per the context of the subject property (i.e., existing &
proposed grading, surrounding neighborhoods & characteristics, site section & elevation
views) to determine whether such flexibility is appropriate or not.

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.

The Parkville 2040 Master Plan (2021) projects Low-Density Residential land use for the
subject property. This use is primarily comprised of single-family residential detached,
single-family residential bi-attached, single-family residential +1 accessory dwelling unit,
civic uses, schools and churches. The Platte 38 planned residential development
includes a well-integrated mix of housing types and choices, including an
apartment/condominium building and duplex residential uses. While single-family
residential detached and bi-attached are preferred for the Low-Density Residential
typology, multi-family units can accomplish other goals & objectives of the Parkville 2040
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Master Plan (2021) as detailed in the application for zoning map amendment review
criteria #1 above.

The Parkville 2040 Master Plan (2021) finds that one (1) to five (5) dwelling units per
acre is appropriate for this typology. While the gross density of the Platte 38 planned
residential development is 4.86 units/acre — a net density of between 1.09-2.2
units/acre for Lots 1-21, and a net density of 17.75 units/acre for Lot 22 — it should be
noted this does not include 13.87 acres (more or less) of the subject property outside of
Phases 1 and 2 to remain as undeveloped, natural buffer area.

5. The plan meets all of the review criteria for a zoning map amendment.
The preliminary development plans are proposed in conjunction with an application for
zoning map amendment (Case No. PZ 2021-13) to rezone the subject property from its
current Platte County “RMD” Residential Multiple Dwelling and “R-7” Single-Family High
Density zoning designations to City of Parkville “R-5-P” Multi-Family Residential and “R-
4-P” Mixed-Density Residential zoning designations. If the zoning map amendments are
approved, they would allow for the range of residential uses proposed by the applicant.

The application for preliminary development plan (Case No. PZ 2021-14) 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 Title IV — Development Code recommends street networks provide for the
continuation of streets in adjacent subdivisions to the subdivision boundary; this includes
avoiding dead-end streets when possible. The preliminary development plan does not
contain dead-end streets. While the original preliminary development plans presented to
the Planning and Zoning Commission at their May 11", June 8", July 13" regular
meetings proposed public street connections to N Crooked Rd and S National Dr. (in
order to ensure an arrangement of blocks and lots for long-range development goals,
maximize connectivity, and improve options for access to residents in The South
National subdivisions), the revised preliminary development plan contacts a main point
of access off of N Crooked Rd and cul-de-sacs for turning around. Despite the revisions,
the proposed layout of Platte 38 meets the City’s guidance for block size, external
connections, and street design types as detailed in Section 404.010 Street Networks and
Design. Dean Cull, SPFPD Fire Marshall is aware of the revised street network layout
and is reviewing the preliminary development plan against the requirements of the 2018
International Fire Code (IFC). Thus, a condition of approval will be for these requirement
to be met, along with any necessary conditions.

Civic and Open Space System

Section 404.020 prefers Park, Trail / Greenway, or Green typologies for the “Suburban”
planning context (i.e., areas more removed from walkable centers, commercial corridors
or large scale projects arranged around a campus plan). The preliminary development
plan proposes three large tracts of common open space for stormwater detention and
buffer space, as well as natural area to the south to preserve vegetation around an
existing creek. The Planning and Zoning Commission should consider whether these
tracts of natural area are appropriate per the master planned development.
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Block and Lot Arrangement

The preliminary development plans propose 21 lots for duplex uses (21-42 units) and 1
lot for an apartment/condominium buildings (158 units). Genesis Dr. serves as the main
public thoroughfare through the Platte 38 planned residential development, and is
bisected by a private access drive to Lot 22, and Brink Place which serves as a cul-de-
sac; this allows all lots to have access to the street network. Utility easements are
provided on all lots for utility service purposes, and are accessible from the public right-
of-way for each block.

Required Improvements and Engineering Specifications

Final development plans for improvements (e.g., streets, sidewalks) will need to meet
American Public Works Association (APWA) Standard Specifications and Design
Criteria. The applicant has submitted a Macro Storm Water Drainage Study for the
subject property area (see Exhibit H by Reference). This study contains an assessment
outlining the stormwater management needs for the site, detailing the proposed
stormwater management infrastructure and rationale for why it’s being used. The City’s
Public Works Department contracted its on-call stormwater hydrology engineer, VSM
Engineering, LLC, to conduct and independent review of the submitted stormwater
drainage study (see Exhibit H and Stormwater Management section below).

2. Site and Landscape Design Standards

Landscape Design

A detailed Tree Landscape Plan has been provided for the Platte 38 planned residential
development and meets all requirements of Section 407.020 (see Exhibit E.12); this
includes all street tree requirements for the duplex lots, tree & shrub requirements for the
interior parking lot, and buffer planting requirements for the existing and adjacent
residential properties in The National 7™ subdivision to the east (13 shade trees, 26
evergreens and 51 shrubs). Additionally, the Tree Landscape Plan complies 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

Exhibits E.12 details the required Type 3 landscaping buffer along the eastern subject
property boundary in order to meet the performance standards per Section 407.030
(Buffers, Screens and Fencing) for screening the adjacent residential properties in The
National 7" subdivision; this includes 13 shade trees, 26 evergreens and 51 shrubs.
Additionally, the applicant has provided Type 1 Buffer Type Screening for the trash
enclosure area along the eastern end of the parking lot for the apartment/condominium
building.

Outdoor Lighting

A photometric plan was previously included in earlier versions of the preliminary
development plan (dated April 30, 2021; May 24, 2021) and contained details of the
general footprint and impact of lighting throughout the development. The majority of
lighting was throughout the parking lot serving the apartment/condominium building on
Lot 22. The exterior lighting pole heights were shown as 25 ft. height which met the “R-5
base district's maximum mounting height limit, as well as the shielding requirements and
design and performance criteria specified in Section 407.040.
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Stormwater Management

The applicant has submitted a Macro Storm Water Drainage Study for the subject
property area (see Exhibit H by Reference). This study contains an assessment outlining
the stormwater management needs for the site, detailing the proposed stormwater
management infrastructure and rationale for why it's being used. The City’s Public
Works Department contracted its on-call stormwater hydrology engineer, VSM
Engineering, LLC, to conduct and independent review of the submitted stormwater
drainage study (see Exhibit L). In summary:

¢ Best Management Practices (BMP) — BMPs per the MARC/APWA Manual of
Best Management Practices for Stormwater Quality, October 2021 should be
added to the consultant’s study.

e Emergency Spillway — Emergency spillway (overflow elevation) should not be
the same as the top of pond elevation, and should be 0.5 ft. above the 1% storm
elevation of the pond per APWA requirements.

e Calculations — Verification of the inlet time for the existing south basin is
needed; justification for the NE Undetained area’s proposed conditions curve
number is needed; verification for the correct land use and group soils.

¢ MACRO Watershed Impact — A general analysis of the project on the larger
watershed is required per APWA.

As a result, a condition of approval will be for these comments/findings from VSM to be
addressed by the consultant, and the stormwater drainage study revised if necessary.

3. Access and Parking

Access and Circulation

The preliminary development plans propose access via a new public street connected to
N Crooked Rd on the southwest end of the development. Off of this local road will be
private drive access to the Lot 22 parking lot serving the apartment/condominium
building. The City’s Public Works Department has reviewed the proposed section widths
of the streets (see Exhibit E.7) and determined they meet American Public Works
Association (APWA) standards. Additionally, the SPFPD has reviewed the width of the
streets and curb radii and concluded there are no issues with either as proposed.
Additionally, the applicant has provided AutoTURN movements to ensure internal site
circulation can support adequate turning movements from a Pierce Fire Truck (duel axle;
110 ft. ladder; see Exhibit E.9). Sidewalks are provided throughout the development and
meet all requirements with Section 408.020 Access and Circulation; and a sidewalk/trail
is also provided along the rear of the apartment/condominium building (see Exhibit
E.10).

Traffic Impact Study

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. A traffic impact study was prepared by Janelle Clayton, PE, PTOE of
Merge Midwest Engineering (see Exhibit | by Reference) for the original preliminary
development plan layout presented to the Planning and Zoning Commission on May
11", June 8", July 13™. The purpose of the study is analyze the effect of the proposed
Platte 38 development — specifically traffic via motor vehicle trip generation estimates
— on traffic at the proposed driveway intersections with S National Dr. and N Crooked
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Rd, as well as at the intersections of MO-45 Hwy & N Crooked Rd, and MO-45 Hwy and
S National Dr. Results from the study are shown below:

Existing Traffic Volumes

MO-Hwy 45 Eastbound 6,724 vpd
(between S National Roundabout | Westbound 6,754 vpd
and N Crooked Rd intersection) Total 13,478 vpd
Northbound 1,340 vpd

(just nortl\:\ E):fr%lcl)el;?edd 535 Drive) Southbound 1,288 vpd
Total 2,628 vpd

: Northbound 384 vpd

(south o?MNOZ-iSvfl)ynf‘Sl rl(?l:rlldabour) Southbound 398 vpd
Total 782 vpd

*Trip Generation

Multi-Family Units 1,088 vpd
Single-Family Detached Units 468 vpd 1,556 total vpd
Multi-Family Units 68 AM peak vph
Single-Family Detached Units 35 AM peak vph 103 total AM peak vph
Multi-Family Units 86 PM peak vph
Single-Family Detached Units 44 PM peak vph 130 total PM peak vph

*Statistics based upon the 10" Edition of the Institute of Transportation Engineers (ITE) Trip Generation
Handbook

Trip Distribution

To/From the east via MO-Hwy 45 47%
To/From the west via MO-Hwy 45 43%
To-From the south/west via N Crooked Rd 5%
To-From the south/east via S National Dr. 5%

The traffic impact study also provides sight-distance measurement recommendations —
based on AASHTO'’s A Policy on Geometric Design of Highways and Streets — for the
proposed intersection connections to N Crooked Rd and S National Dr. While the
recommended intersection sight distance length (measured along the centerline of the
intersecting street) is greater than the City’s requirements listed in Table 404-4: Clear
Sight Distance, the Public Works Department will evaluate the intersections further and
take the recommendations under consideration.

Lastly, the traffic impact study analyzes the Level of Service (LOS) for existing traffic
conditions and future conditions based on the proposed development, which are shown
below:

, . , . - B AM peak
Intersection of S National Dr. with Missouri Highway 45 P
B PM peak
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No auxiliary turn lanes warranted

D AM peak
F PM peak

Intersection of N Crooked Rd with Missouri Highway 45

No auxiliary turn lanes warranted

Future + Site + Planned LOS

Intersection of Drive A with N Crooked Rd B AM peak
B PM peak
No auxiliary turn lanes warranted
Intersection of Drive A with S National Dr. B AM peak
B PM peak
No auxiliary turn lanes warranted
. . . . S B AM peak
Intersection of S National Dr. with Missouri Highway 45 B PM peak
No auxiliary turn lanes warranted
, : : - F AM peak
Intersection of N Crooked Rd with Missouri Highway 45 F PM peak
Close to meeting an eastbound right-turn warrant. A traffic signal or roundabout needs to be
considered at this intersection in the future.

The City contracted its on-call transportation engineer, George Butler Associates, Inc.
(GBA), to conduct an independent review of the submitted traffic impact study (see
Exhibit | by Reference) in association with the proposed Platte 38 development (see
Exhibit J). In summary:

¢ Methodology — The traffic impact study followed accepted industry-standard
procedures and methodologies.

e Traffic Counts — An appropriate amount of traffic counts were collected (for both
peak periods).

o Traffic Data — The consultant made good use of current vs. historic traffic counts
(using data from MoDOT and previous traffic impact studies previously submitted
to the City).

e Trip Distribution — Trip distribution patterns utilized were logically based on
existing volumes and traffic flows.

o Future Traffic — An appropriate 2% annual growth rate to project future traffic
was utilized.

e Future Developments — Consideration was appropriately given to potential
traffic resulting from other unbuilt development projects along MO-Hwy 45.

e Capacity Analysis — The capacity analysis utilized the latest software and
recommended methodologies.

e Sight Distance — There are no apparent sight distance issues at the
intersections of the proposed public streets and N Crooked Rd or S National Dr.

e Traffic Signal Warrant — The consultant’s recommendation for a traffic signal or
roundabout at the intersection of N Crooked Rd. and MO-Hwy 45 sometime in
the future is justified.

o Traffic generated by the development would represent less than 3% of
the total traffic at this intersection.

Page 16 of 22

M:\Community Development\REVIEWS - CITY - CO- KCMO APPS\PZ21'S CASES\2021-13 - Platte 38 — Zoning Map Amendment\Rpt
M:\Community Development\REVIEWS - CITY - CO- KCMO APPS\PZ21'S CASES\2021-14 - Platte 38 - Preliminary Development Plan\Rpt

Page 23 of 222



o Nevertheless, it's advisable for the City to consider requesting an escrow
contribution from the developer toward the future design/construction
costs for this intersection.

o A traffic signal is estimated to cost $200,000-$250,000, and a multi-lane
roundabout is estimated to cost $2,000,000 for design & construction.

Both the consultant’s traffic impact study and the City’s independent review
memorandum were provided to the Missouri Department of Transportation (MoDOT),
Platte County Planning and Zoning Department, and Parkville Special Road District for
review & reference. It should be noted that the Parkville 2040 Master Plan (2021)
recommends realigning both the N and S ends of Crooked Rd to eliminate offset access,
and to coordinate such improvements with development around this intersection. Staff
submitted applications to the Mid-America Regional Council’'s (MARC) Regional
Transportation Plan (RTP) 2050 Call For Projects and improvements to the N Crooked
Rd and MO-Hwy 45 intersection ranked #3 out of the 7 Parkville project submitted;
therefore, would by a good candidate for federal-aid and Missouri state transportation
funding in the future if Platte County were interested in partnering with the City of
Parkville. Staff is also in the process of coordinating with Platte County for a joint
submission of an Application for Traffic Engineering Assistance Program (TEAP) to
MoDOT.

Revised Traffic Impact Study

Since the time City staff received the traffic impact study for the original preliminary
development plan layout presented to the Planning and Zoning Commission on May
11", June 8", July 13™ (see Exhibit | by Reference) the applicant has submitted a
revised preliminary development plan for Platte 38 (see Exhibit E.1-15). As a result, a
new traffic impact study was prepared by Janelle Clayton, PE, PTOE of Merge Midwest
Engineering (see Exhibit J by Reference) for this revised preliminary development plan
layout. In summary:

Additional traffic to N Crooked Rd. intersection

e Original plan had 52 AM peak vph at S National Dr. intersection.

e Original plan had 24 AM peak vph at N Crooked Rd. intersection

¢ Revised plan shifts the 52 AM peak vph over for a total of 76 AM peak vph at N
Crooked Rd. intersection.

e Original plan had 35 PM peak vph at S National Dr. intersection.
Original plan had 15 PM peak vph at N Crooked Rd. intersection

¢ Revised plan shifts the 35 PM peak vph over for a total of 50 PM peak vph at N
Crooked Rd. intersection.

¢ In general, having all of the exiting traffic shifted from S National Dr. over to N
Crooked Rd. does NOT change the recommendations as presented in the
original traffic study.

¢ In general, having inbound-only access into the development via N Crooked Rd
would not have significant impacts on expected traffic operations.

No major changes to the Future + Site + Planned LOS
e Original plan anticipated LOS F (AM peak and PM peak) for the intersection of N
Crooked Rd with Missouri Highway 45.

Page 17 of 22
M:\Community Development\REVIEWS - CITY - CO- KCMO APPS\PZ21'S CASES\2021-13 - Platte 38 — Zoning Map Amendment\Rpt
M:\Community Development\REVIEWS - CITY - CO- KCMO APPS\PZ21'S CASES\2021-14 - Platte 38 - Preliminary Development Plan\Rpt

Page 24 of 222



o Original plan was close to meeting an eastbound right-turn warrant, and
considerations of a traffic signal or roundabout in the future.

¢ Revised plan causes only slight increases in delay and queues that wouldn’t
change the N Crooked Rd and Missouri Highway 45 intersection warrants, unless
other safety concerns were occurring.

o Addition of the Platte 38 development creates only minimal impacts to the
intersection, as it accounts for only 7% of the total intersection volume during the
AM peak hour, and 5% of the total intersection volume during the PM peak hour.

The City contracted its on-call transportation engineer, George Butler Associates, Inc.
(GBA), to conduct an independent review of the revised traffic impact study (see Exhibit
K). In summary:

e Missouri Highway 45 Queue Lengths — While the revised traffic study
recognizes the vehicle queue lengths as being acceptable today, over time the
delay lengths will increase (up to 2-3 minutes), which could result in motorists
making riskier maneuvers due to human behavior.

e Missouri Highway 45 Right-Turn Lane — Until the intersection is signalized, an
eastbound right-turn lane is warranted.

e Developer Contribution — 6-8% of Missouri Highway 45 intersection traffic will
be generated from the development. As a result, the consultant recommends the
City consider an agreement with the developer regarding a financial contribution
toward a future traffic signal at the intersection.

e Missouri Highway 45 Intersection Realignment — As noted above, the City is
in the process applying for grants through MARC and MoDOT to explore the
realignment of both the north and south ends of Crooked Rd to eliminate offset
access. If such improvements are implemented to the intersection, then any
warrants or recommended improvements from the revised traffic study would be
negated.

Required Parking

The applicant has met the requirements of Section 408.030 Required Parking by
providing the required parking spaces (and dedicated ADA spaces) throughout Lot 22,
the parking lot for the apartment/condominium building as detailed on Exhibits E.5-E.6.
The Title IV — Development Code requires 237 parking stalls and the preliminary
development plan proposes a total of 267 parking stalls.

Parking Design

Section 408.050 of the Title IV — Development Code requires parking stalls of 9 ft. by
18.5 ft., with 26 ft. aisle widths, which the applicant proposes throughout the parking lot
for the apartment/condominium building.

4. Sign Standards

The City has sign allowance requirements for all residential districts in the Parkuville
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 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.
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Public Input Summary

Per Section 403.040, a preliminary development plan shall generally include Public Input
Summary, a summary of the type, extent and outcomes from any public or community
engagement regarding the plan and future development. Following the February 9, 2021
special workshop with the Planning and Zoning Commission, the applicant made contact
with Dale Brouk of Homeowner Association (HOA) of The National Golf Club of Kansas City.
The development concept was then shared with the HOA’s Board and discussed at a
subsequent HOA meeting to become a part of the HOA. Concerns raised by the Board
during their meeting included:

¢ Traffic onto S National Dr. (and the preference of not having a thru-street connection
between S National Dr. and N Crooked Rd.)

e The development needs to have its own amenities

o The development must become part of the City of Parkville

e More discussing to be forthcoming and shared with the Board

On April 21, 2021 the applicant, Todd Kobayashi, met with residents of The South National
neighborhoods and HOA members to hear their concerns and address them if possible. The
biggest concerns revolved around cut-thru traffic, and if there was a way for the
development to address it, including a one-way (entrance-only) off of S National Dr. that
would only extend to the main access to the Lot 22 parking lot; the idea being to enable
access but not egress onto S National Dr. The applicant shared these comments with City
staff to discuss, and our Public Works Director deferred this idea to the City’s on-call
transportation engineer to evaluate. Per his analysis, he ranked traffic management
alternatives by least to most difficult:

o If you would like to prevent eastbound right-turns onto S. National Drive, I'd suggest
that a No Right Turn sign wouldn’t be enough. It is a regulatory solution only that
drivers can still choose to ignore at the risk of receiving a ticket from
police. However, you could consider some geometric “encouragement” as well by
making the southwestern curb return very sharp (i.e., small radius) and more difficult
to perform that undesirable maneuver.

e If the roadway connection to S. National Drive was restricted to one-way westbound
traffic only, then we’d be reassigning a significant amount of the outbound
development traffic (69%) to the west. This would drastically increase the
northbound traffic on NW Crooked Road which currently experiences the worst
operations at any of the study intersections, further degrade those northbound traffic
operations, and accelerate the overall need for a traffic signal at that location.

o If the roadway connection to S. National Drive was fully closed to development
traffic, then a majority of the inbound development traffic (64%) would also be
redirected to MO-45/NW Crooked Road for access (i.e., in addition to the 69% of
outbound traffic). This would further increase the overall need for a traffic signal at
MO-45/NW Crooked Road, and possibly also result in a heavy enough turning
movement where an eastbound right-turn lane might be recommended as well.

¢ For either of these last two alternatives, we would probably need to
recommend/require a revised traffic analysis and report from the developer and
Merge Midwest to fully quantify these associated traffic impacts due to the
diversions.
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Public Hearing — May 11, 2021

On Tuesday, May 11, 2021 the Planning and Zoning Commission held a public hearing to
consider Case No. PZ 2021-13 and PZ 2021-14. Applicant Todd Kobayashi presented the
proposed preliminary development plan for Platte 38 and addressed questions from the
Planning and Zoning Commission. Members of the public attended, provided comments and
asked questions. Most of the questions pertained to wanting more information regarding the 55+
concept (whether or not the development would be restricted exclusively to seniors), why a
roadway connection to S National Dr. is necessary, and whether or not The National Golf Club
of Kansas City approves of the project and would allow an access road to cut through their tract
of land abutting S National Dr. The Planning and Zoning Commission recommended postponing
the item and continuing the public hearing to their next regular meeting on Tuesday, June 8,
2021; and requested the applicant take the following actions in the meantime:

1. Meet with The National Golf Club of Kansas City Homeowners Assaociation (HOA) to
formally present the preliminary development plan and receive answers to questions
asked by members of the public at the hearing.

2. Meet with residents in the adjacent neighborhood in The South National to answer their
guestions about the proposed development.

3. Address all of the questions asked by members of the public at the May 11, 2021 public
hearing.

4. Consider revision to the preliminary development plan, including but not limited to:

a. Reducing the overall density of the project

b. Reducing the height of the apartment/condo buildings

c. Re-locating the apartment/condo buildings

d. Increasing landscape buffering on Tract C, and explore the utilization of berms

On May 25, 2021 the applicant convened a meeting with the Board of The National Golf Club of
Kansas City HOA to present the preliminary development plan in detail and answer any
guestions. The applicant then hand-delivered invitations to residents in The South National
neighborhood along S National Dr. and Persimmon Ct. for an open house charrette meeting on
May 26, 2021 (1:00-6:00 p.m.) at the Veterans of Foreign Wars (VFW) building at 10125 MO-
Hwy 45 in Parkville.

At the June 8, 2021 regular meeting of the Planning and Zoning Commission, the applicant
requested consideration of the Application for Zoning Map Amendment and Application for
Preliminary Development Plan be postponed to the next regular meeting of the Planning and
Zoning Commission — on July 13, 2021 — to allow more time for the applicant to revise their
preliminary development plans. The Planning and Zoning Commission then voted unanimously
(7 to 0) to recommend postponement of both applications and continuation of the public hearing
to the next regular meeting of the Planning and Zoning Commission on July 13, 2021.

At the July 13, 2021 regular meeting of the Planning and Zoning Commission, the applicant
requested another postponement of their Application for Zoning Map Amendment and
Application for Preliminary Development Plan — this time to the August 10, 2021 regular
meeting — to allow more time to revise their preliminary development plans. The Planning and
Zoning Commission then voted unanimously (8 to 0) to recommend postponement of both
applications and continuation of the public hearing to the next regular meeting of the Planning
and Zoning Commission on August 10, 2021.

Staff Conclusions and Recommendations
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Zoning Map Amendments

Staff concludes that, with the exceptions noted above: The proposed “R-4-P” district can be
consistent with the future land use projections of the Parkville 2040 Master Plan (2021), is
appropriate and compatible to the character of the existing surrounding neighborhoods. While
the “R-5-P” district is not consistent with the either master plans’ future land use projections, it
can accomplish other goals & objectives within the plans such as the need for more housing
choice and diversity within the community. Furthermore, the district is compatible with the
existing Platte County “RMD” Residential Multiple Dwelling zoning on the subject property, as
well as on subject properties to the west; however, the “R-5-P” zoning may not be compatible
with character of the surrounding neighborhood to the adjacent east, The National 7™
subdivision. The application for zoning map amendment complies with the requirements of the
Title IV — Development Code as shown in the accompanying Platte 38 preliminary development
plan (Case No. PZ 2021-14); does not appear to significantly impact the ability for the City or
governmental agencies to respond with public and emergency services (including police, fire
and the ability to maintain the peace); would substantially increase the value of the subject
property parcels if developed to the extent of the associated Platte 38 preliminary development
plan; and would allow for a variety of residential uses, all of which are currently permitted on the
subject property via the existing Platte County “RMD” and “R-7” zoning designations.

Preliminary Development Plans

Staff concludes that, with the exceptions noted above: The proposed preliminary development
plan accomplishes the goals of the Parkville 2040 Master Plan (2021) through a master planned
approach vs. piece meal development; flexibility to the “R-5-P” district’'s maximum building
height allowance should be carefully evaluated by the Planning and Zoning Commission per
context of the subject property (i.e., existing & proposed grading, surrounding neighborhoods &
characteristics, site section & elevation views) to determine whether such flexibility would
promote the general public health, safety and welfare of the community or be appropriate or not;
reflects generally accepted and sound planning and urban design principles with respect to
applying the adopted Parkville 2040 Master Plan (2021); meets all review criteria for a zoning
map amendment; and meets the City’s applicable subdivision regulations and standards, site
and landscape design standards, access and parking, sign standards, and minimum standards
thereof.

Following review, staff recommends neither approval nor denial of the Application for Zoning
Map Amendment (Case No. PZ 2021-13) and Application for Preliminary Development Plan
(Case No. PZ 2021-14); and will defer discretion to the Planning and Zoning Commission per a
roll call vote to determine if the proposed zoning and planned residential development is
appropriate given the context of the project within the City of Parkville and subject property area.
Staff bases this decision on the merits of the application and the findings and conclusions in the
report, subject to the following conditions:

Zoning Map Amendment
e Submittal of a valid Voluntary Annexation Petition for the portion of property included in
associated preliminary development plan currently located outside of the existing City
boundaries, and said property is thereafter annexed into City of Parkville municipal limits
via ordinance.
o The subject property be platted via an Application for Subdivision — Final Plat to allow for
the zoning layout per the Preliminary Development Plan.

Preliminary Development Plan
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e Submittal of a valid Voluntary Annexation Petition for the portion of property included in
associated preliminary development plan currently located outside of the existing City
boundaries, and said property is thereafter annexed into City of Parkville municipal limits
via ordinance.

e The subject property be platted via an Application for Subdivision — Final Plat — prior to
construction permits being issued — in order to accommodate the lots and tracts for the
Platte 38 planned residential development.

o The applicant address comments/findings from the City’s independent review (performed
by VSM Engineering, LLC) of the submitted stormwater drainage study.

e Southern Platte Fire Protection District (SPFPD) review the preliminary development
plan against the requirements of the 2018 International Fire Code (IFC), and any
necessary conditions be met.

o Any subsequent Applications for Final Development Plan for Phase Il / Lot 22 go before
the Planning and Zoning Commission for approval, with the Planning and Zoning
Commission as the “Decision Making Authority” and the Board of Aldermen as having
“Appeal of Decision” authority per Table 403-1: Procedures Summary of the Parkville
Municipal Code, Title IV — Development Code.

¢ 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
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 Zoning Map Amendment and 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 September 7, 2021 for first action.

End of Memorandum

08-06-2021
Stephen Lachky, AICP, CPM, CFM Date
Community Development Director
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Missouri

Application #:
Date Submitted:
Public Hearing:
Date Approved:

CITY OF PARKVILLE, - 8880 Clark Avenue = Parkville, MO 64152 - (816) 741-7676 - rax (816) 741-0015

1. Applicant / Contact Information
Applicant(s) )
Name: 1 0dd Kobayashi Genesis Companies

Address_4420 Madison Ave, Ste 104
City, State KCMO

Phone: 804-221-8746 Fax
E-mail_Toddk@builtbygenesis.com
Engineer/Surveyor(s) preparing legal description
Name:_Dustin Burton - RIC

Address: 1815 McGee, Ste 200
City, StateKCMO

Phone: 913.832.5683 Fax:
E-maildburton@ric-consult.com

~— Application for ZoningMap Amendment
Pre-application meeting required per Parkville Municipal Code Title!IV, Section

1403,010, Subsection G

Owner(s), if different from applicant(s)
Name: Parkville 38, LLC

Address: 4420 Madison Ave, Suite 104
City, State: Kansas City, MO

Phone: (816) 520-2233 Fax:
E-mail: foddk@builtbygenesis.com

Contact Person, if different from applicant(s)
Name:

Address:
City, State:
Phone: Fax:

E-mail:

We, the undersigned, do hereby authorize the submittal of this application and associated documents and certify that all information contained
therein is true and correct. We acknowledge that rezoning in the City of Parkville is subject to the Municipal Code of the City of Parkville. We do
hereby agree to abide by and comply with the above- mentioned codes, and further understand that any violations from the provisions of such or

from the conditions as stated herein shall constitute cause for fines 4punishments and revocation of approvals as applicable.
Applicant’s Signature (Required) f':x . %Mzi\/ Date: 4 = 6 -2 E

Property Owner’s Signature (Required) S Taien ,A/qué

pate: 4 7 -2 |

2. Property Information

Legal description: Attach a separate sheet with complete writing and graphical legal description of the subject

property.

Property address / general location:

38 acres between Crooked Rd. and MO-45 highway, west of S. National Drive

002-006.000

Parcel ID Number:

Present zoning: RMD /R7

Present use of the property:

Undeveloped, wooded land

Length of use:
50+ years

R-5-P

Proposed zoning:

Last modified January 2020
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Application #:
3. Neighboring land uses and zoning
Describe the existing land use and zoning on the surrounding properties:

Existing Land Use Existing Zoning
North: Golf course North: R-2-P

South: Residential, single family south:  R7/RMD (County)

East: Resdiential, single family East:  R-2-P

West: Residential, multi-family West:  R7 (County)

Attach a narrative addressing:

1. How the application is consistent with the Master Plan and any 4. Compliance of any proposed development with the requirements
official plan or program developed under the guidance of the of the development code, and the intent or design objectives
Master Plan. In particular, the relationship of land uses within the associated with any specific standards.
proposed district and the relationship with uses existing or 5. The ability of the City or other government agencies to provide
anticipated in surrounding districts. any services, facilities or programs that might be required if the

2. The character of the neighborhood, including design of the application were approved.
streets, civic spaces and other open spaces; the scale, pattern 6. The effect of approval on the condition or value of property in the
and design of buildings; the zoning of property and compatibility city or in the vicinity, including the likelihood of surrounding areas
of potential future uses; and the operation and uses of land and to be developed in accordance with the Master Plan.
buildings. 7. The consistency of the application with other adopted policies of

3. How the application furthers the intent of the proposed zoning the City, including any other relevant implications of the change
district and supports that of any abutting zoning districts, in beyond any specific proposed project.
particular, the building form, site design, and other development 8.  The recommendations of professional staff or other technical
patterns and urban design aspects of the proposed project in reviews associated with the application.

furthering the intent.

4. Checklist of required submittals

M| Completed application, including all required details and supporting data.

Nonrefundable application fee of $300.00. Applicant will be billed to recover costs for required publication, posted
and mailed notice per Parkville Municipal Code, Title IV, Section 403.010, Subsection E.

Complete written and graphical legal description of subject property in paper and electronic formats, an area map
showing the subject property and surrounding major features including roads.

If the proposed rezoning is for a Master Planned Development (i.e., “planned” district) such as a “B-4-P” Planned
Business District, a complete site plan/development plan is required per Parkville Municipal Code, Title IV.

0 0 & U

Notarized affidavit of ownership and authorized signature of the applicant and owner of record of the property.

For City Use Only

Application accepted as complete by:

Name/Title Date

Application fee payment: Check # M.O. Cash
Final reimbursable costs paid (if applicable). Date of Action:

Planning Commission Action: [] Approved [] Approved with Conditions [] Denied Date of Action:
Conditions if any:

Board of Aldermen Action: [] Approved [] Approved with Conditions [] Denied Date of Action:

Conditions if any:

Last modified January 2020
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Missouri

Application #:
Date Submitted:
Public Hearing:

Date Approved:

CITY OF PARKVILLE - 8880 Clark Avenue * Parkville, MO 64152 » (816) 741-7676 - rax (816) 741-0013

~  Application for Preliminary Development:Plan

s Pre-apphcatmn meetmg requnred per. Parkwlle Mumclpal CO({e T;tle 1V, Sectlon 403, 0107 $ubsectlon C

1. Applicant/Contact information

Applicant(s)

Name:_ Todd K Qbayas hi

Company: Genesis Companies
Address_4420 Madison Ave, Ste 104
City, State_ KCMO

Phone: 804-221-8746 Fax
E-mail__Toddk@builtbygenesis.com

Engineer/Surveyor(s) preparing plans & legal desc.
Dustin Burton

Name;
Company.___ RIC

Address_ 1815 McGee, Ste 200
City, State_ KCMO

Phone: 913 832 5683 Fax:
E-mail__dburton@ric-consult.com

Owner(s), if different from applicant
Name: 10dd Kobayashi

Company: Parkville 38, LLC

Address: 4420 Madison Ave, Suite 104
City, State: Kansas City, MO

Phone: (804) 221-8746 Fax
E-mail: toddk@builtbygenesis.com

Contact Person, if different from applicant

Name:

Company:
Address:
City, State:

Phone: Fax:

E-mail:

We, the undersigned, do hereby authorize the submittal of this application and associated documents and certify that all information contained
therein is true and correct. We acknowledge that development in the City of Parkville is subject to the Municipal Code of the City of Parkville.
We do hereby agree to abide by and comply with the above-mentioned codes, and further understand that any violations from the provisions of
such or from the conditions as stated herein shall constitute cause for fines, punishmgnts and revocation of approvals as applicable.

Applicant’s Signature (Required) ——: -

/

Date: 4’ 9 "2/

Property Owner’s Signature (Required) ; f -éAtCh 5 ﬁ 4@ Date: 4 - 7 ’2;/

2. Property Information

Property address and general location:

38 acres between Crooked Rd. and MO-45 highway, west of S. National Drive

Legal description (may be attached): Attached

Description of proposed use(s): Mixed use of duplex homes and multi-family/condominiums

R-5-P 40% max (duplex lots)

Lot coverage:
Density/Intensity: 9.3 DU/AC

Net acreage of lot: _23.68
Duplex & Multifamily

Zoning district:
Gross acreage of lot: _26.04 Ac

Open space acreage: 7.72

Proposed block and lot pattern: 1 block, 22 lots

Building types/scale:

3. Factors affecting the project

Are any public improvements required for this project? Y©S

Explain (may be attached):
Road to connect S. National Drive to Crooked Rd. & public utilities (water/storm/sewer)

Last modified January 2020
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Application #:

4, Public Realm

»  All public improvements must be designed to city standards and require approval, guarantees and permits
prior to installation.

Functions of proposed new roadways: Residential street

Proposed surface material; Asphalt Maximum grade: 9%

General design characteristics, open spaces, civic spaces and circulation network:

See plans

Are area streets and utilities sufficient to serve the property once developed? Yes
(Note: a traffic study may be required in order to adequately address this question)

Explain: 1 raffic study is completed

Attach a stormwater management study showing facilities/improvements needed to handle stormwater adequately.

Attach a narrative addressing:

1. How the plan represents an improvement over what could 3. How the benefits from any flexibility in the standards
have been accomplished through strict application of proposed in the plan allow the project to better meet or
otherwise applicable base zoning district standards, based on exceed the intent statements of the base zoning district(s)
the goals of the Master Plan, and based upon generally and the standards proposed to be modified when applied to
accepted planning and design practice. the specific project or site.

2. How the benefits from any flexibility in the standards 4.  How the plan reflects generally accepted and sound
proposed in the plan promote the general public health, planning and urban design principles with respect to
safety and welfare of the community, in particular areas applying the Master Plan and any specific plans to the area.
immediately near or within the proposed project, and not 5. How the plan meets all of the review criteria for a zoning
strictly to benefit the applicant or single project. map amendment.

5. Checklist of required submittals

M| Completed application, including site plans with all required details andsupporting data.

(41 Nonrefundable application fee of $300.00.

A Five (5) copies 24" x 36" size, or larger sets, and one (1) electronic set (PDF format) of the site plan and elevations for staff

and service providers to review.
Ef' Authorization signature of the applicant and owner of record of the property.

o If subject to covenants and/or deed restrictions, signed approval of the association/entityenforcing such.

For City Use Only
Application accepted as complete by:
Name/Title Date
Application fee payment; Check # AA Amount $

Final reimbursable costs paid (if applicable). Date of Action:

Planning Commission Action: [] | Approved [] Approved with Conditions [] Denied Date of Action:
Conditions if any:

Board of Aldermen Action: []) Approved  [] Approved with Conditions [] Denied Date of Action:
Conditions if any:

M:ACommunity Developmen\PERMIT & APPLICATION FILLABLE FORMS\2020 Forms\Online Versions Last modified July 2020
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Application #:

6. Preliminary Development Plan checklist for staff review

1. Basic Information

Name of the development

Name, address, contact information of person or firm that prepared the plan
Date plan was prepared, including any revision dates

Graphic, engineering scale

North arrow

Vicinity map identifying boundaries and location of property in relation to City

~0 a0 TW

2. Development Summary Table | Provided on site plan in chart format

Existing zoning and proposed zoning if applicable

Total land area in square feet and acres

Proposed use or uses of each building and/or structure

Height above grade of buildings and structures and number of stories of each building and/or structure
Gross floor area per floor and total for each building/structure

Residential buildings shall also include residential building type and total number of dwelling units.
Residential development shall identify gross and net density

g. Building coverage and floor area ratio

h. Ratio of required number of parking spaces for each use and amount of proposed parking spaces

~P o0 T

3. Plan Drawing

a. Property lines and lot dimensions

b. Proposed building footprint with lines

c. Building(s) with dimensions and distance to property lines

d. Cross-sections of the site detailing the height of buildings/structures, distances, and relationship to
existing topography, and if applicable, proposed topography

e. Existing and proposed rights-of-way improvements (curb/gutter/sidewalk/driveways, etc.) and
easements

f.  All radii, acres, points of tangency, central angles and lengths of curves

9. Existing and proposed topography, with major contour lines at intervals of 10 feet, and minor contour
lines at an interval of 2 feet

h. Indication of FEMA Special Flood Hazard Areas (SFHA) if applicable

i. Location and identification of any proposed and any existing site features to be retained, including
detention areas, retaining walls, existing mature trees, and other pertinent site features

j. Identification of proposed or existing use or uses within each building, building entrances and exits,
docks or other service entrances, utility entrances and screening to them, trash enclosures if
applicable, outdoor storage and sales areas, and other paved areas.

k. Architectural renderings of the completed project be provided, including elevations of each side of
each structure and delineation of building materials.

