
PLANNING & ZONING COMMISSION
Regular Meeting Agenda

CITY OF PARKVILLE, MISSOURI
Tuesday, May 10, 2022  5:30 PM

City Hall Board Room

The Planning & Zoning Commission will be meeting in person as well as via telephone or video 
conference. Members of the public interested in this meeting are encouraged to join the Zoom via 

https://us02web.zoom.us/j/87091592655?pwd=SHIwVmY5Z0RNbVRQSWE5eFVmSDUyUT09..

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.

Posted Date & Time:  May 9, 2022  10:00 a.m. By:  BS

  

1. Call to Order
  

2. Roll Call
  

3. General Business
 A. Approval of the May 10, 2022 regular meeting agenda.
 B. Approve the minutes for the February 8, 2022 regular meeting.
  

4. Unfinished Business
  

5. Public Hearing

 

A. Application for a Conditional Use Permit (CUP) to allow a Lodging – Short-Term 
Rental use at 804 Main St. in Parkville, MO, in the “R-4” Mixed-Density Residential 
District on parcel no. 20-7.0-35-100-016-001.000 (0.27 acres, more or less), generally 
located near the northwest corner of the intersection of N Main St. and W 8th St.

 

B. Application for a Conditional Use Permit (CUP) to allow a Lodging – Short-Term 
Rental use at 11 W 5th St. in Parkville, MO, in the “R-4” Mixed-Density Residential 
District on parcel no. 20-7.0-35-100-029-004.000 (0.10 acres, more or less), generally 
located along W 5th St. west of N Main St.

 

C. Application for a Conditional Use Permit (CUP) to allow a Lodging – Short-Term 
Rental use at 500 East St. in Parkville, MO, in the “R-4” Mixed-Density Residential 
District on parcel no. 20-7.0-35-100-026-003.000 (0.15 acres, more or less), generally 
located at the northwest corner of the intersection of Missouri Hwy 9 and E 5th St.

 
D. Application for Zoning Map Amendment for Taylor Animal Hospital, a planned expansion 

to an existing animal clinic on 0.46 acres, more or less, generally located west of Highway 
9 and 250’ south of Highway 45.

Page 1 of 134



Posted Date & Time:  May 9, 2022  10:00 a.m. By:  BS

  

6. Regular Business

 
A. Application for Major Site Plan for Taylor Animal Hospital, a planned expansion to an 

existing animal clinic on 0.46 acres, more or less, generally located west of Highway 9 and 
250’ south of Highway 45.

 
B. Application for Final Development Plan for Whataburger, a drive-through restaurant on Lot 

2 of APEX Plaza, generally located at the northwest corner of 45 Hwy and Melody Ln in 
Parkville, MO 64152.

  

7. Other Business

 

A. Upcoming meetings & dates of importance:

 Board of Aldermen Meetings: Tuesday, May 17 and June 7, 2022 at 7:00 p.m.
 P&Z Commission - Communities for All Ages Workshop: Tuesday, May 24, 2022 

at 5:30 p.m. via Zoom
 Planning & Zoning Commission Regular Meeting: Tuesday, June 14, 2022 at 5:30 

p.m.

  

8. Adjournment
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Minutes of the  
Planning & Zoning Commission Regular Meeting  

City of Parkville, Missouri 
Tuesday, February 8, 2022  5:30 PM

City Hall Board Room

In light of the COVID-19 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: 857 6489 
6146, Password: 692667 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
  Vice-Chair Wright called the meeting to order at 05:30 PM.
  

2. Roll Call

 

 Commissioners Present: 
Barbara Wassmer
R. Douglas Krtek
Walt Lane
Allyson Berberich
Kathy Leibrand
Michael Wright

Absent:
Dean Katerndahl
Michael Lee
John Delich

A quorum of the Commission was present.

Staff Present:
Stephen Lachky, Community Development Director
Brad Stanton, Planner
Alysen Abel, Public Works Director

  

3. General Business
  
 A. Approval of the February 8, 2022, regular meeting agenda.
  ACTION: Barbara Wassmer moved to approve the agenda,  Allyson Berberich 

Page 3 of 134



Minutes of the  Planning & Zoning Commission Regular Meeting
Page 2 of 4

seconded. Motion Passed: 6-0.

AYES: Michael Wright, Barbara Wassmer, R. Douglas Krtek, Walt Lane, Allyson 
Berberich, Kathy Leibrand 

NOES: None
ABSTAIN: None

 B. Approve the minutes for the January 11, 2022, regular meeting

 

 ACTION: R. Douglas Krtek moved to approve the minutes,  Allyson Berberich 
seconded. Motion Passed: 6-0.

AYES: Michael Wright, Barbara Wassmer, R. Douglas Krtek, Walt Lane, Allyson 
Berberich, Kathy Leibrand 

NOES: None
ABSTAIN: None

  

4. Unfinished Business
  
  

5. Public Hearing
  
  

6. Regular Business
  

 
A. Application for Major Site Plan for Dairy Queen, a drive-through restaurant generally 

located south of Highway 45 and approx. 250 feet west of Highway 9 in Parkville, MO 
64152.

 

 STAFF ANALYSIS & SUMMARY
Brad Stanton, Planner, presented the project. He stated the application is for a major site 
plan for Dairy Queen just west of the intersection of 45 and 9 Highways. The applicant is 
proposing to demolish the existing automotive service building on the site and construct a 
new 2,407 square foot drive-through restaurant building. Staff noted that the required street 
trees could not be located along 45 Highway but were instead located throughout the site.
QUESTIONS & CLARIFICATIONS
Commissioner Wassmer inquired about the soil studies for the project. Mr. Stanton 
responded that soil studies are a common aspect of stormwater management plans that are 
required for major site plans. Vice-Chair Wright asked about the existing parking lot and 
ownership to the south of the project. Mr. Stanton responded that the Parkville Commons 
owns the parking lot and control the site. Vice-Chair Wright asked about the curb cut on 45 
Highway. Mr. Stanton responded that the existing curb cut could not be modified due to 
MoDOT regulations. Commissioner Krtek inquired about the signage for the site. The 
applicant stated that signage was not being requested at this time, Dairy Queen corporate 
will come later with a sign company and a comprehensive sign package. The applicant 
stated they would be asking for a monument sign. Stephen Lachky, Community 
Development Director, added that the Valvoline to the west was a good example of a more 
recently approved, allowable monument sign.
MOTION
ACTION: R. Douglas Krtek moved to approve, Barbara Wassmer seconded. Motion 
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Passed: 6-0.

AYES: Michael Wright, Barbara Wassmer, R. Douglas Krtek, Walt Lane, Allyson 
Berberich, Kathy Leibrand 

NOES: None
ABSTAIN: None

 B. Application for Major Site Plan for Attic Storage, a self-storage facility generally located 
south of Highway 45 and approx. 1,000 feet west of Interstate 435 in Parkville, MO 64152.

 

 STAFF ANALYSIS & SUMMARY
Mr. Stanton presented the project. The application is for a major site plan for Attic Storage 
to construct a self-storage facility on 3.48 acres at the southwest corner of the intersection 
of I-435 and 45 Highway. Two two-story buildings are proposed: 63,000 and 38,000 square 
feet, respectively. A parking requirement was not provided in the development code, 
therefore staff and the applicant looked at similar uses throughout the KC Metro to come to 
an agreement on parking requirements. 
QUESTIONS & CLARIFICATIONS
Vice-Chair Wright asked about the access drive to the property to the east. Mr. Stanton 
responded that it was an access road to the existing sewer facility that was planned to be 
preserved and incorporated into this site plan. Vice-Chair Wright expressed concerns about 
the layout from a safety perspective. He noted that the 24' drive aisle could become 
congested with parked cars. Staff and the applicant responded that these drive aisle widths 
are typical of these self-storage uses and that traffic to this site is low. 

MOTION
ACTION: Barbara Wassmer moved to approve with one additional condition,  Kathy 

Leibrand seconded. Motion Passed: 6-0.
AYES: Michael Wright, Barbara Wassmer, R. Douglas Krtek, Walt Lane, Allyson 

Berberich, Kathy Leibrand 
NOES: None
ABSTAIN: None

Additional Condition of Detention Maintenance
  

7. Other Business

 

 Director Lachky informed the Commission on the Community For All Ages program. He 
stated that Parkville is currently at the Bronze level and looking to attain Silver 
certification. Director Lachky noted that the Planning & Zoning Commission would be 
holding hearings regarding age friendliness.

Director Lachky informed the Commission on the Bell Road Corridor Study. He stated that 
the City was partnering with UMKC to develop a plan for the Bell Road Corridor. The 
UMKC students will be presenting a workshop to the Board of Aldermen joint with the 
Planning & Zoning Commission on March 15.

Commissioner Krtek inquired on whether Hinkle Hardscapes had moved forward. Director 
Lachky stated he would find more information.

 A. Upcoming meetings & dates of importance:
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 Board of Aldermen Meetings: Tuesday, February 15 and March 1, 2022 at 7:00 
p.m.

 Board of Zoning Adjustments Meeting: Tuesday, February 22 at 5:30 p.m.
 Planning & Zoning Commission Regular Meeting: Tuesday, March 8 at 5:30 p.m.

  
  

8. Adjournment

 

 Vice-Chair Wright called further discussion. Seeing none, he called for a motion to 
adjourn. 
 
ACTION: R. Douglas Krtek moved to adjourn,  Barbara Wassmer seconded. Motion 

Passed: 6-0.

AYES: Michael Wright, Barbara Wassmer, 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
May 10, 2022

Staff Analysis
Agenda Item: 5.A

Proposal: An application for a Conditional Use Permit (CUP) to allow a Lodging – 
Short-Term Rental use at 804 Main St. in Parkville, MO, in the “R-4” 
Mixed-Density Residential District on parcel no. 20-7.0-35-100-016-
001.000 (0.27 acres, more or less), generally located near the northwest 
corner of the intersection of N Main St. and W 8th St.

Case No: PZ 2022-07

Applicant: Taryn Klein

Owners: Taryn Klein

Location 804 Main St.; generally located near the northwest corner of the 
intersection of N Main St. and W 8th St.

Zoning: “R-4” Mixed-Density Residential

Parcel #: #20-7.0-35-100-016-001.000

Exhibits: A.  This Staff Analysis
B. Application for Conditional Use Permit

1. Completed application form
2. Narrative attachment

C. Subject Area Property Map
D. Photos of subject property
E. Additional exhibits as may be presented at the public hearing

By Reference: A. Parkville Municipal Code, Title IV – Development Code in its entirety 
(http://parkvillemo.gov/download/ZoningCodeUpdate_FinalDraft.pdf)
1. Section 403.050 Conditional Use Permit
2. Section 405.050 Conditional Uses

B. Parkville 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 newspaper on 
April 20, 2022.

E. Summary of Public Hearing posted on Parkville City webpage 
(http://parkvillemo.gov/public-hearings/)

F. Hearing notice published on the Parkville City webpage 
(http://parkvillemo.gov/government/public-hearings/)
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G. Short-Term Residential Dwelling Rental presentation (dated 
September 10, 2019; prepared by Zackary Martin, Community 
Development Intern)

H. Summary of Public Meetings, Forums and Hearings for Case No. PZ 
2019-12

I. Minutes and video recording of the August 17, 2021 regular meeting 
of the Board of Aldermen (https://vimeo.com/588633645)

J. Ordinance No. 3087 (adopted September 7, 2021) – An ordinance 
amending Parkville Municipal Code, Sections 402.010, 405.020 and 
405.040 to create provisions and guidelines for short-term residential 
dwelling rentals.

Comments 
Received: The Community Development Department did not receive any public comments 

prior to the completion of this staff analysis report.

Background
Growth of third-party short-term residential dwelling rental (RDR) platforms such as Airbnb, 
HomeAway and VRBO (Vacation Rentals by Owner) has led to a variety of impacts on host 
communities and have increasingly been the subject of new regulations by cities. And due to the 
increased popularity of RDRs across the United States, the topic or how to regulate them was 
discussed at various City Commission and Board of Aldermen meetings over the years. In 2019, 
the Board of Aldermen requested that City staff research and explore adoption of short-term 
RDR regulation in Parkville.

On September 10, 2019 the Planning and Zoning Commission held a special workshop to 
discuss short-term RDRs, state and local provisions, and communities in the metropolitan 
region who’ve enacted RDR regulations. Based on feedback provided by the Commission, staff 
proposed a text amendment to 1) create provisions for short-term RDRs; 2) create a use for 
Lodging  Short-Term Rental in our Title IV – Development Code; and 3) codify additional 
standards (e.g., Application for Conditional Use Permit requirements, on site-regulations). The 
proposed text amendment was then formally taken before the City’s Planning and Zoning 
Commission and Board of Aldermen for adoption, and the following meetings / public forums 
were held to discuss the matter:

 November 12, 2019 – regular meeting of the Planning and Zoning Commission
 December 16, 2019 – regular meeting of the Planning and Zoning Commission
 January 7, 2020 – regular meeting of the Board of Aldermen
 February 4, 2020 – regular meeting of the Board of Aldermen
 March 3, 2020 – regular meeting of the Board of Aldermen
 March 17, 2020 – regular meeting of the Board of Aldermen
 August 17, 2021 – regular meeting of the Board of Aldermen
 September 7, 2021 – regular meeting of the Board of Aldermen

On September 7, 2021 the Board of Aldermen adopted Ordinance No. 3087 creating provisions 
and guidelines for short-term residential dwelling rentals (see Exhibit J by Reference).
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Overview
The applicant proposes to operate a Lodging – Short-Term Rental use in the “R-4” Mixed-
Density Residential district at 804 Main St., Parkville, MO 64152. The subject property contains 
one parcel (Platte County parcel no. 20-7.0-35-100-016-001.000) containing 0.27 acres, more 
or less. The property is generally located near the northwest corner of the intersection of N Main 
St. and W 8th St. The owner has been successfully operating an Airbnb short-term RDR use at 
this location for some time, and would like to be compliant with City of Parkville regulations via 
approval of an Application for Conditional Use Permit.

Exhibit C: Subject Area Property Map

Legend

              Subject Property
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Table 405-2 of the Development Code notes that Lodging – Short-Term Rental is a Conditional 
Use in the “R-4” Mixed-Density Residential district subject to the discretionary review process 
detailed in Section 403.050 of the Development Code. The application seeks to comply with the 
provisions adopted on September 7, 2021 via Ordinance No. 3087 pertaining to the allowance 
of short-term RDRs in residential zoning districts.

CUP Matters for Consideration
Per Parkville Municipal Code, Title IV, Section 403.050, a conditional use permit provides 
flexibility for different uses within a zoning district and allows the potential for additional uses. 
Further, due to the varying design and operational characteristics of the use or due to conditions 
in the area where the use is proposed, these uses may not be appropriate in that district, but 
require a case-specific review to determine the compatibility in a specific context and location. 
Table 405-2 lists Lodging – Short-Term Rental as a use enabled through the discretionary 
review process outlined in Section 403.050.

This application has been reviewed against the City of Parkville’s Development Code, including 
the applicable general requirements in Table 403-1, Section 403.010 and Section 403.050, 
Subsection B. 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 20, 
2022; 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. As of the date of the 
completion of this staff analysis report, the Community Development Department has not 
received any public comments.

General Review and Analysis
Parkville Municipal Code, Section 403.050, Subsection B. provides review criteria for how the 
Planning and Zoning Commission shall determine if a conditional use permit is appropriate. The 
following are staff’s findings and conclusions.

1. The application furthers the intent of the proposed zoning district and does not 
conflict with the intent of any abutting districts, and is otherwise determined to be 
consistent with the Master Plan and any official plan or program developed under 
the guidance of the Master Plan.
The property is located in the “R-4” Mixed-Density Residential district. This district seeks 
to provide residential living in a medium-density neighborhood setting and compact, 
walkable character; as well as primarily detached houses and integrates a range of 
small-scale, civic and multi-unit building types at strategic locations. Staff finds the 
Application for Conditional Use Permit furthers the intent of the “R-4” district by adding to 
the variety of existing residential dwelling unit stock and types along Main Street; and 
that the proposed short-term RDR use could blend in with the character of the “R-4” 
district.

The Parkville 2040 Master Plan’s (adopted May 11, 2021) Future Land Use map labels 
the subject property as “Low-Density Residential”. This proposed use provides single-
family residential detached, single-family residential bi-attached, single-family residential 
+1 accessory dwelling unit, civic uses, schools and churches; with an ideal density 
between 1 to 5 dwelling units per acre, and an average density of 3 dwelling units per 
acre. The proposed short-term RDR use would be suited to an existing single-family 
residential detached dwelling unit, and wouldn’t conflict with the desired uses of the 
“Low-Density Residential” future land use projection, or its density ranges.
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2. Compliance of any proposed development with the requirements of this code.
Per Table 405-2 of the Title IV – Development Code, Lodging – Short-Term Rental uses 
are permitted in residential zoning districts, including the “R-4” Mixed-Density Residential 
district, via a conditional use permit via a conditional use permit enabled through the 
discretionary review process outlined in Section 403.050. The applicant has been 
successfully operating an Airbnb short-term RDR use at this location for some time, and 
would like to be compliant with City of Parkville regulations via approval of an Application 
for Conditional Use Permit. No changes would be needed to the existing building in 
order to accommodate the proposed use. 

3. Whether any additional site-specific conditions are necessary to meet the 
purposes and intent of the Development Code and the intent or design objectives 
of any applicable subsections of the Development Code, or mitigate any other 
potential impacts that are specific to the proposed use.
When considering an Application for Conditional Use Permit, staff considers a variety of 
factors, including how the proposed use would impact the public health, safety and 
welfare. For short-term RDR uses, staff evaluates hours of operation, noise, odor, 
traffic/parking, and other potential negative impacts on adjacent properties.

With regard to 804 Main St., the existing building meets all “R-4” lot size requirements 
(e.g., minimum area, width, building coverage) and building standards (e.g., front-yard 
setbacks, side-yard setbacks, rear-yard setbacks, maximum height). As a result, staff 
doesn’t foresee any issues pertaining to noise; and since the lodging itself would occur 
within the building, staff doesn’t foresee any issues pertaining to odor. Section 408.030 
Required Parking, Table 408-5: Required Parking requires 2 parking spaces per dwelling 
unit. The subject property not only has at least 2 parking spaces via a private driveway 
entrance off of W 8th St., but there is also 3 public parking spaces along Main St. directly 
adjacent to 804 Main St. Furthermore, this doesn’t account for additional public parking 
along Main St. within 600 feet of the subject property (it should be noted that Section 
408.030 Required Parking, Subsection C.4 allows public parking credit for any property 
within 600 ft. of public parking spaces; and this provision allows the reduction of 1 
required space for every 2 public parking spaces available).
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View of on-street public parking along 804 Main St.

4. The impact on the public realm, including the design and functions of 
streetscapes and relationships of building and site elements to the streetscape.
Staff finds the proposed short-term RDR use would have little-to-no impact on the public 
realm, specifically the design of streetscapes and site elements to the streetscape, as no 
changes are being proposed to the existing building itself at 804 Main St. The applicant 
has noted in their narrative that curb appeal is important for their RDR; thus, general 
upkeep will be improved, and the overall aesthetics of the building and streetscape will 
remain the same (see Exhibit B.1).

5. The adequacy of drainage, utilities and other public facilities.
Although the single-family detached home on the subject property was constructed in 
1912, it’s currently served by all required public utilities (e.g., electrical, water, sewer). 
There are currently no Property Maintenance Code violations on the subject property 
pertaining to stormwater drainage. Moreover, the Application for Conditional Use Permit 
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.

6. Compatibility with the character of the area in terms of building scale, building 
form, landscape and site design.
The character of the neighborhood surrounding the subject parcel is old town / historic 
residential. Adjacent and surrounding property parcels are all zoned “R-4” Mixed-Density 
Residential. The existing building located on the subject property is compatible with the 
“R-4” building typologies and character of the area in terms of building scale, form, and 
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landscape and site design. The proposed short-term RDR use should not negatively 
impact the character of the surrounding area.

7. Compatibility with the area in terms of operating characteristics such as hours of 
operation, visible and audible impacts, traffic patterns intensity of use as 
proposed or foreseeable, and other potential impacts on adjacent property.
In terms of hours of operation, short-term RDR uses are not restricted to specific hours 
of the day or days of the week, unless dictated as a conditional of approval enabled 
through the discretionary review process outlined in Section 403.050. The Parkville 
Police Department confirmed there has not been any noise complaints received for the 
subject property since April 6, 2021 when the current owner acquired the property and 
began use of it as a short-term RDR shortly thereafter. The applicant has noted that 
guests will be arriving and going in similar fashion to neighboring residents. Guests are 
also asked to observe quiet hours and respect the atmosphere of the neighborhood. As 
noted in review criteria #3 above, staff doesn’t foresee any issues / adverse impacts to 
adjacent properties pertaining to visible impacts, audible impacts, or traffic patterns.

8. Whether a limited time period for the permit is reasonable necessary to either limit 
the duration of the use, assess the use against changing conditions in the area, or 
ensure periodic reporting and on-going enforcement of the permit.
The discretionary review process outlined in Section 403.050 allows a reasonable time 
limit be placed on approval of the conditional use permit on a case-by-case basis. This is 
in order to assess the intensity and potential impacts of the use against changing 
conditions in the area over time. While staff has not recommended a specific length of 
time for the duration of the Application for Conditional Use Permit, staff is open to the 
opinion and input from the Planning and Zoning Commission on this matter. In the past, 
common Conditional Use Permit time limitations have included 5 years, 10 years, 15 
years and 20 years.

9. The application will not prevent development and use of the neighboring property 
in accordance with the applicable development regulations.
Approval of the Application for Conditional Use Permit should not prevent development 
and use of neighboring properties in accordance with the applicable regulations of the 
Title IV – Development Code. The existing building on the subject property is compliant 
with both “R-4” lot size requirements (e.g., minimum area, width, building coverage) and 
building standards (e.g., front-yard setbacks, side-yard setbacks, rear-yard setbacks, 
maximum height).

10. The long-range plans applicable to the site and surrounding area are not 
negatively impacted considering the permanence of the proposed use, the 
permanence of existing uses in the area, and any changes in character occurring 
in the area.
The Parkville 2040 Master Plan projects “Low-Density Residential” future land use for 
the subject property an immediately adjacent properties. This projection provides single-
family residential detached, single-family residential bi-attached, single-family residential 
+1 accessory dwelling unit, civic uses, schools and churches; with an ideal density 
between 1 to 5 dwelling units per acre, and an average density of 3 dwelling units per 
acre. Staff finds the proposed short-term RDR use would be complimentary to the 
existing single-family residential detached dwelling units; and wouldn’t negatively impact 
long-range plans applicable to the site and surrounding area, including the desired vision 
of the “Low-Density Residential” future land use or its ideal density ranges.
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11. The recommendations 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, no other recommendations of professional staff or other technical reviews 
associated with the application are referenced.

  
Staff Conclusion and Recommendation
Staff concludes that: With the exceptions noted above, the application meets or exceeds the 
minimum applicable standards and regulations; the proposed use of Lodging – Short-Term 
Rental does not conflict with the intent of any abutting districts and can be consistent with the 
adopted Parkville Master Plan; the proposed use can meet the requirements of the 
Development Code; the proposed use should not negatively impact the public realm, design and 
functions of streetscapes; existing drainage, utilities and other public facilities should be 
adequate for the proposed use; the existing building is compatible with the character of the 
area; hours of operation, visible and audible impacts and traffic patterns are compatible with the 
area; no specific time duration for the Application for Conditional Use Permit is recommended 
by staff due to the low-impact nature of the proposed use, but staff is open to the opinion and 
input from the Planning and Zoning Commission on the matter; the proposed use will not 
prevent development and use of neighboring properties; and the long-range plans to the site 
and surrounding area will not be negatively impacted by the proposed use.

Following review, staff recommends approval of the Application for Conditional Use Permit for 
the subject property based on the merits of the application and the findings and conclusions in 
this report. It should be noted that the recommendation contained in this report is made without 
knowledge of facts, public comments or any additional information which may be presented 
during the public hearing. For that reason, the conclusions herein are subject to change as a 
result of evaluating additional information; additionally, staff reserves the right to 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 Conditional Use Permit, supporting information, 
associated exhibits, factors discussed above, and any testimony presented during the public 
hearing, the Planning and Zoning Commission should recommend approval, approval with 
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 
Commission’s action will be forwarded to the Board of Aldermen on May 17, 2022 for final 
action.

End of Memorandum

__________________________________05-04-2022
Stephen Lachky, AICP, CPM, CFM Date
Community Development Director
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Applicant(s) Owner(s), if different from applicant(s) 

Name:  

Address  

City, State    

Name:  

Address:  

City, State:    

Phone:     Fax:    Phone:    Fax:     

E-mail   E-mail:    

Engineer/Surveyor(s) preparing plans & legal desc. Contact Person, if different from applicant(s) 

Name:  

Address:  

City, State:     

Name:  

Address:  

City, State:    

Phone:     Fax:    Phone:    Fax:     

E-mail:   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 conditional use 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, punishments and revocation of approvals as applicable. 

Applicant’s Signature (Required)   

Property Owner’s Signature (Required)     

 

Date:  

Date:   

 

Proposed use:   Requested length of permit    

Description:  

Proposed days and hours of operation:    

 

 
 
Property address / general location:     

 

Parcel ID Number:   Zoning:    

Present use of the property:      

Length of use (or vacancy):     

Application #:     

Date Submitted:     

Public Hearing:    

Date Approved:   

Application for Conditional Use Permit 
Pre-application meeting required per Parkville Municipal Code, Title IV, Section 403.010, Subsection C 

1. Applicant/Contact Information 

2. Proposed Conditional Use (see also Checklist of required submittals) 

3. Property Information (see also Checklist of required submittals) 
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Application #:    

 

 
 Describe  the  existing  land  use  and  zoning  on  the  surrounding  properties:       

Existing Land Use Existing Zoning 

North:   North:  

 

South:   South:  

 

East:   East:  

 

West:  West: 

 

 
Attach a narrative addressing:  
 

1. How the application furthers the intent of the proposed zoning district 
and does not conflict with the intent of any abutting districts, and is 
otherwise determined to be consistent with the Master Plan and any 
official plan or program developed under the guidance of the Master 
Plan. 

2. Compliance of any proposed development with the requirements of 
this code. 

3. Whether any additional site-specific conditions are necessary to meet 
the purposes and intent of this code and the intent or design 
objectives of any applicable subsections of this code, or mitigate any 
other potential impacts that are specific to the proposed use. 

4. The impact on the public realm, including the design and functions of 
streetscapes and relationships of building and site elements to the 
streetscape. 

5. The adequacy of drainage, utilities and other public facilities. 
6. Compatibility with the character of the area in terms of building scale, 

building form, landscape and site design. 

7. Compatibility with the area in terms of operating characteristics such 
as hours of operation, visible and audible impacts, traffic patterns, 
intensity of use as proposed or foreseeable, and other potential 
impacts on adjacent property. 

8. Whether a limited time period for the permit is reasonable necessary 
to either limit the duration of the use, assess the use against 
changing conditions in the area, or ensure periodic reporting and on-

going enforcement of the permit. 
9. How the application will not prevent development and use of the 

neighboring property in accordance with the applicable development 
regulations 

10. How the long range plans applicable to the site and surrounding area 
are not negatively impacted considering the permanence of the 
proposed use, the permanence of existing uses in the area, and any 
changes in character occurring in the area. 

11. Any other information relevant to the application 

 
 
 

 Completed application, including all required details and supporting data.      

 Nonrefundable application fee of $300.00. Separately, the 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. 

 Three (3) copies 24” x 36” size, or larger sets, and one (1) electronic set (PDF format) of the site plan 
showing property boundaries, existing and proposed topography, structures, parking utilities, landscaping, 
signage, facades and other site features related to the proposed CUP. 

 Authorized signature of the applicant and property owner. 

 

 

Application accepted as complete by:         
                                      Name/Title   Date 

Application fee payment:  Check #    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:    
  

4. Neighboring land uses and zoning 

5. Checklist of required submittals 

For Office Use Only 
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Application #:     

 

 

 
 

1. Basic Information 

a. Name of the development 

b. Name, address, contact information of person or firm that prepared the plan 

c. Date plan was prepared, including any revision dates 

d. Graphic, engineering scale 

e. North arrow 

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

 

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

a. Existing zoning and proposed zoning if applicable 

b. Total land area in square feet and acres 

c. Proposed use or uses of each building and/or structure 

d. Height above grade of buildings and structures and number of stories of each building and/or structure 

e. Gross floor area per floor and total for each building/structure 

f. 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 

 

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 

g. 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. Illustration of AutoTURN 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 trash 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) 

 

6. Conditional Use Permit checklist for staff review for site plans 
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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) 

b. A lighting 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 

b. Show windows and entrances 

c. Label all materials 

d. Show canopies and awnings if proposed 
e. Information regarding signage if proposed, in compliance with City Code (Chapter 409) 

 
 
Note: Submissions of conditional use permits 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. 
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Conditional Use Permit Narrative
804 Main St

Parkville, MO 64152
Owner: Taryn Klein

1.How the application furthers the intent of the proposed zoning district and does not conflict
with the intent of any abutting districts, and is otherwise determined to be consistent with the
Master Plan and any official plan or program developed under the guidance of the Master Plan.
The proposed zoning district is Lodging - Short-Term Rental and the abutting districts are
Mixed-Density Residential.  The property will be available for rent through AirBnb & VRBO. The
use as a short-term rental falls in line with the expected use of Lodging - Short-Term Rental as
defined in Parkville Municipal Code Section 402.010: The rental of a property, a dwelling unit, or
portion thereof, conducted on a third-party platform or network that facilitates the listing,
marketing, or rental of short-term rentals. This use will not conflict with the day to day use or
development of the adjacent district.

2. Compliance of any proposed development with the requirements of this code.
The short-term rental will meet all requirements of Parkville Municipal Code Section 405.040.

3. Whether any additional site-specific conditions are necessary to meet the purposes and intent
of this code and the intent or design objectives of any applicable subsections of this code, or
mitigate any other potential impacts that are specific to the proposed use.
There are no additional requirements necessary to meet this code,

4. The impact on the public realm, including the design and functions of streetscapes and
relationships of building and site elements to the streetscape.
The impact on the public realm is positive. As a short-term rental, curb appeal is important. The
overall aesthetic of the building and streetscape will remain the same, but general upkeep of the
property will be improved.

5. The adequacy of drainage, utilities and other public facilities.
There will be no change in drainage, utilities, and other public facilities.

6. Compatibility with the character of the area in terms of building scale,
building form, landscape and site design.
There will be no change in building scale, building form, or landscape and site design.

7. Compatibility with the area in terms of operating characteristics such as hours of operation,
visible and audible impacts, traffic patterns, intensity of use as proposed or foreseeable, and
other potential impacts on adjacent property.
The operating characteristics of a short-term rental are compatible with mixed-density
residential. Guests will be coming and going in similar fashion to neighboring residents. Guests
are also asked to observe quiet hours and respect the atmosphere of the neighborhood. Parking
will be accommodated through both on-site parking and street parking, but will not impact
neighboring residents.

1/3
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8. Whether a limited time period for the permit is reasonably necessary to either limit the
duration of the use, assess the use against changing conditions in the area, or ensure periodic
reporting and ongoing enforcement of the permit.
The condition of this area as a Multi-Density Residential district is long-standing, therefore there
should be no need to assess the use against this aspect. Provided all other code requirements
are met, I see no need to limit duration of use or ensure reporting. That being said, I’m
unfamiliar with typical Conditional Use Permit durations and am open to having a conversation
on this topic.

9. How the application will not prevent development and use of the neighboring property in
accordance with the applicable development regulations.
The use of this property as a short term rental should not have any impact on the development
of adjacent properties.

10. How the long range plans applicable to the site and surrounding area are not negatively
impacted considering the permanence of the proposed use, the permanence of existing uses in
the area, and any changes in character occurring in the area.
The use of this property as a short-term rental will not change the character or the surrounding
neighborhood. It will provide lodging for visitors to the historic downtown Parkville area.

11. Any other information relevant to the application
Thank you for considering this Conditional Use Permit. A short-term rental at this location will
add value to the community by providing safe, clean, & affordable accommodations for visitors
to our area.

2/3
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Aerial Map

Facade of House
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Exterior photos of 
804 Main St. 
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Interior photos of 
804 Main St. 
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Planning and Zoning Commission Meeting
May 10, 2022

Staff Analysis
Agenda Item: 5.B

Proposal: An application for a Conditional Use Permit (CUP) to allow a Lodging – 
Short-Term Rental use at 11 W 5th St. in Parkville, MO, in the “R-4” 
Mixed-Density Residential District on parcel no. 20-7.0-35-100-029-
004.000 (0.10 acres, more or less), generally located along W 5th St. west 
of N Main St.

Case No: PZ 2022-08

Applicant: Jolene Jackson

Owners: Jolene Jackson

Location 11 W 5th St.; generally located along W 5th St. west of N Main St.

Zoning: “R-4” Mixed-Density Residential

Parcel #: #20-7.0-35-100-029.004.000

Exhibits: A.  This Staff Analysis
B. Application for Conditional Use Permit

1. Completed application form
2. Narrative attachment

C. Subject Area Property Map
D. Photos of subject property
E. Additional exhibits as may be presented at the public hearing

By Reference: A. Parkville Municipal Code, Title IV – Development Code in its entirety 
(http://parkvillemo.gov/download/ZoningCodeUpdate_FinalDraft.pdf)
1. Section 403.050 Conditional Use Permit
2. Section 405.050 Conditional Uses

B. Parkville 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 newspaper on 
April 20, 2022

E. Summary of Public Hearing posted on Parkville City webpage 
(http://parkvillemo.gov/public-hearings/)

F. Hearing notice published on the Parkville City webpage 
(http://parkvillemo.gov/government/public-hearings/)
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G. Short-Term Residential Dwelling Rental presentation (dated 
September 10, 2019; prepared by Zackary Martin, Community 
Development Intern)

H. Summary of Public Meetings, Forums and Hearings for Case No. PZ 
2019-12

I. Minutes and video recording of the August 17, 2021 regular meeting 
of the Board of Aldermen (https://vimeo.com/588633645)

J. Ordinance No. 3087 (adopted September 7, 2021) – An ordinance 
amending Parkville Municipal Code, Sections 402.010, 405.020 and 
405.040 to create provisions and guidelines for short-term residential 
dwelling rentals.

Comments 
Received: The Community Development Department received one public comment 

regarding unsatisfactory parking conditions along W 5th St. prior to the completion 
of this staff analysis report.

Background
Growth of third-party short-term residential dwelling rental (RDR) platforms such as Airbnb, 
HomeAway and VRBO (Vacation Rentals by Owner) has led to a variety of impacts on host 
communities and have increasingly been the subject of new regulations by cities. And due to the 
increased popularity of RDRs across the United States, the topic or how to regulate them was 
discussed at various City Commission and Board of Aldermen meetings over the years. In 2019, 
the Board of Aldermen requested that City staff research and explore adoption of short-term 
RDR regulation in Parkville.

On September 10, 2019 the Planning and Zoning Commission held a special workshop to 
discuss short-term RDRs, state and local provisions, and communities in the metropolitan 
region who’ve enacted RDR regulations. Based on feedback provided by the Commission, staff 
proposed a text amendment to 1) create provisions for short-term RDRs; 2) create a use for 
Lodging  Short-Term Rental in our Title IV – Development Code; and 3) codify additional 
standards (e.g., Application for Conditional Use Permit requirements, on site-regulations). The 
proposed text amendment was then formally taken before the City’s Planning and Zoning 
Commission and Board of Aldermen for adoption, and the following meetings / public forums 
were held to discuss the matter:

 November 12, 2019 – regular meeting of the Planning and Zoning Commission
 December 16, 2019 – regular meeting of the Planning and Zoning Commission
 January 7, 2020 – regular meeting of the Board of Aldermen
 February 4, 2020 – regular meeting of the Board of Aldermen
 March 3, 2020 – regular meeting of the Board of Aldermen
 March 17, 2020 – regular meeting of the Board of Aldermen
 August 17, 2021 – regular meeting of the Board of Aldermen
 September 7, 2021 – regular meeting of the Board of Aldermen

On September 7, 2021 the Board of Aldermen adopted Ordinance No. 3087 creating provisions 
and guidelines for short-term residential dwelling rentals (see Exhibit J by Reference).
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Overview
The applicant proposes to operate a Lodging – Short-Term Rental use in the “R-4” Mixed-
Density Residential district at 11 W 5th St., Parkville, MO 64152. The subject property contains 
one parcel (Platte County parcel no. 20-7.0-35-100-029-004.000) containing 0.10 acres, more 
or less. The property is generally located along W 5th St. west of N Main St. The owner has 
been successfully operating an Airbnb short-term RDR use at this location for some time, and 
would like to be compliant with City of Parkville regulations via approval of an Application for 
Conditional Use Permit. Eventually, at some point in the future, the owner would like to 
transition the short-term RDR use into a bed & breakfast use via an Application for Conditional 
Use Permit.

Exhibit C: Subject Area Property Map

Legend

              Subject Property
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Table 405-2 of the Development Code notes that Lodging – Short-Term Rental is a Conditional 
Use in the “R-4” Mixed-Density Residential district subject to the discretionary review process 
detailed in Section 403.050 of the Development Code. The application seeks to comply with the 
provisions adopted on September 7, 2021 via Ordinance No. 3087 pertaining to the allowance 
of short-term RDRs in residential zoning districts.

CUP Matters for Consideration
Per Parkville Municipal Code, Title IV, Section 403.050, a conditional use permit provides 
flexibility for different uses within a zoning district and allows the potential for additional uses. 
Further, due to the varying design and operational characteristics of the use or due to conditions 
in the area where the use is proposed, these uses may not be appropriate in that district, but 
require a case-specific review to determine the compatibility in a specific context and location. 
Table 405-2 lists Lodging – Short-Term Rental as a use enabled through the discretionary 
review process outlined in Section 403.050.

This application has been reviewed against the City of Parkville’s Development Code, including 
the applicable general requirements in Table 403-1, Section 403.010 and Section 403.050, 
Subsection B. 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 20, 
2022; 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. As of the date of the 
completion of this staff analysis report, the Community Development Department has received 
one public comment regarding unsatisfactory parking conditions along W 5th St.

General Review and Analysis
Parkville Municipal Code, Section 403.050, Subsection B. provides review criteria for how the 
Planning and Zoning Commission shall determine if a conditional use permit is appropriate. The 
following are staff’s findings and conclusions.

1. The application furthers the intent of the proposed zoning district and does not 
conflict with the intent of any abutting districts, and is otherwise determined to be 
consistent with the Master Plan and any official plan or program developed under 
the guidance of the Master Plan.
The property is located in the “R-4” Mixed-Density Residential district. This district seeks 
to provide residential living in a medium-density neighborhood setting and compact, 
walkable character; as well as primarily detached houses and integrates a range of 
small-scale, civic and multi-unit building types at strategic locations. Staff finds the 
Application for Conditional Use Permit furthers the intent of the “R-4” district by adding to 
the variety of existing residential dwelling unit stock and types along W 5th Street; and 
that the proposed short-term RDR use could blend in with the character of the “R-4” 
district.

The Parkville 2040 Master Plan’s (adopted May 11, 2021) Future Land Use map labels 
the subject property as “Low-Density Residential”. This proposed use provides single-
family residential detached, single-family residential bi-attached, single-family residential 
+1 accessory dwelling unit, civic uses, schools and churches; with an ideal density 
between 1 to 5 dwelling units per acre, and an average density of 3 dwelling units per 
acre. The proposed short-term RDR use would be suited to an existing single-family 
residential detached dwelling unit, and wouldn’t conflict with the desired uses of the 
“Low-Density Residential” future land use projection, or its density ranges.
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2. Compliance of any proposed development with the requirements of this code.
Per Table 405-2 of the Title IV – Development Code, Lodging – Short-Term Rental uses 
are permitted in residential zoning districts, including the “R-4” Mixed-Density Residential 
district, via a conditional use permit via a conditional use permit enabled through the 
discretionary review process outlined in Section 403.050. The applicant has been 
successfully operating an Airbnb short-term RDR use at this location for some time, and 
would like to be compliant with City of Parkville regulations via approval of an Application 
for Conditional Use Permit. No changes would be needed to the existing building in 
order to accommodate the proposed use. Eventually, at some point in the future, the 
owner would like to transition the proposed Lodging – Short-Term Rental use into a 
Lodging – B&B use.

3. Whether any additional site-specific conditions are necessary to meet the 
purposes and intent of the Development Code and the intent or design objectives 
of any applicable subsections of the Development Code, or mitigate any other 
potential impacts that are specific to the proposed use.
When considering an Application for Conditional Use Permit, staff considers a variety of 
factors, including how the proposed use would impact the public health, safety and 
welfare. For short-term RDR uses, staff evaluates hours of operation, noise, odor, 
traffic/parking, and other potential negative impacts on adjacent properties.

With regard to 11 W 5th St., the existing building is currently legally-nonconforming to 
both the “R-4” lot size requirements (e.g., minimum area, width, building coverage) and 
building standards (e.g., front-yard setbacks, side-yard setbacks, rear-yard setbacks, 
maximum height). The Title IV – Development Code defines “nonconforming structures” 
as, Structures that were legally constructed prior to the adoption or amendment of this 
code, but which could not be constructed under the current terms of this Code and may 
continue to exist subject to the following:

1. Rehabilitation or expansion of the structure that increases the degree of non-
conformity is prohibited. Other rehabilitation or expansions may occur, provided 
that they comply with all other requirements of this code, are not detrimental to 
the purposes, intent and objectives of the standards, and do not negatively 
impact development in conformance with this code on adjacent property.

2. If destroyed by fire, natural disaster, accident, or any other cause by less than 
fifty percent (50%) of its fair market value, the structure may be restored to its 
original condition if the restoration is started within one (1) year. If destroyed by 
fifty percent (50%) or more of the fair market value, or if not restored within one 
(1) year, then the right to maintain the non-conformance shall terminate.

3. If the structure is determined obsolete or substandard by virtue of any applicable 
code beyond this Title, and the cost of improvement or restoration is fifty percent 
(50%) or more of the fair market value of the structure, then the right to maintain 
the non-conformance shall terminate.

It should be noted that ALL of the subject properties along W 5th St. — as well as dozens 
of residential properties throughout the Old Town Residential neighborhoods north of the 
downtown — are currently legally nonconforming, as many of the lots were platted in the 
late 1800s a grid-like fashion as 40 ft. X 80 ft. lots (3,200 sq. ft.). For reference, the 
smallest configuration of lot size area permitted in the “R-4” district is 3,500 sq. ft.; and 
the subject property of 11 W 5th St. is a 50 ft. X 80 ft. lot (4,000 sq. ft.). It should be noted 
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the existing building was constructed in 1906 and added to over the years, most recently 
with a 600 sq. ft. attached garage in 2007.

While the existing building on the property meets the “R-4” district’s 5 ft. side-yard 
setback standards, it does not meet the 10 ft. front-yard or 25 ft. rear-yard setback 
standards. Despite this, staff doesn’t foresee any issues pertaining to noise; and since 
the lodging itself would occur within the building, staff doesn’t foresee any issues 
pertaining to odor. Section 408.030 Required Parking, Table 408-5: Required Parking 
requires 2 parking spaces per dwelling unit. The subject property not only has 3 parking 
spaces via garages off its adjacent private alleyway, but there are also 2 public parking 
spaces along W 5th St. directly adjacent to 11 W 5th St. Furthermore, this doesn’t account 
for additional public parking along Main St. within 600 feet of the subject property (it 
should be noted that Section 408.030 Required Parking, Subsection C.4 allows public 
parking credit for any property within 600 ft. of public parking spaces; and this provision 
allows the reduction of 1 required space for every 2 public parking spaces available).

View of garage parking along 11 W 5th St. private alleyway.
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View of on-street public parking along 11 W 5th St.

4. The impact on the public realm, including the design and functions of 
streetscapes and relationships of building and site elements to the streetscape.
Staff finds the proposed short-term RDR use would have little-to-no impact on the public 
realm, specifically the design of streetscapes and site elements to the streetscape, as no 
changes are being proposed to the existing building itself at 11 W 5th St., and the overall 
aesthetics of the building and streetscape will remain the same.

5. The adequacy of drainage, utilities and other public facilities.
Although the single-family detached home on the subject property was constructed in 
1906, it’s currently served by all required public utilities (e.g., electrical, water, sewer). 
There are currently no Property Maintenance Code violations on the subject property 
pertaining to stormwater drainage. Moreover, the Application for Conditional Use Permit 
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.

6. Compatibility with the character of the area in terms of building scale, building 
form, landscape and site design.
The character of the neighborhood surrounding the subject parcel is old town / historic 
residential. Adjacent and surrounding property parcels are all zoned “R-4” Mixed-Density 
Residential. As noted in review criteria #3 above, the existing building on the subject 
property is currently a legally non-conforming structure in terms of building scale & form 
with the “R-4” district’s Detached Home building typologies. However, the existing 
building is compatible with the character of the area in terms of landscape and site 
design. The proposed short-term RDR use should not negatively impact the character of 
the surrounding area. The applicant has noted in their narrative submission that they 
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intent to maintain and upkeep the integrity of the home and its impact on the 
neighborhood (see Exhibit B.2).

7. Compatibility with the area in terms of operating characteristics such as hours of 
operation, visible and audible impacts, traffic patterns intensity of use as 
proposed or foreseeable, and other potential impacts on adjacent property.
In terms of hours of operation, short-term RDR uses are not restricted to specific hours 
of the day or days of the week, unless dictated as a conditional of approval enabled 
through the discretionary review process outlined in Section 403.050. The Parkville 
Police Department confirmed there has not been any noise complaints received for the 
subject property since February 20, 2020 when the current owner acquired the property 
and began use of it as a short-term RDR shortly thereafter. The applicant has noted that 
guests will be arriving and going in similar fashion to neighboring residents. Guests are 
also asked to observe quiet hours and respect the atmosphere of the neighborhood. As 
noted in review criteria #3 above, staff doesn’t foresee any issues / adverse impacts to 
adjacent properties pertaining to visible impacts, audible impacts, or traffic patterns.

8. Whether a limited time period for the permit is reasonable necessary to either limit 
the duration of the use, assess the use against changing conditions in the area, or 
ensure periodic reporting and on-going enforcement of the permit.
The discretionary review process outlined in Section 403.050 allows a reasonable time 
limit be placed on approval of the conditional use permit on a case-by-case basis. This is 
in order to assess the intensity and potential impacts of the use against changing 
conditions in the area over time. While staff has not recommended a specific length of 
time for the duration of the Application for Conditional Use Permit, staff is open to the 
opinion and input from the Planning and Zoning Commission on this matter. In the past, 
common Conditional Use Permit time limitations have included 5 years, 10 years, 15 
years and 20 years.

9. The application will not prevent development and use of the neighboring property 
in accordance with the applicable development regulations.
Approval of the Application for Conditional Use Permit should not prevent development 
and use of neighboring properties in accordance with the applicable regulations of the 
Title IV – Development Code. While the existing building on the subject property is 
legally non-conforming in terms of the “R-4” front-yard setback and rear-yard setback 
building standards, it’s compliant with the side-yard setback standards, as well as the “R-
4” minimum lot size requirements. See review criteria #3 above for more detail.

10. The long-range plans applicable to the site and surrounding area are not 
negatively impacted considering the permanence of the proposed use, the 
permanence of existing uses in the area, and any changes in character occurring 
in the area.
The Parkville 2040 Master Plan projects “Low-Density Residential” future land use for 
the subject property an immediately adjacent properties. This projection provides single-
family residential detached, single-family residential bi-attached, single-family residential 
+1 accessory dwelling unit, civic uses, schools and churches; with an ideal density 
between 1 to 5 dwelling units per acre, and an average density of 3 dwelling units per 
acre. Staff finds the proposed short-term RDR use would be complimentary to the 
existing single-family residential detached dwelling units; and wouldn’t negatively impact 
long-range plans applicable to the site and surrounding area, including the desired vision 
of the “Low-Density Residential” future land use or its ideal density ranges.
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11. The recommendations 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, no other recommendations of professional staff or other technical reviews 
associated with the application are referenced.

  
Staff Conclusion and Recommendation
Staff concludes that: With the exceptions noted above, the application meets or exceeds the 
minimum applicable standards and regulations; the proposed use of Lodging – Short-Term 
Rental does not conflict with the intent of any abutting districts and can be consistent with the 
adopted Parkville Master Plan; the proposed use can meet the requirements of the 
Development Code; the proposed use should not negatively impact the public realm, design and 
functions of streetscapes; existing drainage, utilities and other public facilities should be 
adequate for the proposed use; the existing building is compatible with the character of the 
area; hours of operation, visible and audible impacts and traffic patterns are compatible with the 
area; no specific time duration for the Application for Conditional Use Permit is recommended 
by staff due to the low-impact nature of the proposed use, but staff is open to the opinion and 
input from the Planning and Zoning Commission on the matter; the proposed use will not 
prevent development and use of neighboring properties; and the long-range plans to the site 
and surrounding area will not be negatively impacted by the proposed use.

Following review, staff recommends approval of the Application for Conditional Use Permit for 
the subject property based on the merits of the application and the findings and conclusions in 
this report. It should be noted that the recommendation contained in this report is made without 
knowledge of facts, public comments or any additional information which may be presented 
during the public hearing. For that reason, the conclusions herein are subject to change as a 
result of evaluating additional information; additionally, staff reserves the right to 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 Conditional Use Permit, supporting information, 
associated exhibits, factors discussed above, and any testimony presented during the public 
hearing, the Planning and Zoning Commission should recommend approval, approval with 
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 
Commission’s action will be forwarded to the Board of Aldermen on May 17, 2022 for final 
action.

End of Memorandum

__________________________________05-04-2022
Stephen Lachky, AICP, CPM, CFM Date
Community Development Director
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1.      The intent of the district I live in is to provide 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.  

Now: To quote the Main Street Parkville Association’s website, “Downtown Parkville is 

a charming historic town that’s perfect for a day of local dining, unique shopping and 

enjoying the beautiful scenery alongside the Missouri River.”  My house has amazing 

character.  I recently learned that it was once owned by Park College and was a women’s 

dormitory in the early 1900s.  I would love to promote the space around that charming 

character and promote healthy living initiatives such as walking to the guests.     

Future Hope: While I do believe I am going to run into some walls that will hinder the 

fullness of the vision, I hope to turn this space into a Holistic Bed and Breakfast.  I 

intentionally chose Parkville for its river walk, nature sanctuary, quaint downtown, and 

overall charming vibe.  Here is the mission and vision of the future possible Holistic Bed 

and Breakfast.   

Mission: The Serenity House is a sanctuary for holistic living.  Your mind, body and spirit is 

fully nourished by our earthy-elegant accommodations, organic and nourishing food, and soulful 

experiences.  We honor and support local farmers, artisans, and practitioners.  We are committed 

to deeply connecting people to self, others, their natural environment, and The Infinite.  Our 

space provides what is uniquely needed for you: love, transformation, joy, rest, aliveness, peace, 

creativity, healing, and infinitely more.  

Vision: Love wins. 

2.  N/A 

3. I have read through all of the proposed policies 405.040 Standards K. Lodging- Short-Term 

Rentals and will operate from what is articulated in that document until I come back to propose 

the future use as a B&B. I live in the property and will continue to live here. I will ensure there 

isn’t negative impact in any way. My hope is that the house add to the charm of the community 

and brings honor to the community.  

4. See attached pictures of the home. 

5. I suppose there could be an impact on parking; however, most homes and multi-unit dwellings 

have their own drive or parking lot.  The space I am proposing to rent at this time would likely 

only put 1-2 additional cars in the area.  I am proposing to rent 2 of the 5 spaces. In the future, 

this may impact future guests and street parking.  I stay at a B&B in Weston often and street 

parking is at a premium there as well, but everyone makes well with it.  Additionally, as far as I 

can see, there isn’t one home or multi-unit dwelling that doesn’t have private parking.   
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6.   This is not a new addition; therefore, I am not sure question six is relevant to me; however, I 

will say that because I need to remain attractive to guests, I will seek to always keep my home in 

impeccable condition.  I can see that in this part of town, there is a large discrepancy in how well 

the homes have been taken care of.  This property is deeded as 1904.  A lot of renovations have 

been put in place, and I intend to maintain and upkeep the integrity of the home and work with 

my neighbors in ensuring their desires for our neighborhood are met and how my home might 

hinder or forward their goals.   

7.  People will come and go just like they live in the neighborhood/home.   

8.  N/A 

9. N/A 

10. As an Air B&B, I do not see any negative impact to the area. I will adhere to the proposed 

policies as written in  405.040 Standards K. Lodging- Short-Term Rentals.   

11. None at this time.  
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Exterior photos of 
11 W 5th St. 
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Interior photos of 
11 W 5th St. 
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Planning and Zoning Commission Meeting
May 10, 2022

Staff Analysis
Agenda Item: 5.C

Proposal: An application for a Conditional Use Permit (CUP) to allow a Lodging – 
Short-Term Rental use at 500 East St. in Parkville, MO, in the “R-4” 
Mixed-Density Residential District on parcel no. 20-7.0-35-100-026-
003.000 (0.15 acres, more or less), generally located at the northwest 
corner of the intersection of Missouri Hwy 9 and E 5th St.

Case No: PZ 2022-13

Applicant: Annette Lou Hagen

Owners: Annette Lou Hagen

Location 500 East St.; generally located at the northwest corner of the intersection 
of Missouri Hwy 9 and E 5th St.

Zoning: “R-4” Mixed-Density Residential

Parcel #: #20-7.0-35-100-026-003.000

Exhibits: A.  This Staff Analysis
B. Application for Conditional Use Permit
C. Subject Area Property Map
D. Photos of subject property
E. Additional exhibits as may be presented at the public hearing

By Reference: A. Parkville Municipal Code, Title IV – Development Code in its entirety 
(http://parkvillemo.gov/download/ZoningCodeUpdate_FinalDraft.pdf)
1. Section 403.050 Conditional Use Permit
2. Section 405.050 Conditional Uses

B. Parkville 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 newspaper on 
April 20, 2022.

E. Summary of Public Hearing posted on Parkville City webpage 
(http://parkvillemo.gov/public-hearings/)

F. Hearing notice published on the Parkville City webpage 
(http://parkvillemo.gov/government/public-hearings/)
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G. Short-Term Residential Dwelling Rental presentation (dated 
September 10, 2019; prepared by Zackary Martin, Community 
Development Intern)

H. Summary of Public Meetings, Forums and Hearings for Case No. PZ 
2019-12

I. Minutes and video recording of the August 17, 2021 regular meeting 
of the Board of Aldermen (https://vimeo.com/588633645)

J. Ordinance No. 3087 (adopted September 7, 2021) – An ordinance 
amending Parkville Municipal Code, Sections 402.010, 405.020 and 
405.040 to create provisions and guidelines for short-term residential 
dwelling rentals.

Comments 
Received: The Community Development Department did not receive any public comments 

prior to the completion of this staff analysis report.

Background
Growth of third-party short-term residential dwelling rental (RDR) platforms such as Airbnb, 
HomeAway and VRBO (Vacation Rentals by Owner) has led to a variety of impacts on host 
communities and have increasingly been the subject of new regulations by cities. And due to the 
increased popularity of RDRs across the United States, the topic or how to regulate them was 
discussed at various City Commission and Board of Aldermen meetings over the years. In 2019, 
the Board of Aldermen requested that City staff research and explore adoption of short-term 
RDR regulation in Parkville.

On September 10, 2019 the Planning and Zoning Commission held a special workshop to 
discuss short-term RDRs, state and local provisions, and communities in the metropolitan 
region who’ve enacted RDR regulations. Based on feedback provided by the Commission, staff 
proposed a text amendment to 1) create provisions for short-term RDRs; 2) create a use for 
Lodging  Short-Term Rental in our Title IV – Development Code; and 3) codify additional 
standards (e.g., Application for Conditional Use Permit requirements, on site-regulations). The 
proposed text amendment was then formally taken before the City’s Planning and Zoning 
Commission and Board of Aldermen for adoption, and the following meetings / public forums 
were held to discuss the matter:

 November 12, 2019 – regular meeting of the Planning and Zoning Commission
 December 16, 2019 – regular meeting of the Planning and Zoning Commission
 January 7, 2020 – regular meeting of the Board of Aldermen
 February 4, 2020 – regular meeting of the Board of Aldermen
 March 3, 2020 – regular meeting of the Board of Aldermen
 March 17, 2020 – regular meeting of the Board of Aldermen
 August 17, 2021 – regular meeting of the Board of Aldermen
 September 7, 2021 – regular meeting of the Board of Aldermen

On September 7, 2021 the Board of Aldermen adopted Ordinance No. 3087 creating provisions 
and guidelines for short-term residential dwelling rentals (see Exhibit J by Reference).
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Overview
The applicant proposes to operate a Lodging – Short-Term Rental use in the “R-4” Mixed-
Density Residential district at 500 East St., Parkville, MO 64152. The subject property contains 
one parcel (Platte County parcel no. 20-7.0-35-100-026-003.000) containing 0.15 acres, more 
or less. The property is generally located at the northwest corner of the intersection of Missouri 
Hwy 9 and E 5th St. The owner acquired the subject property in 1999 and has successfully been 
renting out the units via long-term leases to tenants. In November 2021 one of the tenants 
moved out, and the owner transitioned that unit to a short-term RDR use. Since it’s been renting 
successfully as an Airbnb short-term use, the owner would like to transition her other units to the 
same use; and as a result, would like to be compliant with City of Parkville regulations via 
approval of an Application for Conditional Use Permit.

Exhibit C: Subject Area Property Map

Legend

              Subject Property
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Table 405-2 of the Development Code notes that Lodging – Short-Term Rental is a Conditional 
Use in the “R-4” Mixed-Density Residential district subject to the discretionary review process 
detailed in Section 403.050 of the Development Code. The application seeks to comply with the 
provisions adopted on September 7, 2021 via Ordinance No. 3087 pertaining to the allowance 
of short-term RDRs in residential zoning districts.

CUP Matters for Consideration
Per Parkville Municipal Code, Title IV, Section 403.050, a conditional use permit provides 
flexibility for different uses within a zoning district and allows the potential for additional uses. 
Further, due to the varying design and operational characteristics of the use or due to conditions 
in the area where the use is proposed, these uses may not be appropriate in that district, but 
require a case-specific review to determine the compatibility in a specific context and location. 
Table 405-2 lists Lodging – Short-Term Rental as a use enabled through the discretionary 
review process outlined in Section 403.050.

This application has been reviewed against the City of Parkville’s Development Code, including 
the applicable general requirements in Table 403-1, Section 403.010 and Section 403.050, 
Subsection B. 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 20, 
2022; 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. As of the date of the 
completion of this staff analysis report, the Community Development Department has not 
received any public comments.

General Review and Analysis
Parkville Municipal Code, Section 403.050, Subsection B. provides review criteria for how the 
Planning and Zoning Commission shall determine if a conditional use permit is appropriate. The 
following are staff’s findings and conclusions.

1. The application furthers the intent of the proposed zoning district and does not 
conflict with the intent of any abutting districts, and is otherwise determined to be 
consistent with the Master Plan and any official plan or program developed under 
the guidance of the Master Plan.
The property is located in the “R-4” Mixed-Density Residential district. This district seeks 
to provide residential living in a medium-density neighborhood setting and compact, 
walkable character; as well as primarily detached houses and integrates a range of 
small-scale, civic and multi-unit building types at strategic locations. Staff finds the 
Application for Conditional Use Permit furthers the intent of the “R-4” district by adding to 
the variety of existing residential dwelling unit stock and types along East Street; and 
that the proposed short-term RDR use could blend in with the character of the “R-4” 
district.

The Parkville 2040 Master Plan’s (adopted May 11, 2021) Future Land Use map labels 
the subject property as “Downtown Mixed-Use”. This projected use is a special mixed-
use district for downtown Parkville, and provides retail and office on first-floor and 
residential uses on the second or third stories; with an ideal floor-to-area ration (FAR) of 
0.75 for retail / office uses, and an ideal density of 8 dwelling units per acre. The 
proposed short-term RDR use would be suited within an existing multi-family residential 
4-plex rental units (four single-family rental units), and wouldn’t conflict with the desired 
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uses of the “Downtown Mixed-Use” future land use projection or its density ranges, other 
than the fact the first-floor of the building is residential uses.