4. Parking and Circulation

a. Location and dimensions of the widths of existing or proposed private vehicular access into the
property from perimeter streets and location of existing or approved accesses on properties adjacent
or opposite the property

b. Location of proposed or existing parking spaces, aisles, and drives with setback dimensions from
proposed streets right-of-way and adjacent property lines; typical width and length of parking spaces,
number of parking spaces per row; and width of parking and drive aisles

c. lllustration of AutoeTURN vehicular movements for emergency vehicle access to development,
specifically a Pierce Velocity fire truck (duel axle type w/ 110 ft. ladder; vehicle specifications are 43.3
ft. length X 8 ft. width)

d. Location of proposed frash enclosures if applicable

e. Identification of all public and private existing and proposed sidewalks, trails, bicycle facilities, and/or
open space areas (Tracts A, B, C, etc.)

f.  Indication of compliance with access and parking standards per City Code (Chapter 408)

MACommunity Development\PERMIT & APPLICATION FILLABLE FORMS\2020 Forms\Online Versions Last modified July 2020
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5. Landscaping and Screening
a. A plan for landscaping design and screening in conformance with City Code (Section 407.020 and
407.030)
. Alighting plan in conformance with City Code (Section 407.040)
c. A stormwater management plan in conformance with City Code (Section 407.050)
d. A landscape schedule showing compliance with City Code (Chapter 407)

6. Other Requirements
a. All survey monuments and benchmarks, together with their description
Show windows and entrances
Label all materials
Show canopies and awnings if proposed
Information regarding signage if proposed, in compliance with City Code (Chapter 409)

o000 o

Note: Submissions of preliminary development plans to the Planning and Zoning Commission that do not conform to
the above checklist may, at the discretion of the Planning and Zoning Commission, be subject to delay until unfulfilled
items are complied with.

M:ACommunily Development\PERMIT & APPLICATION FILLABLE FORMS\2020 Forms\Online Versions Last modified July 2020
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All that part of the Northeast Quarter of Section 27, Township 51 North, Range 34 West of the Fifth
Principal Meridian in Platte County, Missouri, being more particularly described by Jed A.M. Baughman,
PLS #2014020708 of Renaissance Infrastructure Consulting, Inc. as follows:

Beginning at the Northwest Corner of said Northeast Quarter;

thence South 00°13'30" West, along the West line of said Northeast Quarter, a distance of 1321.18 feet
to the Northwest corner of the Southwest Quarter of said Northeast Quarter;

thence leaving said West line and along the North line of said Southwest Quarter, North 89°59'23" East,
a distance of 1312.49 feet to the Northeast Corner of said Southwest Quarter;

thence leaving said North line and along the East line of said Southwest Quarter, South 00°11'06" West,
a distance of 504.02 feet;

thence leaving said East line, North 89°51'38” West, a distance of 198.92 feet;
thence South 00°07’36” West, a distance of 125.94 feet;

thence South 45°07°23” West, a distance of 202.02 feet;

thence South 00°43’36” East, a distance of 250.41 feet;

thence South 82°26’56” West, a distance of 118.01 feet;

thence North 63°08’07” West, a distance of 182.65 feet;

thence South 86°54’47” West, a distance of 123.61 feet;

thence North 61°42’44” West, a distance of 134.97 feet;

thence South 67°24’46” West, a distance of 227.70 feet;

thence North 89°43'59” West, a distance of 223.11 feet to a point on the East right-of-way line of
Crooked Road, as now established;

thence along said East right-of-way line, North 00°13’30” East, a distance of 339.34 feet;

thence continuing along said East right-of-way line, North 75°40’30” West, a distance of 20.62 feet to a
point on the West line of said Northeast Quarter;

thence leaving said East right-of-way line and along said West line, North 00°13’30” East, a distance of
639.81 feet to the Point of Beginning, containing 1,138,576 square feet, or 26.138 acres, more or less.
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GENESIS

CONSTRUCTION MANAGEMENT

April 7, 2021

Stephen Lachky

Community Development Director
8880 Clark Ave

Parkville, MO 64152

Re: Platte 38 — Multifamily Development — Annexation, Rezoning, and Preliminary Plan

Mr. Lachky,

We are excited to submit today the Preliminary Development Plan, Annexation request, and Zoning Map
Amendment application for a new multifamily development located just to the south of The National
Golf Course. The proposed development will consist of two new apartment/condominium buildings and
21 high quality duplex lots. The apartments will be situated at the north end to overlook the golf course
while the duplex lots will run along the midpoint of the parcel from east to west. The total development
is proposed to take up roughly the northern half of the overall parcel, the southern half is planned to
remain undeveloped and undisturbed natural woodland area. A wooded buffer at the east property line
will also be maintained to help buffer between the adjacent single family and this higher density use.

The City’s 2009 future land use plan highlights this area as future single family residential. However, we
feel this development will create a density buffer between the existing R-2 zoning to the east and much
higher density (RMD) located just to the west of this property. This buffering is further enhanced by the
heavily wooded areas that will remain in place at the east and south property lines. We also feel this is a
good compromise between the current County zoning (R7/RMD) which would allow for a much denser
multifamily development if the parcel would remain within the County.

We look forward to future discussions on this project and are available for any questions you may have.

Sincerely,
Todd Kobayashi

Chief Financial Officer
Genesis Construction Management, LLC

4420 Madison Ave. Suite 104 O: 816-756-2331
Kansas City, MO 64111 www.builtbygenesis.com
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Existing Section Line —  Proposed Right-of-Way
—_—- — Existing Right-of-Way Line Proposed Property Line
Existing Lot Line —— Proposed Lot Line
——————————— Existing Easement Line -————----—-  Proposed Easement
Existing Curb & Gutter ———— Proposed Curb & Gutter
Existing Sidewalk === Proposed Sidewalk
Existing Storm Sewer —— st — Proposed Storm Sewer
o Existing Storm Structure (=] Proposed Storm Structure
——w———  EXisting Waterline A Proposed Fire Hydrant
Existing Gas Main " Proposed Waterline
Existing Sanitary Sewer ——s—— Proposed Sanitary Sewer
® Existing Sanitary Manhole ® Proposed Sanitary Manhole
— —— — Existing Contour Major ——— Proposed Contour Major
Existing Contour Minor — Proposed Contour Minor
Future Curb and Gutter
U/E Utility Easement
SS/E Sanitary Sewer Easement AJE Access Easement
D/E Drainage Easement T/E Temporary Easement

Legal Description:

All that part of the Northeast Quarter of Section 27, Township 51 North, Range 34 West of the Fifth
Principal Meridian in Platte County, Missouri, being more particularly described by Jed A.M. Baughman,
PLS #2014020708 of Renaissance Infrastructure Consulting, Inc. as follows:

Beginning at the Northwest Corner of said Northeast Quarter;

thence South 00°13'30" West, along the West line of said Northeast Quarter, a distance of 1321.18 feet
to the Northwest corner of the Southwest Quarter of said Northeast Quarter;

thence leaving said West line and along the North line of said Southwest Quarter, North 89°59'23" East, a
distance of 1312.49 feet to the Northeast Corner of said Southwest Quarter;

thence leaving said North line and along the East line of said Southwest Quarter, South 00°11'06" West, a
distance of 504.02 feet;

thence leaving said East line, North 89°51'38” West, a distance of 198.92 feet;
thence South 00°07'36” West, a distance of 125.94 feet;

thence South 45°07'23” West, a distance of 202.02 feet;

thence South 00°43'36” East, a distance of 250.41 feet;

thence South 82°26'56” West, a distance of 118.01 feet;

thence North 63°08'07” West, a distance of 182.65 feet;

thence South 86°54'47” West, a distance of 123.61 feet;

thence North 61°42'44” West, a distance of 134.97 feet;

thence South 67°24'46” West, a distance of 227.70 feet;

thence North 89°43'59” West, a distance of 223.11 feet to a point on the East right-of-way line of
Crooked Road, as now established;

thence along said East right-of-way line, North 00°13'30” East, a distance of 339.34 feet;

thence continuing along said East right-of-way line, North 75°40'30” West, a distance of 20.62 feet to a
point on the West line of said Northeast Quarter;

thence leaving said East right-of-way line and along said West line, North 00°13'30” East, a distance of
639.81 feet to the Point of Beginning, containing 1,138,576 square feet, or 26.138 acres, more or less.

FLOOD PLAIN NOTE

According to the F.E.M.A. Flood Insurance Rate Map Number
29165C0379D, revised April 2, 2015, this tract graphically lies in:

- OTHER AREAS, ZONE X, defined as areas determined to be
outside the 0.2% annual chance floodplain.

- SPECIAL FLOOD HAZARD AREAS (SFHAs) SUBJECT TO
INUNDATION BY THE 1% ANNUAL CHANCE FLOOD, ZONE AE, defined
as Base Flood Elevations determined.

- OTHER FLOOD AREAS, ZONE X, defined as areas of 0.2% annual
chance flood; areas of 1% annual chance flood with average depths of less
than 1 foot or with drainage areas less than 1 square mile; and areas
protected by levees from 1% annual chance flood.

- FLOODWAY AREAS IN ZONE AE, defined as the channel of a
stream plus any adjacent floodplain areas that must be kept free of
encroachment so that the 1% annual chance flood can be carried without
substantial increases in flood heights.

The information concerning locations of underground utilities
shown hereon which are not visible from the surface, has been
taken from the records and field locations of the various utility
companies and has not been field verified by this company.
These locations are not to be constructed as accurate or exact.

Know what's below.
Call before you dig.

Plate 38

City Of Parkville, Platte COunty, MO
Section 27, Township 51N, Range 34W

Preliminary Development Plans
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Summary Table:

Description:

Planned residential development with internal circulation,
public streets, private drives, duplex lots and 2 apartment
complex buildings with access off of N crooked Rd and S
National Dr.

Zoning:

Current zoning: Platte County RMD-Residential Multiple
Dwelling and R-7 Single-Family High Density.

Lot Purpose/Use

Lots 1-21: Duplex residential buildings.
Lot 22: 2 Apartment complex buildings. (100 units/bldg)
Provided Parking: 300 stalls.

UTILITY CONTACTS

City of Parkville

CPWSD #1 of Platte County

Platte County Regional Sewer District
Spire Energy

Evergy

Platte Clay Electric

Century Link

Unite Private Networks

Time Warner Cable

Missouri One Call

AT&T

Comcast

Missouri State Highway Department
Park Hill School District

741-7676
891-3457
858-2052
562-0000
544-4852
807-7502
243-5642
903-9400
431-5818
DIG-RITE
464-7928
891-3457
622-6500
359-5000
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Sheet List Table

Sheet Number Sheet Title

Co1
C02
C03
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Cco7
C08

Title Sheet
Preliminary Plat
Existing Conditions
General Layout
Grading Plan
Development Plan
Utility Plan

Auto Turn Plan

Consultant/Applicant:

Renaissance Infrastructure Consulting
1815 McGee Street

Kansas City, MO 64108

Aplicant:
Genesis Companies

Todd Kobayashi

4420 Madison Ave, Ste 104
Kansas City, MO 64111
toddk@builtbygenesis.com
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3515 W. 75TH ST., SUITE 201
PRAIRIE VILLAGE, KS 66208

ARCHITECTS.

GENERAL NOTES:

DLAN T L | ST . TRE ES LANDSCAPE REQUIREMENTS (SEC. 407.020):
1. EACH BIDDER SHALL VISIT THE SITE OF THE PROPOSED WORK AND EXAMINE THE SITE CONDITIONS. HE SHALL ALSO CAREFULLY
EXAMINE THE DRAWINGS FOR THE PROPOSED WORK AND FAMILIARIZE HIMSELF WITH ALL CONDITIONS, WHICH MAY AFFECT THE STREET TREES: 1 TREE PER40LF. REQUIRED: SROVIDED:
|Common Name [Botanical Name | Size | Notes PROPOSED WORK. INTERIOR STREET = +- 3540 LF./40= 89 TREES 89 TREES
Sde eRes 2. THE PLANTING PLAN GRAPHICALLY ILLUSTRATES OVERALL PLANT MASSINGS. EACH PLANT SPECIES MASSING SHALL BE PLACED { NOTFOR:
FEM___[Fronfier Elm Wimus carpinifolia X parvifolia Frontier 2 Cal. | BB IN THE FIELD TO UTILIZE GREATEST COVERAGE OF GROUND PLANE. THE FOLLOWING APPLIES FOR INDIVIDUAL PLANTINGS: FOUNDATION PLANTINGS: 1 LARGE TREE PER 50 LINEAR FEET, 1 SMALL OR EVERGREEN TREE PER 50 LINEAR FEET AND 1
FFEM Fall Fiesta Sugar Maple Acer saccharum 'Fall Fiesta' 2" Cal. B&B A. CREEPING GROUNDCOVER SHALL BE A MINIMUM OF 6" FROM PAVING EDGE. SHRUB PER 10 LINEAR FEET
Bl Greenspire Littleleaf Linden Tilia cordata 'Greenspire' 2" Cal. B&B B. ALL TREES SHALL BE A MINIMUM OF 3' FROM PAVING EDGE. REQUIRED: PROVIDED: X e
PSM___|Pacific Sunset Maple Acer truncatum x A. platanoides 'Warrenred' 2" Cal. B&B C. ALL PLANTS OF THE SAME SPECIES SHALL BE EQUALLY SPACED APART AND PLACED FOR BEST AESTHETIC VIEWING. APARTMENT BUILDING =792 LF. 16 SHADE TREES 16 SHADE TREES
ROK _ |Red Oak Quercus rubra 2"Cal. | B&B D. ALL SHRUBS SHALL BE A MINIMUM OF 2' FROM PAVED EDGE. 16 EVERGREENS 16 EVERGREENS
SWO  |Swamp White Oak Quercus bicolor 2" Cal. B&B 79 SHRUBS 79 SHRUBS MIN.
Evergreen Trees 3. NOTIFY LANDSCAPE ARCHITECT 1 WEEK PRIOR TO ANTICIPATED START OF PLANT MATERIAL INSTALLATION. LANDSCAPE PARKING LOT PLANTING: 1 SHADE TREE PER 25 STALLS
ERC Red Cedar Juniperus virginiana 6 Ht. B&B CONTRACTOR SHALL STAKE ALL PROPOSED PLANTING BED EDGES, SET OUT SHRUBS IN INTENDED LOCATIONS, AND STAKE TREE : : .
: : LOCATIONS FOR APPROVAL BY LANDSCAPE ARCHITECT PRIOR TO INSTALLATION. REQUIRED: PROVIDED:
NWS _ |Norway Spruce Picea abies 6' Ht. B&B PARKING STALLS = 204 STALLS 8 SHADE TREES 8 SHADE TREES
ALL INTERNAL LANDSCAPE ISLANDS WILL HAVE PERMEABLE SURFACES.
5. IN THE EVENT OF WORK IN OR ON THE SANITARY MAIN. ANY TREES OR PLANTINGS PLACED WITHIN THE SEWER EASEMENT MAY
BE REMOVED WITHOUT REPLACEMENT OR COMPENSATION THERE OF AND SHALL BE REPLACED BY THE PROPERTY OWNER AS BUFFER LANDSCAPING: TYPE 3= 1 SHADE OR 2 ORNAMENTAL PER 40 L.F, 1 EVERGREEN PER 20 L.F., 1 SHRUB PER 10 L.F.
REQUIRED BYTHE CITY. EAST PL = +/-504 LF. = 1R3E (S);JLTJinREES T; SXL\%EEDfREEs
DLAN T L | ST - FO U N DAT | O N 6. STRIP TOP SOIL & SAVE FOR PLANTING AREAS. EXCAVATE TO A DEPTH OF 18" FOR ALL PLANTING BEDS AND REPLACE WITH 26 EVERGREENS 26 EVERGREENS
PLANTING SOIL MIX.. REFER TO L3.00 FOR PLANTING SOIL MIX. 51 SHRUBS 51 SHRUBS
Evergreen Shrubs WEST AND SOUTH PL BUFFER NOT REQUIRED, ADJACENT LAND IS
ASJ Armstrong Juniper Juniperus horizontalis ‘Armstrong’ 5 Gal. 7. ALL LANDSCAPE MATERIALS SHALL MEET THE AMERICAN STANDARDS FOR NURSERY STOCK (ASNS), PUBLISHED BY THE COUNTY PROPERTY
CGH China Girl/Boy Holly llex x meserveae 'Mesog/Mesdob' 5 Gal. 51 Ratio | AMERICAN NURSERYMEN'S ASSOCIATION, AND BE SELECTED FOR ITS NATIVE CHARACTERISTICS OR SURVIVAL IN THE CLIMATE FOR
BRJ Blue Rug Juniper Juniperus horizontalis 'Blue Rug' 5 Gal. THE KANSAS CITY REGION, AND BE PLANTED AND MAINTAINED/,,,EER,,,AS,Ns/VSPECIFICAT}Q'}?J > e ——— ‘ NN S - o
BXW  |Winter Green Boxwood Buxus microphylla 'Winter Green' 5 Gal. 24-36" ) ! - : —— N\ \ A\ \ ~
DFY Densiformis Yew Taxus x media 'Densiformis’ 5 Gal. - — N AR ~
ELY Everlow Yew Taxus x media 'Everlow’ 5 Gal. - - ‘ BUFFER SH RUB’ TYP
GBS Globe Blue Spruce Picea pungens 'Glavea globosa’ 5 Gal. o o\ \ N N S )
GMC  |Gold Mop Cypress Chamaecyparis pisifera 'Yellow Thread Branch' 5 Gal. SO RURRY \ROK 2 o,
PFJ Perfecta Juniper Juniperus chinensis 'Perfecta’ St Kt B&B | NUANIAN R & _\<
PRB Green Mountain Boxwood (Pyramidal) |Buxus microphylla 'Green Mountain' 5 Gal. ‘ AL \L,: Ay,
SGJ Sea Green Juniper Juniperus chinensis 'Sea Green' 5 Gal. 24-30" ) — e — = /
T™MJ Tam Juniper Juniperus sabina 'Tamariscifolia' 5 Gal. — Ny~ yavs s : : R R R
WYW  |Wardii Yew Taxus X media 'Wardii' 5 Gal. NS e = vl ] / e e =
Decidious Shrubs | IBK+DEN
CPB Crimson Pygmy Barberry Berberis thunbergi var. atropurpurea 'Crimson Pygmy'| 2 Gal.
DBB Dwarf Burning Bush Euonymus Alatus 'Compacta’ 2 Gal.
DGW Varigated Red Twigged Dogwood Cornus sericea 'Bailhalo' 2 Gal.
DKL Dwarf Korean Lilac Syringa meyeri 'Palibin’ 2 Gal.
DRT Dwarf Red Twig Dogwood Cornus sericea 'Kelseyi' 2 Gal.
GMS Goldmound spirea Spirea japonica 'Goldmound' 2 Gal.
GLS Grow Low Sumac Rhus aromatica 'Gro-Low' 2 Gal.
HYD Endless Summer Hydrangea Hydrangea macrophylla 'Bailmer' 5 Gal.
KNR Knockout Rose Rosa knockout 2 Gal.
LHS Little Henry Sweetspire ltea virginica 'Little Henry's Garnet' 2 Gal. e
LPS Little Princess Spirea Spiraea Japonica 'Little Princess' 2 Gal. {
MCS Magic Carpet Spirea Spirea japonica 'Magic Carpet' 2 Gal. 0 % B .
MHV Mohawk Viburnum Viburnum x burkwoodii 'Mohawk' 2 Gal. ;)E :T>L - R FEM'1 >
MRV Maresei Viburnum Viburnum plicatum var. tomentosum 'Mareser' 2 Gal. 0:'.3 21 N 7 l
S8V Summer Snowflake Viburnum Viburnum plicatum var. tomentosum 'Summer Snowflg 2 Gal. m T | - L )
WIG Fine Wine Weigela Weigela florida '‘Bramwell' 2 Gal. B —
WTB Red Sprite Winterberry llex verticilata 'Red Sprite'/'Jim Dandy' 2 Gal. 3/1 Ratio O' 1 2 A NWS'3
Grasses M ROK'2 E
DFG Dwarf Fountian Grass Pennisetum alopecuroides 'Hameln' 2 Gal. ‘
KFG Karl Foerster Grass Calamagrostis x acutiflora 'Karl Foerster' 2 Gal. — \ : ERC_6 <
LIR Tidwell's Big Blue Liriope Liriope muscari 6" pot - ) ,
HVM Panicum virgatum 'Heavy Metal' Heavy Metal Switch Grass 2 Gal. /
MLG Morning Light Maiden Grass Miscanthus sinensis 'Morning Light' 2 Gal. I I
NWG Northwind Switch Grass Panicum virgatum 'Northwind' 2 Gal. N
VLR Varigated Liriope Liriope muscari variegata 6" pot 1
Perennials . I—
AST New York Aster Aster novae-belgii 1 Gal. N P
BES _ |Black Eyed Susan Rudbeckia hirta 1 Gal. = : .
BFM Butterfly Milkweed Asclepias tuberous 1 Gal. N - I
COR Moonbeam Coreopsis Coreopsis vericillata 'Moonbeam' 1 Gal. . FEM-1
CAT Catmint Nepeta x faassenii 'Walker's Low' 1 Gal. | L[ "r"_";"__1 ¥ ) T )
DAY Daylily Hemercallis 'Black Eyed Stella' or 'Little Business' 1 Gal. > 7 | i l - ‘ — NWS_2
DSY Shasta Daisy Leucanthemum x superbum 'Becky' 1 Gal. A i_ _J — T | — N
HOS Big Daddy Hosta Hosta 'Big Daddy' 1 Gal. e \ B
HSS Sum & Substance Hosta Hosta 'Sum & Substance' 1 Gal. BU FF R SH RUB’ TYP “ 7 . .. E
IRS Blue Flag Iris Iris virginica v. shrevei 1 Gal. o o R N . . N Y z
LIA Gayfeather Liatris spicata 1 Gal. Vv T FEM-1 > O N ERC-2 O D
MSG  |Meadow Sage Salvia nemorosa 1 Gal. P X Ll I O
PCF Purple Cone Flower Echinadea purpurea 1 Gal. YAy l ROK'2 : —
RSS Russian Sage Perovskia atriplicifolia 1 Gal. — L LT T KF/X 7 < @)
SED Tall Sedum Sedum grandiforuim 'Autumn Fire 1 Gal. - — N - ERC'3 o @)
THE ABOVE PLANT LIST IS A RANGE OF POTENTIAL PLANT MATERIAL AND IS SUBJECT TO CHANGES. — \ 7 - : — 2 Z —
| - Sinai B 2 2
L++.*] FOUNDATION PLANTING AREA | O g
Lt | ~ LL]
8§8 PERMEABLE SURFACE g — j
o = 3
= < AV
[ 2’
z J <
< ol

7~
2o
DRAWING RELEASE LOG

©04.09.2021 -PDP SUBMITTAL

© 04.30.2021 -PDP ReSUBMITTAL

©(07.23.2021 -PDP ReSUBMITTAL
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Parkville Senior Development
at The National



Land Location

38 Acres of Undeveloped Land

Adjacent to The Deuce Golf Course
Spectacular Views on Cliff above 8t & 9t" Holes
The property is currently zoned in Platte County
The property has been undeveloped foF=00 44%5.



Where We Started

* The project is currently zoned in Platte County for density that supports
apartments, duplexes and single-family homes

« Initial layouts for the project had 4 larger buildings of which 1 was
contemplated to be condominium and other 3 apartments with a density of ~9
units/acre

» Total units were ~50 condos, 250 units of apartments, & 23 duplex units and 2

single family home lots
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Senior Independent Living Need

« The country has a growing senior independent living need as the front edge of
the baby boom generation is now a little over 70 years old

 Downsizing as families have left the nest, yard work is less appealing, and
mobility becomes an issue will demographically drive a need for single floor
design for seniors ahead of assisted living

« Assisted living is an 82+ year old and Boomers are not there. Independent
living is the need for the next decade and a half

If Parkville does not plan for this need, seniors likely to be forced to move away
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Senior Living Summary

« Fannie Mae report indicates Baby Boom Generation currently owns ~40% of the
existing housing stock. A majority of this housing stock contains stairs that
many seniors will be unable/unwilling to navigate

« A material amount of housing will need to be renovated/built in the next decade
to support the needs of the Baby Boom Generation

» Single floor, ranch type layouts are very land intensive and most subdivision
communities today are simply not zoned for ranch homes

* Our alternative is single floor condominium units to make better use of existing
land while catering to the senior mobility need that is demographically building

« The them of helping to support senior’s desire to be independent as long as
possible to stay out of assisted living is part of the design of our community

Blue bars are age 75+
which represent
Independent living
tenants. This space has
the highest projected
growth in next 10 years
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Senior Amenities

The goal of the development is to help seniors stay independent and out of assisted
living facilities

Senior oriented fitness facility
» Physical therapy space to help tenants rehabilitating injuries

« Third party nursing space available to help seniors with
testing/medication/checking in on residents

* Pool for the development
» Garages and carports available

» Golf cart accessibility

Reese Nichols: “We have been trying to find developers who will move forward with maintenance provided
communities in Southern Platte County because we and a whole lot of other top producing Realtors have a lot of
prospective buyers of that type of inventory. As you already know, there is very little maintenance provided housing
inventory available in all of the Northland. And, what we have learned from the COVID experience is that these type of
yers put a premium on being located near a recreational area (golf course, lake) now that they have spent more time in
omes than ever before in 2020.”
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The Plan Evolved to a
Planned Active Senior Development

Changed orientation to active senior, 55+

Reduced to 2 larger for 80-100 unit Senior condominium units

Commitment of For-Sale product only with no apartments

21 Active Senior Duplex units similar to existing LimeStone Road Townhomes
Density reduced to 5.25-6.95/acre (202-246 units/ 38.5 acres)

Finishes consistent with South National existing homes with Condominiums and
duplexes in $350,000-$650,000 range
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Neighborhood Concerns

We heard 6 main neighborhood concerns

» Potential for traffic in South National neighborhood

» Desire for South National residents to avoid cut through traffic from Crooked Rd.
» Concern about density of the development

» Height of the larger buildings

» Concern about homes close to the South National Drive entrance

» Desire to avoid apartments being developed

Next few slides address these concerns
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Traffic in the Neighborhood

« Atraffic study has been conducted to examine the impact of our development
on the local area

* For a two way entrance off S. National Dr., as you can see below, less than
5% of the projected traffic volume is projected to flow through S. National

« S. National is not a shortcut to any businesses/attractions vs. 45 highway

» 45 Highway is 33% shorter to get to Price Chopper & higher speed limit

« Exit on Crooked Rd is 22% shorter to get to Parkville

 Low 15 mph speed limit of the development road

» Traffic study also examined a one-way entrance only from South National Dr.
* 1-way would eliminate S. National traffic in neighborhood & cut through traffic

One-Way entrance drawing
To enter developments
from South National Drive -
Similar to an exit ramp
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Building Elevation Example

The below elevation helps to illustrate that from the neighborhood itself
only the upper 1-2 floor of the larger buildings will be visible above
treeline

» The heavily treelined stream bank also is projected to have 2 floors of
visibility from Highway 45, given existing trees
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Quality of Buildings

Duplexes/Condominiums are anticipated to be of complementary quality
for materials and costs as existing South National area
Duplexes are intended to be similar to Limestone Road development
Condominium building to have balconies and high end interior finishes as
well as garages
The neighborhood will have its own amenities

* Pool

* Senior oriented fitness

« Office spaces for physical therapy

» Garages for condominiums and duplexes
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Summary

We have adjusted our initial plans for the land in following ways:

« Greatly reduced the density of the initial plan from 9 units/acre down to 6.4
units/acre

The project is committed to a 55+ age restriction as commonly defined
The project is willing to commit to a “for-sale” product only

Willing to have a one-way entrance with no exit to South National to address
neighborhood traffic concerns, cut through traffic concerns, and concerns about
headlights into the home across from the South National Dr. entrance

We have maintained a natural tree buffer in our plan for the homes on the
eastern part of the property which we plan to augment with berms and additional
trees

Development will add to value of existing homes given price point of product

The need for Senior Living in Parkville is growing as Baby Boomers are entering
e 70+ years of their lives. This project will great help the Parkville community

residents in the next 10 years
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Summary of HOA & Public Meeting Questions:

The developer presented via Zoom to the National HOA board on Tuesday, May 25" and held a 5 hour
public meeting at the VFW hall on Wednesday, May 26". There were 41 people who attended the
public meeting. Here is a summary of the HOA board’s questions, the questions from the general public,
and the developer’s responses:

Q: Concern expressed about traffic in South National neighborhood and cut-through traffic from Walnut
Creek.

A: Developer indicated willingness to offer a one-way only entry into the neighborhood which would
prevent traffic into the South National Neighborhood. This would also prevent any cut-through traffic as
there would be no exit onto South National Drive. Finally, this would also prevent the issue of any
headlights into the homes near the South National Drive access point.

Q: Concern expressed regarding the size of the two larger buildings. “When we purchased our homes
we did not anticipate larger buildings in the immediate neighborhood.” Why can’t the developer simply
do all duplex or single family units?

A: In order to develop this particular property, some density is required, due mainly to the very hilly
terrain and the expense of developing the property. The buildings would only be seen for the top two
floors from both the golf course and from the neighborhood due to existing tall trees on hillside and on
the Eastern portion of the property. The difference between a 3-story building and a 4-story building is
minimal from a fagade standpoint but material in terms of project economics. This piece of land has sat
undeveloped for over 100 years for a reason. It is difficult to make the economics work given the
contours of the land.

Q: We are looking hard for options to downsize in Parkville and were interested in your project. How
long before you could get your project constructed?

A: Likely 1.5 to 2 years to move from raw land to delivery of the first few buildings of finished product.

Q: Concern expressed regarding density of the project due to the larger buildings.

A: When considering the amount of property developed, our project’s density is 5.5 units/acre (well
below the 8 units/acre Parkville). As condominium buildings, the developer is willing to commit to the
lower end of the 80-100 unit range per larger building with a cap of 85 units per building. Developer is
also planning to take an “estate lot” approach which will provide some of the homes on the southern
and northwestern part of the development with wooded, undeveloped property. This will increase the
amount for the lots as well as fully use the 38.5 acres in the plat of ground.
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Q: Concern expressed about the impact of South National homes next to the development

A: There are a combination of items the developer is doing to mitigate the impacts as much as possible
for the homes on the edge of the development: a) one way entrance b) existing tree buffer augmented
by a berm and additional evergreen trees planted on the berm c) the houses on Magnolia drive would
not be impacted at all as that portion of the property will remain wooded/as-is. d) Developer would
commit to construction traffic being limited to Crooked Rd. only with no construction traffic on South
National.

Q: Concern regarding the development lowering the home value of South National Homes

A: The high-end condominium prices of $350,000-$600,000 per unit would exceed the price per sq. ft.
of existing South National homes, thus supporting prices in the neighborhood. Many did not realize the
price point of our planned product. It is key, however, that we have at least entry only from South
National Drive. Without that access, we are unlikely to be able to sell the same price points and thus
likely to be forced into a lesser product than high end villas and condominiums.

Q: Question regarding whether the development would be 55+

A: The developer will commit to 55+ age restriction.

Q: Concern regarding rental of condominiums that are sold.

A: Developer is willing to write into the lot sales a prohibition to rent units as long as we have South
National Drive access.

Q: We are looking for a place for my mother to live near us. What amenities will the senior project
have?

A: We will have a pool, senior oriented fitness facility, a space for physical therapy professions, a space
for nursing professionals to help with medication, simply testing, etc. We will have spaces for golf cart
storage, outdoor walking trails, and both garage and covered parking.

Q: Will the larger buildings be apartments?

A: The developer will commit to for-sale product only in the development.

Q: General question from both the HOA and residents which can be summed up as “What’s in it for the
us (the HOA or the neighborhood).
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A: The main benefits for the neighborhood are a) the creation of a senior living product that would help
retain local residents b) a development that helps maintain/increase their home values c) by joining
the HOA, the neighborhood would gain a material amount of ongoing HOA dues in excess of HOA costs.
These dues could be used to fund other amenities for the neighborhood such as private road access, golf
cart path connection to the Deuce, a South National pool, etc.

Q: Could the larger buildings be moved to the south portion of the property

A: Two main reasons this is not an option: a) the steep topography of the southern portion with no flat
ground to produce parking/building footprint which would make this non-economic to develop the
larger lots b) the views to the golf course are more valuable than the views of the woods.

Q: Concern expressed that the one-way street could not be enforced

A: The plan for the one-way street would be for a one lane entry that would be angled similarly to an
exit ramp from South National drive which would discourage any left turns into the entrance from
vehicles headed south on South National Drive as well as discourage any right turns from wrong way
exit. A “pork-chop” type set up on the end of the one lane road in the development which would be
well marked as “do not enter” would also be in place. The developer explored rumble strips, right turn
only onto South National, and gates with the city but all were rejected. The developer “can’t prevent
stupid” — ie people who may choose to break the law — but even if this were to occur, it would likely be
an insignificantly small number of persons breaking the law and certainly not enough law breaking/non-
safety conscious people to create traffic in the South National neighborhood.
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Tuesday, April 20, 2021

Todd Kobayashi

Genesis Companies

4420 Madison Ave, Ste 104
Kansas City, MO 64111

Dustin Burton

Renaissance Infrastructure Consulting
1815 McGee, Ste 200

Kansas City, MO 64108

RE: City of Parkville staff review comments — Platte 38 Preliminary Development Plan
(prepared by Renaissance Infrastructure Consulting; dated April 9, 2021)

Dear Todd and Dustin,

The following is a compilation of all Parkville staff review comments received to-date regarding
the Application for Zoning Map Amendment and Application for Preliminary Development Plan
for Platte 38, a planned residential development consisting of apartment/condominium buildings
and duplexes on 38.24 acres, more or less, generally located to the north of Walnut Creek
Acres No 4 subdivision, to the south of The Deuce at The National Golf Club of Kansas City,
and to the west of The National 7™ subdivision between N Crooked Rd and S National Dr. in
Unincorporated Platte County, MO 64152.

Review comments are provided by myself (Community Development Director), Brad Stanton
(Planner), Alysen Abel (Public Works Director), 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 9:00 a.m. of Friday, April 30, 2021. Thank you.
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General Comments

1. Application for Zoning Map Amendment — While the City’s “R-5-P” Multi-Family
Residential district permits Apartment Complex uses, it does not permit Duplex uses. As
a result, staff recommends utilizing the City’s “R-4-P” Mixed-Density Residential district
for all lots proposed for Duplex or Detached House uses. Please designate this
information on one of the plan sheets, such as the General Layout (Sheet C03).

2. Floodplain Development Permit/Application — Staff will require a Floodplain
Development Permit/Application be submitted for any development in a Special Flood
Hazard Area (SHA) or “floodplain”; this includes:

e Filling

Grading

Excavation

Minimum Improvements

Routine Maintenance

Substantial Improvements

e New Construction

3. Line Typologies — Some labeling / line-work for features (such as floodplain area) is
difficult to distinguish on the plan sheets. As a result, staff recommends utilizing different
line typologies better distinguish features on the plan sheets.

4. Preliminary Plat Sheet — Because this development will require the subject property to
be subdivided in order to accommodate lots for the proposed apartment/condominium
buildings, duplex buildings, and tracts for private open space to be used for stormwater
detention, a preliminary plat should be included in the plan sheets. That said, please
include a Preliminary Plat plan sheet with proposed parcel divisions for the specific lots
and tracts. Any un-platted lots will need to be identified as tracts and designated by
letters (ex: A, B, C...); whereas, all lots will need to be designated by numbers (ex: 1, 2,
3...). All areas will need to be labeled in acres and sq. ft.; labels will need to be provided
for specific property use/purpose (e.g., common open space, private open space,
stormwater detention area); and detail needs to be provided for who will be responsible
for their maintenance in a notes section on the sheet (ex: Tract A to be maintained by
the Homeowners Association). All public and private street names will need to be
labeled, and staff will review the proposed street names against the regional 911 grid to
confirm the names do not conflict with existing addresses on the grid. Lastly, you’ll need
to indicate (either via 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) if applicable. Also please add a label referencing the FIRM map
number and its effective date. 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.

5. AutoTurn Sheet — Please include a plan sheet showing AutoTurn movements of a
Pierce Velocity fire truck throughout the development, including turning into and out of all
parking lot access drives and aisles. This sheet should also include the following
specifications of a Pierce Velocity fire truck for reference:
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6. Utility Plan Sheet — Please include a plan sheet showing the location of proposed utility
lines and easements (showing widths/dimensions) along with labels; this should include
any public storm, public sanitary and public water lines. These labels should be included
in a legend on the Title Sheet (Sheet C01) as well.

7. Fire Hydrant Locations — On the Utility Plan Sheet, please identify the location of fire
hydrants to be provided. Please coordinate with Dean Cull (Fire Marshall, Southern
Platte Fire Protection District) regarding the proposed location for the fire hydrant, and
whether or not a single fire hydrant is sufficient to provide emergency water service to
the entire site per the City’s adopted 2018 International Fire Code. Please indicate their
locations, as well as utility water line connections to them.

8. Pedestrian Plan — Please include a Pedestrian Plan sheet detailing the location of
pedestrian infrastructure (via bolder labeling, cross-hatching, or other symbols) including
the location of existing sidewalks along N Crooked Rd and S National Dr., proposed
internal development sidewalks (specifically those along any public streets, to any
existing sidewalks along N Crooked Rd and S National Dr.), the location of any marked
pedestrian crosswalks (staff will require these at the internal public streets where they
intersect with N Crooked Rd and S National Dr.) and the proposed widths of sidewalks.

9. Photometric Plan Sheet — Please include a lighting plan sheet, in conformance with
Section 407.040, showing the location, dimensions/specifications (e.g., mounting
height), shielding standards/type and photometric general footprint and impact of lighting
throughout the development and on any adjacent properties. See images below as
examples.
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10. Section View — Please include a cross-section drawing (or drawings if needed) of the
site detailing the height of buildings/structures, distances and relationship to adjacent
property parcels, relationship to existing topography, as well as proposed topography
following grading/land disturbance. This drawing should include a person or motor
vehicle for reference/scale. See image below as an example.

M:|Community Development|\REVIEWS - CITY - CO- KCMO APPS|PZ21'S CASES|2021-14 - Platte 38 - Preliminary Development Plan|Rvw

Page 4 of 9

Page 71 of 222



Cross-Section

T Lorg Mt Soent

Frzpesy Lim

\ A Sron

Czge of & Mgreny
]

3 Lre B T Tl Nerwm
p= = S S — e R ]

framg xom -
= n

P - - - s e - -

11. lllustrative Plan — Per Section 403.040 Master Planned Development in our Title IV —
Development Code, an lllustrative Plan is required; this may include an illustrative plan
that includes renderings, elevations or plans of buildings, streetscapes, and public
spaces or other urban design and architectural details demonstrating how the plan will
be executed according to the applicable development standards. Staff recommends
including colored visuals of the proposed development from different perspectives (see
images below as an examples). The lllustrative Plan can be an extension to Sheet
A1.00, or renderings on a separate plan sheet.
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12. Signage Plans — If known at this time, please include any proposed signage (e.g.,
monument, wall) for the proposed building and/or site, along with
specifications/dimensions. If no signage is proposed at this time, future Applications for
Sign Permits will need to comply with the requirements of Section 409.040 Sign
Allowances (https://www.ecode360.com/33171498).

Title Sheet (Sheet C01)

13. Utility Contacts — Please change the names of Missouri Gas Energy to Spire Energy,
and Kansas City Power & Light to Evergy.

14. Summary Table — Please include a brief description of the project (ex: a planned
residential development with internal circulation, public streets, private drives and access
off of N Crooked Rd and S National Dr.), current zoning (Platte County “RMD”
Residential Multiple Dwelling and “R-7" Single-Family High Density) and summary table
conveying the proposed uses / residential building types, number of units and parking
spaces provided.

Existing Conditions (Sheet C02)

15. Property Area — Please label the area (in acres and sq. ft.) of the subject property area,
both the portion proposed for annexation into City of Parkville municipal limits and the
portion of area outside of the development/annexation limits.