2. Compliance of any proposed development with the requirements of this code.
Per Table 405-2 of the Title IV – Development Code, Lodging – Short-Term Rental uses 
are permitted in residential zoning districts, including the “R-4” Mixed-Density Residential 
district, via a conditional use permit via a conditional use permit enabled through the 
discretionary review process outlined in Section 403.050. The applicant has been 
successfully operating one of the four residential dwelling units as an Airbnb short-term 
use since November 2021, and would eventually like to transition her other units to the 
same use. As a result, the owner would like to be compliant with City of Parkville 
regulations via approval of an Application for Conditional Use Permit. No changes would 
be needed to the existing building in order to accommodate the proposed use. 

3. Whether any additional site-specific conditions are necessary to meet the 
purposes and intent of the Development Code and the intent or design objectives 
of any applicable subsections of the Development Code, or mitigate any other 
potential impacts that are specific to the proposed use.
When considering an Application for Conditional Use Permit, staff considers a variety of 
factors, including how the proposed use would impact the public health, safety and 
welfare. For short-term RDR uses, staff evaluates hours of operation, noise, odor, 
traffic/parking, and other potential negative impacts on adjacent properties.

With regard to 500 East St., the existing building meets all “R-4” lot size requirements 
(e.g., minimum area, width, building coverage) and building standards (e.g., front-yard 
setbacks, side-yard setbacks, rear-yard setbacks, maximum height). As a result, staff 
doesn’t foresee any issues pertaining to noise; and since the lodging itself would occur 
within the building, staff doesn’t foresee any issues pertaining to odor. Section 408.030 
Required Parking, Table 408-5: Required Parking requires 2 parking spaces per dwelling 
unit. The subject property has a rear parking lot that can accommodate approximately 6 
motor vehicles; nevertheless, there is also 2 public parking spaces along E 5th St. 
directly adjacent to 500 East St. Furthermore, this doesn’t account for additional public 
parking within 600 feet of the subject property, including the City’s public parking lot at 
the southern end of 603 East St. which contains 16 public parking spaces (it should be 
noted that Section 408.030 Required Parking, Subsection C.4 allows public parking 
credit for any property within 600 ft. of public parking spaces; and this provision allows 
the reduction of 1 required space for every 2 public parking spaces available). The 
owner has indicated that tenants renting out the dwelling units at 500 East St. have not 
had any issues in terms of adequate parking available.
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View of 500 East St. (looking towards the west) from Missouri Hwy 9

View of private parking lot at 500 East St.
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View of on-street public parking along W 5th St.

View towards public parking lot spaces at 603 East St.

Page 58 of 134



Page 8 of 11
M:\Community Development\REVIEWS - CITY - CO- KCMO APPS\PZ22'S CASES\2022-13 - 500 East St Short-Term Residential Rental - Conditional Use Permit\Rpt

4. The impact on the public realm, including the design and functions of 
streetscapes and relationships of building and site elements to the streetscape.
Staff finds the proposed short-term RDR use would have little-to-no impact on the public 
realm, specifically the design of streetscapes and site elements to the streetscape, as no 
changes are being proposed to the existing building itself at 500 East St. It should be 
noted that the Six At Park Class-A commercial office building directly across the street at 
603 East St. has several Lodging – Short-Term Rental dwelling units available for rent.

5. The adequacy of drainage, utilities and other public facilities.
Although the multi-family residential 4-plex building on the subject property was 
constructed in 1968, it’s currently served by all required public utilities (e.g., electrical, 
water, sewer). There are currently no Property Maintenance Code violations on the 
subject property pertaining to stormwater drainage. Moreover, the Application for 
Conditional Use Permit 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.

6. Compatibility with the character of the area in terms of building scale, building 
form, landscape and site design.
The character of the neighborhood surrounding the subject parcel is old town / historic 
residential, old town district commercial, business commercial and Park University 
campus. Adjacent and surrounding property parcels to the north and west are all zoned 
“R-4” Mixed-Density Residential, parcels to the south are zoned “OTD” Old Town 
District, parcels to the east are zoned “B-2-P” General Business District, and parcels to 
the northeast are zoned “P-EC” Planned Educational Campus District. The existing 
building located on the subject property is compatible with the “R-4” building typologies 
and character of the area in terms of building scale, form, and landscape and site 
design. The proposed short-term RDR use should not negatively impact the character of 
the surrounding area, as their uses are generally higher-intensity commercial business 
uses, all of which permit Lodging – Short-Term Rental uses by-right without needing to 
obtain a conditional use permit.
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Aerial view of property parcels and their respective zoning district designations

7. Compatibility with the area in terms of operating characteristics such as hours of 
operation, visible and audible impacts, traffic patterns intensity of use as 
proposed or foreseeable, and other potential impacts on adjacent property.
In terms of hours of operation, short-term RDR uses are not restricted to specific hours 
of the day or days of the week, unless dictated as a conditional of approval enabled 
through the discretionary review process outlined in Section 403.050. The Parkville 
Police Department confirmed the subject property had one minor noise complaint in 
2008, but there has not been any noise complaints received for the subject property 
since November 2021 when the owner transitioned the use of one of her units to a short-
term RDR. The applicant has noted that guests will be arriving and going in similar 
fashion to neighboring residents. As noted in review criteria #3 above, staff doesn’t 
foresee any issues / adverse impacts to adjacent properties pertaining to visible impacts, 
audible impacts, or traffic patterns. It should be noted that the Six At Park Class-A 
commercial office building directly across the street at 603 East St. has several Lodging 
– Short-Term Rental dwelling units available for rent.

8. Whether a limited time period for the permit is reasonable necessary to either limit 
the duration of the use, assess the use against changing conditions in the area, or 
ensure periodic reporting and on-going enforcement of the permit.
The discretionary review process outlined in Section 403.050 allows a reasonable time 
limit be placed on approval of the conditional use permit on a case-by-case basis. This is 

500 
East 
St.
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in order to assess the intensity and potential impacts of the use against changing 
conditions in the area over time. While staff has not recommended a specific length of 
time for the duration of the Application for Conditional Use Permit, the applicant has 
requested the length of the permit be 23 years. Staff is open to the opinion and input 
from the Planning and Zoning Commission on this matter. In the past, common 
Conditional Use Permit time limitations have included 5 years, 10 years, 15 years and 20 
years.

9. The application will not prevent development and use of the neighboring property 
in accordance with the applicable development regulations.
Approval of the Application for Conditional Use Permit should not prevent development 
and use of neighboring properties in accordance with the applicable regulations of the 
Title IV – Development Code. The existing building on the subject property is compliant 
with both “R-4” lot size requirements (e.g., minimum area, width, building coverage) and 
building standards (e.g., front-yard setbacks, side-yard setbacks, rear-yard setbacks, 
maximum height).

10. The long-range plans applicable to the site and surrounding area are not 
negatively impacted considering the permanence of the proposed use, the 
permanence of existing uses in the area, and any changes in character occurring 
in the area.
The Parkville 2040 Master Plan projects “Downtown Mixed-Use” future land use for the 
subject property an immediately adjacent properties. This projected use is a special 
mixed-use district for downtown Parkville, and provides retail and office on first-floor and 
residential uses on the second or third stories; with an ideal floor-to-area ration (FAR) of 
0.75 for retail / office uses, and an ideal density of 8 dwelling units per acre. Staff finds 
the proposed short-term RDR use would be complimentary to the existing multi-family 
residential 4-plex rental units (four single-family rental units); and wouldn’t negatively 
impact long-range plans applicable to the site and surrounding area, including the 
desired vision of the “Downtown Mixed-Use” future land use or its ideal density ranges.

11. The recommendations 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, no other recommendations of professional staff or other technical reviews 
associated with the application are referenced.

  

Page 61 of 134



Page 11 of 11
M:\Community Development\REVIEWS - CITY - CO- KCMO APPS\PZ22'S CASES\2022-13 - 500 East St Short-Term Residential Rental - Conditional Use Permit\Rpt

Staff Conclusion and Recommendation
Staff concludes that: With the exceptions noted above, the application meets or exceeds the 
minimum applicable standards and regulations; the proposed use of Lodging – Short-Term 
Rental does not conflict with the intent of any abutting districts and can be consistent with the 
adopted Parkville Master Plan; the proposed use can meet the requirements of the 
Development Code; the proposed use should not negatively impact the public realm, design and 
functions of streetscapes; existing drainage, utilities and other public facilities should be 
adequate for the proposed use; the existing building is compatible with the character of the 
area; hours of operation, visible and audible impacts and traffic patterns are compatible with the 
area; no specific time duration for the Application for Conditional Use Permit is recommended 
by staff due to the low-impact nature of the proposed use, but staff is open to the opinion and 
input from the Planning and Zoning Commission on the matter; the proposed use will not 
prevent development and use of neighboring properties; and the long-range plans to the site 
and surrounding area will not be negatively impacted by the proposed use.

Following review, staff recommends approval of the Application for Conditional Use Permit for 
the subject property based on the merits of the application and the findings and conclusions in 
this report. It should be noted that the recommendation contained in this report is made without 
knowledge of facts, public comments or any additional information which may be presented 
during the public hearing. For that reason, the conclusions herein are subject to change as a 
result of evaluating additional information; additionally, staff reserves the right to 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 Conditional Use Permit, supporting information, 
associated exhibits, factors discussed above, and any testimony presented during the public 
hearing, the Planning and Zoning Commission should recommend approval, approval with 
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 
Commission’s action will be forwarded to the Board of Aldermen on May 17, 2022 for final 
action.

End of Memorandum

__________________________________05-04-2022
Stephen Lachky, AICP, CPM, CFM Date
Community Development Director
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CITY OF PARKVILLE ▪ 8880 Clark Avenue  ▪ Parkville, MO 64152 ▪ (816) 741-7676 ▪ FAX (816) 741-0013

Staff Analysis
Agenda Item: 5.D & 6.A

Proposal: Application for Major Site Plan and Zoning Map Amendment for 
Taylor Animal Hospital, a planned expansion to an existing animal 
clinic on 0.46 acres, more or less, generally located west of Highway 
9 and 250’ south of Highway 45.

Staff
Recommendation: Approval

Case No: PZ22-09 (Zoning Map Amendment) & PZ22-10 (Major Site Plan)

Applicant: Time Parsons, Terwisscha Construction, Inc.

Owners: Dr. Todd Smith Taylor, Taylor TS Investments, LLC

Location: 6300 Highway 9, Generally located west of Highway 9 and 250’ 
south of Highway 45

Zoning: Current: “B-2” General Business District & “B-4-P” Planned Business 
District

Proposed: “B-4-P” Planned Business District

Parcel #s: Platte County parcel # 20-7.0-26-100-002-002.000 and part of Platte 
County parcel # 20-7.0-26-100-002-041.000

Exhibits: A.  This Staff Analysis
B. Application for Zoning Map Amendment
C. Application for Major Site Plan
D. Subject Area Property Map
E. Major Site Plan (prepared by Renaissance Infrastructure 

Consulting; dated April 8, 2022, revised April 28, 2022)
F. Rezoning Legal Description (Submitted by Applicant)
G. Stormwater Memo (Submitted by Applicant)
H. Additional exhibits as may be presented during the regular meeting

By Reference: A.  Parkville Municipal Code, Title IV – Development Code in    its entirety 
(http://parkvillemo.gov/download/ZoningCodeUpdate_FinalDraft.pdf)
1. Section 403.030 Zoning Map Amendment
2. Section 403.060 Major Site Plan
3. Chapter 404 Subdivision Regulations
4. Section 405.010 Zoning Districts Established
5. Section 405.020 Districts & Uses

Planning and Zoning Commission Meeting
May 10, 2022
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6. Section 405.030 Standards Applicable to All Districts
B. Parkville Master Plan (http://parkvillemo.gov/departments/community- 

development-department/master-plan/)
C. Notice of Public Hearing mailed to owners within 185 ft. of the subject 

property
D. Hearing notice published in The Platte County Citizen newspaper on 

April 20, 2022.
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Overview
The applicant proposes a zoning map amendment and a major site plan for Taylor Animal 
Hospital, generally located west of Highway 9 and 250’ south of Highway 45. The applicant is 
proposing to expand the existing animal clinic onto a portion of an existing parking lot to the 
west. The existing animal clinic is on a lot that is zoned “B-2” General Business District, while 
the lot where expansion is planned is zoned “B-4-P” Planned Business District. The applicant 
seeks to rezone the entirety of the property to “B-4-P” Planned Business District. The applicant 
also proposes a major site plan for a 1,840 sq. ft. addition including animal boarding, grooming, 
and outdoor exercise areas.

Exhibit C: Subject Property Area Map

Legend

Subject Property Area
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Background
Taylor Animal Hospital currently operates a legal, non-conforming animal clinic – general use at 
property addressed as 6300 Highway 9. Animal clinic – general uses are defined in Section 
402.010 as “a service use for the medical care of small domestic animals where outdoor pens or 
kennels are only used for exercise and recreational purposes, and no animals are kept outside. 
Examples include large veterinary offices, large grooming facilities, animal hospitals, commercial 
kennels.” Animal clinic – general uses are only allowed by-right in “B-4-P”, “BP”, and “I-1” zoning 
districts. The applicant proposes to rezone existing property from “B-2” General Business District 
to “B-4-P” Planned Business District to allow the animal clinic – general use.

Review and Analysis
The Zoning Map amendment process provides review of changes to the boundary of zoning 
districts (rezoning) that may be necessary to account for changed conditions in the general 
area or a change in public policies with respect to future development.

The major site plan process coordinates development projects with the public realm and with 
adjacent sites, and specifically demonstrates how new projects meet the development and 
design standards of this code regarding compatible arrangement of buildings, pedestrian and 
vehicle access, site design, lighting and landscaping.

Zoning Map Amendment Application (PZ21-53)

Parkville Municipal Code, Section 403.030 provides 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 for the zoning map amendment.

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 the relationship with uses existing or 
anticipated in surrounding districts.

Parkville Master Plan
The Parkville Master Plan projects Support Commercial uses for this property. Support 
Commercial uses are typically medium scale retail, office, and auto-oriented uses. 
Additionally, this zoning map amendment is proposed to allow for expansion of a local 
business which helps Parkville support its successful businesses.

Future Land Use Map from Parkville 2040 Master Plan
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2. The character of the neighborhood, including the design of streets, civic spaces and 
other open spaces; the scale, pattern and design of buildings; the zoning of property 
and compatibility of potential future uses; and the operation and uses of land and 
buildings.
The subject property is surrounded by commercial zoning districts and uses and a major 
roadway (9 Highway). The Parkville Commons commercial development to the south and 
west is zoned “B-4-P” and has similar character to the existing and proposed development 
on the subject property. Staff has received no complaints about the existing animal clinic 
use on this property.

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.
The location of the subject property is compatible with a “B-4-P” zoning district as it has direct 
access to 9 Highway and is surrounded by other commercial development. The existing and 
proposed building form and site design are compatible with the proposed “B-4-P” zoning 
district.

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 current animal care – general use is considered legal, non-conforming on this property. 
Rezoning this property from “B-2” to “B-4-P” will allow the existing and proposed development 
on this site to be in compliance with the Code requirements for an animal care – general use.

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. Additionally, staff coordinated with Dean Cull, 
SPFPD Fire Marshall, who has reviewed the major site plan to determine if adequate fire 
protection can be provided. The City has received no complaints regarding providing services 
for the current use of this property.

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.
Staff expects minimal effect of approval on properties in the City, beyond increased valuation 
in expanding an existing building. Much of the surrounding area is also commercial and 
already developed.

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.
This application is consistent with other adopted policies of the City including the Parkville 
Municipal Code, the “B-4-P” zoning district regulations, the Parkville 2040 Master Plan and 
the future land use map of the Master Plan.

8. The recommendations of professional staff or other technical reviews associated 
with the application.
Staff recommends approval of the Application for Zoning Map Amendment for Taylor 
Animal Hospital.
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Major Site Plan Application (PZ22-10)

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:

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 the “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).

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 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.

“B-4-P” Height, Area and Bulk Standards (Section 405.030.A.)

The subject property is currently zoned “B-4-P” Planned Business District. 
Development standards for the “B-4-P” Planned Business District are set by the 
master planned development process as established in Section 403.040 of the 
Municipal Code. Staff, by convention, uses the height, area, and bulk standards of the 
“B-2” General Business District as a guide for site plans within the “B-4-P” zoning 
district. Table 1 below shows the Code requirements and site plan proposal. 

Table 1. Height, Area, and Bulk Standards

Code Proposed

Lot Size

Area (sq. ft.) 7,500 20,113

Width (ft.) 60 102.37

Depth (ft.) 100 192.7

Building Standards

Front Setback (ft.) 25 >25 (existing)

Side Setback (ft.) 20 2.8

Rear Setback (ft.) 20 36.9

Height (ft./stories) 45 / 3 10 / 1
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The proposed development meets the height, area, and bulk standards except for the 
required side setback. The existing building currently has a 0’ setback towards the rear. 
The “B-4-P” Planned Business District zoning district allows for the Planning 
Commission to have discretion on setback standards. Staff feels the 2.8 foot setback is 
appropriate given the existing building and built conditions.
“B-4-P” Use Standards (Section 405.020)
The proposed animal care - general use is allowed by right in the “B-4-P” Planned 
Business District. Animal care - general uses are “a service use for the medical care of 
small domestic animals where outdoor pens or kennels are only used for exercise and 
recreational purposes, and no animals are kept outside. Examples include large 
veterinary offices, large grooming facilities, animal hospitals, commercial kennels.” 

Access (Section 408.020)
Access is provided to the site through existing internal access drives for the 
development. Exhibit E contains AutoTURN movements for emergency vehicle traffic. 

Parking Requirements (Section 408.030)
Section 408.030 requires three (3) parking spaces for every 1000 sq. ft. of building. The 
applicant has not met this requirement of 17 spaces, providing a total of 15 parking 
spaces on the subject property. The applicant has noted that a shared parking 
agreement exists between the proposed site and the adjacent property. This allows the 
proposed expansion to share the additional spaces in the adjacent parking lot. Section 
408.030 C.5. allows for shared parking reductions in this manner. Staff finds with the 
provided parking as well as the existing shared parking agreement, the proposed site is 
able to meet the parking requirements of the Code.

Table 2. Parking Requirements
Code 

Requirement Proposed Difference Shared

12 3 stalls per 1000 
sq. ft. 17 stalls 15 stalls -2 stalls +2 stalls

Parking Layout Design (Section 408.050)
The parking stall dimensions detailed on the major site plan (see Exhibit E) are 90-
degree stalls measuring 20 ft. length by 10 ft. width, with an aisle width of greater than 
26 ft. This meets the parking layout design requirements of Table 408-10: Parking 
Dimensions.

Signage (Section 409)
The applicant has included proposed. All proposed signage will require approval 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 (Section 407.040)
The applicant is not proposing any new exterior lighting.
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b. The design and arrangement of buildings and open spaces is consistent with 
good planning, landscape design and site engineering principles and practices.

Building Location
The building location on the site allows for appropriate parking and vehicle flow/access.

Landscape Design (Section 407.020)
The applicant has submitted a landscape plan that meets the requirements of Section 
407.020. 
Stormwater Management (Section 407.050)
Per our Development Code requirements, the Public Works Department can require a 
Stormwater Management Analysis study be submitted for review and approval. The 
Applicant has provided a Stormwater Memo (see Exhibit G) that has been reviewed by 
City Staff.

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 expansion is similar to the existing building.

View of expansion from the southwest (Submitted by Applicant)
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Proportion, Massing and Scale
In terms of proportion, massing and scale, the proposed 1,840 sq. ft. expansion to the 
existing 4,040 sq. ft. building is appropriate considering the context of the subject 
property, adjacent development, and allowances per the “B-4-P” General 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 proposed expansion is compatible with the existing building as well as adjacent 
development.

Open Spaces and Natural Features
The subject property and the surrounding area are highly developed with few natural 
features. The submitted landscape plan provides detailing for the natural areas of the 
site.

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.
No site-specific conditions are necessary to meet the applicable “B-4-P” requirements of 
the Development Code.

3. The application meets the criteria for all other reviews needed to build the project as 
proposed.
Staff finds the application able to meet the criteria for all other reviews needed to build the 
project.

4. The recommendations of professional staff
Staff recommends approval of the application as presented, with the conditions noted 
below.

Staff Conclusion and Recommendation
Staff recommends approval of the Application for Major Site Plan and recommends approval of 
the Application for Zoning Map Amendment for Taylor Animal Hospital based on the merits of 
the application and the findings and conclusions in the report.
Additionally, staff recommends approval of the application, subject to the following conditions:

1. Approval is based on the representations of the drawings presented as part of this 
application and does not waive any requirement or development standard contained 
within the Municipal Code.

2. All signage requires an approved Sign Permit.
3. 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 
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presented.
Necessary Action
Following consideration of the Application for Major Site Plan and Application for Zoning Map 
Amendment, supporting information, associated exhibits, factors discussed above and any 
testimony presented at the meeting, the Planning and Zoning Commission should 
recommend approval (with or without conditions), denial, or postpone the applications 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 on the Application 
for Zoning Map Amendment will be forwarded to the Board of Aldermen on June 7, 2022 for 
final action.

End of Memorandum

 /s/ Brad Stanton 5-6-2022
Brad Stanton Date
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Per City Comments

Initial Submittal

UTILITY CONTACTS
City of Parkville (816) 741-7676
CPWSD #1 of Platte County(816) (816) 891-3457
Platte County Regional Sewer District (816) 858-2052
Spire Gas Energy (816) 756-5252
Evergy (816) 471-5275
Platte Clay Electric (816) 807-7502
Century Link (816) 243-5642
Unite Private Networks (816) 903-9400
Spectrum (816) 431-5818
Missouri One Call (800) DIG-RITE
AT&T (800) 464-7928
Comcast (913) 891-3457

N
O R T H

Know what's below.
before you dig.Call

R

LEGEND

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 Proposed Storm Sewer
Existing Storm Structure Proposed Storm Structure
Existing Waterline Proposed Fire Hydrant
Existing Gas Main Proposed Waterline
Existing Sanitary Sewer 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
Utility Easement
Sanitary Sewer Easement Access Easement
Drainage Easement Temporary Easement

GAS GAS GAS GAS WATER WATER WATER

Consultant/Applicant:
Patrick Cassity
5015 NW Canal Street, Suite 100
Riverside, MO 64150
(816) 800-0950

Prepared For:
Taylor Animal Hospital
6300 MO-9, Parkville MO
64152

Date

APPROVED:

City Engineer

APPROVED FOR ONE YEAR FROM THIS DATE

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.

Date

RENAISSANCE INFRASTRUCTURE CONSULTING:

Patrick Cassity , P.E.

Final Development Plan

Taylor Animal Hospital Of Parkville
Parkville, Platte County, Missouri

Section 26, Township 51,  Range 34

VICINITY MAP
SECTION 26-51-34

Not to Scale
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FLOOD PLAIN NOTE

According to the FEMA Flood Insurance Rate Map Number 29165C0383D,
Effective April 2, 2015, portions of this tract lie in: OTHER AREAS, ZONE X,
defined as areas determined to be outside the 0.2% annual chance
floodplain.

Project Architect

Terwisscha Construction, Inc
1550 Willmar Ave. SE

Willmar, MN 56201

Project Engineer

Renaissance Infrastructure Consulting, LLC
5015 NW Canal St. Suite 100

Riverside, Missouri 64150

Project Surveyor

Renaissance Infrastructure Consulting, LLC
5015 NW Canal St. Suite 100

Riverside, Missouri 64150

SITE DATA TABLE-BUILDING 1

Existing Zoning: B-2 and B-4-P
Proposed Zoning: B-4-P(Rezoning Application Pending)
Site Acreage and Total Land Area: 0.462 Acres/20,113 SF

Existing Building Area: 4,040 SF
Proposed Building Addition Area: 1,840 SF
Proposed Building Use: Commercial (Animal Clinic)
Total Number of Proposed Stalls: 13 Stalls
Total Number ADA Stalls: 1 Stalls
Building Coverage: 29.22%
Building Addition Height: Approximately 9 Ft.
Number of Stories: One
Required Number of Parking Stalls: 17 (3 per 1,000 SF)
Provided Number of Parking Stalls: 15 (Shared parking to be utilized)

NOT FOR CONSTRUCTION

Area: 20,113 Square Feet, 0.46 Acres

MO HWY 45

RISS LAKE

MO HWY 45

M
O

 H
W

Y 
9

Project
Location

TOM WATSON PKWY

PROJECT
LOCATION

Sheet List Table
Sheet Number Sheet Title

C01 Title Sheet
C02 Existing Conditions

C03 General Layout

C04 Grading Plan

C05 Slope Analysis

C06 Pedestrian Plan
C07 Fire Protection Plan
C08 Standard Details
L01 Landscape Plan

LEAGL DESCRIPTION

All of Lot 2, Final Plat, Replat of Tract K, Parkville Commons, Second Plat.

LEWIS STREET
Private Drive

PR-1 Site Rendering

PR-2 Floor Plan
PR-3 Elevations
PR-4 Perspectives

Page 79 of 134



976

97
5

97
4

973

972

97
1

97
0

96
9

96
8

96
7

96
6

96
5

96
4

96
3

96
2

961

96
0

95
9 958

95
7

95
6

95
5

954

96
0 95

9

95
8

95
7

95
6

95
5

95
4

962963964965966
967

96
7

966 96
5

967

969971

970971

97
3

972

968

969

970

970

970971

967968
967

971

972

973

97
4975

975

976

976
975

96
5

96
4

96
3

96
2

96
1

96
0

95
9

958

95
8

957

95
6

958

959

960

961

962

963965

964

963

962

961

966
964

965

966
967

964

964

96
3

968
969

966967968

970

96997197397
4

975

975

976

977
978

965

135.76'
S89°11'30"E

10
2.

37
'

S0
6°

47
'2

0"
W

28.52'
N89°05'55"W12

.1
6'

S0
0°

56
'4

2"
W

164.20'
N89°03'18"W

84.86'
N89°03'18"W

84
.5

3'
N

01
°2

6'
57

"E

84.86'
S89°00'52"E

66.48'
S89°00'52"E

29
.2

8'
N

01
°1

6'
12

"E

84
.4

7'
N

01
°2

6'
57

"E

N
O R T H

0 20'10'

1"=20'

Fi
na

l D
ev

el
op

m
en

t P
la

n

22
-0

12
8

Ta
yl

or
 A

ni
m

al
 H

os
pi

ta
l O

f P
ar

kv
ille

Pa
rk

vi
lle

, P
la

tte
 C

ou
nt

y,
 M

is
so

ur
i

Ex
is

tin
g 

C
on

di
tio

ns

 A
pr

 2
8 

, 2
02

2-
2:

43
pm

Z:
\R

IC
 D

es
ig

n\
20

22
\2

2-
01

28
\D

w
g\

Sh
ee

ts
\F

D
P\

22
-0

12
8 

FD
P-

EX
IS

TI
N

G
-0

1.
dw

g

NO. DATE REVISION

Sheet

4
0
0
 E

 1
7
th

 S
tr

ee
t

8
16

.8
0
0
.0

9
5
0

K
a
ns

a
s 

C
it
y,

 M
is
so

ur
i 
6
4
10

8
w
w
w
.r

ic
-c

on
su

lt
.c

om

M
O

 C
er

tif
ic

at
e 

of
 A

ut
ho

rit
y:

E-
20

10
03

36
30

DRAWN BY CHECKED BY

pc
as

si
ty

C02

04/28/20222

04/08/20221

Per City Comments

Initial Submittal

RCW APTLEWIS STREET
Private Drive

FR
O

NT
AG

E 
RO

AD

M
O

 9
 H

IG
HW

AY

Property Line

Property Line

Property Line

Property Line

Property Line

Plat Bearing and
Distance (Typ.)

Lot Line

Lot 2, Replat of Tract K,
Parkville Commons, 2nd Plat

0.46 Acres

Lot 1, Replat of Tract K,
Parkville Commons, 2nd Plat

0.16 Acres

Existing Curb
Inlet (Typ.)

Existing Curb
Inlet (Typ.)

Existing Sanitary
Sewer (Typ.)

Ex. 20' WL/E

Owner:EdenSSmith Inc.
Parcel No. 20-7.0-26-100-002-003.000
Site Address: 8803 NW MO 45 HWY

Area: 1.06 Acres

Owner:Minit Mart LLC
Parcel No. 20-7.0-26-100-002-001.000

Site Address: 6316 MO 9 HWY
Area: 1.43 Acres

Owner:Taylor TS Investments LLC
Parcel No. 20-7.0-26-100-002-002.000

Site Address: 6300 MO 9 HWY
Area: 0.31 Acres

Owner:River North Development LLC
Parcel No. 20-7.0-26-100-002-041000

Site Address: Unavailable
Area: 0.31 Acres

Owner:Consolidated Library District #3
Parcel No. 20-7.0-26-100-002-006.001
Site Address: 8815 NW MO 45 HWY

Area: 2.03 Acres

Owner:CDP93 LLC
Parcel No. 20-7.0-26-100-002-038.000

Site Address: 6298 MO 9 HWY
Area: 0.72 Acres
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C03

04/28/20222

04/08/20221

Per City Comments

Initial Submittal

RCW APT

PROPOSED
BUILDING
ADDITION
±1,840 SF

(Utilities to be served
from existing building)

EXISTING
BUILDING
±4,040 SF

9.0'

20.0'

20.0'

10.0' 10.0'

5' Sidewalk

Proposed Nyloplast Area Inlet

Proposed Nyloplast Area Inlet

Proposed ±2' Retaining Wall

Exercise Yard

R4.0'

Existing Sanitary Manhole

Existing Sanitary Manhole
(Top to be modified)

Existing Sanitary Manhole

Proposed ADA Van Stall

Proposed ADA Signage

Proposed Trash Enclosure

Existing Retaining Wall

Existing Retaining Wall

Proposed Parking Block (typ.)

Existing Curb Inlet

Proposed Outdoor Staff Lounge

Proposed Dog Relief Area

Proposed Concrete

Existing Curb Inlet

LEWIS STREET
(Private Drive)

FR
O

NT
AG

E 
RO

AD

Property Line
9.5'

Proposed 6' Aluminum Picket Fence

Paving Schedule

Light Asphaltic Concrete Pavement

4" Concrete Sidewalk

(See Geotech Report and Standard
Detail Sheets for Additional Information)

Parking Legend

ADA Parking

General Parking1

H2

Proposed Storm Sewer

25.3'

68.4'

8.0'

20.0'
8.0'

1

2

7

Existing Parking Striping (typ.)

Proposed Parking Striping (typ.)

Existing Light Pole

Existing Fire Hydrant

Existing Light Pole

Existing Light Pole

Existing Light Pole

Existing Light Pole

Proposed Sidewalk Extension

Existing Monument Sign

Proposed Access Easement

32.0'
56.9'

FR
O

N
TA

G
E 

R
O

AD

6

2.8'2.8'

20.0'

12.4'

36.9'
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C04

04/28/20222

04/08/20221

Per City Comments

Initial Submittal

RCW APT

PROPOSED
BUILDING
ADDITION
±1,840 SF
FFE: 970.55

EXISTING
BUILDING

FFE: ±965.50

FR
O

NT
AG

E 
RO

AD

Legend

Existing Major Contour

Existing Minor Contour

Proposed Major Contour

Proposed Minor Contour

Proposed Wall
±2' Tall

Existing Wall

LEWIS STREET
Private Drive
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04/28/20222

04/08/20221

Per City Comments

Initial Submittal

RCW APT

PROPOSED
BUILDING
ADDITION
±1,840 SF
FFE: 970.55

EXISTING
BUILDING

FFE:

FR
O

NT
AG

E 
RO

AD

Proposed Wall
±2' Tall

Existing Wall

Legend

Existing Major Contour

Existing Minor Contour

Proposed Major Contour

Proposed Minor Contour

Existing Slope

Proposed Slope1.00%

1.00%

7.6%

10.3%

3.9%

4.8%

4.0%

LEWIS STREET
Private Drive

Page 83 of 134



FENCE

FEN
C

E
FEN

C
E

FENCE

STSTST

ST

ST

ST
ST

ST
ST

ST
ST

ST

ST

VA
N

FENCEFENCE
FE

N
C

E

FENCE

N
O R T H

0 10'5'

1"=10'

Fi
na

l D
ev

el
op

m
en

t P
la

n

22
-0

12
8

Ta
yl

or
 A

ni
m

al
 H

os
pi

ta
l O

f P
ar

kv
ille

Pa
rk

vi
lle

, P
la

tte
 C

ou
nt

y,
 M

is
so

ur
i

Pe
de

st
ria

n 
Pl

an

 A
pr

 2
8 

, 2
02

2-
2:

43
pm

Z:
\R

IC
 D

es
ig

n\
20

22
\2

2-
01

28
\D

w
g\

Sh
ee

ts
\F

D
P\

22
-0

12
8 

FD
P-

PE
D

ES
TR

IA
N

-0
1.

dw
g

NO. DATE REVISION

Sheet

5
0
15

 N
W

 C
a
na

l 
S
tr

ee
t,

 S
ui
te

 1
0
0
 

8
16

.8
0
0
.0

9
5
0

R
iv
er

si
de

, 
M
is
so

ur
i 
6
4
15

0
w
w
w
.r

ic
-c

on
su

lt
.c

om

M
O

 C
er

tif
ic

at
e 

of
 A

ut
ho

rit
y:

E-
20

10
03

36
30

DRAWN BY CHECKED BY

pc
as

si
ty
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04/28/20222

04/08/20221

Per City Comments

Initial Submittal

RCW APT

PROPOSED
BUILDING
ADDITION
±1,840 SF

EXISTING
BUILDING
±4,040 SF

Proposed ADA Van Stall

FR
O

NT
AG

E 
RO

AD

LEGEND

Proposed Pedestrian Pathway

LEWIS STREET
Private Drive
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C07

04/28/20222

04/08/20221

Per City Comments

Initial Submittal

RCW APT

PROPOSED
BUILDING
ADDITION
±1,840 SF

EXISTING
BUILDING
±4,040 SF

LEWIS STREET
Private Drive

FR
O

NT
AG

E 
RO

AD

Existing Fire Hydrant

86.1'

120.2'

61.6'

40.5'

Fire Truck Specifications

M
O

 9
 H

ig
hw

ay

Note: If stalls are
occupied truck can

back out
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C08
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04/08/20221

Per City Comments

Initial Submittal

RCW APT

RESERVED

VAN
ACCESSIBLE

8" Diameter
Concrete Footing

TS 2"x2"x1/4" Post
Single Faced Post & Panel-
Non Illuminated

VAN ACCESSIBLE SIGN POLE NOTE
Center the Sign at 5 Feet Above the Parking
Surface at the Head of the Parking Space
Traffic Control Signs Mounted a Min. of 60"
Above Immediate Grades

Sign Panel

Internal Bracing
(Shown Dashed)

White Barrier-Free Logo
1'-0"

1'-6"

Se
e 

Si
gn

 P
ol

e 
N

ot
e

2'-0"
N.T.S.

4 1/2"

HANDICAP SIGNAGE
Not to Scale

STANDARD SIDEWALK
PUBLIC AND PRIVATE

6" TYPE B (MR-90) COMPACTION

5'-0" MIN

4" MIN

VARIES
SEE PLAN

SLOPE = 2%
1
4" TO 12" PER FT.

Note:
Accessible Parking Symbol and Signage Shall Comply with
the Applicable Recommendations of the Manual of Uniform
Traffic Control Devices (MUTCD)

Zero Height CurbDetectable Warning Surface
Per City Standards

Van Accessible Parking Sign
(To Be Used Only at Designated Van Spaces)

Accessible Parking Sign
(Typical Each Space, to be Placed on Post)

Standard Curb and Gutter

Taper Curb with Ramp

Accessible Wheelchair Marking

Accessible Parking Symbol

ACCESSIBLE PARKING DETAIL (90°)
Not to Scale

9.00' 8.00' 9.00'

18.00'

6.00' 5.00' 6.00'

1' Typ
If on Post

1:12
Max
(V:H)

1:12
Max
(V:H)

Parking Concrete Wheel Stop (Typ)
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L01

04/28/20222

04/08/20221

Per City Comments

Initial Submittal

AL AG

PROPOSED
BUILDING
ADDITION
±1,840 SF
FFE: 970.55

EXISTING
BUILDING

TOM LEWIS PARKWAY

Proposed Wall
±2' Tall

Existing Wall

Landscape Requirements:
(Improvement Area Only)
Street Trees: 1 / 40 LF

Foundation Plantings: 75% screening of all nonpaved frontages

Parking Lot Landscape:
1 Lrg Tree per 25 Parking Spaces or 1 Orn per 10 Parking Spaces
1 Shrub per 10 LF of Perimeter Lnd Buffer & continuous shrub 
massing for any perimeter within 25 ft of a street

Buffers: Not Required
Open Space: Not Required

110.4' Improvement area along Tom Lewis Parkway

Existing Sanitary
Sewer

LANDSCAPE NOTES

1. LOCATE UTILITIES PRIOR TO COMMENCING LANDSCAPE OPERATIONS.  ALL TREES SHALL BE FIELD POSITIONED AS TO AVOID CONFLICTS WITH EXISTING AND PROPOSED UTILITIES.
NOTIFY LANDSCAPE ARCHITECT OF ANY CONFLICTS OR OBSTRUCTIONS.

2. CONTRACTOR SHALL STAKE ALL PLANTING AREAS IN THE FIELD PRIOR TO PLANTING FOR APPROVAL OF THE OWNER OR THEIR REPRESENTATIVE.

3. QUANTITIES SHOWN ARE FOR REFERENCE ONLY.  CONTRACTOR SHALL VERIFY ALL PLANT QUANTITIES PRIOR TO BIDDING AND SHALL BE RESPONSIBLE FOR ALL QUANTITIES FOR
THEIR BID.  ANY DISCREPANCIES WITH THE PLAN SHALL BE BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT.  THE PLAN QUANTITIES SHALL SUPERCEDE SCHEDULED
QUANTITIES.

4. ALL PLANT MATERIAL SHALL BE SPECIMEN QUALITY AND SHALL COMPLY WITH RECOMMENDATIONS AND REQUIREMENTS OF ANSI Z60.1 THE 'AMERICAN STANDARD FOR NURSERY
STOCK'.

5. ALL PLANTING BEDS & NATIVE GRASS STANDS SHALL BE EDGED AS SHOWN IN PLAN.

6. PREPARE PLANTING BEDS AND INCORPORATE AMENDMENTS ACCORDING TO PLANS.

7. SHREDDED HARDWOOD MULCH, PER SPECIFICATIONS SHALL BE USED AS A THREE INCH (3") TOP DRESSING IN ALL PLANTING BEDS AND AROUND ALL TREES.  SINGLE TREES AND
SHRUBS SHALL BE MULCHED TO THE OUTSIDE EDGE OF THE SAUCER OR LANDSCAPE ISLAND.

8. ALL TREES SHALL BE STAKED PER DETAIL.

9. ALL PLANT MATERIAL SHALL BE INSTALLED TO ALLOW A ONE FOOT (1') CLEARANCE BETWEEN PLANT AND ADJACENT PAVEMENT.

10. THE LANDSCAPE CONTRACTOR SHALL NOT COMMENCE WORK UNTIL THE SITE IS FREE OF DEBRIS CAUSED BY ON-GOING CONSTRUCTION OPERATIONS.  REMOVAL OF DEBRIS
SHALL BE THE RESPONSIBILITY OF THE GENERAL CONTRACTOR.  LANDSCAPE WORK SHALL NOT BEGIN UNTIL THE LANDSCAPE ARCHITECT AND OWNER HAVE GIVEN WRITTEN
APPROVAL FOR SUCH.  THERE SHALL BE NO DELAYS DUE TO LACK OF COORDINATION FOR THIS ACTIVITY.

11. THE LANDSCAPE ARCHITECT AND OWNER SHALL APPROVE GRADES AND CONDITION OF SITE PRIOR TO SODDING/SEEDING OPERATIONS.

12. ALL AREAS DISTURBED DURING CONSTRUCTION AND NOT DESIGNATED FOR OTHER PLANTINGS OR HARDSCAPE SHALL BE SODDED WITH TURF TYPE FESCUE.

13. IRRIGATION SHALL BE PROVIDED AT THE OWNER'S DIRECTION.

TREES CODE BOTANICAL / COMMON NAME CONT QTY

NSW Nyssa sylvatica `Wildfire` / Black Gum B&B, 2" Cal. 1

ORNAMENTAL CODE BOTANICAL / COMMON NAME CONT QTY

MX2 Malus x `Spring Snow` / Spring Snow Crab Apple B&B, 1.5" Cal. 1

SHRUBS CODE BOTANICAL / COMMON NAME CONT QTY

CAK Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass 3 Gal. 42

CA3 Clethra alnifolia `Ruby Spice` / Ruby Spice Clethra 3 Gal. 8

HFS Hypericum frondosum `Sunburst` / Sunburst Hypericum 3 Gal. 6

JF Juniperus chinensis `Sea Green` / Sea Green Juniper 5 Gal. 13

SS Schizachyrium scoparium `Prairie Munchkin` / Prairie Munchkin Little Bluestem 3 Gal. 8

PLANT SCHEDULE

Exercise Yard
RE: Arch

Existing shrubs
to remain

GROUND COVERS BOTANICAL / COMMON NAME CONT

Turfgrass Sod Fescue Mix; RE: Notes / Fescue Sod SOD

(2) Existing Street
Trees to remain

3 x ROOT BALL DIA.

PRUNE OUT ANY DEAD OR BROKEN BRANCHES
AND REMOVE DEBRIS FROM SITE.

SECURE TREE TO STAKES WITH STRAPS (RE: SPECS).
STRAPS SHALL BE LOOSE ENOUGH TO ALLOW SOME
MOVEMENT OF THE TRUNK WITH THE WIND

MIN. 6' LONG STEEL STAKES SECURED
INTO UNDISTURBED SOIL.  PLACE NORTH
AND SOUTH OF TREE.

SET TREE WITH TOP OF ROOT BALL FLUSH WITH GRADE.
TRUNK FLARE MUST BE VISIBLE AT THE TOP OF ROOT
BALL.  REMOVE EXCESS SOIL TO TOP OF LATERAL ROOTS.

3" MULCH PER SPECIFICATIONS.  DO NOT PLACE ON
TRUNK OR TRUNK FLARE.  BERM AT OUTER EDGES OF
RING TO CREATE A SAUCER FORM.

REMOVE TWINE AND CAGE FROM ROOT
BALL AND TRUNK.  PEEL AND REMOVE
BURLAP FROM TOP 1/3 OF THE ROOT BALL.

PLANTING HOLE SHALL BE AT LEAST 3 TIMES
WIDER THAN THE SPREAD OF ITS ROOTS,
BUT NO DEEPER.  PLACE ROOT BALL ON
UNDISTURBED SOIL WITH ROOT FLARE EVEN
WITH OR 1" ABOVE GRADE.  SCARIFY SIDES
AND BOTTOM OF PIT.
AMEND SOIL ACCORDING TO SPECIFICATIONS.

NOTES:
1. TREES THAT DO NOT MEET THE SIZE REQUIREMENT WILL BE REJECTED
2. TREES SHALL BE INSPECTED BY OWNERS REPRESENTATIVE PRIOR TO

INSTALLATION.

SECTION

60
°

8"

LANDSCAPING; RE: PLAN

3" HARDWOOD MULCH
AMENDED PLANTING
SOIL MIX ACCORDING
TO SPECIFICATIONS

PLANTING POCKET

CONTAINER

PLAN

SECTION

8" MIN.
HARDWOOD MULCH
AS SPECIFIED

LANDSCAPING; RE:
PLAN & DETAILS

VARIES

8"

V-CUT NATURAL EDGING
WITH MULCH BACKFILL

LIMIT OF PLANT BED
AS SHOWN IN PLAN

LAWN AREA; RE:
SPECIFICATIONS

NOTES:
1. CONTRACTOR SHALL LOCATE AND MARK ALL PLANTBED

LOCATIONS PRIOR TO EXCAVATING FOR FINAL APPROVAL BY
OWNER OR LANDSCAPE ARCHITECT.

2. TRANSITION TO MULCH CONTAINMENT DETAIL AT ALL LOCATIONS
ADJACENT TO CURBS & SIDEWALKS. RE: DETAIL, THIS SHEET.

3. CONTRACTOR TO VERIFY ALL UTILITY LOCATIONS PRIOR TO
TRENCHING OR LANDSCAPE INSTALLATION.

DECIDUOUS TREE PLANTING DETAIL - NTSV-CUT NATURAL EDGE DETAIL - NTS

CONTAINER PLANTING DETAIL - NTS

2 x
CONTAINER

DIA.

PRUNE OUT ANY DEAD OR BROKEN
BRANCHES.  CUT ANY GIRDLING ROOTS
OFF CLOSE TO THE CROWN.  PRY LONG
ROOTS OUT TO DIRECT INTO NEW SOIL

INSTALL 3" OF HARDWOOD MULCH
THROUGHOUT PLANTING BED.  LEAVE
A 6" BARE CIRCLE AT BASE OF PLANT

PLACE SHRUB SO CROWN IS AT SOIL LEVEL

FILL PLANTING HOLE WITH AMENDED SOIL MIX
ACCORDING TO SPECIFICATIONS.  CONSTRUCT
RING AROUND PLANTED SHRUB TO FORM SAUCER

SCARIFY PIT
BOTTOM
(MIN. 6")

NOTES:
1. REFER TO SPECIFICATIONS FOR TOPSOIL BACKFILL MIX.
2. CONTRACTOR TO WATER THOROUGHLY AFTER PLANTING
3. INSTALLATION TO BE IN ACCORDANCE WITH PLANTING SPECIFICATIONS

6"

SECTION

SHRUB PLANTING DETAIL - NTS

Proposed Trash
Enclosure
RE: Arch

Proposed Dog
Relief Area
RE: Arch

Existing turfgrass to remain;
Turfgrass shall extend to limits
of disturbance - TYP.
RE: Notes

Outdoor Staff
Lounge
RE: Arch
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6' - 0" CEDAR FENCING

EXISTING MONUMENT 
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FIRST FLOOR
100' - 0"

EXISTING ROOF
112' - 2"

BOARDING LEVEL
104' - 0"

NEW ROOF
116' - 8"

FIRST FLOOR
100' - 0"

EXISTING ROOF
112' - 2"

NEW ROOF
116' - 8"

FIRST FLOOR
100' - 0"

EXISTING ROOF
112' - 2"

BOARDING LEVEL
104' - 0"

NEW ROOF
116' - 8"

FIRST FLOOR
100' - 0"

EXISTING ROOF
112' - 2"

BOARDING LEVEL
104' - 0"

NEW ROOF
116' - 8"
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A tract of land in Lot 2, REPLAT OF TRACT K, a subdivision of land in the City of 
Parkville, Platte County, Missouri, as described by Steve E. Roberts, Missouri PS #2496 
and more particularly described as follows:

Beginning at the northernmost Northwest corner of said Lot 2, thence South 89°11’30” 
East and along the North line of said Lot 2 a distance of 135.76 feet to the Northeast 
corner thereof and a point on the West Right of Way line of Missouri Highway No. 9 as it 
now exists; thence South 06°47’20” West, along the East line of said Lot 2 and Right of 
Way line, a distance of 102.37 feet to the easternmost Southeast corner of said Lot 2; 
the following 3 courses will follow the South line of said Lot 2; thence North 89°05’55” 
West, a distance of 28.52 feet; thence South 00°56’42” West, a distance of 12.16 feet; 
thence North 89°03’18” West, a distance of 99.06 feet to the intersection of said South 
line and the southerly extension of the original East line of Tract K of PARKVILLE 
COMMONS, SECOND PLAT, a subdivision in said City of Parkville; thence North 
01°26’49” East along the said East line, a distance of 84.43 feet to the Northeast corner 
of said Tract K, and being a point on the North line of said Lot 2; the following 2 courses 
will follow the North line of said Lot 2; thence South 89°00’52” East, a distance of 1.33 
feet; thence North 01°16’12” East, a distance of 29.28 feet to the Point of Beginning.  
Containing 14,613 sq. ft. or 0.335 acres.
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 CITY OF PARKVILLE  ▪  8880 Clark Avenue  ▪  Parkville, MO 64152  ▪  (816) 741-7676  ▪  FAX  (816) 741-0013

Page 1 of 9

Planning and Zoning Commission Meeting
May 10, 2022

Staff Analysis
Agenda Item: 6.B

Proposal: Application for Final Development Plan for Whataburger, a drive-through 
restaurant on Lot 2 of APEX Plaza, generally located at the northwest 
corner of 45 Hwy and Melody Ln in Parkville, MO 64152.

Staff
Recommendation: Approval (with conditions)

Case No: PZ 2022-11

Applicant: Andrew Gribble, Kimley-Horn

Owners: Daniel Carr, CBC Parkville

Location: 9110 NW Highway 45, Generally at the northwest corner of 45 Hwy and 
Melody Ln.

Zoning:  “B-4-P” Planned Business District

Parcel #s: Platte County parcel no. 20-6.0-23-400-003-005.000

Exhibits: A.  This Staff Analysis
B. Application for Major Site Plan
C. Subject Property Area Map
D. Final Development Plans for Whataburger (prepared by Kimley-Horn; 

dated April 8, 2022; revised April 27, 2022)
E. Parking Letter (Submitted by Applicant)
F. Additional exhibits as may be presented during the meting

By Reference: A. Parkville Municipal Code, Title IV – Development Code in its entirety 
(https://www.ecode360.com/PA3395-DIV-05)
1. Chapter 404 Subdivision Regulations
2. Section 405.010 Zoning Districts Established
3. Section 405.020 Districts & Uses
4. Section 405.030 Standards Applicable to All Districts
5. Appendix B. Great Trees for the Kansas City Region

B. Parkville Master Plan (http://parkvillemo.gov/government/city-plans-
studies/master-plan/)

C. Highway 45 Corridor Plan 
(http://parkvillemo.gov/download/Highway45CorridorPlan.pdf)
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Overview
The application proposes a final development plan on Lot 2 of APEX Plaza for Whataburger, a 
drive-through restaurant located at the northwest corner of the intersection of 45 Hwy and 
Melody Ln. The proposed one-story, drive-through restaurant is 3,108 sq. ft. The project area is 
approximately 1.54 acres (more or less), is addressed as 9110 NW Highway 45, and resides 
within Platte County parcel no. 20-6.0-23-400-003-005.000.

Exhibit C: Subject Property Area Map

Background
On April 10, 2003, the City of Parkville approved Ordinance No. 2062, the rezoning of property
within APEX Plaza from “R-1” Single-Family Residential District to “B-4” Planned Business
District, in conjunction with a preliminary development plan. The plan proposed three buildings

Legend

Subject Property Area
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— a 10,000+ sq. ft., 3-story office/medical building, 7,000+ sq. ft. bank/office, and a 
retail/office/medical multi-tenant building abutting residential properties along the eastern portion
of the site. However, this development never progressed past initial grading of the site.

On May 16, 2017, the City of Parkville Board of Aldermen approved Ordinance No. 2898 
approving a zoning map amendment to rezone the property to B-4-P with a preliminary 
development plan approved on June 6, 2017 via Ordinance No. 2901. The approved preliminary 
development plan limited the proposed fast-food restaurant building footprint on Lot 2 to 4,000 
sq. ft. or less. The subject property was platted in April 2018 as Lot 2 of the APEX Plaza 
development. 

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 2022-11).

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 the “B-4-P” 
Planned Business District as well as the approved preliminary development plan for 
APEX Plaza. 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).

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 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.

“B-4-P” Height, Area and Bulk Standards (Section 405.030.A.)
The subject property is currently zoned “B-4-P” Planned Business District. 
Development standards for the “B-4-P” Planned Business District are set by the 
master planned development process as established in Section 403.040 of the 
Municipal Code. Staff, by convention, uses the height, area, and bulk standards of 
the “B-2” General Business District as a guide for site plans within the “B-4-P” zoning 
district. Table 1 below shows the Code requirements and site plan proposal. Staff 
finds that the proposed site plan meets the Code requirements for height, area, and 
bulk standards.
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Table 1. Height, Area, and Bulk Standards

Code Proposed
Lot Size

Area (sq. ft.) 7,500 67,208
Width (ft.) 60 153.8
Depth (ft.) 100 487.5

Building Standards
Front Setback (ft.) 25 51.0
Side Setback (ft.) 20 51.0
Rear Setback (ft.) 20 291.7
Height (ft./stories) 45 / 3 21 / 1

Footprint (sq. ft.) 4,000* per approved 
prelim. dev. plan 3,108

“B-4-P” Use Standards (Section 405.020)
The proposed Restaurant – Drive-through use is allowed by right in the “B-4-P” 
Planned Business District. Restaurant – Drive-through uses are “a food and 
beverage retail use where a portion of a facility relates to dispensing products or 
services to patrons who remain in vehicles; may include a window, driving lane, 
outside menu boards, and other interior or exterior features and equipment dedicated 
for this purpose.” The subject property was established as a drive-through restaurant 
use in the approved preliminary development plan for APEX Plaza (see below).

Excerpt from approved preliminary development plan for APEX Plaza

Subject Property
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Access (Section 408.020)
Access is provided to the site through existing internal access drives for the 
development. Exhibit D contains AutoTURN movements for truck and emergency 
vehicle traffic. Pedestrian connections including marked crossings and ADA ramps 
are made to the public sidewalk along 45 Highway.

Parking Requirements (Section 408.030)
Section 408.030 requires twelve (12) parking spaces for every 1000 sq. ft. of building 
plus one (1) space for every employee. The applicant has not met this requirement of 
59 spaces, providing a total of 31 parking spaces on the subject property. The 
applicant has submitted a letter noting that a shared parking agreement exists 
between the proposed site and the adjacent property. The adjacent property is 
required 31 parking spaces, but provides 60 spaces. This allows the proposed site to 
share the additional 28 spaces in the adjacent parking lot. Section 408.030 C.5. 
allows for shared parking reductions in this manner. Staff finds with the provided 
parking as well as the existing shared parking agreement, the proposed site is able 
to meet the parking requirements of the Code.

Table 2. Parking Requirements
Code 

Requirement Proposed Difference Shared

12 stalls per 
1,000 sq. ft.; 
plus 1 stall per 
employee

59 stalls 31 stalls -28 stalls +29 stalls

Additionally, drive-through uses are required 5 car-lengths of stacking spaces for the 
drive-through service area. The applicant has met this requirement. A 4-stall bicycle 
rack has been provided to meet the 3 stall bicycle parking requirement.

Parking Layout Design (Section 408.050)
The parking stall dimensions detailed on the major site plan (see Exhibit D) are 90-
degree stalls measuring 18.5 ft. length by 9 ft. width, with an aisle width of 26 ft. This 
meets the parking layout design requirements of Table 408-10: Parking Dimensions.

Table 3. Parking Design
90-degree Code Proposed
Width 9.0 9.0
Depth 18.5 18.5
Aisle Width 26 26

Signage (Section 409)
The applicant has included a proposed signage package. All proposed signage will 
require approval 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.
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Outdoor Lighting (Section 407.040)
The applicant has included photometric site lighting plan (see Exhibit D). The outdoor 
light 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.

Building Location
The building is arranged on the property to provide enough space for traffic through 
the site and ample stacking spaces for a drive-through restaurant use.

Landscape Design (Section 407.020)
The applicant has submitted a landscape plan that meets the requirements of 
Section 407.020. 

Excerpt from Exhibit D (Submitted by Applicant)

Stormwater Management (Section 407.050)
Per our Development Code requirements, the Public Works Department can require 
a Stormwater Management Analysis study be submitted for review and approval. 
The Applicant has provided a Stormwater Management Plan that has been reviewed 
by City Staff.
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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 restaurant is similar to other Whataburger 
branded restaurants being constructed in the Kansas City Metro area. The exterior is 
proposed to be generally a neutral-colored brick appearance with metal trim and 
Whataburger-branded orange accents throughout all four (4) facades. This design is 
consistent with the existing commercial developments in the corridor.

View from 45 Highway from the east (Submitted by Applicant)

Proportion, Massing and Scale
In terms of proportion, massing and scale, the proposed 3,108 sq. ft. restaurant 
building is appropriate considering the context of the subject property, adjacent 
development, and allowances per the “B-4-P” General 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 subject property lies in an area of the Highway 45 corridor that is highly 
developed and includes many corporate-branded buildings. The proposed site plan 
locates the building towards 45 Highway allowing a buffer of over 100 feet from the 
residential development to the north. Additionally, the applicant has provided 
additional screen around the trash enclosure to mitigate any potential visual impacts.
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Open Spaces and Natural Features
The subject property and the surrounding area are highly developed with few natural 
features. The submitted landscape plan provides detailing for the natural areas of the 
site.

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.

3. The application meets the criteria for all other reviews needed to build the project 
as proposed.
Staff finds the application able to meet the criteria for all other reviews needed to build 
the project.

4. The recommendations of professional staff
Staff recommends approval of the application as presented, with the conditions noted 
below.

Staff Conclusion and Recommendation
Staff concludes that the proposed site 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 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; and can meet the recommendations of professional staff. Staff 
recommends approval of the final development plan for Whataburger, subject to the following 
conditions:

1. Approval is based on the representations of the drawings presented as part of this 
application and does not waive any requirement or development standard 
contained within the Municipal Code.

2. All signage requires an approved Sign Permit.
3. 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.
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Necessary Action
Following consideration of the Application for Final Development 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 (1) or more buildings shown on the site plan is not filed 
within two (2) years of approval. The Planning and Zoning Commission may grant an extension 
for up to one (1) additional year.

End of Memorandum

_/s/ Brad Stanton_______________05-06-2022
Brad Stanton               Date
Planner
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1. DO NOT SCALE DRAWINGS.

2. VERIFY FIELD DIMENSIONS AND INFORM OWNER OF ANY DISCREPANCIES PRIOR TO 
FABRICATION OR THE BEGINNING OF CONSTRUCTION.

3. PROVIDE AND INSTALL NEW CONSTRUCTION TO MEET APPLICABLE CODE REGULATIONS.

4. SET FINISH DOOR IN PARTITIONS MIN. 6" FROM ADJACENT, PERPENDICULAR PARTITION, 
UNLESS OTHERWISE NOTED.

5. DIMENSIONS NOTED AS "HOLD" INDICATE REQUIRED UNOBSTRUCTED DISTANCE FROM 
FINISH FACE TO FINISH FACE. DEVIATION GREATER THAN 1/4" WILL RESULT IN REJECTION 
OF WORK.

6. UNLESS OTHERWISE NOTED, DIMENSIONS ARE TO FRAMING, CENTER LINE OF COLUMN 
OR CENTER LINE OF WINDOW MULLION.

7. CONCEALED BLOCKING IN PARTITIONS TO BE PROVIDED. LOCATIONS TO INCLUDE, BUT 
ARE NOT LIMITED TO, OPENED AND CLOSED SHELVING, COAT RODS AND SHELVES, 
CABINETRY, COUNTERS, DOOR FRAMES AND HEADERS, AND SUPPORT OF TRIM.

8. WHERE SCHEDULED PARTITION TYPE IS TO BE FINISHED WITH CERAMIC OR PORCELAIN 
WALL TILE OR IS TO BE LOCATED IN A WET APPLICATION AREA, OMIT GWB AND PROVIDE 
CEMENT BOARD TYPE PRODUCT.  WHERE PARTITION TYPE IS LOCATED IN AN AREA OF 
HIGH HUMIDITY OR INCIDENTAL MOISTURE, PROVIDE MOISTURE-RESISTANT GYPSUM 
BOARD TYPE PRODUCT.

9. PARTITIONS TO BE "LEVEL 4" FINISH THROUGHOUT.  PROVIDE "LEVEL 5" FINISH AT AREAS 
OF APPLIED VINYL GRAPHICS WHEN PRESENT AND WHERE CALLED OUT ON PLAN. ALL 
VINYL GRAPHICS ARE OWNER FURNISHED OWNER INSTALLED UNLESS NOTED 
OTHERWISE.

10. UNDERCUT AT DOORS TO BE NO LESS THAN 1/4" AND NO GREATER THAN 1/2", UNLESS 
SPECIFICALLY NOTED OTHERWISE FOR HVAC CONSIDERATIONS.

11. PROVIDE ADA-COMPLIANT IDENTIFICATION SIGNAGE  WHERE REQUIRED BY CODE.  TO 
INCLUDE, BUT NOT LIMITED TO, MEN'S TOILET ROOMS, WOMEN'S TOILET ROOMS, UNISEX 
TOILET ROOMS, MECHANICAL ROOMS, AND ELECTRICAL ROOMS. SIGNAGE TO 
INCORPORATE BRAILLE AND RAISED CHARACTERS AT SIGNS PLUS UNIVERSAL 
PICTOGRAMS AT TOILET ROOMS. COORDINATE CUSTOM BACKGROUND COLOR AND FONT 
STYLE WITH OWNER.