16. Major Contour Lines — Please distinguish major contour lines/intervals on the map; this
can be done by bolding them or making them thicker than the other contour lines.

17. Existing Zoning — Please label the existing Platte County “RMD” Residential Multiple
Dwelling and “R-7” Single-Family High Density zoning on the subject property. If there’s
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too much clutter on this sheet to depict this, you can add an additional sheet to the plan
set.

18. Adjacent Property Owners — Please label all property owners for adjacent property
parcels, specifically those to the south and west of NW Crooked Rd that are not
depicted.

19. Adjacent Property Addresses — Please include the property addresses of adjacent
property owners, as well as Platte County parcel ID numbers.

20. Adjacent Property Area — Please include the total acreage of all adjacent property
parcels.

21. Roadway Name — Please verify if the adjacent roadway is NW Crooked Rd or N
Crooked Rd. The Platte County Assessor’s Office labels it as “N Crooked Rd”.

General Layout (Sheet C03)

22. Residential Use Table — Please include a table on the sheet listing the number of
residential units per type (i.e., apartment/condominium, duplex) and which lots are
applicable to those uses, number of total lots, and number of total units.

23. Density Table — Please include a table on the sheet listing the density of the residential
units on the subject property as a whole.

24. Parking Table — In a separate table, or in the residential use table, please indicate the
total number of required parking spaces and the total number of provided parking
spaces (including accessible parking spaces and bicycle parking spaces per Section
408.030, Subsection D.).

25. Phase Description — Please include a short description on the plan sheet of the
anticipated timeline for the proposed Phase | and Phase Il construction/implementation.

26. Street Names — Please identify and label all public and private street names; staff will
review the proposed street names against the regional 911 grid to confirm the names do
not conflict with existing addresses on the grid.

Development Plans (Sheet C04)

27. Lot and Tract Descriptions — Please include a table on the sheet providing a brief
description of each Tract and Lot / Group of Lots (Example: “Tract C is reserved for
private open space and landscaping to serve as a buffer between the development and
the adjacent residential neighborhood to the east.” “Tract A is reserved for private open
space for stormwater detention.”).

28. Landscape Easement — Consider adding a landscape easement at the intersection with
N Crooked Rd, which provides access to Tract B should City staff need to access the
proposed stormwater detention area.

29. Residential Use Table — Please include a table on the sheet listing the number of
residential units per type (i.e., apartment/condominium, duplex) and which lots are
applicable to those uses, number of total lots, and number of total units.

30. Bicycle Parking Table — Please indicate the total number of required parking spaces
and the total number of provided parking spaces (including accessible parking spaces
and bicycle parking spaces). Per Section 408.030, subsection D. of our Development
Code, all multifamily uses within 1,000 ft. of a designated bicycle route or trail shall
provide 1 bicycle parking space per multi-family dwelling unit. Please indicate on the
plan where bicycle parking will be provided; in the past developers have provided bicycle
racks outside the building, or in the building inside garages or storage closets.

31. Street Names — Please identify and label all public and private street names; staff will
review the proposed street names against the regional 911 grid to confirm the names do
not conflict with existing addresses on the grid.

32. Existing Sidewalks — Please detail the location of any existing sidewalks along N
Crooked Rd and S National Dr.
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33. Proposed Sidewalks — Please connect the internal development sidewalks (specifically
those along any public streets) to any existing sidewalks along N Crooked Rd and S
National Dr. If there are no existing sidewalks along N Crooked Rd., please coordinate
with the Platte County Planning and Zoning Department and/or Public Works
Department regarding how to design the end of the sidewalks so they’re compatible with
future plans for pedestrian infrastructure along N Crooked Rd.

34. Proposed Crosswalks — Please indicate the location of any marked pedestrian
crosswalks. Staff will require these at the internal public streets where they intersect with
N Crooked Rd and S National Dr.

35. Sidewalk Widths — Please indicate the proposed widths of sidewalks throughout the
development on the sheet.

36. Public vs. Private Infrastructure — Please delineate any public streets from private
streets/drives in the development plan in more detail, as well as public vs. private curbs.
This can be done on a subsequent plan sheet if needed to avoid clutter.

37. Street Dimensions — Please add the width dimensions for Drive A and Drive B, as well
as the radius of the cul-de-sac in Drive B.

38. Parking Lot Dimensions — Please indicate the dimensions of the parking lots,
specifically the drive aisle widths and parking stall dimensions.

39. Building Dimensions — Please show the dimensions / distance from the
apartment/condominium building facades to the curb where the parking stalls begin.

40. Parking Lot Island Dimensions — Please show the dimensions of median islands
throughout the parking lot.

41. Drive Aisles — Consider widening any drive aisles where there are tight turning radius’
or where there are conflicts with AutoTurn movements from a Pierce Velocity fire truck.

42. Roll-Back Curbs — Consider utilizing roll-back curbs throughout the parking lot,
especially on drive aisles with tight turning radius’ or where there are conflicts with
AutoTurn movements from a Pierce Velocity fire truck.

43. Off-Street Loading — Please indicate if any off-street loading spaces will be provided for
the apartment/condominium buildings.

44. Trash Dumpsters — Please indicate the location of any trash dumpsters to be provided
for the apartment/condominium buildings. Please be aware that any outdoor dumpsters /
trash receptacles will need to be stored inside a structure or enclosure constructed of a
durable material designed to withstand regular use by heavy equipment; or a fence
(typically opaque) or ornamental wall that provides a solid screen.

Grading Plan (Sheet C05)
45. Reference — Please include the following reference on the plan sheet: “Per Title IV —
Development Code, Section 407.050, Subsection A. a Macro Storm Water Drainage
Study for Platte 38, City of Parkville, Missouri (prepared by Renaissance Infrastructure
Consulting; dated April 2021) has been submitted to the City of Parkville’s Public Works
Department for review and approval.”

Apartment Site Plan (Sheet C06)

46. Retaining Wall — Please note that any retaining walls greater than 48 in. in height will
require an Application for Building Permit be submitted to the Community Development
Department, as well as a structural engineer’s report for said retaining wall(s).

47. Parking Lot Dimensions — Please include all dimensions throughout the parking lot
(i.e., parking lot aisle widths, parking stall dimensions)

48. Sidewalk Hatch Legend — It’s hard to distinguish the location of sidewalks based on the
hatching symbology used. Please use a different hatching or darker color to distinguish
on the plan sheet.
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Tree Landscape Plan (Sheet L1.00)

49. American Standards for Nursery Stock (ASNS) — In the “General Notes” section,
please include the following note: “All landscape materials shall meet the American
Standards for Nursery Stock (ASNS), published by the American Nurserymen’s
Association, and be selected for its native characteristics or survival in the climate for the
Kansas City region, and be planted and maintained per ASNS specifications.”

Elevation Plans (Sheet A1.00)

50. Color Renderings — Please include color renderings of what the proposed
elevations/facades would look like. See below for an example.

51. Material Board — Please include a material board palette of proposed siding materials.
See below for an example.

STONE- MONTANA JAMES HARDIE JAMES HARDIE BOARD AND BATT
LAP SIDING- WHITE LAP SIDING- BROWN

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 9:00 a.m. of
Friday, April 30, 2021. 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, CPM, CFM
Community Development Director

CC:  Alysen Abel, Public Works Director
Brad Stanton, Planner
Dean Cull, Fire Marshall (Southern Platte Fire Protection District)
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April 30, 2021

Stephen Lachky, AICP, CPM, CFM

Community Development Director

8880 Clark Ave,

Parkville, MO 64152BIlue Springs, Missouri 64015

Re: City of Parkville staff review comments — Platte 38 Preliminary Development Plan

The preliminary development plans have been revised and resubmitted for your approval.

General Comments
1. Application for Zoning Map Amendment — While the City’s “R-5-P” Multi-Family Residential district permits
Apartment Complex uses, it does not permit Duplex uses. As a result, staff recommends utilizing the City’s
“R-4-P” Mixed-Density Residential district for all lots proposed for Duplex or Detached House uses. Please
designate this information on one of the plan sheets, such as the General Layout (Sheet C03).
Zoning updated.

2. Floodplain Development Permit/Application — Staff will require a Floodplain Development Permit/Application
be submitted for any development in a Special Flood Hazard Area (SHA) or “floodplain”; this includes:
o Filling
Grading
Excavation
Minimum Improvements
Routine Maintenance
Substantial Improvements
e New Construction
Acknowledged

3. Line Typologies — Some labeling / line-work for features (such as floodplain area) is difficult to distinguish on
the plan sheets. As a result, staff recommends utilizing different line typologies better distinguish features on
the plan sheets.

Line colors/weight updated.

4. Preliminary Plat Sheet — Because this development will require the subject property to be subdivided in
order to accommodate lots for the proposed apartment/condominium buildings, duplex buildings, and tracts
for private open space to be used for stormwater detention, a preliminary plat should be included in the plan
sheets. That said, please include a Preliminary Plat plan sheet with proposed parcel divisions for the
specific lots and tracts. Any un-platted lots will need to be identified as tracts and designated by letters (ex:
A, B, C...); whereas, all lots will need to be designated by numbers (ex: 1, 2, 3...). All areas will need to be
labeled in acres and sq. ft.; labels will need to be provided for specific property use/purpose (e.g., common
open space, private open space, stormwater detention area); and detail needs to be provided for who will be
responsible for their maintenance in a notes section on the sheet (ex: Tract A to be maintained by the

Riverside, Missouri | Kansas City, Missouri | Kansas City, Kansas | Leavenworth, Kansas
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Homeowners Association). All public and private street names will need to be labeled, and staff will review
the proposed street names against the regional 911 grid to confirm the names do not conflict with existing
addresses on the grid. Lastly, you'll need to indicate (either via 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) if applicable. Also please add a label referencing the FIRM map number and its
effective date. 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 plat sheet added.

5. AutoTurn Sheet — Please include a plan sheet showing AutoTurn movements of a Pierce Velocity fire truck
throughout the development, including turning into and out of all parking lot access drives and aisles.
Auto turn sheet added.

6. Utility Plan Sheet — Please include a plan sheet showing the location of proposed utility lines and easements
(showing widths/dimensions) along with labels; this should include any public storm, public sanitary and
public water lines. These labels should be included in a legend on the Title Sheet (Sheet C01) as well.

Utility plan sheet added.

7. Fire Hydrant Locations — On the Utility Plan Sheet, please identify the location of fire hydrants to be
provided. Please coordinate with Dean Cull (Fire Marshall, Southern Platte Fire Protection District)
regarding the proposed location for the fire hydrant, and whether or not a single fire hydrant is sufficient to
provide emergency water service to the entire site per the City’s adopted 2018 International Fire Code.
Please indicate their locations, as well as utility water line connections to them.

Fire hydrants added every 300ft and at intersections.

8. Pedestrian Plan - Please include a Pedestrian Plan sheet detailing the location of pedestrian infrastructure
(via bolder labeling, cross-hatching, or other symbols) including the location of existing sidewalks along N
Crooked Rd and S National Dr., proposed internal development sidewalks (specifically those along any
public streets, to any existing sidewalks along N Crooked Rd and S National Dr.), the location of any marked
pedestrian crosswalks (staff will require these at the internal public streets where they intersect with N
Crooked Rd and S National Dr.) and the proposed widths of sidewalks.

Pedestrian plan added.

9. Photometric Plan Sheet — Please include a lighting plan sheet, in conformance with Section 407.040,
showing the location, dimensions/specifications (e.g., mounting height), shielding standards/type and
photometric general footprint and impact of lighting throughout the development and on any adjacent
properties. See images below as examples.

Photometrics sheet added.

10. Section View — Please include a cross-section drawing (or drawings if needed) of the site detailing the
height of buildings/structures, distances and relationship to adjacent property parcels, relationship to
existing topography, as well as proposed topography following grading/land disturbance. This drawing
should include a person or motor vehicle for reference/scale. See image below as an example.

Site cross-section has been provided. Please see sheet L1.10.
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11. lllustrative Plan — Per Section 403.040 Master Planned Development in our Title IV — Development Code,
an lllustrative Plan is required; this may include an illustrative plan that includes renderings, elevations or
plans of buildings, streetscapes, and public spaces or other urban design and architectural details
demonstrating how the plan will be executed according to the applicable development standards. Staff
recommends including colored visuals of the proposed development from different perspectives (see
images below as an examples). The lllustrative Plan can be an extension to Sheet A1.00, or renderings on a
separate plan sheet.
lllustrative plan has been provided. Please see Sheet SP1.00. Perspective images per staffs
recommendation my be provided at a later date.

12. Signage Plans - If known at this time, please include any proposed signage (e.g., monument, wall) for the
proposed building and/or site, along with specifications/dimensions. If no signage is proposed at this time,
future Applications for Sign Permits will need to comply with the requirements of Section 409.040 Sign
Allowances (https://www.ecode360.com/33171498).

Monument sign added.

Title Sheet (Sheet C01)
13. Utility Contacts — Please change the names of Missouri Gas Energy to Spire Energy, and Kansas City
Power & Light to Evergy.
Utility contacts updated.

14. Summary Table — Please include a brief description of the project (ex: a planned residential development
with internal circulation, public streets, private drives and access off of N Crooked Rd and S National Dr.),
current zoning (Platte County “RMD” Residential Multiple Dwelling and “R-7” Single-Family High Density)
and summary table conveying the proposed uses / residential building types, number of units and parking
spaces provided.

Summary table updated.

Existing Conditions (Sheet C02)

15. Property Area - Please label the area (in acres and sq. ft.) of the subject property area, both the portion
proposed for annexation into City of Parkville municipal limits and the portion of area outside of the
development/annexation limits.

Labels added.

16. Major Contour Lines — Please distinguish major contour lines/intervals on the map; this can be done by
bolding them or making them thicker than the other contour lines.
Line weights updated.

17. Existing Zoning - Please label the existing Platte County “RMD” Residential Multiple Dwelling and “R-7"
Single-Family High Density zoning on the subject property. If there’s too much clutter on this sheet to depict
this, you can add an additional sheet to the plan set.

Existing zoning updated.

18. Adjacent Property Owners — Please label all property owners for adjacent property parcels, specifically
those to the south and west of NW Crooked Rd that are not depicted.
Adjacent property owners’ info added.
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19.

20.

21.

Adjacent Property Addresses — Please include the property addresses of adjacent property owners, as well
as Platte County parcel ID numbers.
Adjacent property info added.

Adjacent Property Area — Please include the total acreage of all adjacent property parcels.
Adjacent property info added.

Roadway Name — Please verify if the adjacent roadway is NW Crooked Rd or N Crooked Rd. The Platte
County Assessor’s Office labels it as “N Crooked Rd”.
Roadway name updated.

General Layout (Sheet C03)

22.

23.

24.

25.

26.

Residential Use Table — Please include a table on the sheet listing the number of residential units per type
(i.e., apartment/condominium, duplex) and which lots are applicable to those uses, number of total lots, and
number of total units.

Residential use table added.

Density Table — Please include a table on the sheet listing the density of the residential units on the subject
property as a whole.
Density table added.

Parking Table — In a separate table, or in the residential use table, please indicate the total number of
required parking spaces and the total number of provided parking spaces (including accessible parking
spaces and bicycle parking spaces per Section 408.030, Subsection D.).

Parking table added. Bike parking spaces will be provided inside the building.

Phase Description — Please include a short description on the plan sheet of the anticipated timeline for the
proposed Phase | and Phase Il construction/implementation.
Phase description added.

Street Names — Please identify and label all public and private street names; staff will review the proposed
street names against the regional 911 grid to confirm the names do not conflict with existing addresses on
the grid.

Street names added.

Development Plans (Sheet C04)

27.

28.

Lot and Tract Descriptions — Please include a table on the sheet providing a brief description of each Tract
and Lot / Group of Lots (Example: “Tract C is reserved for private open space and landscaping to serve as a
buffer between the development and the adjacent residential neighborhood to the east.” “Tract A is reserved
for private open space for stormwater detention.”).

Lot and tract description added.

Landscape Easement — Consider adding a landscape easement at the intersection with N Crooked Rd,
which provides access to Tract B should City staff need to access the proposed stormwater detention area.
Landscape easement added.

Riverside, Missouri | Kansas City, Missouri | Kansas City, Kansas | Leavenworth, Kansas
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29. Residential Use Table — Please include a table on the sheet listing the number of residential units per type
(i.e., apartment/condominium, duplex) and which lots are applicable to those uses, number of total lots, and
number of total units.

Residential use table added.

30. Bicycle Parking Table — Please indicate the total number of required parking spaces and the total number of
provided parking spaces (including accessible parking spaces and bicycle parking spaces). Per Section
408.030, subsection D. of our Development Code, all multifamily uses within 1,000 ft. of a designated
bicycle route or trail shall provide 1 bicycle parking space per multi-family dwelling unit. Please indicate on
the plan where bicycle parking will be provided; in the past developers have provided bicycle racks outside
the building, or in the building inside garages or storage closets.

Note added indicating that bike parking spaces will be provided inside the building.

31. Street Names — Please identify and label all public and private street names; staff will review the proposed
street names against the regional 911 grid to confirm the names do not conflict with existing addresses on
the grid.

Street names added.

32. Existing Sidewalks — Please detail the location of any existing sidewalks along N Crooked Rd and S
National Dr.
Existing sidewalks’ location indicated.

33. Proposed Sidewalks — Please connect the internal development sidewalks (specifically those along any
public streets) to any existing sidewalks along N Crooked Rd and S National Dr. If there are no existing
sidewalks along N Crooked Rd., please coordinate with the Platte County Planning and Zoning Department
and/or Public Works Department regarding how to design the end of the sidewalks so they're compatible
with future plans for pedestrian infrastructure along N Crooked Rd.

Proposed sidewalks’ connections to existing indicated.

34. Proposed Crosswalks — Please indicate the location of any marked pedestrian crosswalks. Staff will require
these at the internal public streets where they intersect with N Crooked Rd and S National Dr.
Proposed crosswalks indicated.

35. Sidewalk Widths — Please indicate the proposed widths of sidewalks throughout the development on the
sheet.
Sidewalk widths indicated.

36. Public vs. Private Infrastructure — Please delineate any public streets from private streets/drives in the
development plan in more detail, as well as public vs. private curbs. This can be done on a subsequent plan
sheet if needed to avoid clutter.

Acknowledged.

37. Street Dimensions — Please add the width dimensions for Drive A and Drive B, as well as the radius of the
cul-de-sac in Drive B.
Street dimensions provided.
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38. Parking Lot Dimensions — Please indicate the dimensions of the parking lots, specifically the drive aisle
widths and parking stall dimensions.
Parking lot dimensions added.

39. Building Dimensions — Please show the dimensions / distance from the apartment/condominium building
facades to the curb where the parking stalls begin.
Building to the sidewalk dimensions provided.

40. Parking Lot Island Dimensions — Please show the dimensions of median islands throughout the parking lot.
Parking lot dimensions added.

41. Drive Aisles — Consider widening any drive aisles where there are tight turning radius’ or where there are
conflicts with AutoTurn movements from a Pierce Velocity fire truck.
Acknowledged.

42. Roll-Back Curbs — Consider utilizing roll-back curbs throughout the parking lot, especially on drive aisles
with tight turning radius’ or where there are conflicts with AutoTurn movements from a Pierce Velocity fire
truck.

Acknowledged.

43. Off-Street Loading — Please indicate if any off-street loading spaces will be provided for the
apartment/condominium buildings.
No off-street loading will be provided.

44. Trash Dumpsters — Please indicate the location of any trash dumpsters to be provided for the
apartment/condominium buildings. Please be aware that any outdoor dumpsters / trash receptacles will
need to be stored inside a structure or enclosure constructed of a durable material designed to withstand
regular use by heavy equipment; or a fence (typically opaque) or ornamental wall that provides a solid
screen.

Trash dumpster location indicated.

Grading Plan (Sheet C05)
45. Reference - Please include the following reference on the plan sheet: “Per Title IV — Development Code,
Section 407.050, Subsection A. a Macro Storm Water Drainage Study for Platte 38, City of Parkville,
Missouri (prepared by Renaissance Infrastructure Consulting; dated April 2021) has been submitted to the
City of Parkville’s Public Works Department for review and approval.”
Note added.

Apartment Site Plan (Sheet C06)

46. Retaining Wall — Please note that any retaining walls greater than 48 in. in height will require an Application
for Building Permit be submitted to the Community Development Department, as well as a structural
engineer’s report for said retaining wall(s).

Acknowledged.

47. Parking Lot Dimensions - Please include all dimensions throughout the parking lot (i.e., parking lot aisle
widths, parking stall dimensions)
Dimensions added.
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48. Sidewalk Hatch Legend — It's hard to distinguish the location of sidewalks based on the hatching symbology
used. Please use a different hatching or darker color to distinguish on the plan sheet.
Hatch updated.

Tree Landscape Plan (Sheet L1.00)

49. American Standards for Nursery Stock (ASNS) — In the “General Notes” section, please include the
following note: “All landscape materials shall meet the American Standards for Nursery Stock (ASNS),
published by the American Nurserymen’s Association, and be selected for its native characteristics or
survival in the climate for the Kansas City region, and be planted and maintained per ASNS specifications.”
Note has been added to sheet L1.00.

Elevation Plans (Sheet A1.00)

50. Color Renderings — Please include color renderings of what the proposed elevations/facades would look
like. See below for an example.
Proposed elevations have been rendered. Please see sheet A1.00.

51. Material Board - Please include a material board palette of proposed siding materials. See below for an
example.

Material board palette has been included on sheet A1.0.

RENAISSANCE INFRASTRUCTURE CONSULTING

—

Lz

Felipe Braga, IE
Design Engineer
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DESIGN MEMORANDUM

To: Stephen Lachky, AICP, CPM, CFM (Community Development Director)
Alysen M. Abel, P.E., MPA (Public Works Director)

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

Date: April 28, 2021

Subject: Platte 38 Traffic Impact Study Report — On-Call Traffic Engineering Review

As requested by the City of Parkville, GBA’s traffic engineers have completed an independent review of
the submitted Traffic Impact Study (TIS) in association with the proposed Platte 38 development, which
will be located to the south of Missouri Highway 45 / Tom Watson Parkway (i.e., MO-45) between the
existing intersections with S. National Parkway and NW Crooked Road. The TIS report for this “Parkville
Multifamily” development was prepared by Merge Midwest Engineering and submitted on April 7, 2021.

Overall, we find that this TIS process followed the accepted industry-standard procedures and
methodologies for a traffic study that is appropriate in scope/scale for a development like the one that is
proposed. We are in concurrence with the assumptions and engineering judgements made within this
report, which lead to the general conclusion that overall traffic operations within the study area will not
be drastically affected by vehicle-trips associated with this development. We would offer the following
comments and general observations about the submitted TIS report, the study procedures, and its

conclusions/recommendations:

e The TIS procedure included an appropriate set of traffic counts at the specified study intersections
and along the adjacent roadway corridors. Both peak period turning movement counts for all
study intersections and two-way Average Daily Traffic (ADT) counts on the adjacent roadways
were completed.

e The consultant provided a thorough review of the current traffic counts versus historic counts
available from both MoDOT and other TIS reports that have been previously submitted to the City.
Except for one specific case (i.e., eastbound MO-45 during the A.M. peak hour), most existing
volumes were found to be higher than pre-COVID levels in 2019. For that eastbound MO-45
traffic flow, an appropriate COVID-related volume increase was made. We agree with the need
for an adjustment and approve of the methodology of adjustment that was used by the consultant.
In summary, we concur with the resulting “existing baseline” traffic volumes that have been used

as a basis for the remainder of the traffic study.



GBA

e Based on the discussions and photographs provided on pages 4-5 of the TIS report, there are no
apparent sight distance issues at the proposed development street connections onto either
NW Crooked Road or S. National Parkway.

e As shown in Table 3 on page 7, the anticipated trip generation for this proposed multi-family
development is expected to be relatively low. Site-generated trip production (i.e., 103 total trips
during the A.M. peak hour, and 130 total trips during the P.M. peak hour) only slightly exceeds
the generally accepted minimum threshold from the Institute of Transportation Engineers (ITE)
that indicates the need for a detailed traffic study.

e The trip distribution pattern utilized in this traffic study was logically based on the existing volumes
and traffic flows. We agree that this pattern, as shown on Figure 2, is appropriate, particularly the
assignment of east-west traffic accessing MO-45 via the NW Crooked Road and S. National
Parkway study intersections. It should be noted that the traffic study assigns a small amount of
development-related traffic to/from the south along both NW Crooked Road and S. National
Parkway (i.e., only 5% on each route) in order to provide a conservative evaluation of these
potential trips. While it is not expected that most residents of this development will choose to
utilize these routes, as compared to the improved access/capacity provided by the MO-45
corridor, these public roads do provide direct connections to Highway FF/River Road, Limestone
Road, and Bell Road that may be desirable for certain specific trips that these residents may need
to make.

e This traffic study includes an appropriate consideration of additional “planned” traffic from the
unbuilt portions of three developments that have been previously approved by the City. These
previously approved developments included the Apex Plaza mixed-use commercial development
and the Bella Vista apartments located to the east of the study area near MO-45/Bell Road, as
well as the National Offices site that is located along the north side of MO-45 just to the north of
this proposed development (i.e., with its access provided between the two study intersections).

e We agree that the consultant’s use of a 2% annual growth rate based on historic growth MO-45
traffic volumes from MoDOT maps is both appropriate and conservative. It should be noted that
this future traffic growth was applied to the mainline highway volumes only, and not to the turning
movements at the two study intersections on MO-45. We agree with the consultant’s assessment
that, except for this proposed multi-family development site, the surrounding vicinity is already
generally developed. While some future development areas do still exist to the west, direct access
to NW Crooked Road and these study intersections would not be possible without providing bridge
crossings of Rush Creek.

e The capacity analyses reported in the TIS used the latest softwares and recommended
methodologies. The consultant’s use of Synchro 11 and SIDRA 9 represent the traffic engineering

industry’s current ‘best practices’ for the scope and scale of this study.
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e The TIS reports that MUTCD traffic signal warrant criteria at the study intersection of MO-45 with
NW Crooked Road is satisfied for the existing and “existing + site” conditions during the P.M. peak
hour (i.e., Warrant 3). The current Level of Service (LOS) and vehicle queuing for the northbound
approach to this intersection will obviously be degraded further with the addition of traffic from
both this proposed multi-family development and the nearby development projects that have
already been approved by the City. We do agree with the consultant’s current recommendation
to continue monitoring the traffic conditions and any future crash experience at this location to
ultimately determine the critical need for future safety improvements, at which time the installation
of a traffic signal should be considered by the City and MoDOT.

e However, it may also be advisable for the City to consider requesting an escrow contribution from
this developer toward the future design/construction costs of a traffic signal at this location that is
commensurate with the site’s projected traffic contributions. The consultant indicates in the
Summary & Recommendations section on page 12 of the report that only about four percent of
the total entering traffic volume at MO-45/NW Crooked Road is generated by the proposed
development during the “existing + site” traffic volume scenario. With the addition of traffic from
the previously approved “planned” projects and future background traffic growth on MO-45, we
have calculated that the development-related traffic will represent less than three percent of the
intersection’s total entering traffic under the projected 20-year conditions.

o The TIS report indicates that the auxiliary turn lane warrants for an eastbound right-turn lane on
MO-45 at the NW Crooked Road intersection is nearly satisfied under the “existing + site
+ planned” traffic volume scenario. However, we concur with the consultant that this geometric
improvement would no longer be justified if the intersection is instead signalized in the future.

e Regarding future improvements at the intersection of MO-45/NW Crooked Road, the TIS report
provides supplemental analyses of the future peak hour conditions with either the addition of traffic
signal control or conversion to a roundabout. The reported results indicate that better LOS and
vehicle queuing conditions could generally be achieved with a future roundabout. However, we
would note the significant differences in design/construction costs to the City and MoDOT that
would be expected for these two improvement alternatives. Currently, we would estimate the cost
of a traffic signal at this location to be in the $200,00 to $250,000 range. Even with inflation and
material cost escalations associated with deferring this improvement into the future, the
installation of a traffic signal will still be a considerably more cost-effective alternative for improving
the operations and safety of the intersection, as compared to a multi-lane roundabout

configuration that could cost upwards of $2,000,000 for design/construction.

cc: KGM, BAB, file



From: Dave Mennenga <dmennenga@gbateam.com>

Sent: Tuesday, August 03, 2021 10:46 AM

To: Stephen Lachky <SLachky@parkvillemo.gov>

Cc: Bryan Blizzard <bblizzard@gbateam.com>; Alysen Abel <AAbel@parkvillemo.gov>; Brad Stanton
<BStanton@parkvillemo.gov>

Subject: RE: Updated Traffic Study

Stephen,

| have completed my review of this new TIS report and spoke with Janelle Clayton yesterday afternoon,
too. I don’t think there’s anything of concern from a technical standpoint, as we knew going in that this
configuration was going to concentrate all of the traffic movements at the M0-45/S. Crooked Road
intersection.

We have several options to consider for any future improvements the City might want there:

e An eastbound right-turn lane is warranted for the “existing + site” conditions, but only if the
intersection remains unsignalized.

e The intersection will likely warrant future traffic signalization, especially as traffic volumes
increase on MO-45 or any safety concerns develop. The study focuses on the NB LT vehicle
gueue length still being acceptable, but | have additional concerns regarding the increasing
delay times up to 2-3 minutes... this factor is what will cause drivers to get impatient and
attempt riskier turning maneuvers into smaller vehicle gaps along the highway that may result in
crashes.

e The study indicates 6-8% of the intersection traffic is associated with this development... Alysen
and | previously discussed whether any contribution toward a future traffic signal should be
included in a City/developer agreement?

e QOur recent discussions with you and Alysen of other alternatives for the intersection, like
possible realignment of S. Crooked Road into a single roundabout with N. Crooked Road or a
combined “dog bone / peanut” roundabout configuration for both intersections, would negate
most of the other needs above (pending completion of the study, TEAP or otherwise)? It
wouldn’t make sense to add any of those things if the ultimate configuration at the intersection
will be completely different in the future.

I'll be available this afternoon (after 2:00) or later this week, if you’d like to discuss anything prior to the
meeting on Tuesday evening...

Thanks,
Dave

David J. Mennenga, PE, PTOE
Associate

GBA
9801 Renner Boulevard|Lenexa, KS 66219-9745
P (913) 577-8214 | M (913) 486-3628

www.gbateam.com | LinkedIn | Facebook | Twitter

CONFIDENTIALITY NOTICE: This e-mail message including attachments, if any, is intended for the person or entity to which it is addressed and may
contain confidential and/or privileged material. Any unauthorized review, use, disclosure or distribution is prohibited. If you are not the intended recipient,
please contact the sender by reply e-mail and destroy all copies of the original message. Thank you.
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APRIL 29, 2021

MEMORANDUM TO: ALYSEN ABEL, CITY OF PARKVILLE
FROM: VSM ENGINEERING, LLC - SARAH BEERS, P.E.
RE: PRELIMINARY REVIEWS FOR PLATTE 38 SITE

We have reviewed the following initial study stormwater study and have the following initial
comment listed below. Criteria used was APWA 5600.

Project: Platte 38, Parkville, MO - Submittal Date: April 2021

1. If the City of Parkville has adopted the “MARC/APWA Manual of Best Management
Practices for Stormwater Quality, October 2012”, addition of BMPs according to these
guidelines should be added to this drainage study. Provide worksheets 1 and 2, and a
map showing all BMPs and drainage areas to each BMP.

2. Emergency spillway (overflow elevation) should not be the same as the top of pond
elevation, and should be 0.5 feet above the 1% storm elevation in the pond. Top of
embankment elevation should be 1 foot above the 1% storm elevation in the pond.
See APWA requirement below.

F. Emergency Spillways: The emergency spillway may either be combined with the
outlet works or be a separate structure or channel meeting the following criteria:

1. Elevation: Emergency spillways shall be designed so that their crest elevation
is (1.5 feet or more above the maximum water surface elevation in the
detention facility attained by the 1% storm.

IrJ

Capacity: In cases where the impoundment/emergency spillway is not
regulated by either State or Federal agencies, the emergency spillway shall be
designed to pass the 1% storm with 1 foot of freeboard from the design stage
to the top of dam. assuming zero available storage in the basin and zero flow
through the primary outlet. This design provides an added level of protection
in the event of a clogged primary outlet or a subsequent 1% storm event that
oceurs before the flood pool from the initial storm event recedes to the
principal outlet elevation.

8008 N Chatham Avenue e Kansas City, MO 64151 e 816.702.8888 e www.vsmkc.com
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PRELIMINARY REVIEWS FOR PLATTE 38 SITE
April 29, 2021

3. Time of concentration of 38.69 minutes for existing south basin may exceed APWA
requirements. APWA limits “Inlet time” (a portion of the total time of concentration) to a
maximum of 15 minutes. Verify that inlet time calculated is less than 15 minutes.
Adjust as necessary.

4. Table 4 — Curve number for the NE Undetained area decreases in the proposed
condition. This is unexpected since a duplex is added in this drainage area. Provide
justification for proposed conditions curve number.

5. Model input data for area NE Undetained — Some soil group designations changed
between the existing and proposed models. Also, the “1/3 acre lots, 30% impervious”
land use refers to single family neighborhoods, but is used for duplexes in this study.
This affects curve numbers. Verify that correct land use and soil groups are used.

6. APWA requires that MACRO study show impacts on the larger watershed such that
the project site is only 10% of the total watershed. A more general watershed analysis
is required as part of this study. See APWA guidance below (page 56-9).

To identify existing local flooding problems, the stormwater management
study for a development project shall include an analysis of the existing
downstream drainage system to the point the development’s land mass is less
than 10% of the total watershed, unless waived by the City/County. The
City/County may require additional analysis of the downstream drainage
system to identify flooding problems, especially in sensitive areas or where
flooding has occurred downstream.
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South National Crime Stats
January 1 through December 31, 2020
Stealing from Autos — 3

10200 block of Magnolia — 1-29-20/9:45pm to 1-30-20/9:00am
Vehicle parked in front of residence unsecured and a backpack was taken.
10300 bloci; of Magnolia — 7-31-20/9:00pm to 8-1-20/4:30pm
Vehicle left unsecured and wallet with cash taken.
6100 block of South National — 7-31-20/8:00am to 8-1-20/7:00am

Victim stated truck was locked but no signs of forced entry were observed. Several thousand
dollars worth of personal items were taken.

Burglary -3
5800 block of South National -4-7-20 from 6:00pm to 9:30pm
Garage door left open with miscellaneous tools taken.
6200 block of South National — 10-12-20/7:00pm to 10-13-20/7:00am

House vacant and being renovated with a paint sprayer taken. Plastic cut covering the garage
door to gain entry.

10300 block of Magnolia — 11-8-20/11:30pm to 11-9-20/6:30am

Suspect apparently used a garage door opener from an unsecured vehicle in the driveway to
enter the garage and took a vehicle with the keys left in it along with a purse.

South National Crime Stats
January 1 through April 26, 2021
Stealing from Autos -0
Burglary—1

9800 block of Apple Blossom Lane — 1-22-21/5:00pm to 1-23-21/4:30am
Garage door left open and miscellaneous tools taken from a vehicle.

Motor Vehicle Crashes — 1 with injury

January 1, 2020 through April 26, 2021

45 Highway and North National in the roundabout — 5-26-20/4:34pm
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CITY OF PARKVILLE - 8880 Clark Avenue « Parkville, MO 64152 - (816) 741.7676 « FAX (818) 741.0013

To: Utility Providers

From: Stephen Lachky, Community Development Director

Date: Wednesday, April 14, 2021

Re: Utility Provider Verification — Platte 38 Planned Residential Development

Enclosed for your review and comment is the preliminary development plan for Platte 38, a planned
residential development consisting of apartment/condominium buildings and duplexes on 38.24
acres, more or less, generally located to the north of Walnut Creek Acres No 4 subdivision, to
the south of The Deuce at The National Golf Club of Kansas City, and to the west of The
National 7" subdivision between N Crooked Rd and S National Dr. in Unincorporated Platte
County, MO 64152. Please take a moment to answer the following questions pertaining to your
awareness of the project, potential service limitations, adequacy of proposed easements and
additional issues. Please mail or email your responses by Monday, May 3, 2021 to:

Stephen Lachky, AICP, CPM, CFM
Community Development Director
8880 Clark Ave

Parkville, MO 64152
slachky@parkvillemo.gov

Thank you for your time and attention to this matter.

1. Have you met with the applicant to review the proposed site plan? 0 Yesﬂ\lo

2. Can you provide adequate service to the proposed development? Wes [0 No
If limitations, please explain

3. Are the utilities and easements shown on the plans adequate? Wes [1No
If not, please explain

4. Are there any other issues that need to be addressed? 0 Ye# No
If so, please describe

Additional comments may be included on a separate sheet

Name: __ Chris Collins
Title: ___Area Manger - Construction Engineering

Agency: i
Date: 4/1%%621

Signature:

M:\Community Development\REVIEWS - CITY - CO- KCMO APPS\PZ20'S CASES\2020-37 - Creekside Industrial - Amendment to Preliminary Development Plan\Rvw
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CAUTION: The gas mains/facilities information that is provided on this map/print are for planning purposes only.

This map/print should not be shared with any other parties

Location and depth of our facilities, is based on record information at time of installation

Due to possible changes that could take place since our installation, the exact location and depth may differ
from what is depicted on this map/print

THE LOCATION OF GAS SERVICE LINES ARE NOT SHOWN ON THIS MAP

Prior to construction, you must contact the state one call system to have the exact location of Spire facilities located.
Excavators are reminded that they are required to dig in a careful and prudent manner, including exposing the facility
by hand before the use of mechanical equipment. You should call two working days prior to digging.

In no event should you begin any underground construction until gas facilities have been located and marked.
Missouri One Call must be notified (1-800-DIG-RITE or 811), or online at www.mo1call.com

Revised: 4/7/2021
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CAUTION: The gas mains/facilities information that is provided on this map/print are for planning purposes only.

This map/print should not be shared with any other parties

Location and depth of our facilities, is based on record information at time of installation

Due to possible changes that could take place since our installation, the exact location and depth may differ
from what is depicted on this map/print

THE LOCATION OF GAS SERVICE LINES ARE NOT SHOWN ON THIS MAP

Prior to construction, you must contact the state one call system to have the exact location of Spire facilities located.
Excavators are reminded that they are required to dig in a careful and prudent manner, including exposing the facility
by hand before the use of mechanical equipment. You should call two working days prior to digging.

In no event should you begin any underground construction until gas facilities have been located and marked.
Missouri One Call must be notified (1-800-DIG-RITE or 811), or online at www.mo1call.com

Revised: 4/7/2021
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ITY OF PARRVILLE - 8880 Clark Avenue - Parhville, MO 64152 - (816) 741-7676 + rAX (816) 741-0013

To: Utility Providers

From: Stephen Lachky, Community Development Director

Date: Wednesday, April 14, 2021

Re:  Utility Provider Verification — Platte 38 Planned Residential Development

Enclosed for your review and comment is the preliminary development plan for Platte 38, a planned
residential development consisting of apartment/condominium buildings and duplexes on 38.24
acres, more or less, generally located to the north of Walnut Creek Acres No 4 subdivision, to
the south of The Deuce at The National Golf Ciub of Kansas City, and to the west of The
National 7" subdivision between N Crooked Rd and S National Dr. in Unincorporated Platte
County, MO 64152. Please take a moment to answer the following questions pertaining to your
awareness of the project, potential service limitations, adequacy of proposed easements and
additional issues. Please mail or email your responses by Monday, May 3, 2021 to:

Stephen Lachky, AICP, CPM, CFM
Community Development Director
8880 Clark Ave

Parkyville, MO 64152

slachk arkvillemo.gov

Thank you for your time and attention to this matter.