12. PROVIDE CONTROL JOINTS IN GWB FACES, TAPED AND SPACKLED SMOOTH.  FULLY 
FINISH TO MATCH ADJACENT SURFACE.  FOR VERTICAL PARTITION SURFACES, PROVIDE 
CONTROL JOINTS EQUALLY SPACED NOT MORE THAN 30 FEET ON CENTER.  FOR 
HORIZONTAL CEILING SURFACES, PROVIDE CONTROL JOINTS EQUALLY SPACED NOT 
MORE THAN 50 FEET ON CENTER.  FOR SURFACES, WHERE NEW CONSTRUCTION 
CROSSES OR INTERSECT WITH BASE BUILDING CONSTRUCTION  CONTROL JOINTS IN 
FLOOR SLABS OR VERTICAL CONSTRUCTION, PROVIDE NEW CONTROL JOINTS TO ALIGN 
WITH EXISTING. 

14. FOR WINDOW TYPES SEE SHEET A0.3

15. FOR PARTITION TYPES REFER TO SHEET A5.5
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KEYNOTES
110 CANOPY ABOVE
111 SUN SHADE CANOPY, SEE A6.9
114 PREFINISHED CONDUCTOR HEAD AND DOWNSPOUT COLOR TO PT-5, RE:A5.4 ROOF DETAILS
134 SLAB RECESSED 4"
170 GUARDRAIL RE:B4/A0.1
175 FOUNDATION EXTENT
440 AT SINKS, DRAINS, GREASE EQUIP., WET EQUIP.: FRP OVER CEMENT BOARD TO 4'-0" A.F.F., PLYWOOD

ABOVE, RE: PARTITION TYPE
441 AT OFFICE INTERIOR: FRP FULL HEIGHT OVER FULL HEIGHT B/C 5/8" PLYWOOD.
442 AT RESTROOM SIDE: TILE OVER 5/8" CEMENT BOARD, RE: RESTROOM INTERIOR ELEVATIONS
443 AT KITCHEN AREAS: FRP FULL HEIGHT OVER CONTINUOUS PLYWOOD RE: PARTITION TYPE
444 AT DRY AREAS WITHOUT SHELVING" FRP FULL HEIGHT OVER 5/8" GYPSUM BOARD.
445

1
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EXTERIOR MATERIAL SCHEDULE

MP-01 METAL PANEL
MANUFACTURER: BERRIDGE
STYLE: BR-12 PANEL
0.040 ALUMINUM 
COLOR: LEAD-COTE

MP-02

BR-01

SS-01 STOREFRONT SYSTEM
BASIS OF DESIGN: OLDCASTLE
STYLE: FG-3000
FINISH: CLEAR ANODIZED

PREFINISHED METAL 
FLASHING 0.050" THICK 
COLOR: LEAD-COTE
TO MATCH MP-01

MC-01 METAL COPING
MANUFACTURER: METAL-ERA
STYLE: CREATIVE DESIGN  
REVEAL COPING 
COLOR: SILVERSMITH

MP-03

PT-5 PAINT
BASIS OF DESIGN:
MANUFACTURER: SHERWIN WILLIAMS
STYLE: SW 6277 SPECIAL GRAY
SHEEN: FLAT

MS-01 METAL SOFFIT
MANUFACTURER: BERRIDGE
STYLE: HS-8
FINISH: PRE-FINISHED TO MATCH PT-5

MO-01 MORTAR
MANUFACTURER: AHI
COLOR: VANILLA -N

BRICK
MANUFACTURER: ACME
STYLE: UTILITY 
SIZE: 4" x 4" x 12"
COLOR:  PARK AVENUE

METAL PANEL
MANUFACTURER: BERRIDGE
STYLE: BR-12 PANEL
0.040 ALUMINUM 
COLOR: LEAD-COTE

GL-01

GL-02 NOT USED

VISION GLASS
BASIS OF DESIGN: VIRACON VUE1-30
COATING: VUE-30 ON #2 SURFACE
NOTE: REFER TO GLASS SPECIFICATIONS ON SHEET A0.3

NOTE: REFER TO GLASS SPECIFICATIONS ON SHEET A0.3

GL-03 NOT USED

GL-04 NOT USED

MS-02 METAL SOFFIT
MANUFACTURER: BERRIDGE
STYLE: HS-12
FINISH: PRE-FINISHED TO MATCH PT-5
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KEYNOTES
116 RTU, RE: MECHANICAL
163 TPO MEMBRANE ROOFING SYSTEM; RE: A1/A5.3
188 PRE-FINISHED METAL TRIM
203 MP-01; PRE-FINISHED CORRUGATED METAL PANEL
205 BR-01; BRICK VENEER
208 MC-01; PRE-FINISHED METAL COPING
209 SS-01; ALUMINUM STOREFRONT SYSTEM
210 PRE-FINISHED DRIVE-THRU CANOPY
213 SERVICE DOOR CANOPY, PAINT PT-5
214 SUN SHADE CANOPY, SEE A6.9
215 ILLUMINATED SIGNAGE BY OTHERS, G.C. TO PROVIDE PLYWOOD BLOCKING AS NEEDED TO ATTACH

SIGNAGE
218 PREFINISHED CONDUCTOR HEAD AND DOWNSPOUT, COLOR TO MATCH PAINT PT-5. COORDINATE SIZE WITH

REGIONAL RAINFALL DATA. RE:B3/A5.4
219 OVERFLOW SCUPPER
229 MP-03; ROOF SCREEN WALL, RE: STRUCTURAL
237 BUILDING ADDRESS 6"HIGH WHITE VINYL NUMBERS WITH 1" STROKE, 10' A.F.G.
239 EMERGENCY STEP LIGHT. RE: ELECTRICAL
241 PAINT (PT-5) EXTERIOR DOORS.

NOTE: EXTERIOR SIGNAGE UNDER SEPARATE PERMIT

1
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EXTERIOR MATERIAL SCHEDULE

MP-01 METAL PANEL
MANUFACTURER: BERRIDGE
STYLE: BR-12 PANEL
0.040 ALUMINUM 
COLOR: LEAD-COTE

MP-02

BR-01

SS-01 STOREFRONT SYSTEM
BASIS OF DESIGN: OLDCASTLE
STYLE: FG-3000
FINISH: CLEAR ANODIZED

PREFINISHED METAL 
FLASHING 0.050" THICK 
COLOR: LEAD-COTE
TO MATCH MP-01

MC-01 METAL COPING
MANUFACTURER: METAL-ERA
STYLE: CREATIVE DESIGN  
REVEAL COPING 
COLOR: SILVERSMITH

MP-03

PT-5 PAINT
BASIS OF DESIGN:
MANUFACTURER: SHERWIN WILLIAMS
STYLE: SW 6277 SPECIAL GRAY
SHEEN: FLAT

MS-01 METAL SOFFIT
MANUFACTURER: BERRIDGE
STYLE: HS-8
FINISH: PRE-FINISHED TO MATCH PT-5

MO-01 MORTAR
MANUFACTURER: AHI
COLOR: VANILLA -N

BRICK
MANUFACTURER: ACME
STYLE: UTILITY 
SIZE: 4" x 4" x 12"
COLOR:  PARK AVENUE

METAL PANEL
MANUFACTURER: BERRIDGE
STYLE: BR-12 PANEL
0.040 ALUMINUM 
COLOR: LEAD-COTE

GL-01

GL-02 NOT USED

VISION GLASS
BASIS OF DESIGN: VIRACON VUE1-30
COATING: VUE-30 ON #2 SURFACE
NOTE: REFER TO GLASS SPECIFICATIONS ON SHEET A0.3

NOTE: REFER TO GLASS SPECIFICATIONS ON SHEET A0.3

GL-03 NOT USED

GL-04 NOT USED

MS-02 METAL SOFFIT
MANUFACTURER: BERRIDGE
STYLE: HS-12
FINISH: PRE-FINISHED TO MATCH PT-5
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KEYNOTES
170 GUARDRAIL RE:B4/A0.1
203 MP-01; PRE-FINISHED CORRUGATED METAL PANEL
205 BR-01; BRICK VENEER
208 MC-01; PRE-FINISHED METAL COPING
209 SS-01; ALUMINUM STOREFRONT SYSTEM
210 PRE-FINISHED DRIVE-THRU CANOPY
212 DRIVE-THRU DOOR CANOPY, PAINT PT-5
214 SUN SHADE CANOPY, SEE A6.9
215 ILLUMINATED SIGNAGE BY OTHERS, G.C. TO PROVIDE PLYWOOD BLOCKING AS NEEDED TO ATTACH

SIGNAGE
218 PREFINISHED CONDUCTOR HEAD AND DOWNSPOUT, COLOR TO MATCH PAINT PT-5. COORDINATE SIZE WITH

REGIONAL RAINFALL DATA. RE:B3/A5.4
219 OVERFLOW SCUPPER
225 STAINLESS STEEL GREASE SHIELD W/ 2 1/2" HOLE THROUGH WALL FOR GREASE TANK
229 MP-03; ROOF SCREEN WALL, RE: STRUCTURAL
231 MASONRY EXPANSION JOINT
233 EXTERIOR LIGHT FIXTURE, RE: ELECTRICAL
238 GENERAL CONTRACTOR SHALL PROVIDE A KNOX BOX PER JURISDICTIONAL REQUIREMENTS, LOCATION TO

BE VERIFIED PRIOR TO CONSTRUCTION.
239 EMERGENCY STEP LIGHT. RE: ELECTRICAL
241 PAINT (PT-5) EXTERIOR DOORS.

1/4" = 1'-0"B1 EAST ELEVATION

1/4" = 1'-0"A1 WEST ELEVATION

NOTE: EXTERIOR SIGNAGE UNDER SEPARATE PERMIT
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PAINT - PT-5
BASIS OF DESIGN:
MANUFACTURER: SHERWIN WILLIAMS
STYLE: SW 6277 SPECIAL GRAY
SHEEN: FLAT

METAL PANEL - MP-01
MANUFACTURER: BERRIDGE
STYLE: BR-12 PANEL
0.040 ALUMINUM 
COLOR: LEAD-COTE

WHATABURGER ORANGE
COLOR: RAL 2009

BRICK - BR-02
MANUFACTURER: ACME
STYLE: UTILITY
SIZE: 4" x 4" x 12"
COLOR: DOESKIN

BRICK - BR-01
MANUFACTURER: ACME
STYLE: UTILITY
SIZE: 4" x 4" x 12"
COLOR: PARK AVENUE

STOREFRONT SYSTEM - SS-01
BASIS OF DESIGN: OLDCASTLE
STYLE: FG-3000
FINISH: CLEAR ANODIZED

GLASS - GL-01
VISION GLASS
BASIS OF DESIGN: VIRACON VUE1-30
SHADING COEFFICIENT (SC): .20
EXTERIOR REFLECTION: 19%
SOLAR HEAT GAIN COEFFICIENT (SHGC): .18
U-FACTOR: .26

GLASS - GL-03
OPAQUE GLASS
BASIS OF DESIGN: VIRACON V948

GLASS - GL-04
SIMULATED ACID ETCHED VIRACON V1085

1" BEHIND THE GLASS

5" BEHIND THE GLASS
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SCALE 1/4" = 1'-0"A3 DUMPSTER- INTERIOR ELEVATION

KEYNOTES
801 PRE-FINISHED ARCHITECTURAL METAL PANEL (MP-01) LEAD COTE
802 STRUCTURAL STEEL, PAINT WELDED UNITS PT-5, RE: STRUCTURAL
804 PIPE BOLLARDS: IDEAL SHIELD: URBAN BRONZE, PANTONE 2336 XGC. RE D3/S5.1
805 FINISHED PAVEMENT, RE: CIVIL
806 CONCRETE CURB, RE: STRUCTURAL
807 WELD ANGLE STOPS TO CORNER POST, PAINT PT-5
808 DRAIN, RE:CIVIL AND MEP

SCALE 1/4" = 1'-0"A2 DUMPSTER - ENLARGED

SCALE 1/4" = 1'-0"B2 DUMPSTER ELEVATION @ SIDE ENTRY
SCALE 1/4" = 1'-0"B3 DUMPSTER - ELEVATION @REAR

SCALE 1/4" = 1'-0"C3 DUMPSTER - ELEVATION @ GATE
SCALE 1/4" = 1'-0"C2 DUMPSTER - ELEVATION SIDE

1
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0"
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2"
5'-

6"
4'-

11
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4'-11" 5'-7" 5'-6" 5'-6"

PTD. PERIMETER TUBE STEEL,  COLOR TO MATCH RAL 2009 
RE: STRUCTURAL

PTD. TUBE STEEL SUPPORTS, COLOR TO MATCH RAL 2009 
RE: STRUCTURAL

PRE-FINISHED LOUVERS 
ATTACHED TO THE SIDES OF 
THE STRUCTURAL STEEL, 
COLOR TO MATCH RAL 2009

FLAT END PLATE

MOUNTING BOLTS AT VERTICAL
SIDE OF STUCTURAL STEEL.

2"x6" FRAMING RE. STRUCTURAL

LED CONTINUOUS TAPE LIGHT
INSIDE FLUSH MOUNT ANODIZED
ALUMINUM RIGID PROFILE
COMPLETE WITH OPAL
TRANSLUCENT DIFFUSER COVER.
ATTACHED TO THE STRUCTURAL
FRAME. BASIS OF DESIGN:
DURATAPE 120V IP65 ALL
ENVIRONMENT WITH PRIN-U
SURFACE PROFILE

2"x8" FRAMING RE. STRUCTURAL

PAINT METAL CANOPY, 
COLOR TO MATCH RAL 2009

6"X2" PRE-FINISHED ALUMINUM 
LOUVERS, COLOR - RAL 2009, 
ATTACHED TO THE SIDES OF 
STRUCTURAL STEEL, BASIS OF 
DESIGN CS MODEL 100-3 SID INFILL

2
1_
2

" 
MI
N.

2
1 _ 2" M
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.

O
VE

R
LA

P

FLAT FLASHING

RIVET & SEALANT

PANEL FACE
BEYOND

METAL & FOAM 
CLOSURES
(SET IN SEALANT)

(TYP. BOTH SIDES)

SEAL PERIMETER W/ 
POLYURETHANE SEALANT

FLAT FLASHINGMETAL & FOAM CLOSURES
(SET IN SEALANT)

RIVET
SEAL PERIMETER W/NON-CURING
SEALANT BETWEEN PANEL AND
FLASHING

TYP. BOTH SIDES

SECTION "A"-"A"

SUBGIRT

WEATHER & AIR 
BARRIER (NBM)

EXTERIOR SHEATHING (NBM)
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1/4" = 1'-0"A4 SUN SHADE CANOPY PLAN

C4 SUN SHADE CANOPY - ISOMETIRC VIEW

C1 SUN SHADE CANOPY

3" = 1'-0"A1 PENETRATION DETAIL

Page 112 of 134



UNIT NO.:

DATE:

SCALE:

DRAWN BY:

APPROVED BY: 

PR
O

JE
C

T:
R

EV
IS

IO
N

S:
SY

M
.  

D
AT

E 
   

   
D

ES
C

R
IP

TI
O

N
   

   
   

   
 

 B
Y

SHEET TITLE:

SHEET NO:

N/A

AS SHOWN

KMR

PMD

PT
20

SS
 B

U
IL

D
IN

G
N

W
Q

 N
W

 6
4T

H
 S

T.
 &

M
EL

O
D

Y 
LN

.
PA

R
KV

IL
LE

, M
O

PLANS PREPARED BY:

VICINITY MAP
N.T.S. NORTH

PROJECT LOCATION

LOT 2, APEX PLAZA REPLAT, A SUBDIVISION IN PARKVILLE, PLATTE COUNTY, MISSOURI, ACCORIDNG TO THE RECORDED PLAT
THEREOF.

NW 64TH ST.

HEALTH DEPARTMENT
PLATTE COUNTY HEALTH DEPARTMENT
1201 EAST ST
PARKVILLE, MO 64152
(816) 587-5998

LEGAL DESCRIPTION

BENCHMARK

PROJECT TEAM

CIVIL ENGINEER
ANDREW GRIBBLE
KIMLEY-HORN & ASSOCIATES, INC.
805 PENNSYLVANIA AVE, SUITE 150
KANSAS CITY, MO 64105
(816) 652 2333
ANDREW.GRIBBLE@KIMLEY-HORN.COM

OWNER
DANIEL K. CARR
CBC PARKVILLE
4706 BROADWAY, SUITE 240
KANSAS CITY, MISSOURI 64112
DCARR@USFPCO.COM

DEVELOPER
STACI BOWEN
KMO BURGER, LLC
12720 HILLCREST ROAD, SUITE 650
DALLAS, TX 75230
(214)  343 4477
SBOWEN@CRESTVIEWCOMPANIES.COM

SANITARY SEWER SERVICE
PLATTE COUNTY REGIONAL SEWER DISTRICT
11724 NW PLAZA CIR
KANSAS CITY, MO 64153
(816) 858-2052

ELECTRIC SERVICE
EVERGY
1200 MAIN ST
KANSAS CITY, MO 64105
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JASON KANAK
KIMLEY-HORN & ASSOCIATES, INC.
1828 WALNUT STREET, SUITE 04-101
KANSAS CITY, MO 64108
(913) 318 8488
JASON.KANAK@KIMLEY-HORN.COM

PLANNING DEPARTMENT
CITY OF PARKVILLE PLANNING & ZONING
COMMISSION
STEPHEN LACHKY
8880 CLARK AVE
PARKVILLE, MO 64152
(816) 741-7676

GAS COMPANY
SPIRE (MGE)
7500 E 25TH TERR
KANSAS CITY, MO 64129
(314) 342-0500

TELEPHONE
AT&T
(800) 286-8313

SURVEYOR
BRENT THOMPSON
BHC
712 STATE AVENUE
KANSAS CITY, KS 66101
(913) 371-5300
BRENT.THOMPSON@IBHC.COM

UTILITY AND GOVERNING
AGENCY CONTACTS

BUILDING DEPARTMENT
CITY OF PARKVILLE COMMUNITY DEVELOPMENT DEPARTMENT
8880 CLARK AVE
PARKVILLE, MO 64152
(816) 741-9313

FIRE PREVENTION
SOUTHERN PLATTE FIRE PROTECTION
DISTRICT STATION 3
10811 NW MISSOURI 45
PARKVILLE, MO 64152
(816) 741-2900

STORMWATER
PARKVILLE PUBLIC WORKS
8880 CLARK AVE
PARKVILLE, MO 64152
(816) 741-7676

VICINITY MAP
N.T.S. NORTH

CONSTRUCTION PLANS
FOR

WHATABURGER
LOCATED AT

NWQ NW 64TH ST. & MELODY LN.

N
 M

EL
O

D
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LN
.

N
 B

EL
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R
D

.

NW CROSS RD.

PARKVILLE, MO 64152

BENCHMARK ELEV:  1079.51
SET CHISELED SQUARE ON TOP OF THE NORTH SIDE OF A CONCRETE

BENCHMARK 1 ELEV:  931.41
FOUND CHISELED SQUARE ON TOP OF THE NORTHWEST CORNER OF
THE SECOND CURB INLET WEST OF BELL ROAD ON THE NORTH SIDE OF
45 HIGHWAY, AS SHOWN ON APEX PLAZA-PHASE 1 SITE DEVELOPMENT
PLAN.

BENCHMARK 2 ELEV:  960.14
SET CHISELED SQUARE ON TOP OF WEST FACE CONCRETE LIGHT POLE
BASE IN ISLAND NORTH OF ENTRANCE TO ROOSTER'S MEN'S
GROOMING CENTER.
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E1.2 SITE PHOTOMETRIC PLAN
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11. 
Rights of w

ay, easem
ents, appurtenances in relation thereto described by the Conveyance to the State of

M
issouri by Right of W

ay Deed filed M
arch 16, 1932 in Right of W

ay Book 5 at Page 39. Right-of-w
ay

easem
ents conveyed to the State of M

issouri for highw
ay purposes recorded in Book 5 at page 39 adjoins this

property on the South line and is show
n hereon.

12. 
Rights of w

ay, easem
ent, appurtenances in relation thereto described by the Conveyance to the State of

M
issouri for highw

ay purposes filed M
arch 16, 1932 in Right of W

ay Book 5 at Page 38. Right-of-w
ay

easem
ents conveyed to the State of M

issouri for highw
ay purposes recorded in Book 5 at page 38 adjoins this

property on the South line and is show
n hereon.

13. 
Intentionally Deleted.

14.
Intentionally Deleted.

15. 
Easem

ent granted to Platte County Regional Sew
er District, by the instrum

ent recorded as Docum
ent No.

007782in Book 1081 at Page 955.  A 20.00 foot sew
er easem

ent for the benefit of the adjoining property
begins on the North line of the subject property and runs South and East crossing the East Line of the subject
property.

16. 
Building lines, restrictions, utility, drainage, storm

 sew
er, sanitary sew

er, and w
aterline easem

ents show
n on

the plat, APEX PLAZA, recorded August 30, 2006 as Docum
ent No. 015128 in Plat Book 20 at Page 178.

All easem
ents previously established by APEX PLAZA and REPLAT OF LOT 2 APEX PLAZA w

ere released w
ith the

recording of the FINAL PLAT OF APEX PLAZA REPLAT, July 19th, 2018 in Book 21 Page 387.

17. 
Intentionally Deleted. 9.7.2021

18. 
Intentionally Deleted

19. 
Building lines, restrictions, utility, drainage, storm

 sew
er, sanitary sew

er, and w
aterline easem

ents show
n on

the plat, REPLAT OF LOT 2, APEX PLAZA, recorded February 16, 2010 as Docum
ent No. 2010001865 in Plat

Book 20 at Page 359. All easem
ents previously established by APEX PLAZA and REPLAT OF LOT 2 APEX PLAZA

w
ere released w

ith the recording of the FINAL PLAT OF APEX PLAZA REPLAT , July 19th, 2018 in Book 21, Page
387.

20. 
Intentionally Deleted. 9.7.2021

21.
Term

s, provisions and easem
ents of the Storm

 W
ater Detention Pond Construction and Drainage Easem

ent, and
further described by instrum

ent recorded February 16, 2010 as Docum
ent No. 2010001867 in Book 1153 at

Page 327. This drainage easem
ent lies w

ithin and adjoins the W
est line of the subject property and is plotted

hereon.

TITLE COM
M

ITM
ENT DESCRIPTION

Lot 2, APEX PLAZA REPLAT, a subdivision in Parkville, Platte County, M
issouri, according to the recorded plat thereof.

Com
m

itm
ent Num

ber: KCC211895
Effective Date: August 16, 2021 at 8:00 A.M

.
Chicago Title Insurance Com

pany
6700 College Blvd.
 Overland Park, KS  66211

Ph: (913) 253-8404   Fax: (913) 345-1573
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NOTES CORRESPONDING TO SCHEDULE B EXCEPTIONS

UTILITY NOTES

GENERAL NOTES

SURVEYOR'S CERTIFICATION
To CT 1 Land Opportunities, LLC,  a Texas Liability Com

pany, Chicago Title Insurance Com
pany:

This is to certify that this m
ap or plat and the survey on w

hich it is based w
ere m

ade in accordance w
ith the

2021 M
inim

um
 Standard Detail Requirem

ents for ALTA/NSPS Land Title Surveys, jointly established and
adopted by ALTA and NSPS, and includes Item

s 1, 2, 3, 4, 5, 6(a), 6(b), 8, 9, 11(b), 13, 14, 16, 17, 18 and 19
of Table A thereof. The fieldw

ork w
as com

pleted on October 20, 2021.

Date of Plat or M
ap: XXXXXX XX, XXXX

See Title Block for date, seal and signature.

BHC, M
O CLS 2006009875-F

Brent E. Thom
pson PLS-2006000161

Item
s 1 through 7, and 25 , effect this property but are standard exceptions or are not plottable survey m

atters and
are not addressed hereon. Item

s 8, 9, and 10 are statem
ents rather than exceptions and are not addressed hereon.

1.
Basis of Bearings: North 00° 06' 37" East along the W

est line of Lot 2, referenced to the
M

issouri State Plane Coordinate System
, W

est Zone (NAD83).

2.
This survey is based on field w

ork com
pleted on or before the date show

n in the title block or
the follow

ing plats:

-
The plat of APEX PLAZA REPLAT recorded July 19, 2018 and filed as 2018009592 Num

ber in
Book 21, Page 387.

-
The REPLAT OF LOT 2 APEX PLAZA recorded February 16, 2010 and filed as Instrum

ent
Num

ber 2010001865 in Book 20, Page 359.

-
The FINAL PLAT APEX PLAZA recorded August 30, 2006 and filed as Instrum

ent Num
ber

015128 in Book 20, Page 178.

3.
This Tract contains 67,306 square feet or 1.5451 acres.

4.
Accuracy standard of this survey: Urban.

5.
Contours are show

n at 1 foot intervals.

1.
A utility locate request w

as generated through M
issouri One-Call under ticket no. 212790885 on

October 6, 2021 for this survey. The underground utilities show
n hereon are as located along the

m
arkings created by this request. They are representational only and are in no w

ay intended to
show

 their exact location, nor is this inform
ation to be construed as a com

plete inventory of all
utilities at this location. The exact location of underground features cannot be accurately,
com

pletely and reliably depicted w
ithout excavation. W

here additional or m
ore detailed

inform
ation is required, client is advised that excavation m

ay be necessary. It is the excavator's
responsibility to have any utilities m

arked before digging.
2.

W
aterline w

as not field verified. Representation of existing w
aterline w

as determ
ined from

 w
ater

m
ain plans dated 02/20/2020 by Olsson Associates, and w

ere provided by the client.

FLOOD STATEM
ENT

This property appears (see Note 1 below
) to lie w

ithin Flood Zone "X" (Areas determ
ined to be

outside the 0.2%
 annual chance floodplain) OR Flood Zone "D" (Areas in w

hich flood hazards are
undeterm

ined, but possible), as show
n on the flood insurance rate m

ap Flood Insurance Rate
M

ap,(F.I.R.M
.),  Platte County, M

issouri and Incorporated Areas .

M
ap Num

ber:
29165C0383D

Panel No:
383 of 425

Effective Date:
April 2, 2015

N
O

TE 1: No labels at all are show
n on the revised m

ap for any areas outside special flood zones.
The legend appears to indicate that unlabeled areas are "Other Areas" under w

hich tw
o zone

designations, X and D, are listed.
N

O
TE 2: This statem

ent is provided for inform
ational purposes only and shall in no w

ay constitute a
basis for a flood certificate. No field w

ork w
as perform

ed to establish the boundaries of this zone.
The inform

ation w
as derived by scaling the subject property on the above referenced m

ap.

22. 
Intentionally Deleted. 9.7.2021

23. 
Intentionally Deleted. 9.7.2021

24. 
Term

s, provisions and easem
ents of the Deed of Conservation Easem

ent granted to the City of Parkville,
M

issouri, describe by instrum
ent recorded June 12, 2018 as Docum

ent No. 2018007783 in Book 1297 at Page
757. This Conservation easem

ent crosses the North end of the subject property and is plotted hereon.

26. 
Building lines, restrictions, utility, drainage, storm

 sew
er, sanitary sew

er, and w
aterline easem

ents show
n on

the plat, APEX PLAZA REPLAT, recorded July 19, 2018 as Docum
ent No. 2018009592 in Plat Book 21 at Page

387. This plat dedicates:
SEW

ER EASEM
ENT:

          20' sew
er easem

ent crossing the subject property.
BUILDING SETBACK LINES:
The plat depicts a 30 foot  and a 20 foot building setback line along the North and South line of the subject 
property and is plotted hereon. No dedication appears on the plat for this setback.
RESTRICTIONS:
No restrictions are show

n or listed on the plat.

27. 
Covenants, conditionss, restrictions and easem

ents but om
itting any covenants or restrictions, if any, including

bu not lim
ited to those based upon race, color, religion, sex, sexual orientation, fam

ilial status, m
arital status,

disability, handicap, national origin, ancestry, source of incom
e, gender, gender identity, gender expression,

m
edical condition or genetic inform

ation, as set forth in applicable state or federal law
s, except to the extent

that said covenant or restriction is perm
itted by applicable law

, as set forth in the docum
ent and provisions set

forth in the docum
ent

Recording Date : Auguest 3, 2018
Recording No: 2018010372
The land described in Exhibit A of this Declaration encom

passes the entire subject property (and other
property), part of w

hich is plotted hereon by virtue of the plotted subject property boundary, and contains
blanket easem

ents across the im
provem

ents as installed. The easem
ents granted therein are: vehicular and

pedestrian cross-access easem
ents along the drives and sidew

alks; shared parking easem
ents w

ithin the
parking lots; and blanket utility easem

ents.

28.
An unrecorded lease w

ith certain term
s, covenants, conditions and provisions set forth therein as disclosed by

the  docum
ent.

Entitled: M
em

orandum
 of Lease

Lessor: CBC PARKVILLE 2 LLC
Lessee: PARKVILLE M

ARKET PLACE COM
M

UNITY IM
PROVEM

ENT DISTRICT
Recording Date: January 8, 2019
Recording No: 2019000220 in Book 1307 at Page 141.
The land described in Exhibit A of this Declaration encom

passes the entire subject property (and other
property), part of w

hich is plotted hereon by virtue of the plotted subject property boundary.

29. 
Easem

ent conveyance granted to Kansas City Pow
er & Light Com

pany by the instrum
ent recorded Decem

ber
6,2018 as Docum

ent No. 2018015971 in Book 1305 at Page 894. This 10.00 foot electric easem
ent  lies across

the subject property and is plotted hereon.

30.
Term

s, provisions and easem
ents of M

aster W
ater Service Line Use Agreem

ent recorded Novem
ber 21, 

2018 as Docum
ent No. 2018015422 in Book 1305 at Page 355.

The land described in Exhibit A of this Declaration encom
passes the entire subject property (and other

property), part of w
hich is plotted hereon by virtue of the plotted subject property boundary, and

contains blanket easem
ents across the im

provem
ents as installed. The easem

ents granted therein are:
cross-access easem

ents along the m
ain w

ater line for inspection, m
aintenance and repair of the w

ater
system

 .

31.    Term
s and provisions of Cooperative Agreem

ent recorded July 27, 2018 as Docum
ent No. 2018010022.

This agreem
ent effects this property, but there are no plottable survey m

atters and are not addressed 
hereon.