1. Have you met with the applicant to review the proposed site plan? 0 YesKNo

2. Can you provide adequate service to the proposed development? KYes [ No
If limitations, please explain

3. Are the utilities and easements shown on the ptans adequate? LYes [INo
If not, please explain ___N/A wp spLEQ. PLALE

4. Are there any other issues that need to be addressed? [CYes _}Qo
If s0, please describe

Additional comments may be included on a separate sheet

Name: Diw Yool .

Title: Lygptammpe D\ g2AD —
Agencyi{]mgijp : -

Date: o/21

Signature: N (—@2__/
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CITY OF PARRVILLE - 8880 Clark Aveaue « Parkville, MO 64152 - (816) 741-7678 - Fax (818) 741.0013

To: Utility Providers

From: Stephen Lachky, Community Development Director

Date: Wednesday, April 14, 2021

Re: Utility Provider Verification — Platte 38 Planned Residential Development

Enclosed for your review and comment is the preliminary development plan for Platte 38, a planned
residential development consisting of apartment/condominium buildings and duplexes on 38.24
acres, more or less, generally located to the north of Walnut Creek Acres No 4 subdivision, to
the south of The Deuce at The National Golf Club of Kansas City, and to the west of The
National 7*" subdivision between N Crooked Rd and S National Dr. in Unincorporated Platte
County, MO 64152. Please take a moment to answer the following questions pertaining to your
awareness of the project, potential service limitations, adequacy of proposed easements and
additional issues. Please mail or email your responses by Monday, May 3, 2021 to:

Stephen Lachky, AICP, CPM, CFM
Community Development Director
8880 Clark Ave

Parkville, MO 64152
slachky@parkvillemo.gov

Thank you for your time and attention to this matter.

1. Have you met with the applicant to review the proposed site plan? OYes YNO

2. Can you provide adequate service to the proposed development? )_gYes 0 No
If limitations, please explain

3. Are the utilities and easements,shown on the plans agequate? [0 Yes X No
If not, please explain __ Q_LLs50 mévf %ﬂ W a"f‘W %
.10 Y, ghomyv] 'f‘\ﬂ ﬁ}/f

4. Are there any other issues that ne to addressed? / O Yes |1 No
If soy please escribe douel] 7)/”5 éff)&h ,~€V-€/

e [.0¢g ¢ Mﬂws_v'aw Loy Corvide W T TS

Additional comments may be included on a separate sheet

Name: @O”fgf éﬂﬂf%

Title: Evg=n se( Mé': M aviaqéy

Agency: Vicauv al~ev

Date: __ §- 2/~

Signature: M M
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Platte County Planning and Zoning

Planning * Zoning Enforcement * Engineering * Stormwater Management * Building Inspections * GIS

April 29, 2021

City of Parkville

ATTN: Stephen Lachky, AICP
8880 Clark Avenue

Parkville, MO 64152

RE: Public Hearing Notice.
Dear Stephen:

We appreciate notification of the upcoming Public Hearing to consider an Application for
Zoning Map Amendment and an Application for Preliminary Development Plan for Platte 38,
a planned residential development consisting apartment/condominium buildings and duplexes
on 38.24 acres, more or less, generally located to the north of Walnut Creek Acres No 4
subdivision, to the south of The Deuce at The National Golf Club of Kansas City, and to the
west of The National 7% subdivision between N. Crooked Rd and S. National Drive in
Unincorporated Platte County, MO. We assume annexation of the property will be
forthcoming. If not, the applicant will need to contact the Platte County Planning and Zoning
Department about filing the appropriate rezoning and development applications. We suggest
the applicant perform an appropriate Traffic Impact Study to show any impact the
development would have on the surrounding roadway network including roads not currently
within the City of Parkville such as N. Crooked Road. Please include Platte County, the
Parkville Special Road District and MoDOT in the Traffic Impact Study review process. We
also suggest the applicant perform an appropriate Storm Drainage Study to assess stormwater
run-off from the stte,

Sincerely,

Tt

son Halterman
Assistant Director

415 Third Street, Room 016  *  Platte City, Missouri 64079
Phone: (816) 858-3338  * Fax: (816)858-3369 * www.co,platte.mo,us
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CITY OF PARKVILLE + 8880 Clark Avenue » Parhville, MO 64182 - (B16) 741.7676 » rax (816) 7410013

To: Utility Providers

From: Stephen Lachky, Community Development Director

Date: Wednesday, April 14, 2021

Re: Utitity Provider Verification — Platte 38 Planned Residential Development

Enclosed for your review and comment is the preliminary development plan for Platte 38, a planned
residential development consisting of apartment/condominium buildings and duplexes on 38.24
acres, more or less, generally located to the north of Walnut Creek Acres No 4 subdivision, to
the south of The Deuce at The National Golf Club of Kansas City, and to the west of The
National 7% subdivision between N Crooked Rd and S National Dr. in Unincorporated Platte
County, MO 64152. Please take a moment to answer the following questions pertaining to your
awareness of the project, potential service limitations, adequacy of proposed easements and
additional issues. Please mail or email your responses by Monday, May 3, 2021 to:

Stephen Lachky, AICP, CPM, CFM
Community Development Director
83880 Clark Ave

Parkville, MO 64152
slachky@parkvillemo.qov

Thank you for your time and attention to this matter.

1. Have you met with the applicant to review the proposed site plan? ¥Yes ONo
- nowe cevlewed the ste plan, bat not mek woetht appl\cna-&m
2. Can you provide adequate service to the proposed development? OYesINo

Ifllmltations please explaln Be 20008 ﬂag i;[;s 0s basod on oal o Ualioes Oﬁ)fja

wa(‘mﬂieri at the Oi‘(‘ﬁ"(ﬁud Rd/fw) 4' Lte e ddidd.

3. Are the utilities and easements shown on the plans adequate? BYesINo
If not, please explain

4. Are there any other issues that need to be addressed? 0 Yes O No

If so, please describe _11¢ ] & ations
c:uui pha:;:ng lt?r s deutiopame bt

Additional comments may be included on a separale sheel

Name: Mo lisso. Qotf)o?‘%f:,

Title: _TRaldie Speocalist

Agency: _MYssonts Dopt o Tonspot-tetdon
Date: ___ 55— 0000 :

Signature: /%/A/i;)u ﬁéﬂ&@”

MACommunity Developmen\REVIEWS - CITY - CO- KCMO APPS\P220'S CASES\2020.37 « Creekside Industrial - Ameirdment to Preliminary Development Plan\Rvw
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From: Melissa A. Roberts <Melissa.Roberts@modot.mo.gov>
Sent: Tuesday, May 04, 2021 12:44 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>

Subject: RE: Platte 38 Development

Stephen,

Thank you Stephen for the summary and independent review of the traffic study. | apologize for
getting back to you after 5/3. | am still fairly new to this position and have a background in construction
and maintenance, so weeding through a traffic study and finding the pertinent information is still a
struggle for me. | will return the forms to you either late today or early tomorrow morning.

Here is a response from Newell Reeser, MODOT Senior Traffic Studies Specialist,

I didn’t see any improvements that would be included in the TIS. There could be a possible signal
improvement in the future at Crooked RD an MO 45, however they only used Peak hour volumes to
determine the need. This is Warrant 3, for our purposes, we would use Warrants 1A&B, 2, and 7. So
this intersection will need to be watched after this is built till sometime in the future.

Have you spoken with anyone from Parkville asking what they have recommended? The report discussed
right and left turn lanes at MO 45 and Crooked Rd also. But it didn’t recommend them at this time
either. Future developments would probably make it warrant better.

Thanks,

Melissa Koberts

Traffic Specialist

Missouri Dept. of Transportation
600 NE Colbern Rd

Lee’s Summit, MO 64086

Office: (816)607-2183

Cell: (816)835-5617
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R enaissance
|nfrastructure
(onsulting

5015 NW Canal St., Suite 100
Riverside, MO 64150

P: 816.800.0950
ric-consult.com

May 7, 2021

Mr. Stephen Latchky, AICP, CPM, CFM
Community Development Director

City of Parkville, Missouri

8880 Clark Ave

Parkville, MO 64152

RE: Platte 38
Traffic Impact Study Review

Dear Stephen,

We have reviewed the Traffic Impact Study dated April 7, 2021 as well as the Design Memorandum from GBA dated
April 28, 2021, on behalf of the Parkville Special Road District. Please see comments below:

1. The proposed development will have an impact on the intersection of MO-45 Hwy and N Crooked Rd. As
indicated in the GBA Memorandum, the Road District would agree an escrow contribution is warranted from
this development for improvements to the intersection of MO-45 Hwy and N Crooked Rd. Escrow
contribution to be coordinated with Platte County, in conjunction with the Road District.

2. Per Sec 405.170.A.16 of the Platte County Subdivision Regulations, right-of-way for %2 of N Crooked Rd
shall be dedicated with the Final Plat. N Crooked Rd is classified as a Secondary Arterial road and requires
40ft of right-of-way from centerline. Also N Crooked Rd shall be improved along the entire frontage to

Secondary Arterial standards.

If you have any further questions, or if we can be of any assistance, please do not hesitate to email at bcox@ric-

consult.com or call at (816) 800-0953.

Sincerely,

Brett A. Cox, P.E.
Project Manager

Riverside, Missouri | Kansas City, Missouri | Kansas City, Kansas | Lenexa, Kansas
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>>evergy.

June 10, 2021

City of Parkville

RE: Will Serve Letter
Genesis Companies
Platte 38

Dear customer,

This letter is to confirm that there are electric services and facilities in the area to serve the above referenced project. An
extension and/or upgrade of Evergy’s electrical facilities will be required and installation will proceed according to Evergy’s
Electric Standards and the developer’s requirements.

Evergy can provide a cost estimate once the required information is provided per Evergy’s Initial Project Completion
Checklist and Electric Application and Evergy prepares a design. Please have the developer contact me for the forms and
applications.

If | can be of further assistance, please contact me at 816-810-7561 or by email at melissa.feltes@evergy.com.

Sincerely,

Welisoa Feltes

Melissa Feltes

General Design Technician
Evergy

8325 N. Platte Purchase Dr.
Kansas City, MO 64118
816-810-7561

Public
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From: Nikki Fisher <nfisher@avidphone.com>

Sent: Wednesday, April 14, 2021 9:37 AM

To: Stephen Lachky <SLachky@parkvillemo.gov>; Robert Lock <RLock@parkvillemo.gov>; Doug Wylie
<DWylie@parkvillemo.gov>

Subject: Deuce High Density Apartments

Hello,

I am a homeowner on South National Drive (6126). | oppose the proposed development of apartments
above the eighth hole at the Deuce. We already experience street crime in the form of vandalism and
car break-ins, and we already have unsafe traffic with people cutting from Crooked Road to Tom Watson
Parkway by way of South National Drive. This makes me nervous for my children, who play in the
neighborhood and walk to their friends’ houses.

Both of these issues would be worse if the proposed development moves forward, particularly in that
there is proposed access directly to South National Drive.

Thank you,

Nikki Fisher

Sr. Account Executive

NFisher@avidphone.com
Avid Communications

816-994-7050 Avid Button
816-994-7065 direct and text
816-979-3965 fax

913-999-0195 cell and text
LinkedIn

MEET THE STAFF

For all customer service related questions and requests, please be sure to

use service@avidphone.com or call 816-994-7050

Google fimer
Tech Partnec

1] I . CONVIMUNICATIONS
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From: jerryonly.felker <jerryonly.felker@gmail.com>
Sent: Monday, April 19, 2021 3:58 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>
Subject: Platte 38

| as a long time resident of the national, do not feel that the proposed Platte 38 project is
acceptable for our community. | have been told that traffic studies have been done and the
current infrastructure is adequate for the project on both hy45 and south national drive. | do not
see how that can be true as much of the roads here are in need of repair.

| see the plan of 200 apartment and 300 parking spaces with 4 story buildings not fitting in our
town, or in my neighborhood. Several duplexes on the site ( closer to crooked road) and no
drive thru to South national drive is a far better plan.

Thank you for your time

Jerry Felker

6215 Brassie lane

Sent via the Samsung Galaxy A52 5G, an AT&T 5G smartphone
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From: Jordan Frost (PMC) <JFrost@primehealthcare.com>
Sent: Wednesday, April 21, 2021 3:29 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>

Cc: Shawn Frost <shawn.frost@me.com>

Subject: Proposed Senior Complex on hole #8

Hello Mr. Lachky,

| am emailing you in regards to the new Senior Complex that is proposed to go in just south of hole #8
on the Deuce side of the National.

We believe, with the support of many others on South National Drive and the neighborhood, that the
HOA should not allow access for this project to South National. This will not only damage and hurt the
neighborhood, but also will create chaos for several months, if not years, for our access out of South
National Drive. It will lead to more “cut throughs” and heavier traffic for those of us who access South
National Drive each and every day. Lastly, this will eliminate our ability to ever privatize our
neighborhood roads, which was a big priority just recently for the HOA and one | feel many of us are in
favor of doing sooner rather than later. There is no reason if this project is approved by the Planning and
Zoning Committee, that the access cannot be zoned and done off of Crooked Road. Of course many of
us are not in favor of this project at all, but we definitely do not want an access point leaking into our
neighborhood off of South National Drive.

As for the planning and zoning of this project, which is why | am emailing you, the above is just one issue
we have with this proposed project and complex. The main issue that | would like shared with P&Z as
part of your May 11" meeting is a 4 story construction (townhomes) in the middle of a residential
neighborhood is not appropriate for the residential areas of Parkville. The south side of the National
does not have the capacity for the density that this complex would bring, nor do we want a 2-4 story
complex part of a home-based residential development. The proposed access road off of South National
Drive would also be entirely too close to the corner home off of Persimmons and would drastically
impact Persimmon’s ability to exit their road with increase traffic flow. Unless the Master Plan has
changed for Parkville or the National, there should not be allowed a complex like this to be built to
increase high density in a multifamily area.

Thank you for your listening ear and | hope this will be shared at the May 11" P&Z Meeting and brought
to the attention of those who are proposing this complex. | know | speak on behalf of the majority of the
South Side residential home owners of the National. | plan on being at the meeting as well.

Jordan Frost

Regional Manager, Volunteer Services and Gift Shop Manager
8929 Parallel Parkway Kansas City, KS 66112

Phone: (913) 596-4195

ifrost@primehealthcare.com

Providence Medical Center
Saint John Hospital

Member of Prime Healthcare
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AMERICA'S

250 Best

HOSFITALS™

§ et hg on

This electronic message and all contents contain information from Providence Medical Center which may be attorney-client
privileged, confidential or otherwise protected from disclosure. The information is intended to be for the addressee only. If you are
not the addressee, any disclosure, copy, distribution or use of the contents of this message is prohibited. If you have received this
electronic message in error, please notify us immediately and destroy the original message and all copies. Thank you.

The information contained in this email may be confidential and/or legally privileged, including HIPAA
Protected Health Information or information that is proprietary or trade secret. It has been sent for the sole
use of the intended recipient(s). If you are not the intended recipient, you are hereby notified that any
unauthorized review, use, disclosure, dissemination, distribution, or copying of this communication is
strictly prohibited. If you received this communication in error, please inform the sender and destroy all
copies of the message. The organization accepts no liability for any damage caused by transmittance of
this email. Thank you.
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From: Ray Miller <lray.miller@gmail.com>

Sent: Thursday, April 22, 2021 1:27 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>

Cc: Robert Lock <RLock@parkvillemo.gov>; Doug Wylie <DWylie@parkvillemo.gov>
Subject: Platte 38 High Density Apartment Project...

Dear Mr.Lachky,
My wife and | have several issues with the proposed project being discussed along the hill on #8
fairway at the Deuce... | have copied our Aldermen so they are aware of our concerns as well.

1. Accessing the proposed project from S. National creates another cut through from Crooked
Road through the neighborhood. As the connection to Crooked did several years ago, this will
lead to even heavier “cut through” traffic on our neighborhood streets.

2. Density of new project inside the existing neighborhood is not consistent with the National
planned community (the townhouse units aside) or the cities Master Plan.

3. 4-story construction in the middle of the residential neighborhood is not appropriate for the
residential areas of Parkville much less, the National community. It along with the cut through
from Crooked road and the high density units being proposed on 45 highway along the 10th
Fareway will create a tremendous amount of traffic for the neighborhood at the roundabout and
National Drive. Currently, at certain times of the day, this traffic feature is dangerous to those
trying to enter into the neighborhood be it north or south!

4.  The proposed access road on National Dr. far too close to Persimmon and far too close to
the houses near that corner.

Mr. Lachky, as a long time National resident (17yrs), | believe the Planning and Zoning should
not approve the proposed project and that if granted, it will damage property values and create a
dangerous level of traffic when accessing either the neighborhood or the golf course!

Thank you and please contact either of us with questions...

Regards,

Ray and Kim Miller

10210 Magnolia Lane
lray.miller@gmail.com
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From: Fisher, Christopher <cjfisher@bclplaw.com>
Sent: Monday, April 26, 2021 9:40 AM

To: Stephen Lachky <SLachky@parkvillemo.gov>
Cc: allysonberb@yahoo.com

Subject: Platte 38 - Neighborhood Concerns

Stephen- | am sending this to you for distribution to the members of P&Z in preparation for the
May 11 meeting. Please place this communication into the P&Z meeting packets for each
member. Thank you.

Ladies & Gentlemen-

My family has owned and lived in a home on the South side of the National for about 15
years. | am engaged in the Parkville community and am a former Ward 3 Alderman. | am
writing in opposition to the Platte 38 apartment project proposed to be located just South of
The Deuce Golf Course between S. National Drive and Crooked Road.

While we have several concerns, our most serious objection is to the connection of the project
to S. National Drive. Adding another connection between Crooked Road and S. National will
make even worse, the traffic problems that were created when Crooked Road was connected
to Bell Road though our neighborhood (and which has resulted in the placement of two
permanent radar-based speed indicators signs along the route). The proposed new access to S.
National will not only result in another 450 +/- vehicles on the neighborhood streets every day
just from the new residents, but will create a convenient traffic-light-free access through our
neighborhood from anywhere West of Crooked Road to Parkville Commons, downtown
Parkville and the 9 Hwy corridor to NKC and Downtown KC. The developer’s access to S.
National exists for no other reason than the financial benefits they will derive from that entry
point. The project could be completed with Crooked Road access only (which access is outside
of an immediate neighborhood), but that is just not as valuable the developer.

In addition, based on the proposal we have seen, the connection to S. National is unreasonably
close to existing homes at and near the corner of Persimmon and S. National. In fact, it will
leave the house on the SW corner of S. National and Persimmon with roads up to the property
line on three sides of the house and will result in a steady stream of headlights shining into the
living rooms of the two houses on the East side of S. National at Persimmon. In addition, it
appears (but would need to be confirmed with actual drawings) that the centerline of the
proposed new road might be less than 150 ft. from the centerline of Persimmon, thereby
creating a potentially dangerous traffic situation at the two intersections. It is very close to the
minimum APWA standard for separation, and that is before accounting for the fact that the
roads are on a relatively steep grade off of S. National.
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We understand that the developer has a traffic study which indicates a 5% increase in
neighborhood traffic. | believe that is based on travel time to Parkville Commons. | don’t buy
the conclusions in the traffic study because | think there is a preference (having to do nothing
to do with drive time) to go through the neighborhood instead of navigating a busy 45 highway
(especially during Graden Elementary drop off and pick up times) to get to Parkville Commons,
downtown Parkville or Riverside. | think people would gladly trade a 30 second difference (and
a risk of hitting one, two or three stoplights depending on where they are headed) for the more
calm and pleasant drive through the neighborhood. The traffic study just does not take the
human factor into account.

Apart from the traffic issues, | am also very concerned about the appropriateness of the project
in this part of Parkville at all. While there may or may not be a need for senior housing, | don’t
think this is the right place for a couple of high density apartment buildings. | understand the
overall acreage supports the number of units, but that is a misleading calculation. Much of the
38 acres is not developable (or usable for much of anything), and those areas are still counted
for the density tests. So as a practical matter (as opposed to a technical legal matter), what
that really means is that the project is a high density project being put in the middle of a pretty
low density residential neighborhood. | suspect the developer would not be getting as much
pushback if the entirety of the project was low density multi (similar to the Limestone
Neighborhood). But | don’t think that would allow the developer to make enough profit for
them to do the project.

The proposed development property currently lies in unincorporated Platte County. Further, it
does not actually connect to S. National Drive from the West. The National Property Owner’s
Association (the “HOA”) owns a 10ft strip between the development property and S. National
Drive (which was presumably put in place for this exact situation — so that the HOA has some
control over what gets connected to S. National Drive). As a result, the developer will need the
HOA to grant an easement to it in order to bridge the gap between the development property
and S. National (unless the City is considering some sort of a taking, in which case we have an
entirely different issue to deal with). My sense is that approval of an easement by the HOA is
not a slam dunk (and in fact, | have not spoken with a single HOA member who has suggested
that the connection it S. National should be approved). As this is a gating item for the project
as proposed, | don’t think P&Z should be considering an approval of the project unless and until
the developer has an arrangement with the HOA.

This project is not appropriate in this neighborhood and is not what any of us bargained for
when we invested here. It is certainly not part of the development plan for the neighborhood
and is not consistent with what the Parkville Master Plan says about this area. The 2009 Master
Plan projects Residential Neighborhood future land use for the proposed development
property, which is primarily intended for single-family, detached residential development, but
also may include a variety of supporting residential building types such as clustered or attached
single-family units, and townhomes designed to function as a neighborhood. It does not
contemplate 4-story apartment building, and it didn’t contemplate them when we all decided
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to invest in the neighborhood. Parkville historically does not approve those kinds of apartment
projects, and certainly doesn’t allow them in residential neighborhoods.

| do not believe this project is in the best interest of the neighborhood or of Parkville generally
(at least in its present form). | ask that P&Z either defer consideration of the project unless and
until the developer has obtained approval of the HOA or, in the alternative, deny approval of
this project in the form it is in, and in particular to deny access to and from S. National and deny
the construction of a 4-story apartment building in the middle of a residential neighborhood. In
the event P&Z elects to move forward and approve the plan for delivery to the Board of
Aldermen, | request that the approval specifically be conditioned upon the developer obtaining
an easement from the HOA for the connection to S. National.

Please do not hesitate to call or e-mail with any questions or comments.

Chris
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From: Sam Stewart <sbstewartjr@gmail.com>

To: dwylie@parkvillemo.gov; rlock@parkvillemo.gov; Vickie Stewart
<vickiestewart.designer@gmail.com>

Sent: Tue, Apr 27, 2021 4:10 pm

Subject: New Development West of South National

Mr. Robert Lock and Mr. Douglas Wylie,
As a residents of the 3" Ward of Parkville, MO, we are writing to the two of you, our 3@ Ward Alderman,
to bring up two issues for your review.

We have become aware that a new development is being proposed that would be located west of South
National on the hill just south of the Deuce Golf Club, hole #8. Crooked Road would run to the south and
west of the new development. My understanding is this development is for approximately 200 condos
catering to people 55 and over.

We are not opposed to the new development per se. However, we have also been informed that it is

proposed the development would cut a street through to the east opening up to Persimmon Street and
then to South National. People using this could then turn east on South National and then on to Lime
Stone Road in order to get over to Bell Road and points east.

Lime Stone Road already has significant traffic from both the South National and Cider Mills
developments, as does Bell Road, and does not need more. Bell Road is dangerous enough already as it
does not have sidewalks, and simply does not need this increased traffic load.

It would be preferable, in our opinion, for the new development traffic to be routed west to Crooked Road
and then south to Hiway 45 if the residents wanted to go east. Hiway 45 is much better suited to handle
the additional traffic load then is South National, Lime Stone Road and Bell Road.

Secondly, what would it take to get a flashing yellow left turn light installed at the intersection of Hiway 45
and Bell Road for those heading west on Hiway 45. The intersection allows for a view of oncoming traffic
for quite a distance. It is very similar to the intersection of Hiway 45 and Riss Lake Drive where a flashing
yellow left turn light is already installed. It is frustrating to site there waiting to turn left on to Bell Road with
no oncoming traffic. | know this is a state hiway, but somehow accomodations were made for Riss Lake
Drive and the situation is very similar in terms of view, etc.

Your attention to and review of these matters are greatly appreciated.
Sincerely,
Sam and Vickie Stewart

6170 Lime Stone Court
Parkville, Mo. 64152
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From: Frost,Shawn <Shawn.Frost@Cerner.com>

Sent: Friday, April 30, 2021 1:21 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>

Subject: Platte 38 - Proposed High Density Apartments project

Greetings Mr. Lachky —

My name is Shawn Frost and | am a Sr. Manager with Cerner Property Development Inc. | manage the
development, construction, and corporate real estate growth for Cerner Corporation.

| am writing to express our strong opposition to the proposed apartment complex project, in particular
the access off S. National Drive. When my wife and | bought property and eventually built our home
here in the National, not one time did we review any kind of apartments in the master plan for the
overall development. My experience tells me that special zoning would be required for the addition of 4
stories of apartments in a highly dense residential area, and | cannot find one reason this would benefit
the neighborhood. This proposed development is not consistent with the surrounding residential area.

Our neighborhood, and S. National Drive, is riddled with cut through traffic from NW Crooked

Rd. Traffic has increased to dangerous levels enough for our HOA to install speed detectors along the
cut through route. Adding another point of entry, particular to non-residents of the neighborhood, will
only add to this growing issue. Safety of our children playing in the green spaces coupled with the high
speeds we are currently experiencing, are major major concerns for us and our neighbors. We are finally
getting to a point where construction is nearing completion and we can live in peace in our

community. The project would disrupt this for years.

Just to be clear:

We are in support of proceeding with privatizing portions of S. National Dr. and adding operational
gates. We are not in support if this apartment complex or proposed access points onto S. National
Dr.

Please include or share this correspondence with your colleagues or to whom you deem this concerns.
My wife and | will be in attendance on May 11 to voice our opposition with this project.

Thanks

Shawn Frost, PMP™

Sr. Manager — Construction & Real Estate

Cerner Property Development
Mobile 816.590.7197 www.cerner.com

e Cerner

e ™

CONFIDENTIALITY NOTICE This message and any included attachments are from Cerner Corporation and are intended only for
the addressee. The information contained in this message is confidential and may constitute inside or non-public information under
international, federal, or state securities laws. Unauthorized forwarding, printing, copying, distribution, or use of such information is
strictly prohibited and may be unlawful. If you are not the addressee, please promptly delete this message and notify the sender of
the delivery error by e-mail or you may call Cerner's corporate offices in Kansas City, Missouri, U.S.A at (+1) (816)221-1024.
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From: Dr Brandi Whitaker <drb@drbwhitaker.com>
Sent: Monday, May 03, 2021 7:49 AM

To: Stephen Lachky <SLachky@parkvillemo.gov>
Subject: Development

Dear Stephen,

We purchased a home on Brassie Lane in South National last year. We are very concerned about the
apartment and townhome development proposed off Hole 8 on the Deuce.

We strongly oppose the proposal because of the additional traffic on South National that will result from
300 additional cars traveling through our neighborhood. This will drastically increase traffic on South
National and decrease safety for the children in this neighborhood.

One reason we purchased a home in this neighborhood is because of the safety it offers for children to
travel on foot. We are currently comfortable with our child walking home from the bus stop, to and
from neighbors, and gathering at both “eggs” on South National.

We also feel the development does not fit the character of the neighborhood. It is our understanding
that apartments and townhomes facing the golf course were not part of the master plan. We are
concerned this could decrease the value of our home.

Please consider these points of view when considering the development.

Thank you,

Brandi Whitaker
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From: Leslie Clark <leslieclarkmail@gmail.com>

Sent: Tuesday, May 04, 2021 12:37 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>

Subject: Public Hearing May 11th for Case No. PZ 2021-13 and PZ 2021-14

Dear Mr. Lachky,

| am writing this letter to you so that | may share my opinion regarding the proposal for rezoning
and re-platting the property behind my home. | live on Persimmon Court in The National just south of The
Duece at The National Golf Club Kansas City.

| am very much against the idea of the property behind my home being turned into a parking lot
and home to hundreds of people living in an apartment complex. | believe having this kind of structure
placed in the neighborhood will be disappointing and hurt the value of my home and community.
Furthermore, as described in the proposal plans, | believe having another driving access to our
neighborhood from Crooked Road will bring an exponential amount more traffic than our residential
streets are designed to accommodate, putting our children and homes at greater risk.

When my family and | relocated to Parkville five years ago from Chicago, lllinois, we found
Parkville to be very charming with its winding canopy roads and quaint downtown shops and restaurants.
We still love this area. We are surrounded by nature and it is very inspiring for my family and | to live
here. | know that my neighbors on Persimmon Court feel the same way that | do, when it comes to
preserving the nature around our homes. | understand that Parkville is growing, but to allow a four-story
high density apartment building to be placed at the front of our neighborhood, and essentially behind our
homes, would be disheartening.

But just as important, it erodes the charm and distinction of Parkville. The more high density
development that is allowed in residential areas, the more Parkville will lose its identity and become just
another extension of Kansas City. We love this town and would hate to see it go the way of other towns
being gobbled up by the intoxicating tax dollars of urban sprawl.

Please consider how close this project is to my property on Persimmon Court. It seems very
inconsiderate to allow a development like this to occur, where all of our homes on Persimmon Court have
ample space and privacy around us. | am extremely concerned about an increase of traffic around my
house, and especially an increased amount of outside traffic cutting through the neighborhood from
Crooked Road. | appreciate your time and consideration for my concerns.

Sincerely,

Leslie Clark and family
6120 Persimmon Court
Parkville, MO 64152
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From: Hilary Murray <hilarytmurray@gmail.com>

Sent: Wednesday, May 05, 2021 1:17 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>; Brad Stanton <BStanton@parkvillemo.gov>
Subject: Fwd: National

Hi Stephen,

Thanks again for sending the information. Below are my thoughts if you could share with
members of P&Z at the upcoming meeting on May 11th?

| am a Parkville resident living at the South side of the National with my husband and children.
We are active members of the Parkville community and property owners of two historic
buildings in downtown Parkville. I was very involved with the first level Main Street retail
initiative that was supported by the City and passed a few years ago. | am writing in opposition
to the Platte 38 apartment project proposed at the entrance to the Deuce with a new road and
access point off S. National Drive.

The biggest concern | have about this project is the traffic that will be added to S. National Drive
and the safety issues that will be created. Adding hundreds of apartments and hundreds of
parking stalls at the entrance to a single family neighborhood doesn't seem consistent with the
master plan nor the vision of the National. It certainly wasn't something we considered when
purchasing our home as this land doesn't even connect with S. National Drive or even shown on
the master plan for the National.

There are multiple green space areas dubbed "the Eggs" that are located along S. National Drive
and provide places for children to gather and play games. These were designed so that our
neighborhood would have community gathering places and they are used regularly by kids of all
ages who gather for a pick-up game of kick ball or families teaching their little ones how to play
baseball. This apartment project would create a large increase in traffic driving past these green
spaces and most certainly would create safety concerns. Speeding is already an issue and two
permanent radar based speed indicators have been installed in the neighborhood. There are also
multiple "Caution Children Playing" signs located along S. National Drive as well as Cart
Crossing signs as The National is a golf based community.

In closing, please take into consideration that our neighborhood is pedestrian friendly where you
have kids playing in the green areas, golfers walking or driving their carts and families walking
their pets. With the exception of a well designed, low density Lime Stone Town

Home development off Bell Road, we are a single family residential development. Attached are
a few pictures for reference.

Appreciate your time.

Best,

Hilary Murray
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Permanent radar based speed indicator (one on Limestone and one on S. National Dr)

CHILDREN
PLAYING
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Golf Cart Crossing sign on S. National Drive
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Existing green spaces along S. National Drive
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From: Bob <fairwaybobl@yahoo.com>

Sent: Tuesday, May 11, 2021 9:54 AM

To: Stephen Lachky <SLachky@parkvillemo.gov>

Subject: Proposed multi family development in the National

Good morning Mr. Lachky,

My name is Robert Davis and my property is located at 6118 Persimmon Ct Parkville. My property backs
up to the proposed multi family development. My wife and | would be very opposed to this development
due to the size of the proposed property and the negative impact it would have on traffic and noise in our
peaceful neighborhood. As you know The National is a premier residential community and part of what
makes living here is certainly the high quality homes but also the quite we all enjoy while outside our
homes. We feel a development of this size and scope is not a good fit for our single family neighborhood.
We would hope you would not be in favor of this development.

Regards,
Robert Davis

Sent from my iPad
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From: Brad Hemmer <bradhemmerl@gmail.com>
Sent: Monday, May 10, 2021 9:34 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>
Subject: Platte 38 Development

Hi,

My name is Brad Hemmer and my family lives on S National Dr just up the hill from where this
development is scheduled. | want to start by saying that | encourage development. Parkville
needs more. More restaurants, more shopping, more entertainment. In order to have those things,
we need more people. I'm not opposed to development.

However, | am opposed to any new development hurting the neighbors where it goes in. The
main thing | keep thinking of with this is increased traffic on S National Dr. I'm not sure of the
last traffic study on that road, but there has to be much more traffic than was intended. Much of
the traffic does not obey the 25 mph zone. We play in our front yard and driveway, we use the
"egg" more than any other family that |1 know of, and we take as many bike/scooter rides as
possible. The traffic is heavy, especially with the Cider Mill Ridge construction going on. If the
new cutoff is allowed, it will create even more traffic for a road that is already over trafficked.

| also take issue with the street going behind the house located at 6124 Persimmon. | do not
know them, nor have | ever met them. But to have a road on 3 sides of any house is unfair. They
will be stripped of some of what they paid for. And when they eventually go to sell, they will be
hurt by their location with 3 roads next to their property.

And, as part of the National Home Association, | don't feel this makes sense to be joined to the
neighborhood. I know the negatives to creating the gated community, but I have always wanted
the National to consider it. Maybe I'm wrong, but with this development, that option would go
away. We bought this house in large part for the neighborhood. We always took into
consideration what was in the proximity. Surely most people do. This would be looked at as part
of the neighborhood. Especially, if it's tied in via a street. To develop this land, the other roads
do not have the neighborhood argument to me.

My wife & | are completely opposed to the extension for this development to tie into the
National and S National Dr. To develop this land, it needs to stay separate from the National.

Thank you for your time,
Brad & Jenny Hemmer

6124 S National Dr
816-876-5349
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FIFTH THIRD BANK

May 25,2021

To whom it may concem,

My name is Jerry Kelliher. |reside at 6436 North National Dr. Parkville MO 64152. | will be out of town
on June 8th and not able to attend the planning and zoning committee meeting but wanted to send this
note to express my sentiment on the project. My wife and | are currently examining downsizing from our
home in Parkville. Frankly, there are virtually zero options. What excited me about this project was the
potential for a higher end, for-sale product that would enable us to stay in Parkville. Without a project like
this, myself and a lot of other Baby Boomers like me are going to be forced to move from a community we
love and would like to remain. As planning and zoning for our community, | urge you to look forward at
the housing demand that is coming. Baby Boomers own a lot of real estate today and are headed into
years of downsizing. Parkvilleis a great area but if the community can't support the right type of housing,
well-to-do Baby Boomers who own a lot of real estate today are going to be forced to move.

The issues that | have seen expressed seem very "not-in-my-backyard" focused. 45 highway has been
greatly expanded to help access to our area. The traffic study the developer presented in the last

meeting appeared to be attacked not on data but on NIMBY. If planning and zoning cannot look through
opinions based on sentiment but not based on data, the community as a whole will suffer. Large
buildings appear to be an issue for the community but when you examine the way to support senior living,
how else is the community going to create the needed single level living? Ranch homes take a lot of land
- where do we put it? The design of single level senior condominiums in a multi-level building makes a lot
of sense to support the need forseniors in an area where seniors actually want to live.’

For the reasons above, | strongly support this project and urge your approval. It is my hope that Planning
and Zoning can look ahead at what the community needs and beyond the NIMBY-ism of afew.

Thank you,

Fifth Third Bank, Member FDIC. 12 Equal Housing Lender. Fifth Third and Fifth Third Bank are registered service marks of Fifth Third Bancorp.
2300 Main Street, Suite 900 Kansas City, MO 64108
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From: Bob Wallace <bwallace2 @gmail.com>

Sent: Tuesday, June 08, 2021 12:48 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>; Robert Lock <RLock@parkvillemo.gov>; Doug Wylie
<DWylie@parkvillemo.gov>; Paul Grigsby <paulg@fivestarlifestyles.com>

Subject: Opposition to current Platte 38 development plan

Dear Mr. Lachky,

I had the chance to attend the initial city hall meeting in May regarding the proposed Platte 38
property. | was able to take a look at the designs of the plan for apartments on the hill.

| grew in the Walnut Creek subdivision for twenty years. | moved back to Parkville 3 years ago
to enjoy the beautiful views and tranquility which Parkville and The National offer. | became so
pleased with my current home | purchased 3 years ago, | purchased a second home on the north
side of The National at the end of last year. Both homes will be affected by this

proposed development. One home is on Magnolia Lane and another home is on Claret, both
homes will have a new view of the proposed Platte 38 project site apartment buildings. I have
several concerns with this project listed below.

1. Kids playing on S National - | have a young daughter who walks to a bus stop on S National
from Magnolia Lane. The ability for drivers to cut through The National via S. National is a
huge worry for me. She and all the other kids and their friends play in the green space areas
daily. There are numerous green space areas along S National. The amount of apartment units
and single family homes being added to this development will greatly increase traffic through
The National where these kids enjoy playing. | do not feel this is a safe option for kids of any
age.

2. Encroachment of quiet homes and the golf course- The proposed road which accesses S
National is not consistent with the National Neighborhoods residential plan and is too close to
homes of people who have been in the National Neighborhood for years. One home will now be
surrounded on three sides with roads. This home will be devalued drastically.

3. Golf Carts and Traffic - The National neighborhood is a golf community. It's filled with golf
carts and people using the streets with these carts. The increased traffic will cause massive
issues and be unsafe for the residents, who use the roads to access the course and neighbors
homes within the golf community.

4. Road Privatization - The National neighborhood and its home owners are currently
considering neighborhood road privatization due to the increase in traffic and theft. Dropping an
entrance/exit or one or the other for this new proposed multi 3-4 story property will drastically
increase the traffic and random passes through The National Residential neighborhood. It will
offer and avoidance of 45 HWY to get to the city/town of Parkville and the Parkville Commons.

5. Views - Imagine what the new views will be for The National and other surrounding
neighborhoods (Walnut Creek, River Hills) around the hill where the development plan is going
to sit on top off. The Deuce course side of The National already has apartment living

planned. These will be surrounding 45 HWY and The Deuce course on back nine holes. The
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course which has a beautiful setting and a high ranking for its caliber will be in the middle of a
city style living, instead of being a Parkville natural setting layout attracting course.