32.
Term

s and provisions of Cooperative Agreem
ent recorded July 27, 2018 as Docum

ent No. 2018010022 in
Book 1299 at Page 988. This agreem

ent effects this property, but there are no plottable survey m
atters

and are not addressed hereon.

33    
State court judgm

ents, state tax liens, and federal tax liens, if any, against the party(ies) to be insured as
ow

ner(s).Effects this property, but is not a plottable survey m
atters and is not addressed hereon.

34
Tenancy rights, either as m

onth to m
onth or by virtue of w

ritten leases, of persons now
 in possession of 

any part. Effects this property, but is not a  plottable survey m
atters and is not addressed hereon.

Found Survey M
onum

ent

Benchm
ark

Overhead Utility Line/s
Utility Pole w

/Light
Electric Pedestal (above ground)

Telephone Pedestal (above ground)
Telephone Access Box (m

ounted)

Traffic Signal Light
Traffic Control Vault (underground)

Underground Pipe Line M
arker

Sanitary Sew
er Line

Sanitary Sew
er M

anhole
Clean-out
Polyvinyl Chloride Pipe

Storm
 Sew

er Line
Storm

 Sew
er M

anhole

Grate Inlet
Corrugated Plastic Pipe

Single Pole Sign

Radius
Arc Length
Chord Bearing
Chord Distance

M
easured

Platted

W
ire Fence (w

ith or w
ithout barb)

ADA Detection Pad

Not To Scale

Pipe Continues-Outlet or Source
Not Found or Not Surveyed

Control Point and Designation
(TC is for Survey Only)

LEGEND
Set Survey M

onum
ent

(1/2" Reinforcing Rod w
/cap

M
O CLS 2006009875-F) unless

otherw
ise noted

Building Setback Line
Sanitary Sew

er Easem
ent

Landscaping (Bushes, Trees, Flow
ers,

Border, M
ulch, any or all of them

)

Underground Pipe Line (High Capacity)
W

aterline from
 record

W
aterline crossing the subject property appears be outside of an easem

ent.
STATEM

ENT OF POSSIBLE ENCROACHM
ENTS

BM
1   Found chiseled square on top Northw

est corner of the second curb inlet W
est of Bell

Road on the North side of 45 Highw
ay, as show

n on Apex Plaza-Phase 1 Site
Developm

ent Plans.
Elevation: 931.41

BM
2

Set chiseled square on top W
est face concrete light pole base in island North of

entrance to Rooster's M
en's Groom

ing Center.
Elevation: 960.14

BENCHM
ARKS                               (PROJECT BENCH)

Encroachm
ent Identifier

Exception Identifier

CONTROL POINT TIES

CP10
1/2" reinforcing rod w

ith CP cap.
R1 2.55 East to top back curb East side island.
R2 27.50 South to centerline of storm

 m
anhole.

R3 42.70 South to centerline of sanitary sew
er m

anhole lid.
R4 19.80 Northw

est to centerline of light pole.

CP11
1/2" reinforcing rod w

ith CP cap.
R1 19.65 East Southeast to top back curb at corner parking lot.
R2 12.60 Northw

est to top back end curb at trash enclosure.
R3 23.20 North Northw

est to Northeast corner brick trash enclosure.
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PLANS PREPARED BY:

GENERAL CONSTRUCTION NOTES
1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR FURNISHING ALL MATERIAL AND  LABOR

TO CONSTRUCT THE FACILITY AS SHOWN AND DESCRIBED IN THE  CONSTRUCTION
DOCUMENTS IN ACCORDANCE WITH THE APPROPRIATE APPROVING AUTHORITIES,
SPECIFICATIONS AND REQUIREMENTS.  CONTRACTOR SHALL CLEAR AND GRUB ALL
AREAS UNLESS OTHERWISE INDICATED, REMOVING TREES, STUMPS,  ROOTS, MUCK,
EXISTING PAVEMENT AND ALL OTHER DELETERIOUS MATERIAL.

2. EXISTING UTILITIES SHOWN ARE LOCATED ACCORDING TO THE INFORMATION AVAILABLE
TO THE ENGINEER AT THE TIME OF THE TOPOGRAPHIC SURVEY AND HAVE NOT BEEN
INDEPENDENTLY VERIFIED BY THE OWNER OR THE ENGINEER.  GUARANTEE IS NOT
MADE THAT ALL EXISTING UNDERGROUND UTILITIES ARE SHOWN OR THAT THE
LOCATION OF THOSE SHOWN ARE ENTIRELY ACCURATE. FINDING THE ACTUAL LOCATION
OF ANY EXISTING UTILITIES IS THE  CONTRACTOR'S RESPONSIBILITY AND SHALL BE
DONE BEFORE HE COMMENCES ANY WORK IN THE VICINITY.  FURTHERMORE, THE
CONTRACTOR SHALL BE  FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES DUE TO THE
CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND PRESERVE ANY AND ALL
UNDERGROUND UTILITIES.  THE OWNER OR ENGINEER WILL ASSUME NO LIABILITY FOR
ANY DAMAGES SUSTAINED OR COST INCURRED BECAUSE OF THE OPERATIONS IN THE
VICINITY OF EXISTING UTILITIES OR STRUCTURES, NOR FOR TEMPORARY BRACING AND
SHORING OF SAME.  IF IT IS NECESSARY TO SHORE, BRACE, SWING OR RELOCATE A
UTILITY, THE UTILITY COMPANY OR DEPARTMENT AFFECTED SHALL BE CONTACTED AND
THEIR PERMISSION OBTAINED REGARDING THE METHOD TO USE FOR SUCH WORK.

3. IT IS THE CONTRACTOR'S RESPONSIBILITY TO CONTACT THE VARIOUS UTILITY
COMPANIES WHICH MAY HAVE BURIED OR AERIAL UTILITIES WITHIN OR NEAR THE
CONSTRUCTION AREA BEFORE COMMENCING WORK.  THE CONTRACTOR  SHALL
PROVIDE 48 HOURS MINIMUM NOTICE TO ALL UTILITY COMPANIES  PRIOR TO BEGINNING
CONSTRUCTION.  A LIST OF THE UTILITY COMPANIES WHICH THE CONTRACTOR MUST
CALL BEFORE COMMENCING WORK IS PROVIDED ON THE COVER SHEET OF THESE
CONSTRUCTION PLANS. THIS LIST SERVES AS A GUIDE ONLY AND IS NOT INTENDED TO
LIMIT THE UTILITY COMPANIES WHICH THE CONTRACTOR MAY WISH TO NOTIFY.

4. THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ALL REQUIRED
CONSTRUCTION PERMITS AND BONDS IF REQUIRED PRIOR TO CONSTRUCTION.

5. THE CONTRACTOR SHALL HAVE AVAILABLE AT THE JOB SITE AT ALL  TIMES ONE COPY OF
THE CONSTRUCTION DOCUMENTS INCLUDING PLANS,  SPECIFICATIONS, AND SPECIAL
CONDITIONS AND COPIES OF ANY  REQUIRED CONSTRUCTION PERMITS.

6. ANY DISCREPANCIES ON THE DRAWINGS SHALL BE IMMEDIATELY BROUGHT  TO THE
ATTENTION OF THE OWNER AND ENGINEER BEFORE COMMENCING WORK. NO FIELD
CHANGES OR DEVIATIONS FROM DESIGN ARE TO BE MADE WITHOUT  PRIOR APPROVAL
OF THE OWNER AND NOTIFICATION TO THE ENGINEER.

7. ALL COPIES OF COMPACTION, CONCRETE AND OTHER REQUIRED TEST  RESULTS ARE
TO BE SENT TO THE OWNER AND DESIGN ENGINEER OF RECORD DIRECTLY FROM THE
TESTING AGENCY.

8. THE CONTRACTOR SHALL BE RESPONSIBLE FOR SUBMITTING TO THE  ENGINEER A
CERTIFIED RECORD SURVEY SIGNED AND SEALED BY A PROFESSIONAL LAND
SURVEYOR REGISTERED IN THE STATE OF KANSAS DEPICTING THE ACTUAL FIELD
LOCATION OF ALL CONSTRUCTED IMPROVEMENTS THAT ARE REQUIRED BY THE
JURISDICTIONAL AGENCIES FOR THE CERTIFICATION PROCESS. ALL SURVEY COSTS
WILL BE THE CONTRACTORS RESPONSIBILITY.

9. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DOCUMENTING AND MAINTAINING
AS-BUILT INFORMATION WHICH SHALL BE RECORDED AS CONSTRUCTION PROGRESSES
OR AT THE COMPLETION OF APPROPRIATE CONSTRUCTION INTERVALS AND SHALL BE
RESPONSIBLE FOR PROVIDING AS-BUILT DRAWINGS TO THE OWNER FOR THE PURPOSE
OF CERTIFICATION TO JURISDICTIONAL AGENCIES AS REQUIRED.  ALL AS-BUILT DATA
SHALL BE COLLECTED BY A STATE OF KANSAS PROFESSIONAL LAND SURVEYOR WHOSE
SERVICES ARE ENGAGED BY THE CONTRACTOR.

10. ANY WELLS DISCOVERED ON SITE THAT WILL HAVE NO USE MUST BE PLUGGED BY A
LICENSED WELL DRILLING CONTRACTOR IN A MANNER APPROVED BY ALL
JURISDICTIONAL AGENCIES.  CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING
ANY WELL ABANDONMENT PERMITS REQUIRED.

11. ANY WELL DISCOVERED DURING EARTH MOVING OR EXCAVATION SHALL BE REPORTED
TO THE APPROPRIATE JURISDICTIONAL AGENCIES WITHIN 24 HOURS AFTER DISCOVERY
IS MADE.

12. THE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING THAT THE PROPOSED
IMPROVEMENTS SHOWN ON THE PLANS DO NOT CONFLICT WITH ANY KNOWN EXISTING
OR OTHER PROPOSED IMPROVEMENTS. IF ANY CONFLICTS ARE DISCOVERED, THE
CONTRACTOR SHALL NOTIFY THE OWNER PRIOR TO INSTALLATION OF ANY PORTION OF
THE SITE WORK THAT WOULD BE AFFECTED.  FAILURE TO NOTIFY OWNER OF AN
IDENTIFIABLE CONFLICT PRIOR TO PROCEEDING WITH INSTALLATION RELIEVES OWNER
OF ANY OBLIGATION TO PAY FOR A RELATED CHANGE ORDER.

PAVING, GRADING AND DRAINAGE NOTES
1. ALL PAVING, CONSTRUCTION, MATERIALS, AND WORKMANSHIP WITHIN  COUNTY'S

RIGHT-OF-WAY SHALL BE IN ACCORDANCE WITH LOCAL OR COUNTY SPECIFICATIONS
AND STANDARDS (LATEST EDITION) OR KDOT SPECIFICATIONS AND STANDARDS (LATEST
EDITION) IF NOT COVERED BY LOCAL OR COUNTY REGULATIONS.

2. ALL UNPAVED AREAS IN EXISTING RIGHTS-OF-WAY DISTURBED BY  CONSTRUCTION
SHALL BE REGRADED AND SODDED.

3. TRAFFIC CONTROL ON ALL KDOT, LOCAL AND COUNTY RIGHTS-OF-WAY SHALL MEET THE
REQUIREMENTS OF THE MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES  (U.S.
DOT/FHA) AND THE REQUIREMENTS OF THE STATE AND ANY LOCAL  AGENCY HAVING
JURISDICTION.  IN THE EVENT THAT THE CONTRACT DOCUMENTS AND THE
JURISDICTIONAL AGENCY REQUIREMENTS ARE NOT IN AGREEMENT, THE MOST
STRINGENT SHALL GOVERN.

4. THE CONTRACTOR SHALL GRADE THE SITE TO THE ELEVATIONS INDICATED  AND SHALL
REGRADE WASHOUTS WHERE THEY OCCUR AFTER EVERY RAINFALL UNTIL A GRASS
STAND IS WELL ESTABLISHED OR ADEQUATE STABILIZATION OCCURS.

5. ALL OPEN AREAS WITHIN THE PROJECT SITE SHALL BE SODDED UNLESS INDICATED
OTHERWISE ON THE LANDSCAPE PLAN.

6. ALL AREAS INDICATED AS PAVEMENT SHALL BE CONSTRUCTED IN  ACCORDANCE WITH
THE TYPICAL PAVEMENT SECTIONS AS INDICATED ON  THE DRAWINGS.

7. WHERE EXISTING PAVEMENT IS INDICATED TO BE REMOVED AND  REPLACED, THE
CONTRACTOR SHALL SAW CUT A MINIMUM 2" DEEP FOR A SMOOTH AND STRAIGHT JOINT
AND REPLACE THE PAVEMENT WITH THE SAME TYPE AND  DEPTH OF MATERIAL AS
EXISTING OR AS INDICATED.

8. WHERE NEW PAVEMENT MEETS THE EXISTING PAVEMENT, THE CONTRACTOR  SHALL
SAW CUT THE EXISTING PAVEMENT A MINIMUM 2" DEEP FOR A SMOOTH AND  STRAIGHT
JOINT AND MATCH THE EXISTING PAVEMENT ELEVATION WITH THE  PROPOSED
PAVEMENT UNLESS OTHERWISE INDICATED.

9. THE CONTRACTOR SHALL INSTALL FILTER FABRIC OVER ALL DRAINAGE STRUCTURES
FOR THE DURATION OF CONSTRUCTION AND UNTIL  ACCEPTANCE OF THE PROJECT BY
THE OWNER.  ALL DRAINAGE STRUCTURES SHALL BE CLEANED OF DEBRIS AS REQUIRED
DURING AND AT THE END OF CONSTRUCTION TO PROVIDE POSITIVE DRAINAGE FLOWS.

10. IF DEWATERING IS REQUIRED, THE CONTRACTOR SHALL OBTAIN ANY APPLICABLE
REQUIRED PERMITS. THE CONTRACTOR IS TO COORDINATE WITH THE OWNER AND THE
DESIGN ENGINEER PRIOR TO ANY EXCAVATION.

11. STRIP TOPSOIL AND ORGANIC MATTER FROM ALL AREAS OF THE SITE AS REQUIRED. IN
SOME CASES TOPSOIL MAY BE STOCKPILED ON SITE FOR PLACEMENT WITHIN
LANDSCAPED AREAS BUT ONLY AS DIRECTED BY THE OWNER.

12. FIELD DENSITY TESTS SHALL BE TAKEN AT INTERVALS IN ACCORDANCE WITH THE LOCAL
JURISDICTIONAL AGENCY OR TO KDOT STANDARDS. IN THE EVENT THAT THE CONTRACT
DOCUMENTS AND THE JURISDICTIONAL AGENCY REQUIREMENTS ARE NOT IN
AGREEMENT, THE MOST STRINGENT SHALL GOVERN.

13. ALL SLOPES AND AREAS DISTURBED BY CONSTRUCTION SHALL BE GRADED AS PER
PLANS.  THE AREAS SHALL THEN BE SODDED OR SEEDED AS SPECIFIED IN THE PLANS,
FERTILIZED, MULCHED, WATERED AND MAINTAINED UNTIL HARDY GRASS GROWTH IS
ESTABLISHED IN ALL AREAS.  ANY AREAS DISTURBED FOR ANY REASON PRIOR TO FINAL
ACCEPTANCE OF THE JOB SHALL BE CORRECTED BY THE CONTRACTOR AT NO
ADDITIONAL COST TO THE OWNER.  ALL EARTHEN AREAS WILL  BE SODDED OR SEEDED
AND MULCHED AS SHOWN ON THE LANDSCAPING PLAN.

14. ALL CUT OR FILL SLOPES SHALL BE 4 (HORIZONTAL) :1 (VERTICAL) OR FLATTER UNLESS
OTHERWISE SHOWN.

15. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE CONTROL OF DUST AND DIRT
RISING AND SCATTERING IN THE AIR DURING CONSTRUCTION AND SHALL PROVIDE
WATER SPRINKLING OR OTHER SUITABLE METHODS OF CONTROL.  THE  CONTRACTOR
SHALL COMPLY WITH ALL GOVERNING REGULATIONS PERTAINING TO ENVIRONMENTAL
PROTECTION.

THE CONTRACTOR SHALL TAKE ALL REQUIRED MEASURES TO CONTROL TURBIDITY,
INCLUDING BUT NOT LIMITED TO THE INSTALLATION OF TURBIDITY BARRIERS AT ALL
LOCATIONS WHERE THE POSSIBILITY OF TRANSFERRING SUSPENDED SOLIDS INTO THE
RECEIVING WATER BODY EXISTS DUE TO THE PROPOSED WORK. TURBIDITY BARRIERS
MUST BE MAINTAINED IN EFFECTIVE CONDITION AT ALL LOCATIONS UNTIL
CONSTRUCTION IS COMPLETED AND DISTURBED SOIL AREAS ARE STABILIZED.
THEREAFTER, THE CONTRACTOR MUST REMOVE THE BARRIERS. AT NO TIME SHALL
THERE BE ANY OFF-SITE DISCHARGE WHICH VIOLATES THE WATER QUALITY STANDARDS
PER KANSAS DEPARTMENT OF HEALTH AND ENVIRONMENT.

16. SOD, WHERE CALLED FOR, MUST BE INSTALLED AND MAINTAINED ON EXPOSED SLOPES
WITHIN 48 HOURS OF COMPLETING FINAL GRADING, AND AT ANY OTHER TIME AS
NECESSARY, TO PREVENT EROSION, SEDIMENTATION OR TURBID DISCHARGES.

17. THE CONTRACTOR MUST REVIEW AND MAINTAIN A COPY OF THE ENVIRONMENTAL
RESOURCE PERMIT COMPLETE WITH ALL CONDITIONS, ATTACHMENTS, EXHIBITS, AND
PERMIT MODIFICATIONS IN GOOD CONDITION AT THE CONSTRUCTION SITE.  THE
COMPLETE PERMIT MUST BE AVAILABLE FOR REVIEW UPON REQUEST BY WATER
MANAGEMENT DISTRICT REPRESENTATIVES.

18. THE CONTRACTOR SHALL ENSURE THAT ISLAND PLANTING AREAS AND OTHER PLANTING
AREAS ARE NOT COMPACTED AND DO NOT CONTAIN ROAD BASE MATERIALS.  THE
CONTRACTOR SHALL ALSO EXCAVATE AND REMOVE ALL UNDESIRABLE MATERIAL FROM
ALL AREAS ON THE SITE TO BE PLANTED AND PROPERLY DISPOSED OF IN A LEGAL
MANNER.

19. THE CONTRACTOR SHALL INSTALL ALL UNDERGROUND STORM WATER PIPING PER
MANUFACTURER'S RECOMMENDATIONS.

WATER AND SEWER UTILITY NOTES
1. THE CONTRACTOR SHALL CONSTRUCT GRAVITY SEWER LATERALS, MANHOLES GRAVITY

SEWER LINES AND DOMESTIC WATER AND FIRE PROTECTION SYSTEM AS SHOWN ON
THESE PLANS. THE CONTRACTOR SHALL FURNISH ALL NECESSARY MATERIALS,
EQUIPMENT, MACHINERY, TOOLS, MEANS OF TRANSPORTATION AND LABOR NECESSARY
TO COMPLETE THE WORK IN FULL AND COMPLETE ACCORDANCE WITH THE SHOWN,
DESCRIBED AND REASONABLY INTENDED REQUIREMENTS OF THE CONTRACT
DOCUMENTS AND JURISDICTIONAL AGENCY REQUIREMENTS.  IN THE EVENT THAT THE
CONTRACT DOCUMENTS AND THE JURISDICTIONAL AGENCY REQUIREMENTS ARE NOT IN
AGREEMENT, THE MOST STRINGENT SHALL GOVERN.

2. ALL EXISTING UNDERGROUND UTILITY LOCATIONS SHOWN ARE APPROXIMATE. THE
CONTRACTOR SHALL COMPLY WITH ALL REQUIREMENTS FOR UTILITY LOCATION AND
COORDINATION IN ACCORDANCE WITH THE NOTES CONTAINED IN THE GENERAL
CONSTRUCTION SECTION OF THIS SHEET.

3. THE CONTRACTOR SHALL RESTORE ALL DISTURBED VEGETATION IN KIND, UNLESS
SHOWN OTHERWISE.

4. DEFLECTION OF PIPE JOINTS AND CURVATURE OF PIPE SHALL NOT EXCEED THE
MANUFACTURER'S SPECIFICATIONS.  SECURELY CLOSE ALL OPEN ENDS OF  PIPE AND
FITTINGS WITH A WATERTIGHT PLUG WHEN WORK IS NOT IN  PROGRESS.  THE INTERIOR
OF ALL PIPES SHALL BE CLEAN AND JOINT SURFACES  WIPED CLEAN AND DRY AFTER
THE PIPE HAS BEEN LOWERED INTO THE  TRENCH.  VALVES SHALL BE PLUMB AND
LOCATED ACCORDING TO THE PLANS.

5. ALL PHASES OF INSTALLATION, INCLUDING UNLOADING, TRENCHING, LAYING  AND BACK
FILLING, SHALL BE DONE IN A FIRST CLASS WORKMANLIKE MANNER.   ALL PIPE AND
FITTINGS SHALL BE CAREFULLY STORED FOLLOWING  MANUFACTURER'S
RECOMMENDATIONS.  CARE SHALL BE TAKEN TO AVOID  DAMAGE TO THE COATING OR
LINING IN ANY D.I. PIPE FITTINGS.  ANY PIPE OR FITTING WHICH IS DAMAGED OR WHICH
HAS FLAWS OR IMPERFECTIONS  WHICH, IN THE OPINION OF THE ENGINEER OR OWNER,
RENDERS IT UNFIT FOR USE, SHALL NOT BE USED.  ANY PIPE NOT SATISFACTORY FOR
USE SHALL BE CLEARLY MARKED AND IMMEDIATELY REMOVED FROM THE JOB SITE, AND
SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE.

6. WATER FOR FIRE FIGHTING SHALL BE AVAILABLE FOR USE PRIOR TO COMBUSTIBLES
BEING BROUGHT ON SITE.

7. ALL UTILITY AND STORM DRAIN TRENCHES LOCATED UNDER AREAS TO RECEIVE PAVING
SHALL BE COMPLETELY BACK FILLED IN ACCORDANCE WITH THE GOVERNING
JURISDICTIONAL AGENCY'S SPECIFICATIONS.  IN THE EVENT THAT THE CONTRACT
DOCUMENTS AND THE JURISDICTIONAL AGENCY REQUIREMENTS ARE NOT IN
AGREEMENT, THE MOST STRINGENT SHALL GOVERN.

8. UNDERGROUND LINES SHALL BE  SURVEYED BY A STATE OF KANSAS PROFESSIONAL
LAND SURVEYOR PRIOR TO  BACK FILLING.

9. CONTRACTOR SHALL PERFORM, AT HIS OWN EXPENSE, ANY AND ALL TESTS REQUIRED
BY THE SPECIFICATIONS AND/OR ANY AGENCY HAVING JURISDICTION. THESE TESTS MAY
INCLUDE, BUT MAY NOT BE LIMITED TO, INFILTRATION AND  EXFILTRATION, TELEVISION
INSPECTION AND A MANDREL TEST ON  GRAVITY SEWER.  A COPY OF THE TEST RESULTS
SHALL BE PROVIDED TO THE UTILITY PROVIDER, OWNER AND JURISDICTIONAL AGENCY
AS REQUIRED.

EROSION CONTROL NOTES
1. ALL WORK IN PUBLIC EASEMENTS AND RIGHT-OF-WAY AND ALL EROSION CONTROL

NOTES SHALL COMPLY WITH THE LATEST EDITION OF TECHNICAL PROVISIONS &
STANDARD DRAWINGS FOR ROADS AND SEWERS, OF THE UNITED GOVERNMENT OF
WYANDOTTE COUNTY/ KANSAS CITY, KANSAS. WHEN GENERAL NOTES CONFLICT UG
STANDARDS SHALL OVERRIDE.

2. THE STORM WATER POLLUTION PREVENTION PLAN ("SWPPP") IS COMPRISED OF THE
EROSION CONTROL PLAN, THE STANDARD DETAILS, THE PLAN NARRATIVE,
ATTACHMENTS INCLUDED IN SPECIFICATIONS OF THE SWPPP, PLUS THE PERMIT AND
ALL SUBSEQUENT REPORTS AND RELATED DOCUMENTS.

3. ALL CONTRACTORS AND SUBCONTRACTORS INVOLVED WITH STORM WATER POLLUTION
PREVENTION SHALL OBTAIN A COPY OF THE STORM WATER POLLUTION PREVENTION
PLAN AND THE STATE OF KANSAS CONSTRUCTION STORMWATER PERMIT AND BECOME
FAMILIAR WITH THEIR CONTENTS.

4. THE CONTRACTOR SHALL IMPLEMENT BEST MANAGEMENT PRACTICES AS REQUIRED BY
THE SWPPP.  ADDITIONAL BEST MANAGEMENT PRACTICES SHALL BE IMPLEMENTED AS
DICTATED BY CONDITIONS AT NO ADDITIONAL COST TO THE OWNER THROUGHOUT ALL
PHASES OF CONSTRUCTION.

5. BEST MANAGEMENT PRACTICES (BMP'S) AND CONTROLS SHALL CONFORM TO FEDERAL,
STATE, OR LOCAL REQUIREMENTS OR MANUAL OF PRACTICE, AS APPLICABLE.  THE
CONTRACTOR SHALL IMPLEMENT ADDITIONAL CONTROLS AS DIRECTED BY THE
PERMITTING AGENCY OR OWNER.

6. EROSION CONTROL PLAN MUST CLEARLY DELINEATE ALL STATE WATERS. PERMITS FOR
ANY CONSTRUCTION ACTIVITY IMPACTING STATE WATERS OR REGULATED WETLANDS
MUST BE MAINTAINED ON SITE AT ALL TIMES.

7. THE CONTRACTOR SHALL MINIMIZE CLEARING TO THE MAXIMUM EXTENT PRACTICAL OR
AS REQUIRED BY THE GENERAL PERMIT.

8. CONTRACTOR SHALL DENOTE ON PLAN THE TEMPORARY PARKING AND STORAGE AREA
WHICH SHALL ALSO BE USED AS THE EQUIPMENT MAINTENANCE AND CLEANING AREA,
EMPLOYEE PARKING AREA, AND AREA FOR LOCATING PORTABLE FACILITIES, OFFICE
TRAILERS, AND TOILET FACILITIES.

9. ALL WASH WATER (CONCRETE TRUCKS, VEHICLE CLEANING, EQUIPMENT CLEANING,
ETC.) SHALL BE DETAINED AND PROPERLY TREATED OR DISPOSED.

10. SUFFICIENT OIL AND GREASE ABSORBING MATERIALS AND FLOTATION BOOMS SHALL BE
MAINTAINED ON SITE OR READILY AVAILABLE TO CONTAIN AND CLEAN-UP FUEL OR
CHEMICAL SPILLS AND LEAKS.

11. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DUST CONTROL ON SITE. THE USE OF
MOTOR OILS AND OTHER PETROLEUM BASED OR TOXIC LIQUIDS FOR DUST
SUPPRESSION OPERATIONS IS PROHIBITED.

12. RUBBISH, TRASH, GARBAGE, LITTER, OR OTHER SUCH MATERIALS SHALL BE DEPOSITED
INTO SEALED CONTAINERS.  MATERIALS SHALL BE PREVENTED FROM LEAVING THE
PREMISES THROUGH THE ACTION OF WIND OR STORM WATER DISCHARGE INTO
DRAINAGE DITCHES OR WATERS OF THE STATE.

13. ALL STORM WATER POLLUTION PREVENTION MEASURES PRESENTED ON THE PLAN,
SHALL BE INITIATED AS SOON AS PRACTICABLE.

DEMOLITION NOTES
1. ALL MATERIAL REMOVED FROM THIS SITE BY THE CONTRACTOR SHALL BE DISPOSED OF

BY THE CONTRACTOR IN A LEGAL MANNER.

2. REFER TO THE TOPOGRAPHIC SURVEY FOR ADDITIONAL DETAILS OF EXISTING
STRUCTURES, ETC., LOCATED WITHIN THE PROJECT SITE.  UNLESS OTHERWISE NOTED,
ALL EXISTING BUILDINGS, STRUCTURES, SLABS, CONCRETE, ASPHALT, DEBRIS PILES,
SIGNS, AND ALL APPURTENANCES ARE TO BE REMOVED FROM THE SITE BY THE
CONTRACTOR AND PROPERLY DISPOSED OF IN A LEGAL MANNER AS PART OF THIS
CONTRACT.  SOME ITEMS TO BE REMOVED MAY NOT BE DEPICTED ON THE
TOPOGRAPHIC SURVEY.  IT IS THE CONTRACTOR'S RESPONSIBILITY TO VISIT THE SITE
AND DETERMINE THE FULL EXTENT OF ITEMS TO BE REMOVED.  IF ANY ITEMS ARE IN
QUESTION, THE CONTRACTOR SHALL CONTACT THE OWNER PRIOR TO REMOVAL OF
SAID ITEMS.

3. THE CONTRACTOR SHALL REFER TO THE DEMOLITION PLAN FOR
DEMOLITION/PRESERVATION OF EXISTING TREES.  ALL TREES NOT SPECIFICALLY
SHOWN TO BE PRESERVED OR RELOCATED SHALL BE REMOVED AS A PART OF THIS
CONTRACT.  TREE PROTECTION FENCING SHALL BE INSTALLED PRIOR TO ANY
DEMOLITION.

EROSION CONTROL NOTES (CONT.)
13. STABILIZATION  PRACTICES SHOULD BE INITIATED AS SOON AS PRACTICAL, BUT IN NO

CASE MORE THAN 7 DAYS WHERE CONSTRUCTION HAS TEMPORARILY CEASED.

14. DISTURBED PORTIONS OF THE SITE WHERE CONSTRUCTION ACTIVITY HAS
PERMANENTLY STOPPED SHALL BE PERMANENTLY SEEDED.  THESE AREAS SHALL BE
SEEDED NO LATER THAN 7 DAYS AFTER THE LAST CONSTRUCTION ACTIVITY OCCURRED
IN THESE AREAS.