See a few attached images from the back side of Deuce course. These are just a few different
views of the proposed site plan. Forget the sunsets overlooking the course if apartment/condo
buildings go up. Also please think of the driving views from the streets. Driving down S
National on both sides of the neighborhood, Claret and other surrounding streets along with
playing the course will now be towered over by 3-4 story apartment complex style

buildings. The sunsets and beautiful course design will be lost as more and more apartments are
approved to line the neighborhood and courses.

oo ',5"*~. 3
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6. Lighting Issues - The new project plan complex (3-4 story buildings) will require a very large
parking lot to handle the vehicles for the two apartment style buildings. These lights will be on
all night and create an industrial/commercial look up above The National, Walnut Creek, River
Hills and their homes. These lights will disturb the residential golfing neighborhood feeling we
all moved here for. Have the residents of Walnut Creek and River Hills been made aware of this
new development. | believe they should also be aware.

7 . PKV Master Plan - The Master Plan which was just pushed out by Parkville doesn't seem to
be consistent with this new property proposal.

| believe this project should not be approved. Its effects on the surrounding homes,
neighborhoods, traffic and the exceptional golf courses will just damage future value. Parkville
is known as an upscale town, which is a highly desired place to live. Parkville's neighborhoods
offer a small town residential natural feeling and it should be kept that way.

Thanks

Bob Wallace

10205 Magnolia Lane
6524 Claret Court
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PETITION AGAINST PLATTE 38 PROJECT

I, the undersigned resident of The National in Parkville, Missouri do hereby join this Petition
Against Platte 38 Project. I have attended the developer’s May 26 meeting and heard its
revised proposal for the project. I object to the project on several bases, including:

A.

The failure of the project to comply with the newly passed City of Parkville 2040
Master Plan (without becoming a special district) and its failure to comply with the
National Neighborhood Development Plan.

The failure of the developer to have obtained an easement agreement across land
owned by the HOA in order to access S. National.

The inclusion of two high density 4-story buildings in the middle of our
(substantially) single family residential neighborhood.

The neighborhood is overwhelmingly, if not entirely against the project.

The traffic study commissioned by and created for the developer is not reflective of
what will actually happen based on my own experiences in and around the
neighborhood.

The developer’s less than transparent presentation of the project at the May 11
Planning Commission meeting leaves me wondering what is true and what is not true
about the project.

The project will both (i) interfere with my use and enjoyment of my property and
neighborhood, and (ii) result in a lower property value for my7 property.

. The project will result in the taking of certain real estate rights that I contemplated

when I purchased my real estate at The National (e.g., the opportunity to privatize
roads)

We, the signers of this petition request that (a) the HOA Board deny any request for the
granting of an easement or sale of property which would result in providing the developer
access to S. National Drive, and (b) the Parkville Planning Commission deny or table the
developer’s request until it can propose a plan that does not access to or from S. National
and that does not require an exception to the Parkville 2040 Master Plan as approved by
Planning & Zoning on May 11.
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Veramex

Transforming Your MedTech Innovation
August 3, 2021

To Whom It May Concern:;

My name is David Dockhorn. | reside at 6773 N National Drive, Parkville, MO 64152. | will be out of town
on August 10th and not able to attend the planning and zoning committee meeting but wanted to send
this note to express my sentiment on the project. | am actively looking at downsizing from our home in
The National. There are very few options. This project has a product for higher end senior product that is
just what Parkville needs. Someone like me is going to be forced to move from a community we love and
would like to remain. It would seem to me that it is one of planning and zoning's main jobs for our
community to look carefully and plan for the housing needs of Parkville. | have a number of late 60's and
70's age friends who own a lot of real estate today are facing or will soon face a similar decision.

The issues that | have seen & heard expressed seem to be limited to people on a few streets in the South
Side of the National neighborhood. Based on the high level of design and the multitude of changes the
developer group has made to address issues like traffic seem to leave the rational with only a "not-in-my-
backyard" sentiment. There are many more people in Parkville that need this product and what | can see,
there are only a couple houses that would even be impacted.

| urge planning and zoning to look through NIMBY opinions and consider the needs of the community as
a whole. The design of single level senior condominiums in a multi-level building makes a lot of sense to
support the need for seniors in an area where seniors actually want to live.

For the reasons above, | strongly support this project and urge your approval. Itis my hope that Planning
and Zoning can look ahead at what the community needs and beyond the NIMBY -ism of a few.

Best Regards,

David Dockhorn, M.S., Ph.D.
CEO

Veranex

(816) 820-5871

VYV X VY XVY XVY XVY XVY XY &~ v ]
VeranexSolutions.com
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741-4611

(816) 741-4611 PARKVILLE DENTAL (816)::-)1(-50‘[6

PHONE

CENTER

4 August 2021

To the Members of the Planning and Zoning Commission —

In the absence of being able to attend the upcoming Planning and Zoning Commission Meeting, | want
to submit this letter to express my support for the proposed si ngle-level senior condominium/multi-level
building project in Parkville a/k/a — Platte 38.

As a small business owner in the area and a member of the community | see this as a needed
development to allow seniors who wish to remain in parkville and continue to enjoy all the city has
offer.

Currently, there are very few options available for this group, which, unfortunately means individuals
must look for other options outside of the area.

| understand there are some objections from the surrounding National neighborhood; however, itis my
hope that you consider this project as a positive and recognize the additional measures taken by the
developers to address any concerns.

Again, | support this project and hope that the Planning and Zoning Commission will look ahead at what
the community needs are and will give approval for this project.

ke, 1l. D.D.S.
Dental Center

6320 LAKECREST LANE, PARKVILLE, MISSOURI 64152 . E-MAIL: PDC@KC.RR.COM
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From: Mike DiBernardo <mjdibernardo@yahoo.com>
Sent: Friday, August 06, 2021 8:50 AM

To: Stephen Lachky <SLachky@parkvillemo.gov>
Subject: Parkville senior project

My name is Michael DiBernardo. | live in Parkville at 10240 Magnolia Ln. | have reviewed the Parkville
senior project and believe Parkville needs more senior living, thus | support the project.

Thanks,
Michael DiBernardo

Sent from my iPhone

Page 133 of 222



Caleb Buland, AIA
6757 N National Drive
Parkville, MO 64152

August 6, 2021

City of Parkville, Missouri
8880 Clark Avenue
Parkville, MO 64152

Dear Commission Members:

As a longtime resident along National Drive, | wanted to write in support of the proposed senior living
project at National Drive and 45 Highway that you are considering for approval.

| complement the City process and the improvements and dialogue of the Developer. The process has
resulted in a good project that adds a reasonable number of long-term property owners to the area
where there is currently a gap in options for active seniors and individuals that want to stay in our
community, but have limited options currently.

| will not be available at the hearing, but | certainly encourage you to add this type of project to our
growing Parkville, it will be a compatible addition to the community and a low impact to the existing
infrastructure and services.

Regards,

Caleb Buland, AIA
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From: felkerkc <felkerkc@sbcglobal.net>

Sent: Friday, August 06, 2021 12:24 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>
Subject: Platte 38 proposal

| am not against the building of more senior citizens housing, and from the plans | have seen the
buildings on the south side of the national golf course look fine. | do not want to see an increase
in traffic on south national drive.

We have been residents of the national for over 21 years.

Jerry Felker

6215 Brassie Lane

Parkville, MO.

(816) 805-5629

Sent via the Samsung Galaxy A52 5G, an AT&T 5G smartphone

Page 135 of 222



August 5, 2021

To: Parkvilie Planning & Zoning Commission
From: Kevin Heaton
RE: Senior Housing Project

Dear Planning & Zoning Chairman and Members:

My name is Kevin Heaton. | am a longtime Parkville resident and business owner. |
will not be able to attend the Planning & Zoning Commission meeting but wanted to
voice my opinion on the proposed senior housing project.

| strongly support the project and urge you to approve it. Il explain why. | love this
community. | want to stay here. However, when | get up in age and retire, | don't
need or want a 4,000-square-foot home to take care of. | would like the option to
live in a 55-plus senior living community. At present, there is no senior housing
option in Parkville — but there should be.

This project features a high-end senior living housing development. It's just what
Parkville needs. | have many friends in their 60s to 70s who are very interested in
this project. They also own a lot of real estate and/or a big home and will be facing
a decision to sell and move in the coming years. They would all like to stay in
Parkville, but they see very few options to do so right now.

This project would help meet Parkville seniors’ housing needs in the near future.
There are many older people in Parkville who want and need this project. Piease
consider what's best for them and the overall community when you decide this
issue. In my view, this project — featuring single-level senior condominiums in a
multi-level building — makes a lot of sense to support the needs of seniors in an
area where seniors actually want to live but don't currently have any options. Again,
| vigorously encourage you to support this project.

Respectfully, _
Nl Nlesb
Kevin Heaton

10503 River Hills
Parkville, MO 64152
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From: James Shevling <jhshevling@yahoo.com>
Sent: Friday, August 06, 2021 3:26 PM

To: Stephen Lachky <SLachky@parkvillemo.gov>
Subject: NIMBY

Hello,

My name is James Shevling and I live at 7068 Glenn Lane, Parkville, in the National. |
work in the multi family industry and | see the need for senior living in Parkville. | went
through looking for a senior community for my mom several years ago and good ones
are hard to find. | went to a dozen of them and found two | liked. | would support the
consideration of a senior project in our community as there will be a day in the future
that | will be looking for one.

Thank you.

James Shevling
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August 2, 2021
To Whom It May Concern:

My name is Katie DiBernardo. | am a real estate agent here in Kansas City and my husband and |
live in the National at 6203 Heathery Way Parkville, MO 64152. | plan to attend the planning
and zoning meeting but wanted to have a letter on file as well.

Both professionally and personally, | feel that a higher end option for residents wanting to
downsize and have a maintenance free home is just what our area needs. | have clients, as well
as family members who have homes in the National, Riss Lake, Thousand Oaks and Monticello.
They are starting to plan their next move as they age and want an easier life style. They do not
want to move from Parkville, but because of limited options, they may have to. The homes in
The Legends at the National are a maintenance free option but they rarely become available,
are bigger and require building maintenance by the homeowner. The white homes in the
National(Limestone Road) are a great option but are limited and sell quickly. Chapel Ridge has
villa homes but are limited, require building maintenance and are not the area most want to be
in.

We moved here from Sandestin, Florida about four years ago. They successfully have multi-
million dollar homes on golf courses mixed with single family homes, maintenance provided
homes, villas and condos. They maintain the integrity of the neighborhood while offering
options for all ages.

We do understand the concerns of residents of the south side of the National, but we believe
that the developer has made the needed changes to alleviate these concerns.

We urge zoning and planning to consider the needs of the Parkville community as a whole. This
project offers options for the large population of baby boomers who need and want to stay in
Parkville but need a smaller, more manageable home.

We strongly support this project and hope you will consider the larger needs of our community.
Thank you,
David & Katie DiBernardo

816-338-9134
321-917-1188
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To Whom It May Concern:

My name is David DiBernardo and | am a resident of the National (6203 Heathery Way Parkuville,
MO 64152). | am writing because | have multiple family members who live in The National. We,
as a family have often discussed the options we have as we age, especially my parents who are
starting to think about downsizing. We always say that it would be nice to have a place to move
that is in the National where we can still drive a golf cart and continue to be members of the
golf club and clubhousebut we wouldn’t have to worry about maintaining a larger home and
yard.

From what the developers have proposed, | think this proposed project would fit the aesthetics
of the neighborhood as well as fill a growing need in our community.

| hope you will consider the greater need of our community as a whole.

Thank you,
David DiBernardo
321-917-1188
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From: Michael Royle <mjroylel@gmail.com>
Sent: Friday, August 06, 2021 11:11 AM

To: Stephen Lachky <SLachky@parkvillemo.gov>
Subject: Parkville Planning and Zoning

My name is Mike Royle, | live at 6945 N. National Drive in Parkville. | have reviewed the plans for the
senior development on the 38 acres in Parkville and support the project. Parkville has a need for senior
living and | would like to see the project move forward.
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//) / N Planning and Zoning Commission Meeting
L 1 (,-l//@b\'\ August 10, 2021
JrR e

Missouri

CITY OF PARKVILLE = 8880 Clark Avenue = Parkville, MO 64152 = (816) 741-7676 = FAX (816) 741-0013

Staff Analysis

Agenda Item: 6.A
Proposal: Application for Major Site Plan for VFW At The National, a community

center along the southwest quadrant of the intersection of Missouri Hwy
45 and S National Dr. in Parkville, MO 64152.

Staff
Recommendation:  Approval (with conditions)
Case No: PZ 2021-23
Applicant: Dale W. Brouk
Owners: J3-Pandi LLC
Location: Southwest quadrant of the intersection of Missouri Hwy 45 and S National
Dr.
Zoning: “B-4-P” General Business District
Parcel #s: Platte County parcel no. 20-8.0-27-100-002-044.000
Exhibits: A. This Staff Analysis
B. Application for Major Site Plan
C. Subject Property Area Map
D. VFW At The National Development Plan (prepared by Atlas Land

Consulting, LLC; dated July 9, 2021)
Sheet C-001 (Cover Sheet)
Sheet C-100 (Overall Dimension Plan)
Sheet C-101 (Firetruck Turn Exhibit)
Sheet C-200 (Overall Utility Plan)
Sheet C-201 (Storm Plan & Profile)
Sheet C-300 (Grading Plan)
Sheet Al (Floor Plans)
Sheet A2 (Section and Elevation Plans)
. Sheet A3 (Elevations)
10. Page 1 of 2 (Site Lighting)
11. Page 2 of 2 (Site Lighting)
E. Storm Report for VFW at the National (prepared by Atlas Land
Consulting, LLC; dated July 9, 2021)
City of Parkville staff review comments (dated July 21, 2021)
. Comment Response Letter (dated July 30, 2021)
Additional exhibits as may be presented during the meting

©CoNor®WNE

Tom
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By Reference: A. Parkville Municipal Code, Title IV — Development Code in its entirety
(https://www.ecode360.com/PA3395-DIV-05)

Section 403.040 Master Planned Development

Chapter 404 Subdivision Regulations

Section 405.010 Zoning Districts Established

Section 405.020 Districts & Uses

Section 405.030 Standards Applicable to All Districts’

Appendix B. Great Trees for the Kansas City Region

B. Parkvnle Master Plan (http://parkvillemo.gov/government/city-plans-
studies/master-plan/)

C. Highway 45 Corridor Plan
(http://parkvillemo.gov/download/Highway45CorridorPlan.pdf)

D. Ordinance No. 2058 (approved February 18, 2003) — An ordinance
rezoning property at 10611 Tom Watson Parkway (Missouri Highway
45) from County Zoning to B-4, Planned Business.

ourwNE
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Overview

The application proposes a major site plan for VFW At The National, a community center along
the southwest quadrant of the intersection of Missouri Hwy 45 and S National Dr. in Parkville,
MO 64152. The project area is approximately 3.57 acres (more or less) and resides within Platte
County parcel no. 20-8.0-27-100-002-044.000.

Legend

Subject Property Area

Exhibit C: Subject Property Area Map

Background

On February 18, 2003 the Board of Aldermen approved Ordinance No. 2058 which rezoned the
subject property, 10611 Tom Watson Parkway (i.e., Missouri Highway 45) from Unincorporated
Platte County zoning to City of Parkville “B-4-P” Planned Business District (see Exhibit D by
Reference). To-date this property remains vacant and undeveloped, with the exception of an
existing access drive and parking area off of Missouri Hwy 45, and home of the Platte County
Community Gardens’ “Demonstration Garden” on the east side of the property. A collaboration
of the Master Gardeners of Greater Kansas City (MGGKC), the National Golf Course and the
YMCA of Greater Kansas City, the garden has 30 plots open to the public, a large stone plaza
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area with seating, a multi-stage composting system, and open areas for future development.
The YMCA administers the program and Extension Master Gardeners provide the educational
component through planting classes, and all produce grown is donated to the Saint Therese
Community Pantry.

Review and Analysis

The major site plan process coordinates development projects with the public realm and with
adjacent sites, and specifically demonstrates how new projects meet development and design
standards of this code regarding compatible arrangement of buildings, pedestrian and vehicle
access, site design, lighting and landscaping. Parkville Municipal Code, Section 403.060,
Subsection B. provides criteria for how the Planning and Zoning Commission shall determine if
a major site plan is appropriate. The following are staff’s findings and conclusions for the major
site plan (Case No. PZ 2021-23).

1. In general, any site plan in compliance with all requirements of this code shall be
approved.
Staff concludes the site plan conforms to use allowances permitted in a “B-4-P” Planned
Business District. In addition, the site plan is in compliance with the City’s subdivision
regulations (i.e., block and lot arrangement), site and landscape design standards (i.e.,
planting requirements, buffer/screening requirements, outdoor lighting, and stormwater
management), and access and parking regulations (i.e., access and circulation
standards, required parking counts, and parking specifications); with the exceptions
noted in the review criteria below.

2. In making a determination of compliance, or for site plans accompanying any
discretionary review or administrative relief, the review body shall consider
whether:

a. The siteis capable of accommodating the buildings, proposed use, access and
other site design elements required by this code and will not negatively impact
the function and design of rights-of-way or adjacent property.

“B-4-P” Height, Area and Bulk Standards

The subject property is currently zoned “B-4-P” Planned Business District. While all
development standards for the “B-4-P” Planned Business District are established
throughout the Master Planned Development Process outlined in Section 403.040,
the subject property area (3.57 acres, more or less) is large enough and capable of
accommodating the proposed two-story, 4,950 sq. ft. building. Nevertheless, staff
compared the proposed height, area and bulk standards to those in the base “B-2”
General Business District, which is the most similar commercial district to compare
to. The proposed height of 28 ft. and two stories are below the base “B-2” district
standards for maximum building height are 45 ft. and 3 stories.

“B-4-P” Use Standards

The subject property is currently utilized as the home of the Platte County
Community Gardens’ “Demonstration Garden”. However, aside from this use the
subject property remains vacant and undeveloped with the exception of an existing
access drive and parking area off of Missouri Hwy 45. The proposed Assembly —
Large use is currently permitted in the “B-4-P” Planned Business District. Assembly —
Large uses are places of public assembly designed and located to serve community
or civic needs of a broad vicinity with regular or periodic organized services or
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events; and examples include a community center, event hall or large religious
facility.

Access

There is currently one point of existing access off of Missouri Hwy 45, a right-in,
right-out access drive approximately 250 ft. to the east of the signalized intersection
at the entrance to Southern Platte Fire Protection District (SPFPD) Station #3. The
major site plan proposes utilizing this existing access drive to serve the development.
Exhibit D.3 contains AutoTURN movements for a Pierce Velocity fire truck (110 ft.
ladder), showing the proposed layout can service fire emergency access.

Parking Requirements

Section 408.030 requires 1 parking space per every 4 seats in the assembly use
building, plus 1 parking space per 100 sq. ft. of the largest meeting room. While there
are no seats proposed in the building, the developer estimates a maximum
occupancy between 150-175 people; on the high-end, this requires at least 44
parking spaces. The largest meeting room is the Grand Hall on the first floor of the
building, which is approximately 2,400 sq. ft. This meeting room requires 1 parking
space per 100 sq. ft., which equals 24 parking spaces. Combined, the total parking
required by the assembly use building is 68 parking spaces, and the major site plan
provides 75 parking spaces.

Parking Layout Design

The parking stall dimensions detailed on the major site plan (see Exhibit D.2) are 18
ft. length by 9 ft. width, with an aisle width of 25 ft. While the parking stall length and
aisle width are 0.5 ft. and 1 ft. respectively shorter than listed in the specifications on
Table 408-10: Parking Dimensions, staff is comfortable with the dimensions provided
as they are the same, if not greater, than parking layout specifications in other
commercially-zoned developments throughout Parkville with assembly components
in their buildings including the Parkville Commons retail shopping center (e.g.,
Parkville City Hall), YMCA, Parkville Athletic Complex, English Landing Center, Park
University campus, Village At The National commercial office building (10812 NW
Highway 45), and Graden Elementary School (8804 MO-45 Highway).

Sighage
The applicant has indivcated the location of a future monument sign along the south

side of the Southern Platte Pass trail running along Missouri Hwy 45 (see Exhibit
D.2). Staff will require submission of an Application for Sign Permit in accordance
with the City’s “B-4-P” Planned Business District signage standards for size, height
and area allowance as listed on Table 409-2: Sign Allowances.

Outdoor Lighting

The applicant has included photometric site lighting plan (see Exhibit XX). The
parking lot fixtures meet the mounting, height, shielding, and design and
performance criteria per Section 407.040 Outdoor Lighting of the City’s Title IV —
Development Code.

b. The design and arrangement of buildings and open spaces is consistent with
good planning, landscape design and site engineering principles and
practices.
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Building Location

The proposed building located to the east of the existing access drive and positioned
parallel to Missouri Hwy 45. The layout preserves existing retaining walls of 10809
Tom Watson Pkwy and allows for a future pavilion area, emergency fire truck access
to both sides of the building, and preserves pedestrian access to the Platte County

[

Community Gardens’ “Demonstration Garden” on the east side of the property.

Landscape Design

Staff is awaiting landscaping plans for the subject property to meet the City’s
landscape design requirements per Section 407.020, including street tree, foundation
planting, parking lot planting, buffer and open space requirements. Fulfillment of
these requirements will be a condition of approval.

Stormwater Management

Per our Development Code requirements, the Public Works Department can require
a Stormwater Management Analysis study be submitted for review and approval. As
requested by Alysen Abel, the City’s Public Works Director, the applicant has
completed and submitted a stormwater management analysis/study (see Exhibit E).
This study contains an assessment outlining the stormwater management needs for
the site, detailing the proposed stormwater management infrastructure and rationale
for why it's being used. Because the Public Works Department has not had adequate
time to review the study in full detail, a condition of approval will be the City’s review
and approval of the study’s methodology and stormwater best management
practices (BMP).

c. The architecture and building design uses quality materials and the style is
appropriate for the context considering the proportion, massing, and scale of
different elements of the building.

Architectural Design, Materials and Style

The architectural design of the proposed community center utilizes earth tones,
which is consistent with the look & character of the adjacent buildings along the
south side of Missouri Hwy 45 — Parkville Self Storage (10875 NW Highway 45) and
Southern Platte Fire Protection District (SPFPD) Station #3 (10811 NW Highway 45).
The fagade of the building will be brick and stucco (Arkansas Brown Hackett Stone
Veneer) accented by a light gray roof (see Exhibit XX).

Proportion, Massing and Scale

In terms of proportion, massing and scale, the proposed 4,950 sq. ft. (more or less)
assembly building is appropriate considering the context of the subject property and
allowances per the “B-4-P” Planned Business District.

d. The overall design is compatible to the context considering the location and
relationships of other buildings, open spaces, natural features or site design
elements.

Location Compatibility

The former VFW Post 7356 building is located at 10125 MO-Hwy 45, just on the
other side of the Missouri Hwy 45 and S National Dr. roundabout approximately 0.11
miles (570 ft.) to the east of the subject property. The VFW desires a newer and
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larger building to convene, and the location of the property on the south side of
Missouri Hwy 45 is compatible with the former location.

Open Spaces and Natural Features

The proposed major site plan shouldn’t have a significant impact on open spaces
and natural features on the subject property. Per aerial imagery, there are
approximately seven (7) major trees on the subject property, and Exhibit D.2 shows
that two (2) cottonwoods and two (2) minor plum trees will need to be removed.

e. Whether any additional site-specific conditions are necessary to meet the
intent of the zoning district or the intent and design objectives of any of the
applicable development standards.

As detailed in the in the review criteria above, the final development plan will meet all
of the applicable “B-4-P” requirements of the Development Code, with the exception
of flexibility needed for the parking layout design dimensions.

3. The application meets the criteria for all other reviews needed to build the project
as proposed.
As noted in review criteria 2.B above, a condition of approval will compliance with the
City’s landscape design requirements per Section 407.020; as well as the Public Works
Department’s review and approval of the Final Stormwater Management Study’s
methodology and stormwater BMPs. Additionally, it should be noted that pedestrian
access is provided around the building; however, there is no pedestrian access planned
via a connection off of the Southern Platte Pass 10-ft. multi-use trail which runs along
the south side of Missouri Hwy 45. While this is allowed via the “-P” planned district
development approach, the Planning and Zoning Commission has discretion to inquiry
the reasoning why, as well as request any necessary conditions of approval to the major
site plan.

4. The recommendations of professional staff
As detailed in the review criteria above, staff finds that the site plan conforms to the “B-4-
P” Planned Business District and that the site is in compliance with the “B-4-P” Planned
Business District’s height, area and bulk standards, outdoor lighting standards, and
access and parking regulations (i.e., access and circulation standards, required parking
counts, and parking specifications) with the exception for the Title IV — Development
Code’s parking requirements as noted in review criteria 2.A above. However, at this time
staff will need further review to determine whether or not the site is in compliance with
the City’s site and landscape design standards (i.e., planting requirements,
buffer/screening requirements, and stormwater management). As a result, these have
been added as conditions required for staff's approval of the application.

Staff Conclusion and Recommendation

Staff concludes that with the exceptions noted above, the proposed final development plan:
Conforms to the applicable requirements of the Development Code, including those of the “B-4-
P” Planned Business District; the site is capable of accommodating the buildings, proposed use,
access and other site elements required by the Development Code and will not negatively
impact the function and design of rights-of-way or adjacent property; the design and
arrangement of buildings and open spaces is consistent with good planning and site
engineering principles and practices; the architecture and building uses quality materials and
the style is appropriate for the context considering the proportion, massing, and scale of
different elements of the building; the overall design is compatible to the context considering the
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location and relationships of other buildings, open spaces, natural features or site design
elements; the application meets the criteria for all other reviews needed to build the project as
proposed, with the exception of those listed in review criteria 3 and 4 above; and can meet the
recommendations of professional staff. Staff recommends approval of the major site plan for
VFW At The National, subject to the following conditions:

o Compliance with the City’s landscape design requirements per Section 407.020.

e Public Works Department review and approval of the Final Stormwater Management
Study’s methodology and stormwater best management practices (BMP).

e 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, comments or any additional information which may be presented during the meeting.
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 Major Site Plan, supporting information,
associated exhibits, factors discussed above and any testimony presented during the meeting,
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 serve as the final action.

Note: Approval of a major site plan and fulfillment of staff conditions shall authorize the applicant
to apply for a building permit and other applicable permits. The Community Development
Director may approve minor amendments to approved major site plan without the refiling of a
new application, but in no event shall the Director approve any change that does not qualify for
an administrative adjustment, or any change that is different from any condition of approval of
the major site plan. An approved major site plan shall expire and be of no further effect if an
application for building permit for one or more buildings shown on the site plan is not filed within
two years of approval. The Planning and Zoning Commission may grant an extension for up to
one additional year.

Note: The Board of Aldermen has the ability to consider the application if an “Appeal of
Decision” is filed with the Community Development Director within 15 days of the decision by
the appellate body designated in Table 403-1. For applications for major site plan, the Board of
Aldermen is designated as the appellate body.

End of Memorandum

A///’ (’/.:
08-04-2021
Stephen Lachky, AICP, CPM, CFM Date
Community Development Director
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Missouri

Application #: _PZ 202 | -23
Date Submitted: 2/a /2¢2)

Public Hearing: _Q /je / 202\
Date Approved:

CITY OF PARRKVILLE - 8880 Clark Avenue - Parkville,
A

MO 64152 - (816) 741-7676 - Fax (816) 741-0013

Application for

NniAr

Cwall s s

\OV

Site Plan

Pre-application meeting required per Parkville Municipal Code, Title IV, Section 403.010, Subsection C.

1. Applicant/Contact Information

Applicant(s)

Name: DALY w. Rhouv
Company:___J{-0aniy |\ C

Address: __ o505 LIS\ 3T SwiTe 1.

City, State:__ (1AW viLe. w0 ST
Phone: Fax:

E-mail: __ DA AZb 0 PN TAN ) Py TYNAD, (OM

Engineer/Surveyor(s) preparing plans & legal desc.

Name:ﬁqé’lf bwad ?’6
Company.*) 4 £ 7
Address:_(p| .7 AU Grxe Jﬁé’%ﬁ@k
City, State: FMM(( e M7 W; »
Phone: ﬁ“g = Zé I “@Fq(.%

E-mail:

Owner(s), if different from applicant

Name: DALE w. {LAONVK

Company: Q- 0ANY g

Address:__ L3 LD LvVey 5y S N

City, State: __ PNy Ve MmO bMiS2

Phone: Fax:

E-mail: DAVl PIVIESTYA AP )3 A2 (OnA

Contact Person, if different from applicant

Name:

Company:
Address:
City, State:
Phone:

Fax:

E-mail:

We, the undersigned, do hereby authorize the submittal of this application and associated documents and certify that all information contained
therein is true and correct. We acknowledge that development in the City of Parkville is subject to the Municipal Code of the City of Parkville.
We do hereby agree to abide by and comply with the above-mentioned codes, and further understand that any violations from the provisions of

such or from the conditions as stated herein shall consf'fute use for fines

AAN.

Applicant’s Signature (Required)

; puiyents and revocation of approvals as applicable.
. / ; ‘
' // Date: j‘% 7/)

v

Property Owner’s Signature (Required)

(Qvi } \/ \ ’\\/ v ﬂ/,/ .

Date: 7‘@ 7/\

2. Property Information

Zoning district:

LogmmEXLCrl]

Property address and general location:

Legal description (may be attached):

Description of proposed use(s):

ew YFw s

Z
Z

f

Gross acreage of lot:

Open space acreage:

Net acreage of lot:

Lot coverage:

2597 S
£, 85 g wet

Is proposal an alteration to an existing building or new construction? [ alteration Wﬁonstruction

Last modified January 2020
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p? Hg] -
¢ Z 202| 13

Application #:

3. Factors affecting the project

Are any public improvements required for this project?

Explain (may be attached):

Attach a narrative addressing:

1. How the site is capable of accommodating the buildings,
proposed use, access and other site design elements
required by this code and will not negatively impact

the function and design of rights-of-way or adjacent property.

2. How the design and arrangement of buildings and open
spaces is consistent with good planning, landscape design
and site engineering principles and practices.

3. How the architecture and building design uses quality

How the overall design is compatible to the context
considering the location and relationships of other buildings,
open spaces, natural features or site design

elements.

Whether any additional site-specific conditions are
necessary to meet the intent of the zoning district or the
intent and design objectives of any of the applicable
development standards.

materials and the style is appropriate for the context 6. Any other information relevant to the application.
considering the proportion, massing, and scale of different
elements of the building.

4. Checklist of required submittals

] Completed application, including site plan with all required details and supporting data.
v
™ Nonrefundable application fee of $300.00.

M Five (5) copies 24" x 36" size, or larger sets, and one (1) electronic set (PDF format) of the site plan and
elevations for staff and service providers to review.

&4 Authorization signature of the applicant and owner of record of the property.

U If subject to covenants and/or deed restrictions, signed approval of the association/entity enforcing such.

For Office Use Only

Toby 14, 2621
7

Application accepted as complete by:
Date

Application fee payment: Check # [10% Amount$ Becc-<@
; N ——

Final reimbursable costs paid (if applicable). Date of Action:

Planning Commission Action: [ ] Approved [] Approved with Conditions [] Denied Date of Action:
Conditions if any:

Board of Aldermen Action: [] Approved [] Approved with Conditions [] Denied Date of Action:
Conditions if any:

M:\Community Development\PERMIT & APPLICATION FILLABLE FORMS\2020 Forms\Online Versions Last modified July 2020
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TOM WATSON PARKWAY (MO. HWY. NO. 45) _ R
il
DEVELOPMENT SUMMARY TABLE
EXISTING ZONING: B-4-P PLANNED BUSINESS DISTRICT
PROPOSED ZONING: B-4-P PLANNED BUSINESS DISTRICT
AREA FF” TOTAL LAND AREA: 172,639 SF / 3.9632 AC
PROPOSED USE: VFW COMMUNITY CENTER
BUILDING HEIGHT: 28'
/' NUMBER OF STORIES: 2
—— BUILDING COVERAGE: 4,950 SF
// REQUIRED PARKING: 75
5 — PROVIDED PARKING: 75
‘ ’
=]
‘ ‘/
/
/
/ PROPERTY LINE (TYP.)
/
/
/ LEGAL DESCRIPTION
P AREA FF
CONTAINING 172,639 SQ.FT. OR 5.9632 ACRES
P
SITE BENCHMARK ALL THAT PART OF THE NE 1/4 OF SECTION 27-T1.51—-R.34, PARKVILLE, PLATTE COUNTY, MISSOURI BEING
/ DESCRIBED AS FOLLOWS: COMMENCING AT THE NW CORNER OF SAID NE 1/4, THENCE S 00°—13°-34" W, ALONG
THE WEST LINE OF SAID NE 1/4, 530.03 FEET THENCE S 89°—46'-26" E, 304.26 FEET TO THE POINT OF
/ BEGINNING OF THE TRACT TO BE DESCRIBED HEREIN: THENCE N 89°-34°-31" E, 124.79 FEET: THENCE N
00°—12°-52" W’ 119.99 FEET TO THE SOUTH RIGHT—OF—-WAY LINE OF TOM WATSON PARKWAY (M[SSOUR] HIGHWAY
/ NO. 45),' THENCE N 86°—21'-56" E, ALONG SAID SOUTH RIGHT—-OF—-WAY LINE, 60.00 FEET SOUTH OF AND
/ PARALLEL WITH THE CENTERLINE THEREOF, 174.91 FEET TO A POINT 60.00 FEET SOUTH OF AND OPPOSITE
CENTERLINE STATION 1736+47.00; THENCE N 03°—43'-20" W, CONTINUING ALONG SAID SOUTH RIGHT—OF—WAY
LINE, 10.00 FEET TO A POINT 50.00 FEET SOUTH OF AND OPPOSITE CENTERLINE STATION 1736+47.00;, THENCE
50 25 0 50 N 86°—-21'-56" E, CONTINUING ALONG SAID SOUTH RIGHT—OF—-WAY LINE, 50.00 FEET SOUTH OF AND PARALLEL
P WITH THE CENTERLINE THEREOF, 638.84 FEET: THENCE S 03°-38—-04" E, 112.00 FEET. THENCE
SCALE IN FEET S 81°—40'-37" W; 422.56 FEET- THENCE S 63°-38'—-19”" W, 584.22 FEET- THENCE N 00°—18'-08" W, 249.88 FEET
SITE M AP TO THE POINT OF BEGINNING.

PREPARED FOR:

VFW POST 7356
10125 MO-45, PARKVILLE, MO

PROJECT #: 21-0002
ISSUE DATE: 07/09/2021
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RUNOFF CALCULATIONS LINE A
STRUCTURE DRAINAGE AREA HYDROLOGY PIPE DATA % CONVEYANCE
AREA PERV CxA CxA Ti Tc | 10 Q 10 (CFS) | 100 Q100 (CFS) PIPE DIA TYPE N LENGTH PIPE INVERT SLOPE AREA Qf \i Tt Q10 Q 100
STR TYPE (AC)  (SF) C |INLET TOTAL (MIN) (MIN) (IN/HR) STR  PIPE | (IN/HR) STR  PIPE | (STR-STR) (IN) (FT) UPPER LOWER (%)  (SF) (CFS) (FPS) (MIN) (%) (%)
A4 Cl 25,305 0.58 5,746 0.76| 0.44 5.00 735 3.26 10.32 5.72
0.44 5.00 7.35 3.26 10.32 5.72 A4 A3 15 HDPE 0.012 86.3 825.98 820.13 6.78 1.23 18.22 14.85 0.10 100.0% 100.0%
A3 FES 0.00 0.00 5.00 735 0.00 10.32 0.00
RUNOFF CALCULATIONS LINE C
STRUCTURE DRAINAGE AREA HYDROLOGY PIPE DATA % CONVEYANCE
AREA PERV CxA CxA Ti Tc |10 Q10 (CFS) | 100 Q 100 (CFS) PIPE DIA TYPE N LENGTH PIPE INVERT SLOPE AREA Qf \%i Tt Q10 Q 100
STR TYPE (AC)  (SF) C | INLET TOTAL (MIN) (MIN) (IN/HR) STR  PIPE | (IN/HR) STR  PIPE | (STR-STR) (IN) (FT) UPPER LOWER (%)  (SF) (CFS) (FPS) (MIN) (%) (%)
C2 FES 4,548 0.10 1,861 0.65| 0.07 5.00 735 0.50 10.32 0.88
0.07 5.00 755 0.50 10.32 0.88 C2 C1 6 HDPE 0.012 34.5 827.85 827.33 1.51 0.20 0.75 3.80 0.15 100.0% 84.6%
C1 FES 0.00 0.00 5.00 7.35 0.00 10.32 0.00
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DISCLAIMER:

These calculations have been performed according to IES standards and good practice. There may be
differences between measured values and the results presented herin, based on the extent in which

field conditions deviate from the input data. These conditions include room dimensions, luminaire position,
surface reflectances, architectural elements and furniture, temperature, voltage, measurement techniques
and equipment tolerances. All attached drawings and images are for photometric reference only they are

not made for construction.

AREA INFORMATION:
Area label : PARKING AND DRIVE
Mounting height: Shown on plan
Reflectences : Ground 20%

Calculation Summary

Label Units Avg Max Min Avg/Min | Max/Min
CalcPts_10ft Outside Prop line Fc 0.01 0.5 0.0 N.A. N.A. GALLEON WALL MOUNT
PARKING LOT_Planar Fc 3.95 10.8 0.6 6.58 18.00
SIDEWALKS_EAST-SOUTH_Planar Fc 2.88 6.5 1.1 2.62 5.91
SIDEWALKS_Planar Fc 2.22 5.9 0.7 3.17 8.43
Luminaire Schedule
Symbol Qty Label Description Tag Lum. Watits | Lum. Lumens | LLD
2 Cl VPL-FO1-LED-E1-SQ CANOPY MOUNT - TYPE V 25.9 2531 0.920
L—T41—112 SA2 GALN-SA2C-740-U-5NQ 5N-2-DOUBLE 108 14755 0.920
] 2 SB GALN-SA3C-740-U-SL3 SL3-3 160 20802 0.920
ERp SB2 GALN-SA3C-740-U-SL3 SL3-3-DOUBLE 160 20802 0.920
— ]| 1 SL GALN-SA2C-740-U-SLL-HSS SLL-HSS-2 108 10153 0.920
— |1 SR GALN-SA2C-740-U-SLR-HSS SLR-HSS-2 108 10153 0.920
[+ 4 W GWC-SAT1A-740-U-T2 TYPE Il - WALL MOUNT 34 4883 0.920
[ 2 W4 GWC-SA2B-740-U-T4FT-HSS TYPE IV-HSS WALL MOUNT 86 8470 0.920

Render PLAN VIEW

Render - Building and Deck

VALET LED - CANOPY MOUNT

GALLEON Il FIXTURE
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GENERAL INFORMATION
Description

The 45 Highway VFW project is a 2-story community center to be constructed on a
partially developed 3.96-acre lot.

See the attached Site Plan.

Project Location

The project is located in Parkville, Platte County, Missouri. The site is located within
FEMA FIRM Panel 29165C0379D (Effective date: 4/1/2015) Flood Zone X (Area of
minimal flood hazard).

Watershed

This site is located within the Rush Creek (Hydrologic Unit Code 102400110605) [per
EPA WATERS GeoViewer — https://www.epa.gov/waterdata/waters-geoviewer]. Runoff from
the site discharges to the property (golf course) to the south, and a small portion of the
site goes to storm sewer end sections onsite that discharge directly to the creek to the
south.

Site Acreage

The development includes 3.96 acres.

Location Map

e R " 4 ; 28
Google Earth 4 &Py
foaoon cocgie et # AR =l

1 . 8
LOCATION MAP
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Soils

Soil on this site is made up of a combination of soils summarized in Table A.

Table A. Soil Data
Acres Percent HSG Ksat Rating
Soil Name on Lot of Lot Rating  (micrometers/second)
Knox-Urban land complex, 9-14% slopes 3.0 539 | C 5.8345
Kennebec silt loam, 1-4% slopes,
frequently flooded 2.6 46.1 | B 9.0000

See the attached Soil Report.
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METHODOLOGY

Hydrologic Calculations

Calculations were performed utilizing HydroCAD 10.10 (http://www.hydrocad.net).

Runoff

HydroCAD was configured to utilize the SCS TR-20 runoff method (SCS Unit
Hydrograph Method).

Time of Concentration

The Time of Concentration methods outlined in APWA 5602.7 were used to calculate
the Time of Concentration. When flow lengths were very short, the APWA 5600
minimum Time of Concentration of 5 minutes was utilized.

Rainfall Data

24 hour rainfall amounts for the following events were utilized (Platte County, MO):

Table B. Rainfall Data

Event Depth (in.)
2-Year (50% annual chance) 3.50
10-Year (10% annual chance) 5.20
100-Year (1% annual chance) 7.60

BMP Analysis

Calculations were performed per the Mid-America Regional Council, Manual of Best
Management Practices for Stormwater Quality, October 2012.
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EXISTING CONDITION ANALYSIS

On-site Drainage Area

The majority of the existing partially developed 3.96-acre site currently drains overland
to the property (golf course) to the south. Two small portions flow to existing storm
sewer end sections onsite. All drainage areas drain to an unnamed creek to the south
and eventually goes to Rush Creek. There are no existing detention or water treatment
facilities onsite.

Off-Site Drainage Area

There is a small area to the northwest that drains through the site.

See the attached Figure1, Existing Drainage Area Map for the on-site and off-site
existing conditions.

Land Use and Curve Number

The current property exists as a partially developed area primarily with a Hydrologic Soill
Group (HSG) classification of C and a composite “CN” value of 79.

See Figure 1.

Time of Concentration

The APWA minimum time of concentration of 5 minutes was used for the existing
Northern onsite drainage area.

Runoff

The following is a summary of the existing Drainage Area’s runoff:

Table C. Existing Drainage Area Runoff (cfs)

Storm Event
2-yr 10-yr 100-yr
Existing Drainage 8.34 15.19 2512
Area

See the attached HydroCAD report (general).
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PROPOSED CONDITION ANALYSIS

On-site Drainage Area

The proposed development area will primarily drain to an on-site dry detention basin
With a gravel infiltration trench in the bottom that will discharge to the property to the
south (A1). Some fringe parts of the proposed development lot are unable to be
collected and thus will discharge directly offsite (B1).

Drainage Area

The on-site drainage area includes 3.96 acres. Storm water detention will be provided
for the onsite and offsite flows coming to the basin. 1.60 acres of the site are conveyed
to storm water detention and the remaining 1.11 acres bypasses the detention.

See Figure 2 - Proposed Drainage Area Map.

Time of Concentration

The minimum Time of Concentration of 5.0 min was used for all areas because of the
short flow distances.

Storm Water Detention

Table D. Inflow/Outflow/Reduction (cfs), Water Elevation (ft), and Storage (cf) Summary

Event Inflow* Outflow  Reduction Elevation Storage
2-Year 6.35 4.48 1.87 817.47 4,415
10-Year 10.49 7.62 2.87 817.98 5,755
100-Year 16.29 10.76 5.53 818.78 7,910

Note: *From A1(2S)
See attached HydroCAD pond hydrograph tables
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Runoff

The proposed site’s outflow is required to be less than its existing runoff rate. Table E
shows the comparison of the proposed site’s runoff and the site’s existing runoff rate.

Table E. Runoff Flow Summary (cfs)

Event Exigting Peak Proppsed Peak Reduction
Discharge Discharge
2-Year 8.34 7.05 1.29
10-Year 15.19 12.96 2.23
100-Year 25.12 19.75 5.37

See attached HyrdoCAD report

Emergency Spillway

A 60’ emergency spillway is provided at elevation 820.25 which is 1.47’ above the 100-
year storm water surface elevation of 818.78. An emergency event was modeled where
the basin’s primary culvert has zero flow and two back-to-back 100-year storms occur.
During this emergency event, the peak water elevation reached 820.48, which is 1.02’
below the top of berm at 821.50.
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WATER QUALITY ANALYSIS

Level of Service/Value Rating

Because the site was previously developed, the level of service required will be
calculated using worksheet 1A.

Table F. Value Rating Summary

Existing Impervious Area 0.79 ac
Postdevelopment Impervious Area 1.13 ac
Net Increase 0.34 ac

VR Required

Proposed BMP Package

The proposed dry detention basin will have a gravel infiltration trench along the bottom
of the basin. This basin is designed to adequately treat the Water Quality Volume and
reduce the runoff volume and peak flow, thus meeting the BMP requirements.

Table G. Total Value Rating

Cover/BMP Description Area VR VR xArea
Infiltration Trench 0.94 9 8.46
Untreated Area 1.77 0 0.00
Totals 2.71 8.46

Total Value Rating:

(00)
~
(o))
v
(00)
~
»

See the attached BMP Worksheets.
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ALC

ATLAS LAND CONSULTING
SURVEYINC RONE | CAD

606 Jefferson Kausas 66011

SUMMARY

The proposed development for the VFW at the National is a 2-story Community Center
with accompanying utilities, streets, parking, and sidewalks. The development has an
on-site dry detention basin containing a gravel infiltration trench that is designed to meet
the requirements of the proposed development. These stormwater treatment facilities
will help to improve water runoff quality and reduce the peak flow (peak discharge runoff
velocity and quantity, Table E) so that downstream storm water systems are not
negatively affected by the development. Because the project will not negatively affect
the downstream system and adequately treats the onsite stormwater, we recommend
that the project be developed as designed.

Page 171 of 222



ASPHALT SURFACE
13,675 SF
CN 98

DRAINAGE AREA EX1
2.71 AC
COMPOSITE CN 81

P
A
L
DRAINAGE AREA BOUNDARY (TYP.)
GRAVEL SURFACE
20,918 SF
CN 96
50 25 0 50
e ey —

FIGURE 1: EXISTING DRAINAGE AREA MAP SCALE N FEET

Page 172 of 222


AutoCAD SHX Text_1178
CONCRETE CART PATH

AutoCAD SHX Text_1179
CONCRETE CART PATH

AutoCAD SHX Text_1180
EM

AutoCAD SHX Text_1181
TP

AutoCAD SHX Text_1182
CINDER BLOCK WALL

AutoCAD SHX Text_1183
836

AutoCAD SHX Text_1184
837

AutoCAD SHX Text_1185
6' CHAIN LINK FENCE

AutoCAD SHX Text_1186
834'

AutoCAD SHX Text_1187
SPKT

AutoCAD SHX Text_1188
SPKT

AutoCAD SHX Text_1189
835

AutoCAD SHX Text_1190
835

AutoCAD SHX Text_1191
836

AutoCAD SHX Text_1192
837

AutoCAD SHX Text_1193
838

AutoCAD SHX Text_1194
839

AutoCAD SHX Text_1195
840

AutoCAD SHX Text_1196
841

AutoCAD SHX Text_1197
842

AutoCAD SHX Text_1198
843

AutoCAD SHX Text_1199
845

AutoCAD SHX Text_1200
845

AutoCAD SHX Text_1201
845

AutoCAD SHX Text_1202
814

AutoCAD SHX Text_1203
815

AutoCAD SHX Text_1204
816

AutoCAD SHX Text_1205
816

AutoCAD SHX Text_1206
817

AutoCAD SHX Text_1207
817

AutoCAD SHX Text_1208
818

AutoCAD SHX Text_1209
818

AutoCAD SHX Text_1210
819

AutoCAD SHX Text_1211
819

AutoCAD SHX Text_1212
819

AutoCAD SHX Text_1213
820

AutoCAD SHX Text_1214
820

AutoCAD SHX Text_1215
820

AutoCAD SHX Text_1216
820

AutoCAD SHX Text_1217
821

AutoCAD SHX Text_1218
821

AutoCAD SHX Text_1219
821

AutoCAD SHX Text_1220
821

AutoCAD SHX Text_1221
822

AutoCAD SHX Text_1222
822

AutoCAD SHX Text_1223
822

AutoCAD SHX Text_1224
822

AutoCAD SHX Text_1225
822

AutoCAD SHX Text_1226
822

AutoCAD SHX Text_1227
823

AutoCAD SHX Text_1228
823

AutoCAD SHX Text_1229
823

AutoCAD SHX Text_1230
823

AutoCAD SHX Text_1231
824

AutoCAD SHX Text_1232
824

AutoCAD SHX Text_1233
824

AutoCAD SHX Text_1234
824

AutoCAD SHX Text_1235
825

AutoCAD SHX Text_1236
825

AutoCAD SHX Text_1237
825

AutoCAD SHX Text_1238
825

AutoCAD SHX Text_1239
825

AutoCAD SHX Text_1240
826

AutoCAD SHX Text_1241
826

AutoCAD SHX Text_1242
826

AutoCAD SHX Text_1243
826

AutoCAD SHX Text_1244
826

AutoCAD SHX Text_1245
826

AutoCAD SHX Text_1246
826

AutoCAD SHX Text_1247
827

AutoCAD SHX Text_1248
827

AutoCAD SHX Text_1249
827

AutoCAD SHX Text_1250
827

AutoCAD SHX Text_1251
827

AutoCAD SHX Text_1252
828

AutoCAD SHX Text_1253
828

AutoCAD SHX Text_1254
828

AutoCAD SHX Text_1255
828

AutoCAD SHX Text_1256
829

AutoCAD SHX Text_1257
829

AutoCAD SHX Text_1258
829

AutoCAD SHX Text_1259
829

AutoCAD SHX Text_1260
830

AutoCAD SHX Text_1261
830

AutoCAD SHX Text_1262
830

AutoCAD SHX Text_1263
830

AutoCAD SHX Text_1264
830

AutoCAD SHX Text_1265
830

AutoCAD SHX Text_1266
830

AutoCAD SHX Text_1267
831

AutoCAD SHX Text_1268
831

AutoCAD SHX Text_1269
831

AutoCAD SHX Text_1270
832

AutoCAD SHX Text_1271
832

AutoCAD SHX Text_1272
832

AutoCAD SHX Text_1273
832

AutoCAD SHX Text_1274
833

AutoCAD SHX Text_1275
833

AutoCAD SHX Text_1276
834

AutoCAD SHX Text_1277
834

AutoCAD SHX Text_1278
835

AutoCAD SHX Text_1279
835

AutoCAD SHX Text_1280
836

AutoCAD SHX Text_1281
836

AutoCAD SHX Text_1282
834

AutoCAD SHX Text_1283
835

AutoCAD SHX Text_1284
836

AutoCAD SHX Text_1285
837

AutoCAD SHX Text_1286
833

AutoCAD SHX Text_1287
833

AutoCAD SHX Text_1288
841

AutoCAD SHX Text_1289
839

AutoCAD SHX Text_1290
839

AutoCAD SHX Text_1291
838

AutoCAD SHX Text_1292
838

AutoCAD SHX Text_1293
840

AutoCAD SHX Text_1294
840

AutoCAD SHX Text_1295
842

AutoCAD SHX Text_1296
843

AutoCAD SHX Text_1297
844

AutoCAD SHX Text_1298
844

AutoCAD SHX Text_1299
835

AutoCAD SHX Text_1300
835

AutoCAD SHX Text_1301
836

AutoCAD SHX Text_1302
837

AutoCAD SHX Text_1303
838

AutoCAD SHX Text_1304
839

AutoCAD SHX Text_1305
840

AutoCAD SHX Text_1306
841

AutoCAD SHX Text_1307
842

AutoCAD SHX Text_1308
843

AutoCAD SHX Text_1309
845

AutoCAD SHX Text_1310
845

AutoCAD SHX Text_1311
845

AutoCAD SHX Text_1312
814

AutoCAD SHX Text_1313
815

AutoCAD SHX Text_1314
816

AutoCAD SHX Text_1315
816

AutoCAD SHX Text_1316
817

AutoCAD SHX Text_1317
817

AutoCAD SHX Text_1318
818

AutoCAD SHX Text_1319
818

AutoCAD SHX Text_1320
819

AutoCAD SHX Text_1321
819

AutoCAD SHX Text_1322
819

AutoCAD SHX Text_1323
820

AutoCAD SHX Text_1324
820

AutoCAD SHX Text_1325
820

AutoCAD SHX Text_1326
820

AutoCAD SHX Text_1327
821

AutoCAD SHX Text_1328
821

AutoCAD SHX Text_1329
821

AutoCAD SHX Text_1330
821

AutoCAD SHX Text_1331
822

AutoCAD SHX Text_1332
822

AutoCAD SHX Text_1333
822

AutoCAD SHX Text_1334
822

AutoCAD SHX Text_1335
822

AutoCAD SHX Text_1336
822

AutoCAD SHX Text_1337
823

AutoCAD SHX Text_1338
823

AutoCAD SHX Text_1339
823

AutoCAD SHX Text_1340
823

AutoCAD SHX Text_1341
824

AutoCAD SHX Text_1342
824

AutoCAD SHX Text_1343
824

AutoCAD SHX Text_1344
824

AutoCAD SHX Text_1345
825

AutoCAD SHX Text_1346
825

AutoCAD SHX Text_1347
825

AutoCAD SHX Text_1348
825

AutoCAD SHX Text_1349
825

AutoCAD SHX Text_1350
826

AutoCAD SHX Text_1351
826

AutoCAD SHX Text_1352
826

AutoCAD SHX Text_1353
826

AutoCAD SHX Text_1354
826

AutoCAD SHX Text_1355
826

AutoCAD SHX Text_1356
826

AutoCAD SHX Text_1357
827

AutoCAD SHX Text_1358
827

AutoCAD SHX Text_1359
827

AutoCAD SHX Text_1360
827

AutoCAD SHX Text_1361
827

AutoCAD SHX Text_1362
828

AutoCAD SHX Text_1363
828

AutoCAD SHX Text_1364
828

AutoCAD SHX Text_1365
828

AutoCAD SHX Text_1366
829

AutoCAD SHX Text_1367
829

AutoCAD SHX Text_1368
829

AutoCAD SHX Text_1369
829

AutoCAD SHX Text_1370
830

AutoCAD SHX Text_1371
830

AutoCAD SHX Text_1372
830

AutoCAD SHX Text_1373
830

AutoCAD SHX Text_1374
830

AutoCAD SHX Text_1375
830

AutoCAD SHX Text_1376
830

AutoCAD SHX Text_1377
831

AutoCAD SHX Text_1378
831

AutoCAD SHX Text_1379
831

AutoCAD SHX Text_1380
832

AutoCAD SHX Text_1381
832

AutoCAD SHX Text_1382
832

AutoCAD SHX Text_1383
832

AutoCAD SHX Text_1384
833

AutoCAD SHX Text_1385
833

AutoCAD SHX Text_1386
834

AutoCAD SHX Text_1387
834

AutoCAD SHX Text_1388
835

AutoCAD SHX Text_1389
835

AutoCAD SHX Text_1390
836

AutoCAD SHX Text_1391
836

AutoCAD SHX Text_1392
834

AutoCAD SHX Text_1393
835

AutoCAD SHX Text_1394
836

AutoCAD SHX Text_1395
837

AutoCAD SHX Text_1396
833

AutoCAD SHX Text_1397
833

AutoCAD SHX Text_1398
841

AutoCAD SHX Text_1399
839

AutoCAD SHX Text_1400
839

AutoCAD SHX Text_1401
838

AutoCAD SHX Text_1402
838

AutoCAD SHX Text_1403
840

AutoCAD SHX Text_1404
840

AutoCAD SHX Text_1405
842

AutoCAD SHX Text_1406
843

AutoCAD SHX Text_1407
844

AutoCAD SHX Text_1408
844

AutoCAD SHX Text_1409
835

AutoCAD SHX Text_1410
835

AutoCAD SHX Text_1411
836

AutoCAD SHX Text_1412
837

AutoCAD SHX Text_1413
838

AutoCAD SHX Text_1414
839

AutoCAD SHX Text_1415
840

AutoCAD SHX Text_1416
841

AutoCAD SHX Text_1417
842

AutoCAD SHX Text_1418
843

AutoCAD SHX Text_1419
845

AutoCAD SHX Text_1420
845

AutoCAD SHX Text_1421
845

AutoCAD SHX Text_1422
814

AutoCAD SHX Text_1423
815

AutoCAD SHX Text_1424
816

AutoCAD SHX Text_1425
816

AutoCAD SHX Text_1426
817

AutoCAD SHX Text_1427
817

AutoCAD SHX Text_1428
818

AutoCAD SHX Text_1429
818

AutoCAD SHX Text_1430
819

AutoCAD SHX Text_1431
819

AutoCAD SHX Text_1432
819

AutoCAD SHX Text_1433
820

AutoCAD SHX Text_1434
820

AutoCAD SHX Text_1435
820

AutoCAD SHX Text_1436
820

AutoCAD SHX Text_1437
821

AutoCAD SHX Text_1438
821

AutoCAD SHX Text_1439
821

AutoCAD SHX Text_1440
821

AutoCAD SHX Text_1441
822

AutoCAD SHX Text_1442
822

AutoCAD SHX Text_1443
822

AutoCAD SHX Text_1444
822

AutoCAD SHX Text_1445
822

AutoCAD SHX Text_1446
822

AutoCAD SHX Text_1447
823

AutoCAD SHX Text_1448
823

AutoCAD SHX Text_1449
823

AutoCAD SHX Text_1450
823

AutoCAD SHX Text_1451
824

AutoCAD SHX Text_1452
824

AutoCAD SHX Text_1453
824

AutoCAD SHX Text_1454
824

AutoCAD SHX Text_1455
825

AutoCAD SHX Text_1456
825

AutoCAD SHX Text_1457
825

AutoCAD SHX Text_1458
825

AutoCAD SHX Text_1459
825

AutoCAD SHX Text_1460
826

AutoCAD SHX Text_1461
826

AutoCAD SHX Text_1462
826

AutoCAD SHX Text_1463
826

AutoCAD SHX Text_1464
826

AutoCAD SHX Text_1465
826

AutoCAD SHX Text_1466
826

AutoCAD SHX Text_1467
827

AutoCAD SHX Text_1468
827

AutoCAD SHX Text_1469
827

AutoCAD SHX Text_1470
827

AutoCAD SHX Text_1471
827

AutoCAD SHX Text_1472
828

AutoCAD SHX Text_1473
828

AutoCAD SHX Text_1474
828

AutoCAD SHX Text_1475
828

AutoCAD SHX Text_1476
829

AutoCAD SHX Text_1477
829

AutoCAD SHX Text_1478
829

AutoCAD SHX Text_1479
829

AutoCAD SHX Text_1480
830

AutoCAD SHX Text_1481
830

AutoCAD SHX Text_1482
830

AutoCAD SHX Text_1483
830

AutoCAD SHX Text_1484
830

AutoCAD SHX Text_1485
830

AutoCAD SHX Text_1486
830

AutoCAD SHX Text_1487
831

AutoCAD SHX Text_1488
831

AutoCAD SHX Text_1489
831

AutoCAD SHX Text_1490
832

AutoCAD SHX Text_1491
832

AutoCAD SHX Text_1492
832

AutoCAD SHX Text_1493
832

AutoCAD SHX Text_1494
833

AutoCAD SHX Text_1495
833

AutoCAD SHX Text_1496
834

AutoCAD SHX Text_1497
834

AutoCAD SHX Text_1498
835

AutoCAD SHX Text_1499
835

AutoCAD SHX Text_1500
836

AutoCAD SHX Text_1501
836

AutoCAD SHX Text_1502
834

AutoCAD SHX Text_1503
835

AutoCAD SHX Text_1504
836

AutoCAD SHX Text_1505
837

AutoCAD SHX Text_1506
833

AutoCAD SHX Text_1507
833

AutoCAD SHX Text_1508
841

AutoCAD SHX Text_1509
839

AutoCAD SHX Text_1510
839

AutoCAD SHX Text_1511
838

AutoCAD SHX Text_1512
838

AutoCAD SHX Text_1513
840

AutoCAD SHX Text_1514
840

AutoCAD SHX Text_1515
842

AutoCAD SHX Text_1516
843

AutoCAD SHX Text_1517
844

AutoCAD SHX Text_1518
844

AutoCAD SHX Text_1519
835

AutoCAD SHX Text_1520
835

AutoCAD SHX Text_1521
836

AutoCAD SHX Text_1522
837

AutoCAD SHX Text_1523
838

AutoCAD SHX Text_1524
839

AutoCAD SHX Text_1525
840

AutoCAD SHX Text_1526
841

AutoCAD SHX Text_1527
842

AutoCAD SHX Text_1528
843

AutoCAD SHX Text_1529
845

AutoCAD SHX Text_1530
845

AutoCAD SHX Text_1531
845

AutoCAD SHX Text_1532
814

AutoCAD SHX Text_1533
815

AutoCAD SHX Text_1534
816

AutoCAD SHX Text_1535
816

AutoCAD SHX Text_1536
817

AutoCAD SHX Text_1537
817

AutoCAD SHX Text_1538
818

AutoCAD SHX Text_1539
818

AutoCAD SHX Text_1540
819

AutoCAD SHX Text_1541
819

AutoCAD SHX Text_1542
819

AutoCAD SHX Text_1543
820

AutoCAD SHX Text_1544
820

AutoCAD SHX Text_1545
820

AutoCAD SHX Text_1546
820

AutoCAD SHX Text_1547
821

AutoCAD SHX Text_1548
821

AutoCAD SHX Text_1549
821

AutoCAD SHX Text_1550
821

AutoCAD SHX Text_1551
822

AutoCAD SHX Text_1552
822

AutoCAD SHX Text_1553
822

AutoCAD SHX Text_1554
822

AutoCAD SHX Text_1555
822

AutoCAD SHX Text_1556
822

AutoCAD SHX Text_1557
823

AutoCAD SHX Text_1558
823

AutoCAD SHX Text_1559
823

AutoCAD SHX Text_1560
823

AutoCAD SHX Text_1561
824

AutoCAD SHX Text_1562
824

AutoCAD SHX Text_1563
824

AutoCAD SHX Text_1564
824

AutoCAD SHX Text_1565
825

AutoCAD SHX Text_1566
825

AutoCAD SHX Text_1567
825

AutoCAD SHX Text_1568
825

AutoCAD SHX Text_1569
825

AutoCAD SHX Text_1570
826

AutoCAD SHX Text_1571
826

AutoCAD SHX Text_1572
826

AutoCAD SHX Text_1573
826

AutoCAD SHX Text_1574
826

AutoCAD SHX Text_1575
826

AutoCAD SHX Text_1576
826

AutoCAD SHX Text_1577
827

AutoCAD SHX Text_1578
827

AutoCAD SHX Text_1579
827

AutoCAD SHX Text_1580
827

AutoCAD SHX Text_1581
827

AutoCAD SHX Text_1582
828

AutoCAD SHX Text_1583
828

AutoCAD SHX Text_1584
828

AutoCAD SHX Text_1585
828

AutoCAD SHX Text_1586
829

AutoCAD SHX Text_1587
829

AutoCAD SHX Text_1588
829

AutoCAD SHX Text_1589
829

AutoCAD SHX Text_1590
830

AutoCAD SHX Text_1591
830

AutoCAD SHX Text_1592
830

AutoCAD SHX Text_1593
830

AutoCAD SHX Text_1594
830

AutoCAD SHX Text_1595
830

AutoCAD SHX Text_1596
830

AutoCAD SHX Text_1597
831

AutoCAD SHX Text_1598
831

AutoCAD SHX Text_1599
831

AutoCAD SHX Text_1600
832

AutoCAD SHX Text_1601
832

AutoCAD SHX Text_1602
832

AutoCAD SHX Text_1603
832

AutoCAD SHX Text_1604
833

AutoCAD SHX Text_1605
833

AutoCAD SHX Text_1606
834

AutoCAD SHX Text_1607
834

AutoCAD SHX Text_1608
835

AutoCAD SHX Text_1609
835

AutoCAD SHX Text_1610
836

AutoCAD SHX Text_1611
836

AutoCAD SHX Text_1612
834

AutoCAD SHX Text_1613
835

AutoCAD SHX Text_1614
836

AutoCAD SHX Text_1615
837

AutoCAD SHX Text_1616
833

AutoCAD SHX Text_1617
833

AutoCAD SHX Text_1618
841

AutoCAD SHX Text_1619
839

AutoCAD SHX Text_1620
839

AutoCAD SHX Text_1621
838

AutoCAD SHX Text_1622
838

AutoCAD SHX Text_1623
840

AutoCAD SHX Text_1624
840

AutoCAD SHX Text_1625
842

AutoCAD SHX Text_1626
843

AutoCAD SHX Text_1627
844

AutoCAD SHX Text_1628
844

AutoCAD SHX Text_1629
835

AutoCAD SHX Text_1630
835

AutoCAD SHX Text_1631
836

AutoCAD SHX Text_1632
837

AutoCAD SHX Text_1633
838

AutoCAD SHX Text_1634
839

AutoCAD SHX Text_1635
840

AutoCAD SHX Text_1636
841

AutoCAD SHX Text_1637
842

AutoCAD SHX Text_1638
843

AutoCAD SHX Text_1639
845

AutoCAD SHX Text_1640
845

AutoCAD SHX Text_1641
845

AutoCAD SHX Text_1642
814

AutoCAD SHX Text_1643
815

AutoCAD SHX Text_1644
816

AutoCAD SHX Text_1645
816

AutoCAD SHX Text_1646
817

AutoCAD SHX Text_1647
817

AutoCAD SHX Text_1648
818

AutoCAD SHX Text_1649
818

AutoCAD SHX Text_1650
819

AutoCAD SHX Text_1651
819

AutoCAD SHX Text_1652
819

AutoCAD SHX Text_1653
820

AutoCAD SHX Text_1654
820

AutoCAD SHX Text_1655
820

AutoCAD SHX Text_1656
820

AutoCAD SHX Text_1657
821

AutoCAD SHX Text_1658
821

AutoCAD SHX Text_1659
821

AutoCAD SHX Text_1660
821

AutoCAD SHX Text_1661
822

AutoCAD SHX Text_1662
822

AutoCAD SHX Text_1663
822

AutoCAD SHX Text_1664
822

AutoCAD SHX Text_1665
822

AutoCAD SHX Text_1666
822

AutoCAD SHX Text_1667
823

AutoCAD SHX Text_1668
823

AutoCAD SHX Text_1669
823

AutoCAD SHX Text_1670
823

AutoCAD SHX Text_1671
824

AutoCAD SHX Text_1672
824

AutoCAD SHX Text_1673
824

AutoCAD SHX Text_1674
824

AutoCAD SHX Text_1675
825

AutoCAD SHX Text_1676
825

AutoCAD SHX Text_1677
825

AutoCAD SHX Text_1678
825

AutoCAD SHX Text_1679
825

AutoCAD SHX Text_1680
826

AutoCAD SHX Text_1681
826

AutoCAD SHX Text_1682
826

AutoCAD SHX Text_1683
826

AutoCAD SHX Text_1684
826

AutoCAD SHX Text_1685
826

AutoCAD SHX Text_1686
826

AutoCAD SHX Text_1687
827

AutoCAD SHX Text_1688
827

AutoCAD SHX Text_1689
827

AutoCAD SHX Text_1690
827

AutoCAD SHX Text_1691
827

AutoCAD SHX Text_1692
828

AutoCAD SHX Text_1693
828

AutoCAD SHX Text_1694
828

AutoCAD SHX Text_1695
828

AutoCAD SHX Text_1696
829

AutoCAD SHX Text_1697
829

AutoCAD SHX Text_1698
829

AutoCAD SHX Text_1699
829

AutoCAD SHX Text_1700
830

AutoCAD SHX Text_1701
830

AutoCAD SHX Text_1702
830

AutoCAD SHX Text_1703
830

AutoCAD SHX Text_1704
830

AutoCAD SHX Text_1705
830

AutoCAD SHX Text_1706
830

AutoCAD SHX Text_1707
831

AutoCAD SHX Text_1708
831

AutoCAD SHX Text_1709
831

AutoCAD SHX Text_1710
832

AutoCAD SHX Text_1711
832

AutoCAD SHX Text_1712
832

AutoCAD SHX Text_1713
832

AutoCAD SHX Text_1714
833

AutoCAD SHX Text_1715
833

AutoCAD SHX Text_1716
834

AutoCAD SHX Text_1717
834

AutoCAD SHX Text_1718
835

AutoCAD SHX Text_1719
835

AutoCAD SHX Text_1720
836

AutoCAD SHX Text_1721
836

AutoCAD SHX Text_1722
834

AutoCAD SHX Text_1723
835

AutoCAD SHX Text_1724
836

AutoCAD SHX Text_1725
837

AutoCAD SHX Text_1726
833

AutoCAD SHX Text_1727
833

AutoCAD SHX Text_1728
841

AutoCAD SHX Text_1729
839

AutoCAD SHX Text_1730
839

AutoCAD SHX Text_1731
838

AutoCAD SHX Text_1732
838

AutoCAD SHX Text_1733
840

AutoCAD SHX Text_1734
840

AutoCAD SHX Text_1735
842

AutoCAD SHX Text_1736
843

AutoCAD SHX Text_1737
844

AutoCAD SHX Text_1738
844

AutoCAD SHX Text_1739
835

AutoCAD SHX Text_1740
835

AutoCAD SHX Text_1741
836

AutoCAD SHX Text_1742
837

AutoCAD SHX Text_1743
838

AutoCAD SHX Text_1744
839

AutoCAD SHX Text_1745
840

AutoCAD SHX Text_1746
841

AutoCAD SHX Text_1747
842

AutoCAD SHX Text_1748
843

AutoCAD SHX Text_1749
845

AutoCAD SHX Text_1750
845

AutoCAD SHX Text_1751
845

AutoCAD SHX Text_1752
814

AutoCAD SHX Text_1753
815

AutoCAD SHX Text_1754
816

AutoCAD SHX Text_1755
816

AutoCAD SHX Text_1756
817

AutoCAD SHX Text_1757
817

AutoCAD SHX Text_1758
818

AutoCAD SHX Text_1759
818

AutoCAD SHX Text_1760
819

AutoCAD SHX Text_1761
819

AutoCAD SHX Text_1762
819

AutoCAD SHX Text_1763
820

AutoCAD SHX Text_1764
820

AutoCAD SHX Text_1765
820

AutoCAD SHX Text_1766
820

AutoCAD SHX Text_1767
821

AutoCAD SHX Text_1768
821

AutoCAD SHX Text_1769
821

AutoCAD SHX Text_1770
821

AutoCAD SHX Text_1771
822

AutoCAD SHX Text_1772
822

AutoCAD SHX Text_1773
822

AutoCAD SHX Text_1774
822

AutoCAD SHX Text_1775
822

AutoCAD SHX Text_1776
822

AutoCAD SHX Text_1777
823

AutoCAD SHX Text_1778
823

AutoCAD SHX Text_1779
823

AutoCAD SHX Text_1780
823

AutoCAD SHX Text_1781
824

AutoCAD SHX Text_1782
824

AutoCAD SHX Text_1783
824

AutoCAD SHX Text_1784
824

AutoCAD SHX Text_1785
825

AutoCAD SHX Text_1786
825

AutoCAD SHX Text_1787
825

AutoCAD SHX Text_1788
825

AutoCAD SHX Text_1789
825

AutoCAD SHX Text_1790
826

AutoCAD SHX Text_1791
826

AutoCAD SHX Text_1792
826

AutoCAD SHX Text_1793
826

AutoCAD SHX Text_1794
826

AutoCAD SHX Text_1795
826

AutoCAD SHX Text_1796
826

AutoCAD SHX Text_1797
827

AutoCAD SHX Text_1798
827

AutoCAD SHX Text_1799
827

AutoCAD SHX Text_1800
827

AutoCAD SHX Text_1801
827

AutoCAD SHX Text_1802
828

AutoCAD SHX Text_1803
828

AutoCAD SHX Text_1804
828

AutoCAD SHX Text_1805
828

AutoCAD SHX Text_1806
829

AutoCAD SHX Text_1807
829

AutoCAD SHX Text_1808
829

AutoCAD SHX Text_1809
829

AutoCAD SHX Text_1810
830

AutoCAD SHX Text_1811
830

AutoCAD SHX Text_1812
830

AutoCAD SHX Text_1813
830

AutoCAD SHX Text_1814
830

AutoCAD SHX Text_1815
830

AutoCAD SHX Text_1816
830

AutoCAD SHX Text_1817
831

AutoCAD SHX Text_1818
831

AutoCAD SHX Text_1819
831

AutoCAD SHX Text_1820
832

AutoCAD SHX Text_1821
832

AutoCAD SHX Text_1822
832

AutoCAD SHX Text_1823
832

AutoCAD SHX Text_1824
833

AutoCAD SHX Text_1825
833

AutoCAD SHX Text_1826
834

AutoCAD SHX Text_1827
834

AutoCAD SHX Text_1828
835

AutoCAD SHX Text_1829
835

AutoCAD SHX Text_1830
836

AutoCAD SHX Text_1831
836

AutoCAD SHX Text_1832
834

AutoCAD SHX Text_1833
835

AutoCAD SHX Text_1834
836

AutoCAD SHX Text_1835
837

AutoCAD SHX Text_1836
833

AutoCAD SHX Text_1837
833

AutoCAD SHX Text_1838
841

AutoCAD SHX Text_1839
839

AutoCAD SHX Text_1840
839

AutoCAD SHX Text_1841
838

AutoCAD SHX Text_1842
838

AutoCAD SHX Text_1843
840

AutoCAD SHX Text_1844
840

AutoCAD SHX Text_1845
842

AutoCAD SHX Text_1846
843

AutoCAD SHX Text_1847
844

AutoCAD SHX Text_1848
844

AutoCAD SHX Text_1849
FH

AutoCAD SHX Text_1850
0

AutoCAD SHX Text_1851
SCALE IN FEET

AutoCAD SHX Text_1852
50

AutoCAD SHX Text_1853
25

AutoCAD SHX Text_1854
50


W

———‘\dﬁﬂ—_‘w

IMPERVIOUS AREA TO DETENTION

W

W

40,200 SF
CN 98

]
|

Y
i

$

|

—

|

L — —

1.11 AC

DRAINAGE AREA A1
1.60 AC
COMPOSITE CN 88

DRAINAGE AREA BOUNDARY (TYP.)