15. IF THE ACTION OF VEHICLES TRAVELING OVER THE GRAVEL CONSTRUCTION
ENTRANCES IS NOT SUFFICIENT TO REMOVE THE MAJORITY OF DIRT OR MUD, THEN THE
TIRES MUST BE WASHED BEFORE THE VEHICLES ENTER A PUBLIC ROAD.  IF WASHING IS
USED, PROVISIONS MUST BE MADE TO INTERCEPT THE WASH WATER AND TRAP THE
SEDIMENT BEFORE IT IS CARRIED OFF THE SITE.

16. ALL MATERIALS SPILLED, DROPPED, WASHED, OR TRACKED FROM VEHICLES ONTO
ROADWAYS OR INTO STORM DRAINS MUST BE REMOVED AS SOON AS POSSIBLE.

17. THE CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVING SEDIMENT IN THE
DETENTION POND AND ANY SEDIMENT THAT MAY HAVE COLLECTED IN THE STORM
SEWER DRAINAGE SYSTEMS IN CONJUNCTION WITH THE STABILIZATION OF THE SITE.

18. ON-SITE & OFF SITE SOIL STOCKPILE AND BORROW AREAS SHALL BE PROTECTED FROM
EROSION AND SEDIMENTATION THROUGH IMPLEMENTATION OF BEST MANAGEMENT
PRACTICES. STOCKPILE AND BORROW AREA LOCATIONS SHALL BE NOTED ON THE
EROSION CONTROL PLAN AND PERMITTED IN ACCORDANCE WITH GENERAL PERMIT
REQUIREMENTS.

19. SLOPES SHALL BE LEFT IN A ROUGHENED CONDITION DURING THE GRADING PHASE TO
REDUCE RUNOFF VELOCITIES AND EROSION.

20. DUE TO GRADE CHANGES DURING THE DEVELOPMENT OF THE PROJECT, THE
CONTRACTOR SHALL BE RESPONSIBLE FOR ADJUSTING THE EROSION CONTROL
MEASURES (SILT FENCES, ETC.) TO PREVENT EROSION.

21. ALL CONSTRUCTION SHALL BE STABILIZED AT THE END OF EACH WORKING DAY, THIS
INCLUDES BACK FILLING OF TRENCHES FOR UTILITY CONSTRUCTION AND PLACEMENT
OF GRAVEL OR BITUMINOUS PAVING FOR ROAD CONSTRUCTION.

MAINTENANCE
ALL MEASURES STATED ON THE EROSION AND SEDIMENT CONTROL PLAN, AND IN THE
STORM WATER POLLUTION PREVENTION PLAN, SHALL BE MAINTAINED IN FULLY
FUNCTIONAL CONDITION UNTIL NO LONGER REQUIRED FOR A COMPLETED PHASE OF
WORK OR FINAL STABILIZATION OF THE SITE.  ALL EROSION AND SEDIMENTATION
CONTROL MEASURES SHALL BE CHECKED BY A QUALIFIED PERSON AT LEAST ONCE
EVERY SEVEN CALENDAR DAYS AND WITHIN 24 HOURS OF THE END OF A 0.5"
RAINFALL EVENT, AND CLEANED AND REPAIRED IN ACCORDANCE WITH THE
FOLLOWING:

1. INLET PROTECTION DEVICES AND BARRIERS SHALL BE REPAIRED OR REPLACED
IF THEY SHOW SIGNS OF UNDERMINING, OR DETERIORATION.

2. ALL SEEDED AREAS SHALL BE CHECKED REGULARLY TO SEE THAT A GOOD
STAND IS MAINTAINED.  AREAS SHOULD BE FERTILIZED, WATERED AND
RESEEDED AS NEEDED.

3. SILT FENCES SHALL BE REPAIRED TO THEIR ORIGINAL CONDITIONS IF DAMAGED.
SEDIMENT SHALL BE REMOVED FROM THE SILT FENCES WHEN IT REACHES
ONE-HALF THE HEIGHT OF THE SILT FENCE.

4. THE CONSTRUCTION ENTRANCES SHALL BE MAINTAINED IN A CONDITION WHICH
WILL PREVENT TRACKING OR FLOW OF MUD ONTO PUBLIC RIGHTS-OF-WAY.  THIS
MAY REQUIRE PERIODIC TOP DRESSING OF THE CONSTRUCTION ENTRANCES AS
CONDITIONS DEMAND.

5. THE TEMPORARY PARKING AND STORAGE AREA SHALL BE KEPT IN GOOD
CONDITION (SUITABLE FOR PARKING AND STORAGE).  THIS MAY REQUIRE
PERIODIC TOP DRESSING OF THE TEMPORARY PARKING AS CONDITIONS
DEMAND.

6. OUTLET STRUCTURES IN THE SEDIMENTATION BASINS SHALL BE MAINTAINED IN
OPERATIONAL CONDITIONS AT ALL TIMES. SEDIMENT SHALL BE REMOVED FROM
SEDIMENT BASINS OR TRAPS WHEN THE DESIGN CAPACITY HAS BEEN REDUCED
TO 55 CUBIC YARDS / ACRE.

7. ALL MAINTENANCE OPERATIONS SHALL BE DONE IN A TIMELY MANNER BUT IN NO
CASE LATER THAN 2 CALENDAR DAYS FOLLOWING THE INSPECTION.
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NORTH

EROSION CONTROL NOTES

1. SEDIMENT BASINS AND TRAPS, PERIMETER DIKES, SEDIMENT BARRIERS AND OTHER MEASURES INTENDED TO TRAP SEDIMENT
SHALL BE CONSTRUCTED AS A FIRST STEP IN ANY LAND DISTURBING ACTIVITY AND SHALL BE MADE FUNCTIONAL BEFORE UP-SLOPE
LAND DISTURBANCE TAKES
PLACE.
2. ALL SEDIMENT CONTROL MEASURES ARE TO BE ADJUSTED TO MEET FIELD CONDITIONS AT THE TIME OF CONSTRUCTION AND BE
CONSTRUCTED PRIOR TO ANY GRADING OR DISTURBANCE OF EXISTING SURFACE MATERIAL ON BALANCE OF SITE.  PERIMETER
SEDIMENT BARRIERS SHALL BE CONSTRUCTED
TO PREVENT SEDIMENT OR TRASH FROM FLOWING OR FLOATING ON TO ADJACENT PROPERTIES.
3. PERMANENT OR TEMPORARY SOIL STABILIZATION SHALL BE APPLIED TO DENUDED AREAS WITHIN SEVEN (7) DAYS AFTER FINAL
GRADE IS REACHED ON ANY PORTION OF THE SITE.  TEMPORARY SOIL STABILIZATION SHALL BE APPLIED WITHIN SEVEN (7) DAYS TO
DENUDED AREAS THAT MAY NOT BE AT
FINAL GRADE BUT WILL REMAIN UNDISTURBED FOR LONGER THAN 30 DAYS.  PERMANENT STABILIZATION SHALL BE APPLIED TO AREAS
THAT ARE TO BE LEFT UNDISTURBED FOR MORE THAN ONE YEAR.
4. DURING CONSTRUCTION OF THE PROJECT, SOIL STOCK PILES SHALL BE STABILIZED, COVERED OR CONTAINED WITH SEDIMENT
TRAPPING MEASURES. THE APPLICANT IS RESPONSIBLE FOR THE TEMPORARY PROTECTION AND PERMANENT STABILIZATION OF ALL
SOIL STOCKPILES ON SITE AS WELL AS
SOIL INTENTIONALLY TRANSPORTED FROM THE PROJECT SITE.
5. A PERMANENT VEGETATIVE COVER SHALL BE ESTABLISHED ON DENUDED AREAS NOT OTHERWISE PERMANENTLY STABILIZED.
6. AFTER ANY SIGNIFICANT RAINFALL, SEDIMENT CONTROL STRUCTURES WILL BE INSPECTED FOR INTEGRITY.  ANY DAMAGED DEVICES
SHALL BE CORRECTED IMMEDIATELY.
7. CONCENTRATED RUNOFF SHALL NOT FLOW DOWN CUT OR FILL SLOPES UNLESS CONTAINED WITHIN AN ADEQUATE TEMPORARY OR
PERMANENT CHANNEL, FLUME, SLOPE DRAIN STRUCTURE OR APPROVED CONTROL.
8. SEDIMENT WILL BE PREVENTED FROM ENTERING ANY STORM WATER SYSTEM, DITCH OR CHANNEL.  ALL STORM WATER INLETS THAT
ARE MADE OPERABLE DURING CONSTRUCTION SHALL BE PROTECTED SO THAT SEDIMENT-LADEN WATER CANNOT ENTER THE
CONVEYANCE SYSTEM WITHOUT FIRST BEING FILTERED OR OTHERWISE TREATED TO REMOVE SEDIMENT.
9. WHEN WORK IN A LIVE WATERCOURSE IS PERFORMED, PRECAUTIONS SHALL BE TAKEN TO MINIMIZE ENCROACHMENT, CONTROL
SEDIMENT TRANSPORT AND STABILIZE THE WORK AREA TO THE GREATEST EXTENT POSSIBLE DURING CONSTRUCTION.
10. PERIODIC INSPECTION AND MAINTENANCE OF ALL SEDIMENT CONTROL STRUCTURES MUST BE PROVIDED TO ENSURE INTENDED
PURPOSE IS ACCOMPLISHED.  THE DEVELOPER, OWNER AND/OR CONTRACTOR SHALL BE CONTINUALLY RESPONSIBLE FOR ALL
SEDIMENT CONTROLS.  SEDIMENT
CONTROL MEASURES SHALL BE IN WORKING CONDITION AT THE END OF EACH WORKING DAY.
11. WHERE CONSTRUCTION VEHICLE ACCESS ROUTES INTERSECT PAVED PUBLIC ROADS, PROVISIONS SHALL BE MADE TO MINIMIZE
THE TRANSPORT OF SEDIMENT BY TRACKING ONTO THE PAVED SURFACE.  WHERE SEDIMENT IS TRANSPORTED ONTO A PUBLIC ROAD
SURFACE WITH CURBS AND GUTTERS,
THE ROAD SHALL BE CLEANED THOROUGHLY AT THE END OF EACH DAY.  SEDIMENT SHALL BE REMOVED FROM THE ROADS BY
SHOVELING OR SWEEPING AND TRANSPORTED TO A SEDIMENT CONTROL DISPOSAL AREA.  STREET WASHING SHALL BE ALLOWED
ONLY AFTER SEDIMENT IS REMOVED IN THIS MANNER.  THIS PROVISION SHALL APPLY TO INDIVIDUAL SUBDIVISION LOTS AS WELL AS TO
LARGER LAND DISTURBING ACTIVITIES.
12. ALL TEMPORARY EROSION AND SEDIMENT CONTROL MEASURES SHALL BE REMOVED WITHIN 30 DAYS AFTER FINAL SITE
STABILIZATION OR AFTER THE TEMPORARY MEASURES ARE NO LONGER NEEDED.
13. PROPERTIES AND WATERWAYS DOWNSTREAM FROM CONSTRUCTION SITES SHALL BE PROTECTED FROM SEDIMENT DEPOSITION
AND EROSION AT ALL TIMES DURING CONSTRUCTION.
14. EROSION CONTROL DESIGN AND CONSTRUCTION SHALL FOLLOW THE REQUIREMENTS IN THE "KDOT TEMPORARY EROSION
CONTROL MANUAL" AND CITY PERMITS.
15. CONTRACTOR IS RESPONSIBLE FOR ALL SURFACE WATER DISCHARGES, RAINFALL RUN OFF OR DEWATERING ACTIVITIES.
16. CONTRACTOR MUST INCORPORATE ALL BMP'S NECESSARY TO MEET OR EXCEED STATE WATER QUALITY AND SWPPP
REQUIREMENTS.
17. THE POLLUTION PREVENTION PLAN IS A MINIMUM GUIDELINE ONLY.  ADDITIONAL BMP'S MAY BE NECESSARY AT CONTRACTOR'S
EXPENSE.
18. NOI TO BE POSTED ON SITE.

DEMOLITION NOTES:

1. THE INTENT OF THE DEMOLITION PLAN IS TO DEPICT ALL EXISTING FEATURES THAT ENCUMBER THE PROPOSED CONSTRUCTION
AREA AND ARE SCHEDULED FOR REMOVAL. SOME INCIDENTAL ITEMS MAY HAVE BEEN INADVERTENTLY OMITTED FROM THE PLAN. THE
CONTRACTOR IS ENCOURAGED TO THOROUGHLY INSPECT THE SITE AS WELL AS REVIEW THE PLANS AND SPECIFICATIONS PRIOR TO
SUBMITTING PRICING. CONTRACTOR WILL NOT RECEIVE ADDITIONAL COMPENSATION FOR INCIDENTAL ITEMS NOT SHOWN ON THIS
DEMOLITION PLAN.
2. THIS DEMOLITION PLAN IS BASED ON AVAILABLE UTILITY INFORMATION AND MAY OR MAY NOT BE ALL INCLUSIVE FOR THIS SITE. ANY
UTILITIES ENCOUNTERED DURING DEMOLITION THAT ARE NOT DEPICTED/ADDRESSED ON THIS DRAWING SHOULD BE BROUGHT TO THE
ATTENTION OF THE PROJECT ENGINEER IMMEDIATELY.
3. CONTRACTOR IS REQUIRED TO OBTAIN ALL DEMOLITION PERMITS.
4. ALL FEATURES IDENTIFIED ON THIS PLAN WHICH ARE LISTED TO BE DEMOLISHED ARE TO BE REMOVED FROM THE SITE. AFTER
DEMOLITION IS COMPLETE THE SITE SHALL BE DELIVERED IN A CONDITION SUITABLE FOR DEVELOPMENT.
5. CONTRACTOR SHALL LIMIT ALL DEMOLITION ACTIVITIES TO THOSE AREAS DELINEATED ON THE CONSTRUCTION DRAWINGS UNLESS
OTHERWISE DIRECTED BY THE DEVELOPER OR AS REQUIRED FOR CONSTRUCTION OF IMPROVEMENTS.
6. CONTRACTOR TO COORDINATE WITH ALL UTILITY OWNERS PRIOR TO DEMOLITION TO ENSURE SERVICES HAVE BEEN
DISCONNECTED.
7. CONTRACTOR IS RESPONSIBLE FOR CONTROLLING AIRBORNE DUST AND POLLUTANTS BY USING WATER SPRINKLING OR OTHER
SUITABLE MEANS OF CONTROL.
8. CONTRACTOR TO USE CARE IN HANDLING DEBRIS FROM SITE TO ENSURE THE SAFETY OF THE PUBLIC. HAUL ROUTE TO BE CLOSELY
MONITORED FOR DEBRIS OR MATERIALS TRACKED ONTO ADJOINING ROADWAYS, SIDEWALKS, ETC. ROADWAYS AND WALKWAYS TO BE
CLEARED DAILY OR AS NECESSARY TO MAINTAIN PUBLIC SAFETY.
9. DE-WATERING SHOULD BE ANTICIPATED AND INCLUDED.
10. ALL ASPHALT TO BE REMOVED SHALL BE SAW CUT ADJACENT TO REMAINING IMPROVEMENTS.
11. WHERE REMAINING, INLETS, MANHOLE COVERS, AND VALVE COVERS TO BE PROTECTED IN PAVEMENT REMOVAL AREAS.

EROSION CONTROL LEGEND

ADOPTED POLICY OF THE PARKVILLE DEPARTMENT OF PUBLIC WORKS:

GENERAL REQUIREMENTS FOR EROSION CONTROL
NOVEMBER, 2014.

IMPLEMENTATION:
THESE FOLLOWING NOTES SHALL BE ADDED TO EROSION CONTROL PLAN.  THESE NOTES SHALL NOT BE

MINGLED WITH THE DESIGN ENGINEER'S NOTES ON THE EROSION CONTROL PLAN.

CITY EROSION CONTROL REQUIREMENTS:
1. THESE EROSION CONTROL DRAWINGS WILL BE MADE PART OF THE STORMWATER POLLUTION

PREVENTION PLAN (SWPPP).   CONTRACTOR SHALL KEEP THE SWPPP AVAILABLE AT THE PROJECT
SITE AT ALL TIMES.

2. NO DISTURBANCE AND GRADING WILL TAKE PLACE UNTIL THE LAND DISTURBANCE PERMIT HAS BEEN
ISSUED BY MDNR AND THE EROSION AND SEDIMENT CONTROL BMP'S ARE IN PLACE.

3. ALL EROSION CONTROL MEASURES SHALL CONFORM TO CITY STANDARDS, INCLUDING THE APWA
STANDARD DRAWINGS AND THE PROTECTING WATER QUALITY GUIDE (PWQ GUIDE).

4. THE PERSON DESIGNATED IN THE SWPPP SHALL INSPECT THE EROSION CONTROL BMP'S AFTER EACH
RAINSTORM, ADDRESS DEFICIENCIES, AND ENTER INSPECTIONS AND ACTIVITIES IN THE
MAINTENANCE LOG CONTAINED IN THE SWPPP.

5. TEMPORARY SEEDING:  ALL NON-PAVED AREAS THAT WILL NOT BE UNDER ACTIVE EARTHWORK FOR 3
WEEKS SHALL BE STABILIZED WITH TEMPORARY SEEDING TO ESTABLISH A STAND OF GRASS, AS SET
FORTH IN THE PWQ GUIDE.  THESE AREAS SHALL BE STABILIZED AGAIN THE NEXT SEASON WITH
TEMPORARY SEEDING, UNTIL THE FINAL GRADING IS COMPLETE AND THE AREA IS PERMANENTLY
STABILIZED.

6. PERMANENT SEEDING:  WHEN THE NEXT SPRING OR FALL PLANTING PERIOD ARRIVES, ALL
NON-PAVED AREAS IN WHICH EARTHWORK IS COMPLETED WILL BE STABILIZED BY MULCHING AND
SEEDING TO ESTABLISH A PERMANENT STAND OF GRASS.

7. THESE EROSION CONTROL PLANS AND THE SWPPP WILL BE MODIFIED AS THE PROJECT
PROGRESSES.  AT THE DIRECTION OF THE CITY INSPECTOR OR DIRECTOR OF PUBLIC WORKS,
SPECIFIC ADDITIONAL BMP'S SHALL BE ADDED BY CONTRACTOR TO ADDRESS NEEDS THAT ARISE.

8. AT THE REQUEST OF THE DIRECTOR OF PUBLIC WORKS, THE SWPPP AND THE EROSION CONTROL
PLANS SHALL BE REVISED DURING CONSTRUCTION, TO REFLECT CHANGES REQUIRED.
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KEYNOTE INDEX

A

B ACCESSIBLE PARKING SPACE AND SIGN (TYP OF 2)
(SEE DETAIL SHEET C-102)

C

DUMPSTER AND PAD. REFER TO ARCH. DRAWINGSD

E

F CONCRETE SIDEWALK

G

H

J

K

BIKE RACK, 4 SPACES.  (SEE DETAIL SHEET C-102)

EXISTING SIDEWALK

24" PAINTED STOP BAR WITH STOP SIGN

PROPOSED LIGHT POLE (SEE ELECTRICAL PLANS)

PROPERTY LINE

L MENU BOARD. REFER TO ARCH DRAWINGS

BOLLARDS WITH SLEEVE (TYP). REFER TO ARCH DRAWINGS

O

P

Q

PROPOSED TRANSFORMER

I

M CONCRETE NOSE CAP (TYP.)

N WHEEL STOP (TYP.) (SEE DETAIL SHEET C-102)

SIGN LEGEND

PARKING BY

PERMIT
DISABLED

ONLY

ACCESSIBLE PARKING

$  250  FINE
F.S.  318.18 ACCESSIBLE PENALTY

STOP STOP SIGN

SYMBOL LEGEND

PARKING STALL COUNT#

ACCESSIBLE PARKING SPACE

T TRANSFORMER PAD

PROPERTY LINE

FLAGPOLE (SEE NOTE 1)S

LIGHT POLE
DRAINAGE STRUCTURE (SEE SHEET C-302)

ACCESSIBLE PARKING SIGN

DRAINAGE STRUCTURES

LIT BOLLARDS (TYP.) REFER TO ARCH DRAWINGSR

DECOMPOSED GRANITE STRIPS (REFER TO LANDSCAPE PLAN)T

TURNDOWN SLAB (REFER TO ARCH DRAWINGS)U

LIT BOLLARD 

MONUMENT SIGN. REFER TO ARCH. DRAWINGS AND SIGNAGE
PACKAGEV

W

X

DO NOT ENTER SIGN
DO NOT

ENTER
DIRECTIONAL ARROW (TYP.)

ADA RAMP  (SEE DETAIL SHEET C-102)

PROPOSED CROSSWALK

RETAINING WALL BY OTHERS

Y

TRANSITION TO TURNDOWN SLAB

PROPOSED CURB AND GUTTERZ

SITE DATA:
LEASE AREA: 1.54 AC (67206 SQ. FT.)
EXISTING/PROPOSED ZONING B-4-P (PLANNED BUSINESS DISTRICT)
DISTURBED AREA: 0.90 AC
PROPOSED USE: RESTAURANT WITH DRIVE THRU
MAXIMUM BUILDING HEIGHT: 3 STORIES/45 FEET
PROPOSED BUILDING HEIGHT: 1 STORY/ 21 FEET

PARCEL ID:                                                     20-6.0-23-400-003-005.000

BUILDING COVERAGE:
PROPOSED FLOOR AREA 3,198 SF
F.A.R. (3,189 SF/67206 SF) 4.8%

BUILDING SETBACKS REQUIRED PROVIDED
FRONT (S): 20' 51'
SIDE (E): 10' 60.3'
SIDE(W): 10' 51'
REAR(N): 10' 291.7'

PARKING SUMMARY REQUIRED PROVIDED
STANDARD                                       57 29
ACCESSIBLE  2 2
STACKING 10 19
TOTAL SPOT : 59 31

*SHARED PARKING WITH ADJACENT LOT TO BE COORDINATED

PARKING CALCULATION:
12 PARKING SPACE FOR EVERY 1000 SQ. FT. PLUS 1 SPOT PER EMPLOYEE PLUS 5 STACKING SPOTS
PER DRIVE-THRU.

(3198 SQ. FT)*(12 SPOTS/1000 SQ. FT)= 39 SPOTS
(20 EMPLOYEES)*(1 SPOT/EMPLOYEE)=20 SPOTS
(2 DRIVE-THRUS)*(5 STACKING SPOTS/DRIVE-THU)=10 STACKING SPOTS

TOTAL MINIMUM: 59 SPOTS TOTAL MAXIMUM: 68 SPOTS

LOT COVERAGE:
BUILDING AREA: 0.07 AC 3,198 SF 4.7%
IMPERVIOUS AREA: 0.70 AC 28,729 SF 45.1%
LANDSCAPE AREA: 0.12 AC 5,018 SF 7.5%
UNDISTURBED AREA 0.66 AC 28,729 SF 42.7%
TOTAL LEASE AREA: 1.55 AC 67,306 SF 100%

NOTES:
1. FLAG POLE WITH GROUND MOUNTED LIGHTS, UNITED FLAG AND BANNER, GARRISON TYPE OR OWNER

APPROVED EQUAL, 30' HIGH, 5" ALUMINUM WITH 14 GAUGE ALUMINUM BALL FINIAL. INCLUDE ALUMINUM
ROLLER AND SLEEVE. HARDWARE TO INCLUDE STATIONARY TRUCK, NYLON FLAGSNAPS AND HALYARDS,
ENTIRE ASSEMBLY (INCLUDING FOUNDATION) TO CONFORM TO APPLICABLE CODES,  INCLUDING WIND
LOADS. SEE SHEET S5.1, DETAIL D5 FOR FOUNDATION DETAILS. SEE SHEET E5.2, DETAIL A4 FOR LIGHT
DETAILS.

2. PIPE BOLLARDS: IDEAL SHIELD: URBAN BRONZE, PANTONE 2336 XGC

NORTH

LOT DIMENSION DETAIL
SCALE 1:50

ADOPTED POLICY OF THE PARKVILLE DEPARTMENT OF PUBLIC WORKS:

GENERAL REQUIREMENTS FOR PUBLIC WORKS CONSTRUCTION
NOVEMBER, 2014.

IMPLEMENTATION:
THESE FOLLOWING NOTES SHALL BE ADDED TO COVER SHEET OF ALL PUBLIC INFRASTRUCTURE PLANS.

THESE GENERAL CITY REQUIREMENTS AND THE OTHER CITY NOTES (EARTHWORK & TESTING, CONCRETE
WORK, ASPHALT PAVING, ETC.) SHALL BE KEPT ALL TOGETHER WITHIN THE PLAN SET, AND SHALL NOT BE
MINGLED WITH THE DESIGN ENGINEER'S NOTES.

CITY GENERAL REQUIREMENTS:
1. CONTRACTOR AND ALL SUBCONTRACTORS SHALL KEEP ONSITE A SET OF APPROVED PLANS.   APPROVED

PLANS SHALL BEAR THE APPROVAL SIGNATURE OF THE CITY.   CONTRACTOR SHALL ALSO KEEP ONSITE A
SET OF KC METRO APWA STANDARD SPECIFICATIONS AND STANDARD DRAWINGS.

2. ALL WORK PROPOSED ON THESE PLANS SHALL CONFORM TO THE CURRENT EDITION OF THE KC METRO
APWA STANDARDS FOR PUBLIC WORKS CONSTRUCTION, AND THE CURRENT STANDARDS AND POLICIES
OF THE CITY OF PARKVILLE DEPARTMENT OF PUBLIC WORKS, AND THE PARKVILLE MUNICIPAL CODE.  IN
CASE OF CONFLICT THE MOST RESTRICTIVE REQUIREMENT SHALL APPLY, UNLESS DIRECTED OTHERWISE
BY THE DIRECTOR OF PUBLIC WORKS.

3. DEVELOPMENT PLANS, PUBLIC IMPROVEMENT PLANS, AND DRAINAGE REPORTS ARE INITIALLY
APPROVED FOR ONE (1) YEAR AFTER WHICH THEY AUTOMATICALLY BECOME VOID AND MUST BE
UPDATED AND RE-SUBMITTED TO THE DIRECTOR OF PUBLIC WORKS FOR APPROVAL, BEFORE
COMMENCEMENT OF ANY CONSTRUCTION.  THIS ONE-YEAR LIMITATION MAY BE EXEMPTED BY THE
DIRECTOR OF PUBLIC WORKS FOR PROJECTS EXCEEDING 100 ACRES IN TOTAL AREA, FOR A LONGER
PERIOD NOT TO EXCEED TWO YEARS.

4. THE CITY OF PARKVILLE PLAN REVIEW IS ONLY FOR GENERAL CONFORMANCE WITH APWA STANDARDS,
PARKVILLE DEPARTMENT OF PUBLIC WORKS STANDARDS AND POLICIES, AND THE PARKVILLE MUNICIPAL
CODE.  NEITHER THE CITY NOR THE PLAN REVIEWER IS RESPONSIBLE FOR THE ADEQUACY OF THE
DESIGN OR THE ACCURACY OF THE CONSTRUCTION DOCUMENTS, OR DIMENSIONS OR ELEVATIONS.

5. ALL DESIGN CHANGES CONTEMPLATED TO THE APPROVED DRAWINGS SHALL BE BROUGHT TO THE
ATTENTION OF THE INSPECTOR OR DIRECTOR OF PUBLIC WORKS.  APPROVED CHANGES SHALL BE
INCLUDED IN REVISED PLANS PREPARED BY THE ENGINEER OF RECORD AND APPROVED BY THE CITY IN
WRITING BEFORE THE COMMENCEMENT OF CHANGED WORK.

6. DEVELOPER AND CONTRACTOR SHALL DESIGNATE AN ONSITE SUPERINTENDENT WHO SHALL BE ONSITE
DURING THE WORK AND WHO WILL HAVE THE AUTHORITY TO ADDRESS DEFICIENCIES COMMUNICATED BY
THE CITY REPRESENTATIVE.

7. DEVELOPER OR CONTRACTOR SHALL EMPLOY OR HIRE A LICENSE PROFESSIONAL SURVEYOR TO STAKE
ALL WORK, INCLUDING ROADWAYS, DRAINAGE FEATURES, STORM SEWERS, AND SANITARY SEWERS.
STAKES SHALL BE PROVIDED FOR EACH ROADWAY AT MAXIMUM 100-FOOT INTERVALS, SHOWING
STATION NUMBERS AND REQUIRED CUT AND FILL.  ROADWAY STAKES WITH STATION NUMBERS SHALL BE
PROVIDED ALONG EACH SIDE OF THE ROADWAY, IN ADDITION TO CENTERLINE STAKES.  OFFSET CURB
STAKES WILL BE ACCEPTABLE IF THEY SHOW THE STATIONING INFORMATION.

8. PRIOR TO THE ACCEPTANCE OF PUBLIC INFRASTRUCTURE BY THE CITY, CONTRACTOR AND DEVELOPER
SHALL FURNISH AN EXECUTED MAINTENANCE BOND.

9. THE CONTRACTOR SHALL SCHEDULE THE WORK AND SHALL PLAN FOR TESTING AND INSPECTION
ACTIVITIES REQUIRED BY THE CITY.  THE CONTRACTOR SHALL BE AWARE OF WEATHER AND
TEMPERATURE LIMITATIONS SET FORTH IN THE CITY STANDARDS.

10. ALL SOIL TESTING, INCLUDING PROCTORS AND EARTHWORK AND COMPACTION TESTING SHALL BE
PAID FOR BY THE CONTRACTOR.  ALL TEST REPORTS, BOTH FAILING AND PASSING, SHALL BE REPORTED
TO THE CITY AS SOON AS THEY ARE AVAILABLE.

11. THE CITY WILL COVER THE COST OF CITY INSPECTIONS AND MATERIALS TESTING FOR CONCRETE.
CONTRACTOR SHALL NOTIFY CITY IN ADVANCE OF ALL ACTIVITIES REQUIRING INSPECTION OR MATERIALS
TESTING.

12. THE STORMWATER POLLUTION PREVENTION PLAN (SWPPP) SHALL BE PREPARED BY THE DESIGN
ENGINEER AND APPROVED BY THE CITY.   THE CONTRACTOR SHALL REVIEW THE SWPPP, BECOME
FAMILIAR WITH ITS REQUIREMENTS, AND SHALL KEEP AN UP-TO-DATE COPY AT THE SITE.

13. WEEKEND AND HOLIDAY WORK WILL BE ALLOWED ONLY WITH THE PRIOR AUTHORIZATION OF THE
INSPECTOR OR DIRECTOR OF PUBLIC WORKS.