FIGURE 2: PROPOSED DRAINAGE AREA MAP

DRAINAGE AREA B1

COMPOSITECN 7

8

IMPERVIOUS AREA BYPASSING DETENTION
8,948 SF

CN 98
50 25 0 50
e ey J—

SCALE IN FEET

Page 173 of 222


AutoCAD SHX Text_1855
CONCRETE CART PATH

AutoCAD SHX Text_1856
CONCRETE CART PATH

AutoCAD SHX Text_1857
EM

AutoCAD SHX Text_1858
TP

AutoCAD SHX Text_1859
CINDER BLOCK WALL

AutoCAD SHX Text_1860
836

AutoCAD SHX Text_1861
837

AutoCAD SHX Text_1862
6' CHAIN LINK FENCE

AutoCAD SHX Text_1863
834'

AutoCAD SHX Text_1864
SPKT

AutoCAD SHX Text_1865
SPKT

AutoCAD SHX Text_1866
835

AutoCAD SHX Text_1867
835

AutoCAD SHX Text_1868
836

AutoCAD SHX Text_1869
837

AutoCAD SHX Text_1870
838

AutoCAD SHX Text_1871
839

AutoCAD SHX Text_1872
840

AutoCAD SHX Text_1873
841

AutoCAD SHX Text_1874
842

AutoCAD SHX Text_1875
843

AutoCAD SHX Text_1876
845

AutoCAD SHX Text_1877
845

AutoCAD SHX Text_1878
845

AutoCAD SHX Text_1879
814

AutoCAD SHX Text_1880
815

AutoCAD SHX Text_1881
816

AutoCAD SHX Text_1882
816

AutoCAD SHX Text_1883
817

AutoCAD SHX Text_1884
817

AutoCAD SHX Text_1885
818

AutoCAD SHX Text_1886
818

AutoCAD SHX Text_1887
819

AutoCAD SHX Text_1888
819

AutoCAD SHX Text_1889
819

AutoCAD SHX Text_1890
820

AutoCAD SHX Text_1891
820

AutoCAD SHX Text_1892
820

AutoCAD SHX Text_1893
820

AutoCAD SHX Text_1894
821

AutoCAD SHX Text_1895
821

AutoCAD SHX Text_1896
821

AutoCAD SHX Text_1897
821

AutoCAD SHX Text_1898
822

AutoCAD SHX Text_1899
822

AutoCAD SHX Text_1900
822

AutoCAD SHX Text_1901
822

AutoCAD SHX Text_1902
822

AutoCAD SHX Text_1903
822

AutoCAD SHX Text_1904
823

AutoCAD SHX Text_1905
823

AutoCAD SHX Text_1906
823

AutoCAD SHX Text_1907
823

AutoCAD SHX Text_1908
824

AutoCAD SHX Text_1909
824

AutoCAD SHX Text_1910
824

AutoCAD SHX Text_1911
824

AutoCAD SHX Text_1912
825

AutoCAD SHX Text_1913
825

AutoCAD SHX Text_1914
825

AutoCAD SHX Text_1915
825

AutoCAD SHX Text_1916
825

AutoCAD SHX Text_1917
826

AutoCAD SHX Text_1918
826

AutoCAD SHX Text_1919
826

AutoCAD SHX Text_1920
826

AutoCAD SHX Text_1921
826

AutoCAD SHX Text_1922
826

AutoCAD SHX Text_1923
826

AutoCAD SHX Text_1924
827

AutoCAD SHX Text_1925
827

AutoCAD SHX Text_1926
827

AutoCAD SHX Text_1927
827

AutoCAD SHX Text_1928
827

AutoCAD SHX Text_1929
828

AutoCAD SHX Text_1930
828

AutoCAD SHX Text_1931
828

AutoCAD SHX Text_1932
828

AutoCAD SHX Text_1933
829

AutoCAD SHX Text_1934
829

AutoCAD SHX Text_1935
829

AutoCAD SHX Text_1936
829

AutoCAD SHX Text_1937
830

AutoCAD SHX Text_1938
830

AutoCAD SHX Text_1939
830

AutoCAD SHX Text_1940
830

AutoCAD SHX Text_1941
830

AutoCAD SHX Text_1942
830

AutoCAD SHX Text_1943
830

AutoCAD SHX Text_1944
831

AutoCAD SHX Text_1945
831

AutoCAD SHX Text_1946
831

AutoCAD SHX Text_1947
832

AutoCAD SHX Text_1948
832

AutoCAD SHX Text_1949
832

AutoCAD SHX Text_1950
832

AutoCAD SHX Text_1951
833

AutoCAD SHX Text_1952
833

AutoCAD SHX Text_1953
834

AutoCAD SHX Text_1954
834

AutoCAD SHX Text_1955
835

AutoCAD SHX Text_1956
835

AutoCAD SHX Text_1957
836

AutoCAD SHX Text_1958
836

AutoCAD SHX Text_1959
834

AutoCAD SHX Text_1960
835

AutoCAD SHX Text_1961
836

AutoCAD SHX Text_1962
837

AutoCAD SHX Text_1963
833

AutoCAD SHX Text_1964
833

AutoCAD SHX Text_1965
841

AutoCAD SHX Text_1966
839

AutoCAD SHX Text_1967
839

AutoCAD SHX Text_1968
838

AutoCAD SHX Text_1969
838

AutoCAD SHX Text_1970
840

AutoCAD SHX Text_1971
840

AutoCAD SHX Text_1972
842

AutoCAD SHX Text_1973
843

AutoCAD SHX Text_1974
844

AutoCAD SHX Text_1975
844

AutoCAD SHX Text_1976
835

AutoCAD SHX Text_1977
835

AutoCAD SHX Text_1978
836

AutoCAD SHX Text_1979
837

AutoCAD SHX Text_1980
838

AutoCAD SHX Text_1981
839

AutoCAD SHX Text_1982
840

AutoCAD SHX Text_1983
841

AutoCAD SHX Text_1984
842

AutoCAD SHX Text_1985
843

AutoCAD SHX Text_1986
845

AutoCAD SHX Text_1987
845

AutoCAD SHX Text_1988
845

AutoCAD SHX Text_1989
814

AutoCAD SHX Text_1990
815

AutoCAD SHX Text_1991
816

AutoCAD SHX Text_1992
816

AutoCAD SHX Text_1993
817

AutoCAD SHX Text_1994
817

AutoCAD SHX Text_1995
818

AutoCAD SHX Text_1996
818

AutoCAD SHX Text_1997
819

AutoCAD SHX Text_1998
819

AutoCAD SHX Text_1999
819

AutoCAD SHX Text_2000
820

AutoCAD SHX Text_2001
820

AutoCAD SHX Text_2002
820

AutoCAD SHX Text_2003
820

AutoCAD SHX Text_2004
821

AutoCAD SHX Text_2005
821

AutoCAD SHX Text_2006
821

AutoCAD SHX Text_2007
821

AutoCAD SHX Text_2008
822

AutoCAD SHX Text_2009
822

AutoCAD SHX Text_2010
822

AutoCAD SHX Text_2011
822

AutoCAD SHX Text_2012
822

AutoCAD SHX Text_2013
822

AutoCAD SHX Text_2014
823

AutoCAD SHX Text_2015
823

AutoCAD SHX Text_2016
823

AutoCAD SHX Text_2017
823

AutoCAD SHX Text_2018
824

AutoCAD SHX Text_2019
824

AutoCAD SHX Text_2020
824

AutoCAD SHX Text_2021
824

AutoCAD SHX Text_2022
825

AutoCAD SHX Text_2023
825

AutoCAD SHX Text_2024
825

AutoCAD SHX Text_2025
825

AutoCAD SHX Text_2026
825

AutoCAD SHX Text_2027
826

AutoCAD SHX Text_2028
826

AutoCAD SHX Text_2029
826

AutoCAD SHX Text_2030
826

AutoCAD SHX Text_2031
826

AutoCAD SHX Text_2032
826

AutoCAD SHX Text_2033
826

AutoCAD SHX Text_2034
827

AutoCAD SHX Text_2035
827

AutoCAD SHX Text_2036
827

AutoCAD SHX Text_2037
827

AutoCAD SHX Text_2038
827

AutoCAD SHX Text_2039
828

AutoCAD SHX Text_2040
828

AutoCAD SHX Text_2041
828

AutoCAD SHX Text_2042
828

AutoCAD SHX Text_2043
829

AutoCAD SHX Text_2044
829

AutoCAD SHX Text_2045
829

AutoCAD SHX Text_2046
829

AutoCAD SHX Text_2047
830

AutoCAD SHX Text_2048
830

AutoCAD SHX Text_2049
830

AutoCAD SHX Text_2050
830

AutoCAD SHX Text_2051
830

AutoCAD SHX Text_2052
830

AutoCAD SHX Text_2053
830

AutoCAD SHX Text_2054
831

AutoCAD SHX Text_2055
831

AutoCAD SHX Text_2056
831

AutoCAD SHX Text_2057
832

AutoCAD SHX Text_2058
832

AutoCAD SHX Text_2059
832

AutoCAD SHX Text_2060
832

AutoCAD SHX Text_2061
833

AutoCAD SHX Text_2062
833

AutoCAD SHX Text_2063
834

AutoCAD SHX Text_2064
834

AutoCAD SHX Text_2065
835

AutoCAD SHX Text_2066
835

AutoCAD SHX Text_2067
836

AutoCAD SHX Text_2068
836

AutoCAD SHX Text_2069
834

AutoCAD SHX Text_2070
835

AutoCAD SHX Text_2071
836

AutoCAD SHX Text_2072
837

AutoCAD SHX Text_2073
833

AutoCAD SHX Text_2074
833

AutoCAD SHX Text_2075
841

AutoCAD SHX Text_2076
839

AutoCAD SHX Text_2077
839

AutoCAD SHX Text_2078
838

AutoCAD SHX Text_2079
838

AutoCAD SHX Text_2080
840

AutoCAD SHX Text_2081
840

AutoCAD SHX Text_2082
842

AutoCAD SHX Text_2083
843

AutoCAD SHX Text_2084
844

AutoCAD SHX Text_2085
844

AutoCAD SHX Text_2086
835

AutoCAD SHX Text_2087
835

AutoCAD SHX Text_2088
836

AutoCAD SHX Text_2089
837

AutoCAD SHX Text_2090
838

AutoCAD SHX Text_2091
839

AutoCAD SHX Text_2092
840

AutoCAD SHX Text_2093
841

AutoCAD SHX Text_2094
842

AutoCAD SHX Text_2095
843

AutoCAD SHX Text_2096
845

AutoCAD SHX Text_2097
845

AutoCAD SHX Text_2098
845

AutoCAD SHX Text_2099
814

AutoCAD SHX Text_2100
815

AutoCAD SHX Text_2101
816

AutoCAD SHX Text_2102
816

AutoCAD SHX Text_2103
817

AutoCAD SHX Text_2104
817

AutoCAD SHX Text_2105
818

AutoCAD SHX Text_2106
818

AutoCAD SHX Text_2107
819

AutoCAD SHX Text_2108
819

AutoCAD SHX Text_2109
819

AutoCAD SHX Text_2110
820

AutoCAD SHX Text_2111
820

AutoCAD SHX Text_2112
820

AutoCAD SHX Text_2113
820

AutoCAD SHX Text_2114
821

AutoCAD SHX Text_2115
821

AutoCAD SHX Text_2116
821

AutoCAD SHX Text_2117
821

AutoCAD SHX Text_2118
822

AutoCAD SHX Text_2119
822

AutoCAD SHX Text_2120
822

AutoCAD SHX Text_2121
822

AutoCAD SHX Text_2122
822

AutoCAD SHX Text_2123
822

AutoCAD SHX Text_2124
823

AutoCAD SHX Text_2125
823

AutoCAD SHX Text_2126
823

AutoCAD SHX Text_2127
823

AutoCAD SHX Text_2128
824

AutoCAD SHX Text_2129
824

AutoCAD SHX Text_2130
824

AutoCAD SHX Text_2131
824

AutoCAD SHX Text_2132
825

AutoCAD SHX Text_2133
825

AutoCAD SHX Text_2134
825

AutoCAD SHX Text_2135
825

AutoCAD SHX Text_2136
825

AutoCAD SHX Text_2137
826

AutoCAD SHX Text_2138
826

AutoCAD SHX Text_2139
826

AutoCAD SHX Text_2140
826

AutoCAD SHX Text_2141
826

AutoCAD SHX Text_2142
826

AutoCAD SHX Text_2143
826

AutoCAD SHX Text_2144
827

AutoCAD SHX Text_2145
827

AutoCAD SHX Text_2146
827

AutoCAD SHX Text_2147
827

AutoCAD SHX Text_2148
827

AutoCAD SHX Text_2149
828

AutoCAD SHX Text_2150
828

AutoCAD SHX Text_2151
828

AutoCAD SHX Text_2152
828

AutoCAD SHX Text_2153
829

AutoCAD SHX Text_2154
829

AutoCAD SHX Text_2155
829

AutoCAD SHX Text_2156
829

AutoCAD SHX Text_2157
830

AutoCAD SHX Text_2158
830

AutoCAD SHX Text_2159
830

AutoCAD SHX Text_2160
830

AutoCAD SHX Text_2161
830

AutoCAD SHX Text_2162
830

AutoCAD SHX Text_2163
830

AutoCAD SHX Text_2164
831

AutoCAD SHX Text_2165
831

AutoCAD SHX Text_2166
831

AutoCAD SHX Text_2167
832

AutoCAD SHX Text_2168
832

AutoCAD SHX Text_2169
832

AutoCAD SHX Text_2170
832

AutoCAD SHX Text_2171
833

AutoCAD SHX Text_2172
833

AutoCAD SHX Text_2173
834

AutoCAD SHX Text_2174
834

AutoCAD SHX Text_2175
835

AutoCAD SHX Text_2176
835

AutoCAD SHX Text_2177
836

AutoCAD SHX Text_2178
836

AutoCAD SHX Text_2179
834

AutoCAD SHX Text_2180
835

AutoCAD SHX Text_2181
836

AutoCAD SHX Text_2182
837

AutoCAD SHX Text_2183
833

AutoCAD SHX Text_2184
833

AutoCAD SHX Text_2185
841

AutoCAD SHX Text_2186
839

AutoCAD SHX Text_2187
839

AutoCAD SHX Text_2188
838

AutoCAD SHX Text_2189
838

AutoCAD SHX Text_2190
840

AutoCAD SHX Text_2191
840

AutoCAD SHX Text_2192
842

AutoCAD SHX Text_2193
843

AutoCAD SHX Text_2194
844

AutoCAD SHX Text_2195
844

AutoCAD SHX Text_2196
835

AutoCAD SHX Text_2197
835

AutoCAD SHX Text_2198
836

AutoCAD SHX Text_2199
837

AutoCAD SHX Text_2200
838

AutoCAD SHX Text_2201
839

AutoCAD SHX Text_2202
840

AutoCAD SHX Text_2203
841

AutoCAD SHX Text_2204
842

AutoCAD SHX Text_2205
843

AutoCAD SHX Text_2206
845

AutoCAD SHX Text_2207
845

AutoCAD SHX Text_2208
845

AutoCAD SHX Text_2209
814

AutoCAD SHX Text_2210
815

AutoCAD SHX Text_2211
816

AutoCAD SHX Text_2212
816

AutoCAD SHX Text_2213
817

AutoCAD SHX Text_2214
817

AutoCAD SHX Text_2215
818

AutoCAD SHX Text_2216
818

AutoCAD SHX Text_2217
819

AutoCAD SHX Text_2218
819

AutoCAD SHX Text_2219
819

AutoCAD SHX Text_2220
820

AutoCAD SHX Text_2221
820

AutoCAD SHX Text_2222
820

AutoCAD SHX Text_2223
820

AutoCAD SHX Text_2224
821

AutoCAD SHX Text_2225
821

AutoCAD SHX Text_2226
821

AutoCAD SHX Text_2227
821

AutoCAD SHX Text_2228
822

AutoCAD SHX Text_2229
822

AutoCAD SHX Text_2230
822

AutoCAD SHX Text_2231
822

AutoCAD SHX Text_2232
822

AutoCAD SHX Text_2233
822

AutoCAD SHX Text_2234
823

AutoCAD SHX Text_2235
823

AutoCAD SHX Text_2236
823

AutoCAD SHX Text_2237
823

AutoCAD SHX Text_2238
824

AutoCAD SHX Text_2239
824

AutoCAD SHX Text_2240
824

AutoCAD SHX Text_2241
824

AutoCAD SHX Text_2242
825

AutoCAD SHX Text_2243
825

AutoCAD SHX Text_2244
825

AutoCAD SHX Text_2245
825

AutoCAD SHX Text_2246
825

AutoCAD SHX Text_2247
826

AutoCAD SHX Text_2248
826

AutoCAD SHX Text_2249
826

AutoCAD SHX Text_2250
826

AutoCAD SHX Text_2251
826

AutoCAD SHX Text_2252
826

AutoCAD SHX Text_2253
826

AutoCAD SHX Text_2254
827

AutoCAD SHX Text_2255
827

AutoCAD SHX Text_2256
827

AutoCAD SHX Text_2257
827

AutoCAD SHX Text_2258
827

AutoCAD SHX Text_2259
828

AutoCAD SHX Text_2260
828

AutoCAD SHX Text_2261
828

AutoCAD SHX Text_2262
828

AutoCAD SHX Text_2263
829

AutoCAD SHX Text_2264
829

AutoCAD SHX Text_2265
829

AutoCAD SHX Text_2266
829

AutoCAD SHX Text_2267
830

AutoCAD SHX Text_2268
830

AutoCAD SHX Text_2269
830

AutoCAD SHX Text_2270
830

AutoCAD SHX Text_2271
830

AutoCAD SHX Text_2272
830

AutoCAD SHX Text_2273
830

AutoCAD SHX Text_2274
831

AutoCAD SHX Text_2275
831

AutoCAD SHX Text_2276
831

AutoCAD SHX Text_2277
832

AutoCAD SHX Text_2278
832

AutoCAD SHX Text_2279
832

AutoCAD SHX Text_2280
832

AutoCAD SHX Text_2281
833

AutoCAD SHX Text_2282
833

AutoCAD SHX Text_2283
834

AutoCAD SHX Text_2284
834

AutoCAD SHX Text_2285
835

AutoCAD SHX Text_2286
835

AutoCAD SHX Text_2287
836

AutoCAD SHX Text_2288
836

AutoCAD SHX Text_2289
834

AutoCAD SHX Text_2290
835

AutoCAD SHX Text_2291
836

AutoCAD SHX Text_2292
837

AutoCAD SHX Text_2293
833

AutoCAD SHX Text_2294
833

AutoCAD SHX Text_2295
841

AutoCAD SHX Text_2296
839

AutoCAD SHX Text_2297
839

AutoCAD SHX Text_2298
838

AutoCAD SHX Text_2299
838

AutoCAD SHX Text_2300
840

AutoCAD SHX Text_2301
840

AutoCAD SHX Text_2302
842

AutoCAD SHX Text_2303
843

AutoCAD SHX Text_2304
844

AutoCAD SHX Text_2305
844

AutoCAD SHX Text_2306
835

AutoCAD SHX Text_2307
835

AutoCAD SHX Text_2308
836

AutoCAD SHX Text_2309
837

AutoCAD SHX Text_2310
838

AutoCAD SHX Text_2311
839

AutoCAD SHX Text_2312
840

AutoCAD SHX Text_2313
841

AutoCAD SHX Text_2314
842

AutoCAD SHX Text_2315
843

AutoCAD SHX Text_2316
845

AutoCAD SHX Text_2317
845

AutoCAD SHX Text_2318
845

AutoCAD SHX Text_2319
814

AutoCAD SHX Text_2320
815

AutoCAD SHX Text_2321
816

AutoCAD SHX Text_2322
816

AutoCAD SHX Text_2323
817

AutoCAD SHX Text_2324
817

AutoCAD SHX Text_2325
818

AutoCAD SHX Text_2326
818

AutoCAD SHX Text_2327
819

AutoCAD SHX Text_2328
819

AutoCAD SHX Text_2329
819

AutoCAD SHX Text_2330
820

AutoCAD SHX Text_2331
820

AutoCAD SHX Text_2332
820

AutoCAD SHX Text_2333
820

AutoCAD SHX Text_2334
821

AutoCAD SHX Text_2335
821

AutoCAD SHX Text_2336
821

AutoCAD SHX Text_2337
821

AutoCAD SHX Text_2338
822

AutoCAD SHX Text_2339
822

AutoCAD SHX Text_2340
822

AutoCAD SHX Text_2341
822

AutoCAD SHX Text_2342
822

AutoCAD SHX Text_2343
822

AutoCAD SHX Text_2344
823

AutoCAD SHX Text_2345
823

AutoCAD SHX Text_2346
823

AutoCAD SHX Text_2347
823

AutoCAD SHX Text_2348
824

AutoCAD SHX Text_2349
824

AutoCAD SHX Text_2350
824

AutoCAD SHX Text_2351
824

AutoCAD SHX Text_2352
825

AutoCAD SHX Text_2353
825

AutoCAD SHX Text_2354
825

AutoCAD SHX Text_2355
825

AutoCAD SHX Text_2356
825

AutoCAD SHX Text_2357
826

AutoCAD SHX Text_2358
826

AutoCAD SHX Text_2359
826

AutoCAD SHX Text_2360
826

AutoCAD SHX Text_2361
826

AutoCAD SHX Text_2362
826

AutoCAD SHX Text_2363
826

AutoCAD SHX Text_2364
827

AutoCAD SHX Text_2365
827

AutoCAD SHX Text_2366
827

AutoCAD SHX Text_2367
827

AutoCAD SHX Text_2368
827

AutoCAD SHX Text_2369
828

AutoCAD SHX Text_2370
828

AutoCAD SHX Text_2371
828

AutoCAD SHX Text_2372
828

AutoCAD SHX Text_2373
829

AutoCAD SHX Text_2374
829

AutoCAD SHX Text_2375
829

AutoCAD SHX Text_2376
829

AutoCAD SHX Text_2377
830

AutoCAD SHX Text_2378
830

AutoCAD SHX Text_2379
830

AutoCAD SHX Text_2380
830

AutoCAD SHX Text_2381
830

AutoCAD SHX Text_2382
830

AutoCAD SHX Text_2383
830

AutoCAD SHX Text_2384
831

AutoCAD SHX Text_2385
831

AutoCAD SHX Text_2386
831

AutoCAD SHX Text_2387
832

AutoCAD SHX Text_2388
832

AutoCAD SHX Text_2389
832

AutoCAD SHX Text_2390
832

AutoCAD SHX Text_2391
833

AutoCAD SHX Text_2392
833

AutoCAD SHX Text_2393
834

AutoCAD SHX Text_2394
834

AutoCAD SHX Text_2395
835

AutoCAD SHX Text_2396
835

AutoCAD SHX Text_2397
836

AutoCAD SHX Text_2398
836

AutoCAD SHX Text_2399
834

AutoCAD SHX Text_2400
835

AutoCAD SHX Text_2401
836

AutoCAD SHX Text_2402
837

AutoCAD SHX Text_2403
833

AutoCAD SHX Text_2404
833

AutoCAD SHX Text_2405
841

AutoCAD SHX Text_2406
839

AutoCAD SHX Text_2407
839

AutoCAD SHX Text_2408
838

AutoCAD SHX Text_2409
838

AutoCAD SHX Text_2410
840

AutoCAD SHX Text_2411
840

AutoCAD SHX Text_2412
842

AutoCAD SHX Text_2413
843

AutoCAD SHX Text_2414
844

AutoCAD SHX Text_2415
844

AutoCAD SHX Text_2416
835

AutoCAD SHX Text_2417
835

AutoCAD SHX Text_2418
836

AutoCAD SHX Text_2419
837

AutoCAD SHX Text_2420
838

AutoCAD SHX Text_2421
839

AutoCAD SHX Text_2422
840

AutoCAD SHX Text_2423
841

AutoCAD SHX Text_2424
842

AutoCAD SHX Text_2425
843

AutoCAD SHX Text_2426
845

AutoCAD SHX Text_2427
845

AutoCAD SHX Text_2428
845

AutoCAD SHX Text_2429
814

AutoCAD SHX Text_2430
815

AutoCAD SHX Text_2431
816

AutoCAD SHX Text_2432
816

AutoCAD SHX Text_2433
817

AutoCAD SHX Text_2434
817

AutoCAD SHX Text_2435
818

AutoCAD SHX Text_2436
818

AutoCAD SHX Text_2437
819

AutoCAD SHX Text_2438
819

AutoCAD SHX Text_2439
819

AutoCAD SHX Text_2440
820

AutoCAD SHX Text_2441
820

AutoCAD SHX Text_2442
820

AutoCAD SHX Text_2443
820

AutoCAD SHX Text_2444
821

AutoCAD SHX Text_2445
821

AutoCAD SHX Text_2446
821

AutoCAD SHX Text_2447
821

AutoCAD SHX Text_2448
822

AutoCAD SHX Text_2449
822

AutoCAD SHX Text_2450
822

AutoCAD SHX Text_2451
822

AutoCAD SHX Text_2452
822

AutoCAD SHX Text_2453
822

AutoCAD SHX Text_2454
823

AutoCAD SHX Text_2455
823

AutoCAD SHX Text_2456
823

AutoCAD SHX Text_2457
823

AutoCAD SHX Text_2458
824

AutoCAD SHX Text_2459
824

AutoCAD SHX Text_2460
824

AutoCAD SHX Text_2461
824

AutoCAD SHX Text_2462
825

AutoCAD SHX Text_2463
825

AutoCAD SHX Text_2464
825

AutoCAD SHX Text_2465
825

AutoCAD SHX Text_2466
825

AutoCAD SHX Text_2467
826

AutoCAD SHX Text_2468
826

AutoCAD SHX Text_2469
826

AutoCAD SHX Text_2470
826

AutoCAD SHX Text_2471
826

AutoCAD SHX Text_2472
826

AutoCAD SHX Text_2473
826

AutoCAD SHX Text_2474
827

AutoCAD SHX Text_2475
827

AutoCAD SHX Text_2476
827

AutoCAD SHX Text_2477
827

AutoCAD SHX Text_2478
827

AutoCAD SHX Text_2479
828

AutoCAD SHX Text_2480
828

AutoCAD SHX Text_2481
828

AutoCAD SHX Text_2482
828

AutoCAD SHX Text_2483
829

AutoCAD SHX Text_2484
829

AutoCAD SHX Text_2485
829

AutoCAD SHX Text_2486
829

AutoCAD SHX Text_2487
830

AutoCAD SHX Text_2488
830

AutoCAD SHX Text_2489
830

AutoCAD SHX Text_2490
830

AutoCAD SHX Text_2491
830

AutoCAD SHX Text_2492
830

AutoCAD SHX Text_2493
830

AutoCAD SHX Text_2494
831

AutoCAD SHX Text_2495
831

AutoCAD SHX Text_2496
831

AutoCAD SHX Text_2497
832

AutoCAD SHX Text_2498
832

AutoCAD SHX Text_2499
832

AutoCAD SHX Text_2500
832

AutoCAD SHX Text_2501
833

AutoCAD SHX Text_2502
833

AutoCAD SHX Text_2503
834

AutoCAD SHX Text_2504
834

AutoCAD SHX Text_2505
835

AutoCAD SHX Text_2506
835

AutoCAD SHX Text_2507
836

AutoCAD SHX Text_2508
836

AutoCAD SHX Text_2509
834

AutoCAD SHX Text_2510
835

AutoCAD SHX Text_2511
836

AutoCAD SHX Text_2512
837

AutoCAD SHX Text_2513
833

AutoCAD SHX Text_2514
833

AutoCAD SHX Text_2515
841

AutoCAD SHX Text_2516
839

AutoCAD SHX Text_2517
839

AutoCAD SHX Text_2518
838

AutoCAD SHX Text_2519
838

AutoCAD SHX Text_2520
840

AutoCAD SHX Text_2521
840

AutoCAD SHX Text_2522
842

AutoCAD SHX Text_2523
843

AutoCAD SHX Text_2524
844

AutoCAD SHX Text_2525
844

AutoCAD SHX Text_2526
FH

AutoCAD SHX Text_2527
0

AutoCAD SHX Text_2528
SCALE IN FEET

AutoCAD SHX Text_2529
50

AutoCAD SHX Text_2530
25

AutoCAD SHX Text_2531
50


WORKSHEET 1A: REQUIRED LEVEL OF SERVICE - DEVELOPED SITE
1. Required Treatment Area

A. Total Area Disturbed by Redevelopment Activity

Disturbed Area Description Acres
Building, parking, and sidewalk 2.71
"1A" Total: 2.71

B. Existing Impervious Area Inside Disturbed Area

Existing Impervious Area Description Acres
asphalt and gravel parking areas 0.79
"1B" Total: 0.79

C. Required Treatment Area
"1A" Total Less "1B" Total "1c" 1.92

2. Percent Impervious in Postdevelopment Condition and Level of Service (LS)

A. Total Postdevelopment Impervious Area Inside Disturbed Area

Postdevelopment Impervious Area Description Acres
Building, parking, and Sidewalk addition 1.13
"2A" Total: 1.13

B. Existing Impervious Area Inside Disturbed Area
"1B" Total: 0.79

C. Net Increase in Impervious Area
"2A" Total Less "1B" Total "2c" 0.34

D. Percent Impervious

Net Increase in Impervious Area / Required Treatment Area
Il2ClI/ll1Cll X 100

18
E. Level of Service LS =

3. Minimum Required Total Value Rating of BMP Package
Total Value Rating = LS x Required Treatment Area VR = 8.46

WORKSHEET 2: DEVELOP MITIGATION PACKAGE(S) THAT MEET THE REQUIRED LS

1. Required LS (New Development, Wksht 1) or Total VR (Redevelopment, Wksht 1A): 1A
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2. Proposed BMP Option Package

Cover/BMP Description Area VR VR x Area
Infiltration Trench 0.94 9 8.46
Untreated Area 1.77 0 0.00
0.00
Total: 2.71 Total: 8.46
*Weighted VR:

Meets required LS (Yes/No)?

*Blank in Redevelopment

Yes
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BMP SIZING

GRAVEL INFILTRATION TRENCH

REQUIRED VOLUME
TREATMENT AREA =
% IMPERVIOUS =
VOLUMETRIC RUNOFF COEFF. Rv = 0.05 + 0.009 x %IMP =
WATER QUALITY RAINFALL, P =
WATER QUALITY VOLUME, WQv =P xRv =
WATER QUALITY VOLUME, WQu(cf) =
wQv * 1.2 =
INFILTRATION TIME
A=(12xV)/(pxnxT)
BOTTOM AREA =
VOLUME, V =
PER SOIL REPORT, p =
VOID SPACE = 40%, VOID FRACTION, n =0.40 =

TIME, T=(12xV)/(pxnxA)=

STORAGE DEPTH (MINIMUM)
D=(pxT)/(nx12)=

PROPOSED INFILTRATION TRENCH DIMENSIONS
BOTTOM AREA, A =

DEPTH, D =
PROVIDED VOLUME = A x D x 40% =

0.94 AC
63.4 %
0.62
1.37 IN
0.85 IN
2,901 CF
3,481 CF

2,253 SF
2,901 CF
0.8269 IN/HR
0.4
46.72 HRS APWA LIMITS 6 - 72 HRS:

5.09 FT

2,253 SF
5.00 FT

4,506 CF GREATER THAN REQUIRED?:

OK

OK
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Reach

Existing

o~

Proposed Bypass

Proposed to Detention Detention

Routing Diagram for 45 Highway Detention

Prepared by {enter your company name here}, Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC
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General

45 Highway Detention Type Il 24-hr 2-Year Rainfall=3.50"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 2

Summary for Subcatchment A1: Proposed to Detention

Runoff = 6.35cfs @ 11.95 hrs, Volume= 0.302 af, Depth> 2.27"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type Il 24-hr 2-Year Rainfall=3.50"

Area (sf) CN Description

29,330 74  >75% Grass cover, Good, HSG C
40,200 98 Paved parking, HSG C

69,530 88 Weighted Average

29,330 42.18% Pervious Area
40,200 57.82% Impervious Area
Tc Length  Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment A1: Proposed to Detention
Hydrograph

[6.35¢cfs |

] % 2-Year Rainfall=3.50"
s Runoff Area=69,530 sf
] noff Volume=0.302 af

g 4 Runoff Depth>2.27"
§ 'c=5.0 mi

""""""""""""""""I""'*"I""I'/"'I""I;"'I'/"'I'/"'I""I""I""I'"'I""I""I""I""I
o 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24
Time (hours)

Page 178 of 222



General

45 Highway Detention Type Il 24-hr 2-Year Rainfall=3.50"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 3

Summary for Subcatchment B1: Proposed Bypass

Runoff = 3.02cfs @ 11.96 hrs, Volume= 0.139 af, Depth> 1.50"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type Il 24-hr 2-Year Rainfall=3.50"

Area (sf) CN Description

39,719 74  >75% Grass cover, Good, HSG C
8,948 98 Paved parking, HSG C

48,667 78 Weighted Average

39,719 81.61% Pervious Area
8,948 18.39% Impervious Area
Tc Length  Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment B1: Proposed Bypass
Hydrograph

3.02cfs |

o Type Il 24-hr
d 2-Year Rainfall=3.50"
Runoff Area=48,667 sf

.| noff Volume=0.139 af
g | Runoff Depth>1.50"
g Tc=5.0 min

CN=78

RN AL ILELEL LN AL LA LRI LR LA AL LU | "'I'/"'I""I;"'I'/"'I'/"'I""I;'"I""I'"'I""I""I""I""I
o 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24
Time (hours)
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General

45 Highway Detention Type Il 24-hr 2-Year Rainfall=3.50"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 4

Summary for Subcatchment EX1: Existing

Runoff = 8.34 cfs @ 11.96 hrs, Volume= 0.386 af, Depth> 1.71"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type Il 24-hr 2-Year Rainfall=3.50"

Area (sf) CN Description
83,604 74  >75% Grass cover, Good, HSG C
20,918 96 Gravel surface, HSG C
13,675 98 Paved parking, HSG C

118,197 81 Weighted Average

104,522 88.43% Pervious Area
13,675 11.57% Impervious Area
Tc Length  Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment EX1: Existing

Hydrograph
9 g O Runof‘f.
] [8.34cfs |
. Type Il 24-hr
] 2-Year Rainfall=3.50"
.
| Runoff Area=118,197 sf
1 Runoff Volume=0.386 af
g s—;” Runoff Depth>1.71"
§ A ¢=5.0 min
| CN=81
3

LN AL LA ILELLELE LELELE LR IR LR LA B "'I'/"'I'"'I;"'I'/"'I'/"'I'"'I""I""I""I""I""I""I""I/
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General

45 Highway Detention Type Il 24-hr 2-Year Rainfall=3.50"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 5

Summary for Pond P1: Detention

Inflow Area = 1.596 ac, 57.82% Impervious, Inflow Depth > 2.27" for 2-Year event
Inflow = 6.35cfs @ 11.95 hrs, Volume= 0.302 af

Outflow = 455cfs @ 12.02 hrs, Volume= 0.230 af, Atten=28%, Lag= 4.0 min
Discarded = 0.07 cfs @ 12.02 hrs, Volume= 0.057 af

Primary = 448 cfs @ 12.02 hrs, Volume= 0.173 af

Routing by Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 817.47' @ 12.02 hrs Surf.Area= 3,510 sf Storage= 4,415 cf

Plug-Flow detention time= 131.0 min calculated for 0.229 af (76% of inflow)
Center-of-Mass det. time= 42.6 min ( 849.5 - 806.9 )

Volume Invert Avail.Storage Storage Description
#1 817.00' 16,484 cf Detention Basin (Prismatic) Listed below (Recalc)
#2 813.00' 4,506 cf Infiltration Trench (Prismatic) Listed below (Recalc)

11,265 cf Overall x 40.0% Voids
20,990 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sqg-ft) (cubic-feet) (cubic-feet)
817.00 358 0 0
818.00 2,254 1,306 1,306
819.00 3,392 2,823 4,129
820.00 4,605 3,999 8,128
821.00 5,887 5,246 13,374
821.50 6,553 3,110 16,484

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
813.00 2,253 0 0
814.00 2,253 2,253 2,253
815.00 2,253 2,253 4,506
816.00 2,253 2,253 6,759
817.00 2,253 2,253 9,012
818.00 2,253 2,253 11,265

Device Routing Invert Outlet Devices
#1  Primary 816.43' 18.0" Round Culvert

L=28.4' CPP, end-section conforming to fill, Ke= 0.500

Inlet / Outlet Invert= 816.43'/ 816.00' S=0.0151"/" Cc=0.900

n= 0.012 Corrugated PP, smooth interior, Flow Area= 1.77 sf
#2  Primary 820.25' 60.0'long x 12.0' breadth Emergency Spillway

Head (feet) 0.20 0.40 0.60 0.80 1.00 1.20 1.40 1.60

Coef. (English) 2.57 2.62 2.70 2.67 2.66 2.67 2.66 2.64
#3  Discarded 813.00" 0.827 in/hr Exfiltration over Surface area
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General

45 Highway Detention Type Il 24-hr 2-Year Rainfall=3.50"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 6

Discarded OutFlow Max=0.07 cfs @ 12.02 hrs HW=817.45" (Free Discharge)
3=Exfiltration (Exfiltration Controls 0.07 cfs)

Primary OutFlow Max=4.32 cfs @ 12.02 hrs HW=817.45" (Free Discharge)

1=Culvert (Barrel Controls 4.32 cfs @ 4.77 fps)
2=Emergency Spillway ( Controls 0.00 cfs)

Pond P1: Detention

Hydrograph
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General

45 Highway Detention Type Il 24-hr 2-Year Rainfall=3.50"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 7

Summary for Link 5L: PR1

Inflow Area = 2.713 ac, 41.58% Impervious, Inflow Depth > 1.38" for 2-Year event
Inflow = 7.05cfs@ 12.00 hrs, Volume= 0.312 af
Primary = 7.05cfs @ 12.00 hrs, Volume= 0.312 af, Atten=0%, Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 5L: PR1
Hydrograph

@ Inflow
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Flow (cfs)
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General

45 Highway Detention Type Il 24-hr 10-Year Rainfall=5.20"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 8

Summary for Subcatchment A1: Proposed to Detention

Runoff = 1049 cfs @ 11.95 hrs, Volume= 0.513 af, Depth> 3.86"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type Il 24-hr 10-Year Rainfall=5.20"

Area (sf) CN Description

29,330 74  >75% Grass cover, Good, HSG C
40,200 98 Paved parking, HSG C

69,530 88 Weighted Average

29,330 42.18% Pervious Area
40,200 57.82% Impervious Area
Tc Length  Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment A1: Proposed to Detention

Hydrograph
(
K ol Lot
o} Type Il 24-hr
/ 0-Year Rainfall=5.20"
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General

45 Highway Detention Type Il 24-hr 10-Year Rainfall=5.20"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 9

Summary for Subcatchment B1: Proposed Bypass

Runoff = 575cfs @ 11.96 hrs, Volume= 0.268 af, Depth> 2.88"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type Il 24-hr 10-Year Rainfall=5.20"

Area (sf) CN Description

39,719 74  >75% Grass cover, Good, HSG C
8,948 98 Paved parking, HSG C

48,667 78 Weighted Average

39,719 81.61% Pervious Area
8,948 18.39% Impervious Area
Tc Length  Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment B1: Proposed Bypass

Hydrograph
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General

45 Highway Detention Type Il 24-hr 10-Year Rainfall=5.20"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 10

Summary for Subcatchment EX1: Existing

Runoff = 1519 cfs @ 11.96 hrs, Volume= 0.715 af, Depth> 3.16"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type Il 24-hr 10-Year Rainfall=5.20"

Area (sf) CN Description
83,604 74  >75% Grass cover, Good, HSG C
20,918 96 Gravel surface, HSG C
13,675 98 Paved parking, HSG C

118,197 81 Weighted Average

104,522 88.43% Pervious Area
13,675 11.57% Impervious Area
Tc Length  Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment EX1: Existing

Hydrograph
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General

45 Highway Detention Type Il 24-hr 10-Year Rainfall=5.20"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 11

Summary for Pond P1: Detention

Inflow Area = 1.596 ac, 57.82% Impervious, Inflow Depth > 3.86" for 10-Year event
Inflow = 1049 cfs @ 11.95 hrs, Volume= 0.513 af

Outflow = 7.70 cfs @ 12.01 hrs, Volume= 0.440 af, Atten=27%, Lag= 3.7 min
Discarded = 0.09cfs @ 12.01 hrs, Volume= 0.065 af

Primary = 7.62cfs @ 12.01 hrs, Volume= 0.375 af

Routing by Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev=817.98' @ 12.01 hrs Surf.Area= 4,472 sf Storage= 5,755 cf

Plug-Flow detention time= 94.6 min calculated for 0.440 af (86% of inflow)
Center-of-Mass det. time= 29.5 min (821.4-791.9)

Volume Invert Avail.Storage Storage Description
#1 817.00' 16,484 cf Detention Basin (Prismatic) Listed below (Recalc)
#2 813.00' 4,506 cf Infiltration Trench (Prismatic) Listed below (Recalc)

11,265 cf Overall x 40.0% Voids
20,990 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sqg-ft) (cubic-feet) (cubic-feet)
817.00 358 0 0
818.00 2,254 1,306 1,306
819.00 3,392 2,823 4,129
820.00 4,605 3,999 8,128
821.00 5,887 5,246 13,374
821.50 6,553 3,110 16,484

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
813.00 2,253 0 0
814.00 2,253 2,253 2,253
815.00 2,253 2,253 4,506
816.00 2,253 2,253 6,759
817.00 2,253 2,253 9,012
818.00 2,253 2,253 11,265

Device Routing Invert Outlet Devices
#1  Primary 816.43' 18.0" Round Culvert

L=28.4' CPP, end-section conforming to fill, Ke= 0.500

Inlet / Outlet Invert= 816.43'/ 816.00' S=0.0151"/" Cc=0.900

n= 0.012 Corrugated PP, smooth interior, Flow Area= 1.77 sf
#2  Primary 820.25' 60.0'long x 12.0' breadth Emergency Spillway

Head (feet) 0.20 0.40 0.60 0.80 1.00 1.20 1.40 1.60

Coef. (English) 2.57 2.62 2.70 2.67 2.66 2.67 2.66 2.64
#3  Discarded 813.00" 0.827 in/hr Exfiltration over Surface area
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General

45 Highway Detention Type Il 24-hr 10-Year Rainfall=5.20"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 12

Discarded OutFlow Max=0.08 cfs @ 12.01 hrs HW=817.96' (Free Discharge)
T _3=Exfiltration (Exfiltration Controls 0.08 cfs)

Primary OutFlow Max=7.53 cfs @ 12.01 hrs HW=817.96"' (Free Discharge)

1=Culvert (Inlet Controls 7.53 cfs @ 4.26 fps)
2=Emergency Spillway ( Controls 0.00 cfs)

Pond P1: Detention

Hydrograph
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General

45 Highway Detention Type Il 24-hr 10-Year Rainfall=5.20"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 13

Summary for Link 5L: PR1

Inflow Area = 2.713 ac, 41.58% Impervious, Inflow Depth > 2.85" for 10-Year event
Inflow = 12.96 cfs @ 11.97 hrs, Volume= 0.644 af
Primary = 12.96 cfs @ 11.97 hrs, Volume= 0.644 af, Atten=0%, Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 5L: PR1

Hydrograph
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General

45 Highway Detention Type Il 24-hr 100-Year Rainfall=7.60"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 14

Summary for Subcatchment A1: Proposed to Detention

Runoff = 16.29 cfs @ 11.95 hrs, Volume= 0.821 af, Depth> 6.17"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type Il 24-hr 100-Year Rainfall=7.60"

Area (sf) CN Description

29,330 74  >75% Grass cover, Good, HSG C
40,200 98 Paved parking, HSG C

69,530 88 Weighted Average

29,330 42.18% Pervious Area
40,200 57.82% Impervious Area
Tc Length  Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment A1: Proposed to Detention
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General

45 Highway Detention Type Il 24-hr 100-Year Rainfall=7.60"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 15

Summary for Subcatchment B1: Proposed Bypass

Runoff = 9.81cfs@ 11.95 hrs, Volume= 0.467 af, Depth> 5.02"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type Il 24-hr 100-Year Rainfall=7.60"

Area (sf) CN Description

39,719 74  >75% Grass cover, Good, HSG C
8,948 98 Paved parking, HSG C

48,667 78 Weighted Average

39,719 81.61% Pervious Area
8,948 18.39% Impervious Area
Tc Length  Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment B1: Proposed Bypass

Hydrograph
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General

45 Highway Detention Type Il 24-hr 100-Year Rainfall=7.60"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 16

Summary for Subcatchment EX1: Existing

Runoff = 2512 cfs @ 11.95 hrs, Volume= 1.212 af, Depth> 5.36"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Type Il 24-hr 100-Year Rainfall=7.60"

Area (sf) CN Description
83,604 74  >75% Grass cover, Good, HSG C
20,918 96 Gravel surface, HSG C
13,675 98 Paved parking, HSG C

118,197 81 Weighted Average

104,522 88.43% Pervious Area
13,675 11.57% Impervious Area
Tc Length  Slope Velocity Capacity Description
(min)  (feet) (ft/ft)  (ft/sec) (cfs)
5.0 Direct Entry,

Subcatchment EX1: Existing

Hydrograph

261 [25.12.¢fs | - ol .

" Type Il 24-hr

2] 1 100-Year Rainfall=7.60"

2o Runoff Area=118,197 sf

D Runoff Volume=1.212 af
O Y. né.,. hsE 2@Y
i 14_5/ 111w -lJ LI J.JV
& 10 ¢=5.0 min

10_?/ N=81

CE | '

e

2

] 72
G 1 1 1 1 1 1 1

AL AU LELELLE LU LELLELE UL LN LR ""I""I""I/'"'I'/"'I'/"'I'/"'I'"'I""I""I'"'I""I""I""I""I
o 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24
Time (hours)

Page 192 of 222



General

45 Highway Detention Type Il 24-hr 100-Year Rainfall=7.60"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 17

Summary for Pond P1: Detention

Inflow Area = 1.596 ac, 57.82% Impervious, Inflow Depth > 6.17" for 100-Year event
Inflow = 16.29 cfs @ 11.95 hrs, Volume= 0.821 af

Outflow = 10.86 cfs @ 12.02 hrs, Volume= 0.748 af, Atten=33%, Lag= 4.3 min
Discarded = 0.10cfs @ 12.02 hrs, Volume= 0.072 af

Primary = 10.76 cfs @ 12.02 hrs, Volume= 0.676 af

Routing by Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 818.78' @ 12.02 hrs Surf.Area= 5,392 sf Storage= 7,910 cf

Plug-Flow detention time= 73.3 min calculated for 0.746 af (91% of inflow)
Center-of-Mass det. time= 26.8 min ( 805.8 - 779.0 )

Volume Invert Avail.Storage Storage Description
#1 817.00' 16,484 cf Detention Basin (Prismatic) Listed below (Recalc)
#2 813.00' 4,506 cf Infiltration Trench (Prismatic) Listed below (Recalc)

11,265 cf Overall x 40.0% Voids
20,990 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sqg-ft) (cubic-feet) (cubic-feet)
817.00 358 0 0
818.00 2,254 1,306 1,306
819.00 3,392 2,823 4,129
820.00 4,605 3,999 8,128
821.00 5,887 5,246 13,374
821.50 6,553 3,110 16,484

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
813.00 2,253 0 0
814.00 2,253 2,253 2,253
815.00 2,253 2,253 4,506
816.00 2,253 2,253 6,759
817.00 2,253 2,253 9,012
818.00 2,253 2,253 11,265

Device Routing Invert Outlet Devices
#1  Primary 816.43' 18.0" Round Culvert

L=28.4' CPP, end-section conforming to fill, Ke= 0.500

Inlet / Outlet Invert= 816.43'/ 816.00' S=0.0151"/" Cc=0.900

n= 0.012 Corrugated PP, smooth interior, Flow Area= 1.77 sf
#2  Primary 820.25' 60.0'long x 12.0' breadth Emergency Spillway

Head (feet) 0.20 0.40 0.60 0.80 1.00 1.20 1.40 1.60

Coef. (English) 2.57 2.62 2.70 2.67 2.66 2.67 2.66 2.64
#3  Discarded 813.00" 0.827 in/hr Exfiltration over Surface area
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45 Highway Detention Type Il 24-hr 100-Year Rainfall=7.60"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 18

Discarded OutFlow Max=0.10 cfs @ 12.02 hrs HW=818.74"' (Free Discharge)
T _3=Exfiltration (Exfiltration Controls 0.10 cfs)

Primary OutFlow Max=10.63 cfs @ 12.02 hrs HW=818.74' (Free Discharge)

1=Culvert (Inlet Controls 10.63 cfs @ 6.01 fps)
2=Emergency Spillway ( Controls 0.00 cfs)

Pond P1: Detention

Hydrograph
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General

45 Highway Detention Type Il 24-hr 100-Year Rainfall=7.60"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 19

Summary for Link 5L: PR1

Inflow Area = 2.713 ac, 41.58% Impervious, Inflow Depth > 5.06" for 100-Year event
Inflow = 19.75cfs @ 11.97 hrs, Volume= 1.143 af
Primary = 19.75 cfs @ 11.97 hrs, Volume= 1.143 af, Atten= 0%, Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs

Link 5L: PR1
Hydrograph
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Hydrograph Tables

45 Highway Detention Type Il 24-hr 2-Year Rainfall=3.50"
Prepared by {enter your company name here} Printed 7/9/2021
HydroCAD® 10.10-5a s/n 11890 © 2020 HydroCAD Software Solutions LLC Page 1

Hydrograph for Pond P1: Detention

Time Inflow Storage Elevation Outflow Discarded Primary
(hours) (cfs) (cubic-feet) (feet) (cfs) (cfs) (cfs)
0.00 0.00 0 813.00 0.00 0.00 0.00
0.50 0.00 0 813.00 0.00 0.00 0.00
1.00 0.00 0 813.00 0.00 0.00 0.00
1.50 0.00 0 813.00 0.00 0.00 0.00
2.00 0.00 0 813.00 0.00 0.00 0.00
2.50 0.00 0 813.00 0.00 0.00 0.00
3.00 0.00 0 813.00 0.00 0.00 0.00
3.50 0.00 0 813.00 0.00 0.00 0.00
4.00 0.00 0 813.00 0.00 0.00 0.00
4.50 0.00 0 813.00 0.00 0.00 0.00
5.00 0.00 0 813.00 0.00 0.00 0.00
5.50 0.00 0 813.00 0.00 0.00 0.00
6.00 0.00 0 813.00 0.00 0.00 0.00
6.50 0.01 4 813.00 0.00 0.00 0.00
7.00 0.01 11 813.01 0.01 0.01 0.00
7.50 0.02 19 813.02 0.01 0.01 0.00
8.00 0.02 29 813.03 0.02 0.02 0.00
8.50 0.03 42 813.05 0.02 0.02 0.00
9.00 0.05 62 813.07 0.03 0.03 0.00
9.50 0.06 85 813.09 0.04 0.04 0.00
10.00 0.08 129 813.14 0.04 0.04 0.00
10.50 0.12 228 813.25 0.04 0.04 0.00
11.00 0.19 421 813.47 0.04 0.04 0.00
11.50 0.35 814 813.90 0.04 0.04 0.00
12.00 5.45 4,376 817.46 4.43 0.07 4.36
12.50 0.51 3,382 816.75 0.59 0.04 0.54
13.00 0.32 3,304 816.67 0.34 0.04 0.30
13.50 0.24 3,270 816.63 0.26 0.04 0.22
14.00 0.19 3,243 816.60 0.20 0.04 0.16
14.50 0.17 3,229 816.58 0.17 0.04 0.13
15.00 0.15 3,221 816.57 0.16 0.04 0.1
15.50 0.14 3,212 816.56 0.14 0.04 0.10
16.00 0.12 3,198 816.55 0.13 0.04 0.08
16.50 0.1 3,188 816.54 0.1 0.04 0.07
17.00 0.10 3,182 816.53 0.1 0.04 0.06
17.50 0.10 3,176 816.52 0.10 0.04 0.06
18.00 0.09 3,171 816.52 0.10 0.04 0.05
18.50 0.09 3,166 816.51 0.09 0.04 0.05
19.00 0.08 3,160 816.51 0.08 0.04 0.04
19.50 0.07 3,155 816.50 0.08 0.04 0.03
20.00 0.07 3,150 816.49 0.07 0.04 0.03
20.50 0.07 3,146 816.49 0.07 0.04 0.02
21.00 0.06 3,145 816.49 0.06 0.04 0.02
21.50 0.06 3,144 816.49 0.06 0.04 0.02
22.00 0.06 3,143 816.49 0.06 0.04 0.02
22.50 0.06 3,142 816.49 0.06 0.04 0.02
23.00 0.06 3,141 816.48 0.06 0.04 0.02
23.50 0.06 3,139 816.48 0.06 0.04 0.02
24.00 0.06 3,136 816.48 0.06 0.04 0.02
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Hydrograph for Pond P1: Detention

Time Inflow Storage Elevation Outflow Discarded Primary
(hours) (cfs) (cubic-feet) (feet) (cfs) (cfs) (cfs)
0.00 0.00 0 813.00 0.00 0.00 0.00
0.50 0.00 0 813.00 0.00 0.00 0.00
1.00 0.00 0 813.00 0.00 0.00 0.00
1.50 0.00 0 813.00 0.00 0.00 0.00
2.00 0.00 0 813.00 0.00 0.00 0.00
2.50 0.00 0 813.00 0.00 0.00 0.00
3.00 0.00 0 813.00 0.00 0.00 0.00
3.50 0.00 0 813.00 0.00 0.00 0.00
4.00 0.00 0 813.00 0.00 0.00 0.00
4.50 0.00 0 813.00 0.00 0.00 0.00
5.00 0.01 7 813.01 0.00 0.00 0.00
5.50 0.02 18 813.02 0.01 0.01 0.00
6.00 0.03 32 813.04 0.02 0.02 0.00
6.50 0.04 47 813.05 0.03 0.03 0.00
7.00 0.05 63 813.07 0.04 0.04 0.00
7.50 0.06 81 813.09 0.04 0.04 0.00
8.00 0.07 113 813.13 0.04 0.04 0.00
8.50 0.09 173 813.19 0.04 0.04 0.00
9.00 0.12 281 813.31 0.04 0.04 0.00
9.50 0.13 432 813.48 0.04 0.04 0.00
10.00 0.18 628 813.70 0.04 0.04 0.00
10.50 0.25 929 814.03 0.04 0.04 0.00
11.00 0.37 1,401 814.55 0.04 0.04 0.00
11.50 0.67 2,231 815.48 0.04 0.04 0.00
12.00 8.90 5,734 817.97 7.67 0.09 7.58
12.50 0.81 3,464 816.84 0.92 0.04 0.88
13.00 0.50 3,368 816.74 0.54 0.04 0.49
13.50 0.38 3,324 816.69 0.40 0.04 0.36
14.00 0.30 3,295 816.66 0.32 0.04 0.27
14.50 0.27 3,276 816.64 0.27 0.04 0.23
15.00 0.24 3,263 816.62 0.25 0.04 0.20
15.50 0.21 3,251 816.61 0.22 0.04 0.18
16.00 0.19 3,238 816.59 0.19 0.04 0.15
16.50 0.17 3,230 816.58 0.18 0.04 0.13
17.00 0.16 3,225 816.58 0.17 0.04 0.12
17.50 0.15 3,221 816.57 0.16 0.04 0.1
18.00 0.14 3,216 816.57 0.15 0.04 0.10
18.50 0.13 3,209 816.56 0.14 0.04 0.10
19.00 0.12 3,200 816.55 0.13 0.04 0.09
19.50 0.1 3,192 816.54 0.12 0.04 0.08
20.00 0.10 3,183 816.53 0.1 0.04 0.07
20.50 0.10 3,178 816.53 0.10 0.04 0.06
21.00 0.10 3,176 816.52 0.10 0.04 0.06
21.50 0.10 3,174 816.52 0.10 0.04 0.06
22.00 0.10 3,172 816.52 0.10 0.04 0.05
22.50 0.09 3,171 816.52 0.09 0.04 0.05
23.00 0.09 3,169 816.52 0.09 0.04 0.05
23.50 0.09 3,167 816.51 0.09 0.04 0.05
24.00 0.09 3,166 816.51 0.09 0.04 0.05
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Hydrograph for Pond P1: Detention

Time Inflow Storage Elevation Outflow Discarded Primary
(hours) (cfs) (cubic-feet) (feet) (cfs) (cfs) (cfs)
0.00 0.00 0 813.00 0.00 0.00 0.00
0.50 0.00 0 813.00 0.00 0.00 0.00
1.00 0.00 0 813.00 0.00 0.00 0.00
1.50 0.00 0 813.00 0.00 0.00 0.00
2.00 0.00 0 813.00 0.00 0.00 0.00
2.50 0.00 0 813.00 0.00 0.00 0.00
3.00 0.00 0 813.00 0.00 0.00 0.00
3.50 0.01 3 813.00 0.00 0.00 0.00
4.00 0.02 17 813.02 0.01 0.01 0.00
4.50 0.03 36 813.04 0.02 0.02 0.00
5.00 0.05 58 813.06 0.03 0.03 0.00
5.50 0.06 83 813.09 0.04 0.04 0.00
6.00 0.08 128 813.14 0.04 0.04 0.00
6.50 0.09 202 813.22 0.04 0.04 0.00
7.00 0.1 304 813.34 0.04 0.04 0.00
7.50 0.12 436 813.48 0.04 0.04 0.00
8.00 0.14 598 813.66 0.04 0.04 0.00
8.50 0.18 809 813.90 0.04 0.04 0.00
9.00 0.23 1,106 814.23 0.04 0.04 0.00
9.50 0.26 1,473 814.63 0.04 0.04 0.00
10.00 0.33 1,911 815.12 0.04 0.04 0.00
10.50 0.45 2,523 815.80 0.04 0.04 0.00
11.00 0.65 3,328 816.69 0.41 0.04 0.37
11.50 1.12 3,494 816.88 1.06 0.04 1.01
12.00 13.711 7,810 818.75 10.75 0.10 10.65
12.50 1.23 3,569 816.96 1.44 0.04 1.39
13.00 0.76 3,438 816.82 0.81 0.04 0.76
13.50 0.58 3,386 816.76 0.60 0.04 0.56
14.00 0.46 3,348 816.72 0.48 0.04 0.43
14.50 0.40 3,326 816.69 0.41 0.04 0.37
15.00 0.36 3,313 816.68 0.37 0.04 0.33
15.50 0.32 3,299 816.66 0.33 0.04 0.28
16.00 0.28 3,284 816.64 0.29 0.04 0.25
16.50 0.26 3,272 816.63 0.26 0.04 0.22
17.00 0.25 3,265 816.62 0.25 0.04 0.21
17.50 0.23 3,258 816.61 0.23 0.04 0.19
18.00 0.22 3,251 816.61 0.22 0.04 0.18
18.50 0.20 3,244 816.60 0.21 0.04 0.16
19.00 0.19 3,237 816.59 0.19 0.04 0.15
19.50 0.17 3,230 816.58 0.18 0.04 0.13
20.00 0.16 3,223 816.58 0.16 0.04 0.12
20.50 0.15 3,219 816.57 0.15 0.04 0.1
21.00 0.15 3,218 816.57 0.15 0.04 0.1
21.50 0.15 3,216 816.57 0.15 0.04 0.10
22.00 0.14 3,214 816.57 0.14 0.04 0.10
22.50 0.14 3,211 816.56 0.14 0.04 0.10
23.00 0.14 3,209 816.56 0.14 0.04 0.10
23.50 0.13 3,206 816.56 0.14 0.04 0.09
24.00 0.13 3,204 816.55 0.13 0.04 0.09
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45 Highway Detention Type Il 24-hr 100-Year BTB Rainfall=7.60" x 2
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Summary for Pond P1: Detention

Inflow Area = 1.596 ac, 57.82% Impervious, Inflow Depth > 6.17" for 100-Year BTB event
Inflow = 16.29 cfs @ 11.95 hrs, Volume= 0.821 af

Outflow = 17.50 cfs @ 12.00 hrs, Volume= 0.504 af, Atten= 0%, Lag= 3.2 min
Discarded = 0.14 cfs @ 12.01 hrs, Volume= 0.167 af

Primary = 17.36 cfs @ 12.00 hrs, Volume= 0.337 af

Routing by Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.05 hrs
Peak Elev= 820.48' @ 12.01 hrs Surf.Area= 7,478 sf Storage= 15,009 cf

Plug-Flow detention time= 174.4 min calculated for 0.504 af (61% of inflow)
Center-of-Mass det. time= 71.1 min ( 850.1 - 779.0 )

Volume Invert Avail.Storage Storage Description
#1 817.00' 16,484 cf Detention Basin (Prismatic) Listed below (Recalc)
#2 813.00' 4,506 cf Infiltration Trench (Prismatic) Listed below (Recalc)

11,265 cf Overall x 40.0% Voids
20,990 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sqg-ft) (cubic-feet) (cubic-feet)
817.00 358 0 0
818.00 2,254 1,306 1,306
819.00 3,392 2,823 4,129
820.00 4,605 3,999 8,128
821.00 5,887 5,246 13,374
821.50 6,553 3,110 16,484
Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)
813.00 2,253 0 0
814.00 2,253 2,253 2,253
815.00 2,253 2,253 4,506
816.00 2,253 2,253 6,759
817.00 2,253 2,253 9,012
818.00 2,253 2,253 11,265
Device Routing Invert Outlet Devices
#1  Primary 816.43' 18.0" Round Culvert X 0.00

L=28.4' CPP, end-section conforming to fill, Ke= 0.500

Inlet / Outlet Invert= 816.43'/ 816.00' S=0.0151"/" Cc=0.900

n= 0.012 Corrugated PP, smooth interior, Flow Area= 1.77 sf
#2  Primary 820.25' 60.0'long x 12.0' breadth Emergency Spillway

Head (feet) 0.20 0.40 0.60 0.80 1.00 1.20 1.40 1.60

Coef. (English) 2.57 2.62 2.70 2.67 2.66 2.67 2.66 2.64
#3  Discarded 813.00" 0.827 in/hr Exfiltration over Surface area
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Discarded OutFlow Max=0.14 cfs @ 12.01 hrs HW=820.47" (Free Discharge)
T _3=Exfiltration (Exfiltration Controls 0.14 cfs)

Primary OutFlow Max=16.27 cfs @ 12.00 hrs HW=820.47' (Free Discharge)
1=Culvert ( Controls 0.00 cfs)
2=Emergency Spillway (Weir Controls 16.27 cfs @ 1.22 fps)

Pond P1: Detention
Hydrograph

g H Inflow
g [ Outflow

17.50 cfs = [l Discarded
6' “"V 21l O Primary

\
\
o
-
>
3
—
3]
(o)

\\\\
AN

>

N

AN

AN

.y . _ |

Vi Vv
Q
m

._
e
~

1
"y
N

=

&

Q

7]

-~
O
1
®
|
-
J1
-]
=)
© -
L1

AR
AN
N

N\
-

Flow (cfs)
)
AN
AN

O =2 NWHOO N ©
AN
AN
AN
N\

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24
Time (hours)

Page 200 of 222



USDA

United States
Department of
Agriculture

NRCS

Natural
Resources
Conservation
Service

i RS
_..r-..-Hw_Hi.g h'_n'ray'.n'?ﬁ ”

A product of the National
Cooperative Soil Survey,
a joint effort of the United
States Department of
Agriculture and other
Federal agencies, State
agencies including the
Agricultural Experiment
Stations, and local
participants

Custom Soil Resource

Report for

Platte County,

Missouri

April 14, 2021
Page 201 of 222



Preface

Soil surveys contain information that affects land use planning in survey areas.
They highlight soil limitations that affect various land uses and provide information
about the properties of the soils in the survey areas. Soil surveys are designed for
many different users, including farmers, ranchers, foresters, agronomists, urban
planners, community officials, engineers, developers, builders, and home buyers.
Also, conservationists, teachers, students, and specialists in recreation, waste
disposal, and pollution control can use the surveys to help them understand,
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil
properties that are used in making various land use or land treatment decisions.
The information is intended to help the land users identify and reduce the effects of
soil limitations on various land uses. The landowner or user is responsible for
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering
applications. For more detailed information, contact your local USDA Service Center
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as
septic tank absorption fields. A high water table makes a soil poorly suited to
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States
Department of Agriculture and other Federal agencies, State agencies including the
Agricultural Experiment Stations, and local agencies. The Natural Resources
Conservation Service (NRCS) has leadership for the Federal part of the National
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its
programs and activities on the basis of race, color, national origin, age, disability,
and where applicable, sex, marital status, familial status, parental status, religion,
sexual orientation, genetic information, political beliefs, reprisal, or because all or a
part of an individual's income is derived from any public assistance program. (Not
all prohibited bases apply to all programs.) Persons with disabilities who require
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alternative means for communication of program information (Braille, large print,
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity
provider and employer.
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Soil Information for All Uses

Soil Properties and Qualities

The Soil Properties and Qualities section includes various soil properties and
qualities displayed as thematic maps with a summary table for the soil map units in
the selected area of interest. A single value or rating for each map unit is generated
by aggregating the interpretive ratings of individual map unit components. This
aggregation process is defined for each property or quality.

Soil Physical Properties

Soil Physical Properties are measured or inferred from direct observations in the
field or laboratory. Examples of soil physical properties include percent clay, organic
matter, saturated hydraulic conductivity, available water capacity, and bulk density.

Saturated Hydraulic Conductivity (Ksat), Standard
Classes

Saturated hydraulic conductivity (Ksat) refers to the ease with which pores in a
saturated soil transmit water. The estimates are expressed in terms of micrometers
per second. They are based on soil characteristics observed in the field, particularly
structure, porosity, and texture. Saturated hydraulic conductivity is considered in the
design of soil drainage systems and septic tank absorption fields.

For each soil layer, this attribute is actually recorded as three separate values in the
database. A low value and a high value indicate the range of this attribute for the
soil component. A "representative" value indicates the expected value of this
attribute for the component. For this soil property, only the representative value is
used.

The numeric Ksat values have been grouped according to standard Ksat class
limits. The classes are:

Very low: 0.00 to 0.01

Low: 0.01 to 0.1
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Moderately low: 0.1 to 1.0
Moderately high: 1 to 10
High: 10 to 100

Very high: 100 to 705
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Custom Soil Resource Report
Map—Saturated Hydraulic Conductivity (Ksat), Standard Classes

39° 12'37"N A m 39° 12'37"N

Statg_Hwy745

SollfMaplinayfncbelallidiatdthiisEscalle®

39° 12'29"N . 39° 12'29"N
352840 352870 352900

Map Scale: 1:1,650 if printed on A landscape (11" x 8.5") sheet.
Meters
0 20 40 80 120

Feet
0 50 100 200 300
Map projection: Web Mercator Comer coordinates: WGS84 Edge tics: UTM Zone 15N WGS84
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MAP LEGEND

Area of Interest (AOIl)

Soils

Area of Interest (AOI)

Soil Rating Polygons

DEO0dCog

Very Low (0.0 - 0.01)
Low (0.01 - 0.1)
Moderately Low (0.1 - 1)
Moderately High (1 - 10)
High (10 - 100)

Very High (100 - 705)

Not rated or not available

Soil Rating Lines

\

-

L

L
L

L

Very Low (0.0 - 0.01)
Low (0.01-0.1)
Moderately Low (0.1 - 1)
Moderately High (1 - 10)
High (10 - 100)

Very High (100 - 705)

Not rated or not available

Soil Rating Points

B OODODO

Very Low (0.0 - 0.01)
Low (0.01-0.1)
Moderately Low (0.1 - 1)
Moderately High (1 - 10)
High (10 - 100)

Very High (100 - 705)

O Not rated or not available

Water Features
Streams and Canals

Transportation

4 Rails
— Interstate Highways
US Routes
Major Roads
Local Roads
Background

Aerial Photography

MAP INFORMATION

The soil surveys that comprise your AOI were mapped at
1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil
line placement. The maps do not show the small areas of
contrasting soils that could have been shown at a more detailed
scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL:
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as
of the version date(s) listed below.

Soil Survey Area:
Survey Area Data:

Platte County, Missouri
Version 21, May 29, 2020

Soil map units are labeled (as space allows) for map scales
1:50,000 or larger.

Date(s) aerial images were photographed:
25,2019

Jul 17, 2019—Sep

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident.

Page 208 of 222



Custom Soil Resource Report

Table—Saturated Hydraulic Conductivity (Ksat), Standard

Classes
Map unit symbol Map unit name Rating (micrometers Acres in AOI Percent of AOI
per second)

10067 Knox-Urban land 5.8345 3.0 53.9%
complex, 9 to 14
percent slopes

13625 Kennebec silt loam, 1to | 9.0000 2.6 46.1%
4 percent slopes,
frequently flooded

Totals for Area of Interest 5.6 100.0%

Rating Options—Saturated Hydraulic Conductivity (Ksat),
Standard Classes

Units of Measure: micrometers per second

Aggregation Method: Dominant Component

Component Percent Cutoff: None Specified

Tie-break Rule: Fastest

Interpret Nulls as Zero: No

Layer Options (Horizon Aggregation Method): All Layers (Weighted Average)

Soil Qualities and Features

Soil qualities are behavior and performance attributes that are not directly
measured, but are inferred from observations of dynamic conditions and from soil
properties. Example soil qualities include natural drainage, and frost action. Soil
features are attributes that are not directly part of the soil. Example soil features
include slope and depth to restrictive layer. These features can greatly impact the
use and management of the soil.

Hydrologic Soil Group

Hydrologic soil groups are based on estimates of runoff potential. Soils are

assigned to one of four groups according to the rate of water infiltration when the
soils are not protected by vegetation, are thoroughly wet, and receive precipitation
from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:
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Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly
wet. These consist mainly of deep, well drained to excessively drained sands or
gravelly sands. These soils have a high rate of water transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These
consist chiefly of moderately deep or deep, moderately well drained or well drained
soils that have moderately fine texture to moderately coarse texture. These soils
have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist
chiefly of soils having a layer that impedes the downward movement of water or
soils of moderately fine texture or fine texture. These soils have a slow rate of water
transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when
thoroughly wet. These consist chiefly of clays that have a high shrink-swell

potential, soils that have a high water table, soils that have a claypan or clay layer at
or near the surface, and soils that are shallow over nearly impervious material.
These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is
for drained areas and the second is for undrained areas. Only the soils that in their
natural condition are in group D are assigned to dual classes.

10
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Custom Soil Resource Report
Map—Hydrologic Soil Group
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Custom Soil Resource Report

MAP INFORMATION

The soil surveys that comprise your AOI were mapped at
1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil
line placement. The maps do not show the small areas of
contrasting soils that could have been shown at a more detailed
scale.
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o Not rated or not available

Soil Rating Points
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Please rely on the bar scale on each map sheet for map
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL:
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as
of the version date(s) listed below.

Soil Survey Area:
Survey Area Data:

Platte County, Missouri
Version 21, May 29, 2020

Soil map units are labeled (as space allows) for map scales
1:50,000 or larger.

Date(s) aerial images were photographed:
25,2019

Jul 17, 2019—Sep

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident.
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Table—Hydrologic Soil Group

Custom Soil Resource Report

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

10067 Knox-Urban land 3.0 53.9%
complex, 9 to 14
percent slopes

13625 Kennebec silt loam, 1 to 2.6 46.1%
4 percent slopes,
frequently flooded

Totals for Area of Interest 5.6 100.0%

Rating Options—Hydrologic Soil Group

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified
Tie-break Rule: Higher

13
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CITY OF PARKVILLE = 8880 Clark Avenue = Parkville, MO 64152 = (816) 741-7676 = FAX (816) 741-0013

Wednesday, July 21, 2021

Dale W. Brouk

J3-Pandi LLC

6325 Lewis St., Suite 116
Parkville, MO 64152

RE: City of Parkville staff review comments — VFW At The National (prepared by Atlas
Land Consulting, LLC; dated July 9, 2021)

Dear Dale,

The following is a compilation of all Parkville staff review comments received to-date regarding
the Application for Major Site Plan for VFW At The National, a community center along the
southwest quadrant of the intersection of Missouri Hwy 45 and S National Dr. in Parkville, MO
64152. Review comments are provided by myself (Community Development Director), Brad
Stanton (Planner), Ed Gault (Building Official), Alysen Abel (Public Works Director), 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 4:00 p.m. of Friday, July 30, 2021. Thank you.

General Comments

1. Landscape Plan Sheet — Please include a landscape plan sheet in conformance with
Section 407.020, showing the location and site element type (e.g., street trees,
foundation planting, parking lot planting, buffers, etc.) of required landscape vegetation.

2. Photometric Plan Sheet — Please include a lighting plan sheet, in conformance with
Section 407.040, showing the location, dimensions/specifications (e.g., mounting
height), shielding standards/type and photometric general footprint and impact of lighting
throughout the development and on any adjacent properties. See images below as
examples.
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Cover Sheet (C-001)
3. Title — Please change “Development Plan” to “Major Site Plan”
4. Utility Contacts — Please change “Parkville City Hall” to “City of Parkville”
5. Development Summary Table — The existing and proposed zoning is listed as
‘RESIDENTIAL”. Please revise to “B-4-P” Planned Business District.
6. Section Map — Please also include a small section map showing the section, township
and range of the development. See below for an example:

SITE-

VICINITY MAP
SEC 18.51.34

Overall Dimension Plan (C-100)

7. Total Area — Please label the area (in acres and sq. ft.) of the subject property area, as
well as the total sq. ft. of the proposed 2-story building.

8. Existing Zoning — Please label the existing “B-4-P” Planned Business District zoning.

9. Street Names — Please identify and label Missouri Hwy 45.

10. Adjacent Property Owners — Please label all property owners for adjacent property
parcels.

11. Adjacent Property Addresses — Please include the property addresses of adjacent
property owners, as well as Platte County parcel ID numbers.

12. Adjacent Property Area — Please include the total acreage of all adjacent property
parcels.

13. Monument Sign — Please modify the location of the proposed monument sign. Parkville
Municipal Code, Section 409.040 Sign Allowances requires all monument signs in a “B-
4-P” district have a 10 ft. minimum setback from all right-of-way and property lines, with
a maximum height of 7 ft., and maximum size of 32 sq. ft. (an additional 8 sq. ft. for each
additional 5 ft. setback is allowed up at a maximum size of 64 sq. ft.).

14. Pedestrian Access — Please include a pedestrian path/sidewalk from the Southern
Platte Pass trail running along the south side of Missouri Hwy 45. This path/sidewalk can
run alongside the access drive and along the north side of the parking lot. If no
pedestrian access is feasible, then the applicant needs to explain their rationale before
the Planning and Zoning Commission.

15. Bicycle Parking — All non-residential uses within 1,000 ft. of a designated bicycle route
or trail — including the Southern Platte Pass Trail running alongside the south side of
Missouri Hwy 45 — shall provide bicycle parking spaces according to Table 408-7:
Bicycle Parking. This equates to 5% of the required vehicle spaces, or 4 bicycle parking
spaces. This can be in the form of a bicycle rack placed near the entrance of the building
in order to meet this requirement.

16. Trash Enclosures — Per Section 407.030 Buffers, Screens and Fencing, high impact
site elements such as trash enclosures shall be constructed of a durable material
designed to withstand regular use by heavy equipment, including masonry, steel, and
hard wood; and be screen using a Type 1 buffer:

M:|Community Development|REVIEWS - CITY - CO- KCMO APPS|\PZ21'S CASES|2021-23 - VFW Community Center - Major Site Plan|Rvw Page 3 Of 5
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a. Atleast5 ft. wide.
b. 1 evergreen per 8 linear feet or 1 shrub per 5 linear feet.
c. OR afence or ornamental wall that provides a solid screen between 6 ft. and 8 ft.
with a lessor combination of plant material to soften the wall or fence.
That said, please detail the fence type/material of wall for the proposed trash enclosure.

Firetruck Turn Exhibit (C-101)
17. No comments

Overall Utility Plan (C-200)

18. Fire Hydrant Locations — Please coordinate with Dean Cull, Fire Marshall with
Southern Platte Fire Protection District (SPFPD), regarding the location of
existing/proposed fire hydrants, fire lines, and Knox® box, as shown on the sheet. If
modifications to these locations need to be made, please revise on the sheet.

19. Stormwater Management Analysis — Staff received a copy of the stormwater
management analysis/study titled “Storm Report for VFW at the National (prepared by
Atlas Land Consulting, LLC; dated July 9, 2021), which contains an assessment
outlining the stormwater management needs for the site, detailing the proposed
stormwater management infrastructure and rationale for why it's being used. Because
the Public Works Department has not had adequate time to review the study in full
detail, a condition of approval will be the City’s review and approval of the study’s
methodology and stormwater best management practices (BMP).

20. Street Names — Please identify and label MO-45 Highway.

Storm Plan & Profile (C-201)
21. See comment #19 above.

Grading Plan (C-300)
22. Street Names — Please identify and label Missouri Hwy 45.
23. Retaining Wall — Please note that any retaining walls greater than 48 in. in height will
require an Application for Building Permit be submitted to the Community Development
Department, as well as a structural engineer’s report for said retaining wall(s).

Sheet Al (Floor Plans)
24. No comments.

Sheet A2 (Section and Elevation Plans)
25. Color Renderings — If available, please include a color rendering of what the proposed
elevations/facades would look like. See below for an example.
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Site Cross Section Profile
26. No comments.

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 4:00 p.m. of
Friday, July 30, 2021. 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, CPM, CFM
Community Development Director

CC: Alysen Abel, Public Works Director
Brad Stanton, Planner
Ed Gault, Building Official
Dean Cull, Fire Marshall (Southern Platte Fire Protection District)
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ALC

ATLAS LAND CONSULTING
SURVEYING | ENGINEERING | DRONE | CAD
913-702-5073
606 Jefferson Hills Court, Lawrence, Kansas 66044

Comment Response Letter
To: City of Parkville
Address: 8880 Clark Avenue

Parkville, MO 64152

Phone: 816-741-7676

Email: slachky@parkvillemo.gov
Date: July 30, 2021

Project: VFW At The National

General Comments

From Stephen Lachky

1) Landscape Plan Sheet — Please include a landscape plan sheet in conformance
with section 407.020, showing the location and site element type (e.g., street trees,
foundation planting, parking lot planting, buffers, etc.) of required landscape
vegetation.

Acknowledged

2) Photometric Plan Sheet — Please include a lighting plan sheet, in conformance
with Section 407.040, showing the location, dimensions/specifications (e.g.,
mounting height), shielding standards/type and photometric general footprint and
impact of lighting throughout the development and on any adjacent properties. See
images below as examples.

Acknowledged

Cover Sheet (C-001)

1) Title — Please change “Development Plan” to “Major Site Plan”

Changed as indicated.
2300 Hutton St. Suite 108 Kansas City, KS. 66109
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2) Utility Contacts — Please change “Parkville City Hall” to “City of Parkville”
Changed as indicated.

3) Development Summary Table — The existing and proposed zoning is listed as
“RESIDENTIAL”. Please revise to “B-4-P” Planned Business District.

Revised as indicated

4) Section Map — Please also include a small section map showing the section,
township and range of the development. See below for an example:

Added as indicated.

Overall Dimension Plan (C-100)

1) Total Area — Please label the area (in acres and sq. ft.) of the subject property area,
as well as the total sq. ft. of the proposed 2-story building.

Added as indicated

2) Existing Zoning — Please label the existing “B-4-P” Planned Business District
zoning.

Revised as indicated
3) Street Names — Please identify and label Missouri Hwy 45.
Added as indicated

4) Adjacent Property Owners — Please label all property owners for adjacent
property parcels.

Added as indicated

5) Adjacent Property Addresses — Please include the property addresses of adjacent
property owners, as well as Platte County parcel ID numbers.

Added as indicated

6) Adjacent Property Area — Please include the total acreage of all adjacent property
parcels.

Added as indicated

7) Monument Sign — Please modify the location of the proposed monument sign.
Parkville Municipal Code, Section 409.040 Sign Allowances requires all monument
signs in a “B-4-P” district have a 10 ft. minimum setback from all right-of-way and
property lines, with a maximum height of 7 ft., and maximum size of 32 sq. ft. (an
additional 8 sq. ft. for each additional 5 ft. setback is allowed up at a maximum size
of 64 sq. ft.).

2300 Hutton St. Suite 108 Kansas City, KS. 66109
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Moved to meet required setback.

8) Pedestrian Access — Please include a pedestrian path/sidewalk from the Southern
Platte Pass trail running along the south side of Missouri Hwy 45. This
path/sidewalk can run alongside the access drive and along the north side of the
parking lot. If no pedestrian access is feasible, then the applicant needs to explain
their rationale before the Planning and Zoning Commission.

Due to the steep grading along the north side of the property between the existing Southern
Platte Pass trail and the entrance to the proposed building, it would be infeasible to
construct a pedestrian access path. Thus, we are requesting a variance from this
requirement.

9) Bicycle Parking — All non-residential uses within 1,000 ft. of a designated bicycle
route or trail — including the Southern Platte Pass Trail running alongside the south
side of Missouri Hwy 45 — shall provide bicycle parking spaces according to Table
408-7: Bicycle Parking. This equates to 5% of the required vehicle spaces, or 4
bicycle parking spaces. This can be in the form of a bicycle rack placed near the
entrance of the building in order to meet this requirement.

Added as indicated

10) Trash Enclosures — Per Section 407.030 Buffers, Screens and Fencing, high
impact site elements such as trash enclosures shall be constructed of a durable
material designed to withstand regular use by heavy equipment, including masonry,
steel, and hard wood; and be screen using a Type 1 buffer:

a. Atleast5 ft. wide.
b. 1 evergreen per 8 linear feet or 1 shrub per 5 linear feet.

c. OR a fence or ornamental wall that provides a solid screen between 6 ft. and
8 ft. with a lessor combination of plant material to soften the wall or fence.
That said, please detail the fence type/material of wall for the proposed trash
enclosure.

Acknowledged.

Overall Utility Plan (C-200)

1) Fire Hydrant Locations — Please coordinate with Dean Cull, Fire Marshall with
Southern Platte Fire Protection District (SPFPD), regarding the location of
existing/proposed fire hydrants, fire lines, and Knox® box, as shown on the sheet.
If modifications to these locations need to be made, please revise on the sheet.

Acknowledged.

2) Stormwater Management Analysis — Staff received a copy of the stormwater
management analysis/study titled “Storm Report for VFW at the National (prepared

2300 Hutton St. Suite 108 Kansas City, KS. 66109
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by Atlas Land Consulting, LLC; dated July 9, 2021), which contains an assessment
outlining the stormwater management needs for the site, detailing the proposed
stormwater management infrastructure and rationale for why it’s being used.
Because the Public Works Department has not had adequate time to review the
study in full detail, a condition of approval will be the City’s review and approval
of the study’s methodology and stormwater best management practices (BMP).

Acknowledged.
3) Street Names — Please identify and label MO-45 Highway.
Added as indicated.

Grading Plan (C-300)

1) Street Names — Please identify and label Missouri Hwy 45.

Added as indicated

2) Retaining Wall — Please note that any retaining walls greater than 48 in. in height
will require an Application for Building Permit be submitted to the Community
Development Department, as well as a structural engineer’s report for said retaining
wall(s).

Acknowledged.

2300 Hutton St. Suite 108 Kansas City, KS. 66109
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