14. ALL WORK NOT CONFORMING TO CITY STANDARDS, INCLUDING ADOPTED STANDARDS AND POLICIES
OF THE DEPARTMENT OF PUBLIC WORKS, WILL BE SUBJECT TO REJECTION BY THE CITY, AND SHALL BE
REPLACED AT CONTRACTOR'S COST.

CONTRACTOR TO VERIFY THE DEPTH OF THE SANITARY LATERAL
BELOW THE PROPOSED CURB AND PROPOSED RETAINING WALLAA

PATCH AFTER REMOVAL OF ISLAND, SEE C-200 PAVING PLAN.BB
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ACCESSIBLE PARKING SYMBOL
N.T.S.

CL

ACCESSIBLE PARKING SIGNAGE
N.T.S.

RESERVED
PARKING

$250 FINE

VAN
ACCESSIBLE

TYPICAL HANDICAP STRIPING
N.T.S.

BIKE RACK
N.T.S.

WHEEL STOP DETAIL
N.T.S.
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LEGENDLEGEND
A

ACCESSIBLE RAMP (REFER TO DETAIL. SEE SHEET C-102)B

PROPOSED CURB AND GUTTER

C

D

E

F

G

H

I

STANDARD DUTY CONCRETE SIDEWALK (SEE NOTE 4)

HEAVY DUTY CONCRETE

CURB TRANSITION TO TURN-DOWN SLAB

EXISTING CURB AND GUTTER

EXISTING CONCRETE SIDEWALK

NOTES:

1. CONTRACTOR TO VERIFY ALL EXISTING UTILITY RINGS AND COVERS ON SITE ARE HEAVY DUTY TRAFFIC
RATED. CONTRACTOR TO REPLACE DEFICIENT RINGS AND COVERS WITH HEAVY DUTY TRAFFIC RATED
RINGS AND COVERS. CONTRACTOR TO ADJUST RIM ELEVATIONS OF ANY UTILITIES THAT CHANGE IN
ELEVATION DURING CONSTRUCTION. ALL EXISTING COVERS TO REMAIN SHALL BE ADJUSTED TO FINAL
GRADE.

2. ALL CLEANOUT COVERS SHOULD BE RATED FOR HEAVY DUTY TRAFFIC.

3. ALL EXISTING PAVEMENT AND CONCRETE TO BE JOINED SHALL BE SAWCUT.

4. SIDEWALKS AND CROSSWALKS SHALL NOT EXCEED 2% CROSS SLOPE NOR 5% LONGITUDINALLY. GRADES
IN ACCESSIBLE PARKING SPACES SHALL NOT EXCEED 2% IN ANY DIRECTION. IN CASES OF SIDEWALK
LANDINGS AT BUILDING ENTRANCES, GRADES SHALL NOT EXCEED 2% IN ANY DIRECTION. ACCESSIBLE
CURB RAMPS SHALL NOT EXCEED 6' IN LENGTH AND 1:12 SLOPE. LANDINGS AT CHANGES IN DIRECTION
SHALL BE MINIMUM 60"x60" AND SHALL NOT EXCEED 2% SLOPE IN ANY DIRECTION.

5. REFER TO THIS SHEET FOR PAVEMENT AND CONCRETE SPECIFICATIONS.

J

K

M

PROPERTY LINE

TIE INTO EXISTING PAVEMENT AND CURB

CONCRETE NOSE CAP

DUMPSTER SLAB (REFER TO ARCH PLANS)

STRUCTURAL TURNDOWN SLAB (REFER TO ARCH PLANS)

L

STANDARD DUTY ASPHALT

N HEAVY DUTY ASPHALT

STANDARD DUTY ASPHALT
PAVEMENT

N.T.S

HEAVY DUTY ASPHALT PAVEMENT
N.T.S

HEAVY DUTY CONCRETE
PAVEMENT

N.T.S

STANDARD DUTY CONCRETE
PAVEMENT

N.T.S

ADOPTED POLICY OF THE PARKVILLE DEPARTMENT OF PUBLIC WORKS:

GENERAL REQUIREMENTS FOR ASPHALT PAVEMENT CONSTRUCTION
NOVEMBER, 2014.

IMPLEMENTATION:
THESE FOLLOWING NOTES SHALL BE ADDED TO COVER SHEET OF ALL PUBLIC DEVELOPMENT PLANS OR TO
ANOTHER SHEET IF ROOM IS NOT AVAILABLE ON THE COVER SHEET.

CITY REQUIREMENTS FOR ASPHALT PAVEMENT CONSTRUCTION:
1. ALL WORK SHALL CONFORM TO THE KC METRO APWA STANDARDS, SECTION 2200.
2. SUBMIT PROPOSED MIX DESIGNS TO THE DIRECTOR OF PUBLIC WORKS, FOR APPROVAL PRIOR TO
COMMENCEMENT OF PAVING.
3. PRIOR TO PLACEMENT OF ANY PAVEMENT, ALL SUBGRADE SHALL PASS A PROOF-ROLL TEST
WITNESSED BY THE CITY.  ALL REPAIRED AREAS SHALL PASS A WITNESS PROOF-ROLL TEST.
4. CITY WILL PROVIDE INSPECTION AND MATERIALS TESTING.  CONTRACTOR SHALL NOTIFY CITY
INSPECTOR 24-HOURS PRIOR TO COMMENCEMENT OF PAVING.  CONTRACTOR SHALL COOPERATE WITH THE
TESTING PERSONNEL AND PROVIDE MIX FOR LABORATORY TESTS.
5. ASPHALT MIX LOAD TICKET COPY SHALL BE GIVEN TO CITY INSPECTOR.  LOAD TICKETS SHALL
CLEARLY SHOW BATCH TIME.
6. ASPHALT LAYDOWN TEMPERATURES SHALL MEET THE REQUIREMENTS OF APWA 2205.8.B.
7. IF DURING PAVING AREAS OF SUBGRADE SHOW SIGNS OF MOVEMENT OR PUMPING UNDER THE
WEIGHT OF ASPHALT TRUCKS, THESE AREAS SHALL BE EXCAVATED AND FILLED AND PRIOR TO PLACING THE
PROSCRIBED LIFTS OF BASE COURSE, AND BEFORE PAVING SHALL NO LONGER SHOW EXCESSIVE
MOVEMENT IN THE JUDGMENT OF THE CITY INSPECTOR.   FILL MATERIALS MAY BE COMPACTED ASPHALT
MIX, COMPACTED SOIL, WELL-GRADED CRUSHER-RUN AGGREGATE, OR OTHER MATERIAL APPROVED BY THE
DIRECTOR OF  PUBLIC WORKS.
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LEGENDLEGEND
A

ACCESSIBLE RAMP (REFER TO DETAIL. SEE SHEET C-102)B

PROPOSED CURB AND GUTTER

C

D

E EXISTING DRAINAGE PIPE

F

G

H

I PROPOSED STORM STRUCTURE

5' CURB TRANSITION

PROPOSED DRAINAGE PIPE

EXISTING CURB AND GUTTER

NOTES:
1. CONTRACTOR TO VERIFY ALL EXISTING UTILITY RINGS AND COVERS ON SITE ARE HEAVY

DUTY TRAFFIC RATED. CONTRACTOR TO REPLACE DEFICIENT RINGS AND COVERS WITH
HEAVY DUTY TRAFFIC RATED RINGS AND COVERS. CONTRACTOR TO ADJUST RIM
ELEVATIONS OF ANY UTILITIES THAT CHANGE IN ELEVATION DURING CONSTRUCTION.
ALL EXISTING COVERS TO REMAIN SHALL BE ADJUSTED TO FINAL GRADE.

2. SIDEWALKS AND CROSSWALKS SHALL NOT EXCEED 2% CROSS SLOPE NOR 5%
LONGITUDINALLY. GRADES IN ACCESSIBLE PARKING SPACES SHALL NOT EXCEED 2% IN
ANY DIRECTION. IN CASES OF SIDEWALK LANDINGS AT BUILDING ENTRANCES, GRADES
SHALL NOT EXCEED 2% IN ANY DIRECTION. ACCESSIBLE CURB RAMPS SHALL NOT
EXCEED 6' IN LENGTH AND 1:12 SLOPE. LANDINGS AT CHANGES IN DIRECTION SHALL BE
MINIMUM 60"x60" AND SHALL NOT EXCEED 2% SLOPE IN ANY DIRECTION.

3. SPOT ELEVATIONS ARE AT FACE OF CURB UNLESS OTHERWISE NOTED.

PROPERTY LINE

ROOF DRAINAGE (SIZE AS INDICATED ON C-301). REFER
TO PLUMBING PLANS FOR CONTINUATION

J TIE INTO EXIST. PAVEMENT

N
O

R
TH
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AREA: 0.21 AC.

DA07
AREA: 0.63 AC.

DA01
AREA: 0.19 AC.

DA05
AREA: 0.17 AC.

DA03
AREA: 0.06 AC.

DA04
AREA: 0.12 AC.
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NOTES:
1. STORM DRAIN PIPE SHALL BE AS FOLLOWS:

A. RCP CLASS III PER ASTM C-76
B. ALUMINIZED STEEL TYPE 2 ULTRA FLO

48"   AND SMALLER SHALL BE 3/4"X3/4"X7-1/2" CORRUGATION
16 GA WITH A MINIMUM THICKNESS OF 0.064"
54"   AND LARGER SHALL BE 3/4"X3/4"X7-1/2" CORRUGATION
14 GA WITH A MINIMUM THICKNESS OF 0.079"

C. CORRUGATED POLYETHYLENE PIPE PER AASHTO M294
JOINTS SHALL BE WATER TIGHT

D. ANY STORM PIPE USED MUST BE APPROVED BY LOCAL AUTHORITIES.
CONTRACTOR SHALL SELECT THE MOST ECONOMICAL PRODUCT.

LEGEND

ROOF DRAIN ENLARGEMENT
SCALE 1:10

NOTES:
1. STORM DRAIN PIPE SHALL BE AS FOLLOWS:

A. RCP CLASS III PER ASTM C-76
B. ALUMINIZED STEEL TYPE 2 ULTRA FLO

48"   AND SMALLER SHALL BE 3/4"X3/4"X7-1/2" CORRUGATION
16 GA WITH A MINIMUM THICKNESS OF 0.064"
54"   AND LARGER SHALL BE 3/4"X3/4"X7-1/2" CORRUGATION
14 GA WITH A MINIMUM THICKNESS OF 0.079"

C. CORRUGATED POLYETHYLENE PIPE PER AASHTO M294
JOINTS SHALL BE WATER TIGHT

D. ANY STORM PIPE USED MUST BE APPROVED BY LOCAL AUTHORITIES.
CONTRACTOR SHALL SELECT THE MOST ECONOMICAL PRODUCT.

NORTH
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UTILITY NOTES
1. ALL FILL MATERIAL IS TO BE IN PLACE AND COMPACTED BEFORE INSTALLATION OF PROPOSED UTILITIES.
2. CONTRACTOR SHALL NOTIFY THE UTILITY AUTHORITIES INSPECTORS 72 HOURS BEFORE CONNECTING TO

ANY EXISTING LINE.
3. MINIMUM TRENCH WIDTH SHALL BE 2 FEET.
4. ALL WATER JOINTS ARE TO BE MECHANICAL JOINTS WITH THRUST BLOCKING AS CALLED OUT IN

SPECIFICATIONS.
5. ALL UTILITIES SHOULD BE KEPT TEN (10') APART (PARALLEL) OR WHEN CROSSING 18" VERTICAL CLEARANCE

(OUTSIDE EDGE OF PIPE TO OUTSIDE EDGE OF PIPE).
6. IN THE EVENT OF A VERTICAL CONFLICT BETWEEN WATER LINES, SANITARY LINES, STORM LINES AND GAS

LINES (EXISTING AND PROPOSED), THE SANITARY LINE SHALL BE DUCTILE IRON PIPE WITH MECHANICAL
JOINTS AT LEAST 10 FEET ON BOTH SIDES OF CROSSING, THE WATER LINE SHALL HAVE MECHANICAL JOINTS
WITH APPROPRIATE THRUST BLOCKING AS REQUIRED TO PROVIDE A MINIMUM OF 18" CLEARANCE. MEETING
REQUIREMENTS OF ANSI A21.10 OR ANSI 21.11 (AWWA C-151) (CLASS 50).

7. UNDERGROUND LINES SHALL BE INSTALLED, INSPECTED AND APPROVED BEFORE BACKFILLING.
8. REFER TO INTERIOR PLUMBING DRAWINGS FOR TIE-IN OF ALL UTILITIES.
9. CONTRACTOR IS RESPONSIBLE FOR COMPLYING TO THE SPECIFICATIONS OF THE LOCAL AUTHORITIES (ANY

CITY) WITH REGARDS TO MATERIALS AND INSTALLATION OF THE WATER AND SEWER LINES.
10. EXISTING UTILITIES SHALL BE VERIFIED IN FIELD PRIOR TO INSTALLATION OF ANY NEW LINES.THE

CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR ELEVATION OF EXISTING UTILITIES
AS SHOWN ON THESE PLANS IS BASED ON RECORDS OF THE VARIOUS UTILITY COMPANIES, AND WHERE
POSSIBLE, MEASUREMENTS TAKEN IN THE FIELD. THE INFORMATION IS NOT TO BE RELIED ON AS BEING
EXACT OR COMPLETE. THE CONTRACTOR MUST CALL THE APPROPRIATE UTILITY COMPANIES AT LEAST 72
HOURS BEFORE ANY EXCAVATION TO REQUEST EXACT FIELD LOCATION OF UTILITIES. IT SHALL BE THE
RESPONSIBILITY OF THE CONTRACTOR TO RELOCATE ALL EXISTING UTILITIES WHICH CONFLICT WITH THE
PROPOSED IMPROVEMENTS SHOWN ON THE PLANS.

11. CONTRACTOR IS RESPONSIBLE FOR ALL NECESSARY INSPECTIONS AND/OR CERTIFICATIONS REQUIRED BY
CODES AND/OR UTILITY SERVICE COMPANIES. THIS AND THE FINAL CONNECTIONS OF THE SERVICE SHALL BE
COMPLETED 30 DAYS PRIOR TO STORE POSSESSION.

12. CONTRACTOR SHALL COORDINATE WITH ALL UTILITY COMPANIES FOR INSTALLATION REQUIREMENTS AND
SPECIFICATIONS.

13. REFER TO BUILDING PLANS FOR SITE LIGHTING ELECTRICAL PLAN.
14. THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING EXISTING WATER MAINS, FORCE MAINS, SANITARY

SEWER AND STORM MAINS AND MAINTAIN MINIMUM CLEARANCES BETWEEN WATER MAINS AND OTHER
UTILITIES AT ALL POINTS ALONG THEIR LENGTH AS REQUIRED IN THE PLANS, DETAILS AND SPECIFICATIONS.

15. THE CLOSEST FIRE HYDRANT IS LOCATED NEAR THE SOUTHWEST CORNER OF THE PROPERTY.
16. THE CONTRACTOR SHALL PROTECT EXISTING UNDERGROUND UTILITIES AND APPURTENANCES FROM

DAMAGE DURING CONSTRUCTION OPERATIONS.
17. THE LOCATION OF EXISTING UTILITIES, STORM DRAINAGE STRUCTURES AND OTHER ABOVE AND

BELOW-GRADE IMPROVEMENTS ARE APPROXIMATE AS SHOWN. IT IS THE CONTRACTOR'S RESPONSIBILITY TO
DETERMINE THE EXACT LOCATION, SIZE AND INVERT ELEVATIONS OF SUCH PRIOR TO THE START OF
CONSTRUCTION.

18. A MINIMUM OF 10' SEPARATION IS REQUIRED BETWEEN UTILITIES AND TREES UNLESS ROOT BARRIER IS
INSTALLED.

19. PHONE AND ELECTRIC SERVICES SHOWN FOR INFORMATIONAL PURPOSES ONLY. DRY  UTILITY COMPANIES
MAY ALTER THE DESIGN LAYOUT DURING THEIR REVIEW.

20. 6" SANITARY LATERALS MUST MAINTAIN A 1.04% MINIMUM SLOPE TO ENSURE PROPER FLOW.
21. GREASE INTERCEPTOR RIMS WITHIN TRAFFIC AREAS TO BE H-20 RATED OR BETTER. SEE PLUMBING PLANS

FOR DETAIL.
22. CONTRACTOR SHALL ADJUST EXISTING VALVES AND OTHER APPURTENANCES TO FINAL GRADE. ALL

SURFACE UTILITIES TO REMAIN SHALL HAVE TRAFFIC-RATED LIDS IN PAVEMENT AREAS.
23. THE BUILDING IS NOT FIRE SPRINKLERED.
24. DATUM = NAVD 88
25. ALL CLEANOUTS LOCATED IN TRAFFIC AREAS ARE TO BE MINIMUM H-20 RATED.

LEGEND

A

B PROPOSED 2" I.D. DR21 PVC (200 PSI) DOMESTIC WATER SERVICE LINE

C

D

E

F

DOMESTIC WATER CONNECTION (REFER TO PLUMBING
PLANS FOR CONTINUATION)

G

H

J

GREASE INTERCEPTOR (REFER TO DETAIL SHEET C-401)

K

L

6" GREASE LINE CONNECTION ( (REFER TO PLUMBING PLANS FOR
CONTINUATION)
6" SANITARY LINE CONNECTION  ( (REFER TO PLUMBING PLANS FOR
CONTINUATION)

EXISTING 8" WATER MAIN

PROPOSED 2" WATER METER  (REFER TO SHEET C-401)

6" PVC SANITARY GREASE LINE

6" PVC SANITARY SERVICE

EXISTING 8" SANITARY SEWER MAIN

PROPERTY LINE

M

CONNECT TO EXISTING 8" SANITARY SEWER MAIN WITH SADDLE

N

O

P

Q

I

PROPOSED 45 DEGREE BEND

EXISTING ELECTRIC PRIMARY LINE

R

S

LIGHT POLE (REFER TO ARCHITECTURAL PLANS)

ELECTRIC SECONDARY LINE

PROPOSED TRANSFORMER

UTILITY LEGEND

T

PROPOSED 1.5" IRRIGATION STUB

U

DEFLECT WATER AROUND STORM AS NECESSARY

V

PROPOSED 6" DIP FIRE LINE

W

EXISTING 4" GAS LINE

X

PROPOSED GAS LINE

PROPOSED 45 DEGREE BEND AND THRUST BLOCK

EXISTING SANITARY MANHOLE

Y COORDINATE WITH LOCAL POWER COMPANY FOR CONTINUATION

Z COORDINATE WITH NATURAL GAS COMPANY FOR CONTINUATION

CONTRACTOR TO VERIFY THE DEPTH OF THE SANITARY LATERAL
BELOW THE PROPOSED CURB AND PROPOSED RETAINING WALLAA
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TREES CODE QTY BOTANICAL / COMMON NAME CONT CALIPER SIZE REMARKS

SO 2 QUERCUS SHUMARDII B&B/C 3" CAL --- SINGLE, STRAIGHT LEADER,
SHUMARD OAK FULL & MATCHING.

AL 4 TILIA AMERICANA `DTR 123` TM B&B/C 2" CAL. --- SINGLE, STRAIGHT LEADER,
LEGEND AMERICAN LINDEN FULL & MATCHING.

SHRUBS CODE QTY BOTANICAL / COMMON NAME CONT SIZE SPACING REMARKS

ADC 19 ABELIA X `EDWARD GOUCHER` CONTAINER 3 GAL. AS SHOWN FULL & MATCHING.
COMPACT ABELIA

BB 9 BUDDLEJA X `BLUE CHIP JR.` TM CONTAINER 3 GAL. AS SHOWN FULL & MATCHING.
BLUE CHIP JR. LO & BEHOLD BUTTERFLY BUSH

WB 32 BUXUS SINICA INSULARIS `WINTERGREEN` CONTAINER 3 GAL. AS SHOWN FULL & MATCHING
WINTERGREEN BOXWOOD

IDB 5 ILEX CORNUTA `DWARF BURFORD` CONTAINER 5 GAL. AS SHOWN FULL & MATCHING.
DWARF BURFORD HOLLY

SH 10 ILEX CRENATA `STEEDS` CONTAINER 5 GAL. AS SHOWN FULL & MATCHING.
STEEDS HOLLY

JN 3 JUNIPERUS CHINENSIS 'NICK'S COMPACT' CONTAINER 3 GAL AS SHOWN FULL & MATCHING
NICK'S COMPACT JUNIPER

SGJ 12 JUNIPERUS CHINENSIS 'SEA GREEN' CONTAINER 5 GAL. AS SHOWN FULL & MATCHING
SEA GREEN JUNIPER

MS 10 MISCANTHUS SINENSIS 'ADAGIO' CONTAINER 3 GAL. AS SHOWN FULL & MATCHING
ADAGIO EULALIA GRASS

EL 19 PRUNUS LAUROCERASUS `OTTO LUYKEN` CONTAINER 5 GAL. AS SHOWN FULL & MATCHING
OTTO LUYKEN ENGLISH LAUREL

SM 15 SALVIA X SYLVESTRIS 'MAY NIGHT' CONTAINER 1 GAL AS SHOWN FULL & MATCHING.
MAY NIGHT SAGE

GROUND COVERS CODE QTY BOTANICAL / COMMON NAME CONT SIZE SPACING REMARKS

LT 285 LIRIOPE MUSCARI `BIG BLUE` CONTAINER QUART 18" O.C. FULL & MATCHING.
BIG BLUE LILY TURF

SOD CODE QTY BOTANICAL / COMMON NAME CONT SIZE SPACING REMARKS

SOD 6,547 SF TALL FESCUE SOD N/A N/A SOD TO HAVE TIGHT,
FESTUCA ARUNDINACEA SAND-FILLED JOINTS,

ROLLED. SOD TO BE FREE OF
WEEDS, PESTS, AND DISEASE.
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PLANS PREPARED BY:

4/8/2022

NORTH

1. ALL PLANT MATERIAL SHALL BE INSTALLED ACCORDING TO SOUND NURSERY
PRACTICES AND SHALL MEET ALL STANDARDS AS STATED IN THE LATEST
EDITION OF "AMERICAN STANDARD FOR NURSERY STOCK" BY THE AMERICAN
ASSOCIATION OF NURSERYMEN.

2. NO SUBSTITUTIONS IN PLANT MATERIALS SHALL BE MADE WITHOUT WRITTEN
AUTHORIZATION FROM OWNER OR LANDSCAPE ARCHITECT. IN THE EVENT OF
DISCREPANCIES BETWEEN THE DRAWING AND THE PLANT LIST, THE
DRAWING SHALL PREVAIL.

3. LOCATE ALL UTILITIES PRIOR TO ANY DIGGING OPERATIONS.  CONTRACTOR
SHALL BE RESPONSIBLE FOR ALL DAMAGES TO EXISTING UTILITIES
INCURRED BY HIS WORK.

4. STAKING AND GUYING ALTERNATIVES: METHODS INDICATED IN DRAWING
DETAILS ARE PREFERRED.  CONTRACTOR MAY SUGGEST ALTERNATE
METHODS, ASSUMING FULL RESPONSIBILITY FOR THEIR IMPLEMENTATION.
CONTRACTOR SHALL REPLACE, PLANT, OR UPRIGHT ANY TREES BLOWN
OVER OR DAMAGED DUE TO INADEQUATE STAKING AT NO ADDITIONAL COST
TO THE OWNER.

5. PLANTS MASSED IN BEDS SHALL BE ARRANGED USING TRIANGULAR
SPACING.

6. PROVIDE A STEEL EDGE BETWEEN ALL PLANTING BEDS AND LAWN AREAS.
REFERENCE SITE PLAN.

7. ALL PLANTING BEDS TO BE TOP DRESSED WITH A MINIMUM OF 3" SHREDDED
HARDWOOD MULCH, REFERENCE LANDSCAPE PLAN.

8. LAY TALL FESCUE FOR PROPOSED LAWN AREAS TO ALL EDGES OF
PAVEMENT AND/ OR LIMITS OF DISTURBANCE OUTSIDE R.O.W. OR PROPOSED
LANDSCAPE EASEMENT.

9. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE MAINTENANCE OF ALL
LANDSCAPING UNTIL FINAL ACCEPTANCE. ALL REQUIRED LANDSCAPING
SHALL BE MAINTAINED IN A NEAT AND ORDERLY MANNER AT ALL TIMES. THE
WORK SHALL INCLUDE, BUT NOT TO BE LIMITED TO, MOWING, EDGING,
PRUNING, FERTILIZING, WATERING, WEEDING, AND OTHER SUCH ACTIVITIES
COMMON TO THE MAINTENANCE OF LANDSCAPING. ALL PLANT MATERIALS
SHALL BE MAINTAINED IN A HEALTHY AND GROWING CONDITION AS IS
APPROPRIATE FOR THE SEASON OF THE YEAR. PLANT MATERIAL THAT DIES
SHALL BE REPLACED WITH THE PLANT MATERIAL OF SIMILAR SIZE AND
VARIETY.

10. CONTRACTOR SHALL WARRANTY PLANT MATERIAL TO REMAIN ALIVE AND
HEALTHY FOR A PERIOD OF ONE YEAR AFTER FINAL ACCEPTANCE.
WARRANTY SHALL NOT INCLUDE DAMAGE FOR LOSS OF PLANT MATERIAL
DUE TO ACTS OF VANDALISM OR NEGLIGENCE ON THE PART OF THE OWNER.

11. ALL LANDSCAPE BED AREAS TO BE PREPARED USING "ORGANICALLY
ENRICHED TOP SOIL" BY MISSOURI ORGANIC (OR APPROVED EQUAL).
INSTALL TO DEPTHS, PER PLANTING DETAILS (12" DEPTH MIN.)  FINISHED
GRADES OF PLANTING BEDS TO BE 2" BELOW FINISHED GRADE OF ADJACENT
PAVING OR AS SHOWN ON GRADING PLAN.

12. ALL SOD AREAS TO RECEIVE 4" DEPTH (MIN) TOPSOIL PRIOR TO
INSTALLATION. TOPSOIL SHALL BE NATURAL, FRIABLE, FERTILE, pH RANGE OF
7.0-7.5, AND FREE OF TRASH, DEBRIS, STONES, WEEDS, AND
TWIGS/BRANCHES.

PLANTING NOTES:

NOTE:  PLANT QUANTITIES ARE PROVIDED FOR CONVENIENCE ONLY.  IN THE CASE OF
A DISCREPANCY, THE DRAWING SHALL TAKE PRECEDENCE.

HARDWOOD
MULCH (TYP. ALL
SHRUB BEDS)

PROPERTY LINE

STEEL EDGE (TYP.)
REFER TO DETAIL H,

SHEET L-102

SOD
(TYP.)

CONTRACTOR TO
SOD TO LIMITS OF
DISTURBANCE (TYP.)

HARDWOOD
MULCH (TYP. ALL

SHRUB BEDS)

EXISTING
RETAINING WALL

SOD
(TYP.)

SOD
(TYP.)

SOD
(TYP.)

CONTRACTOR TO
SOD TO LIMITS OF
DISTURBANCE (TYP.)

CONTRACTOR TO
SOD TO LIMITS OF
DISTURBANCE (TYP.)

STEEL EDGE (TYP.)
REFER TO DETAIL H,
SHEET L-102

STEEL EDGE (TYP.)
REFER TO DETAIL H,
SHEET L-102

RETAINING WALL
REFER TO CIVIL

STEEL EDGE (TYP.)
REFER TO DETAIL H,

SHEET L-102
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PLANS PREPARED BY:
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SCARIFY BOTTOM AND LOOSEN SIDES OF
PLANTING PIT

NATIVE LOOSENED PLANTING SOIL BACKFILL. DIG
AND TURN THE SOIL TO REDUCE COMPACTION TO
THE AREA AND DEPTH SHOWN. LIGHTLY TAMP
SOIL AROUND ROOTBALL IN 6" LIFTS TO BRACE
TREE. DO NOT OVER COMPACT. IN THE TOP 1/3
DEPTH OF BACK FILL, MIX 1/2" LAYER OF
COMPOST INTO EACH 6" LIFT OF BACKFILL. WHEN
THE PLANTING HOLE HAS BEEN BACKFILLED,
POUR WATER AROUND ROOTBALL TO SETTLE THE
SOIL. ADD ADDITIONAL SOIL AS NEEDED TO MEET
REQUIRED FINISH GRADE.

UNDISTURBED NATIVE SOIL OR COMPACTED
IMPORTED TOPSOIL

ORIGINAL GRADE

FINISHED GRADE

3" HIGH x 8" WIDE BERM SHALL BE CONSTRUCTED
AROUND THE ROOT BALL. BERM SHALL BEGIN AT
ROOT BALL PERIPHERY, FIRMLY COMPACTED.

4" MULCH LAYER. PLACE NO MORE THAN 1" OF
MULCH ON TOP OF ROOTBALL (REF. PLANTING
SPECIFICATIONS FOR MULCH TYPE)

6" DIA. CLEAR OF MULCH AT ROOT FLARE. IF
REQUIRED, REMOVE EXCESS SOIL ON TOP OF
ROOTBALL (MAX 2") AND EXPOSE TREE ROOT FLARE.

TRUNK/ROOTBALL TO BE CENTERED AND
PLUMB/LEVEL IN PLANTING PIT

SET ROOTBALL ON UNDISTURBED
STABLE SUBSOIL SO THAT TOP OF
ROOTBALL IS 2-3" ABOVE FINISHED
GRADE. STABILIZE/PLUMB TREE BY
TAMPING SOIL FIRMLY AROUND THE
LOWER 1/4 OF THE ROOTBALL.
·FOR CONTAINER STOCK: REMOVE

ENTIRE CONTAINER.
·FOR B&B STOCK: COMPLETELY REMOVE

TOP 1/2 OF THE ENTIRE WIRE BASKET.
COMPLETELY REMOVE ALL
BURLAP/SYNTHETIC FABRICS AND
STRAPPING.

2 X ROOTBALL WIDTH
MINIMUM

4" DIA. MULCH RING (MIN.) FOR INDIVIDUAL
TREES NOT IN LANDSCAPE BEDS

SECTION

TYPICAL TREE PLANTING (UP TO 3" CALIPER)
1/2" = 1'-0" A

SECTION

TYPICAL TREE STAKING
1/2" = 1'-0"

TREE STAKES. STAKE LOCATION SHALL
NOT INTERFERE WITH BRANCHES.

2 NON-ABRASIVE TREE TIES. TREE TIES
SHALL BE 6" ABOVE BENDING MOMENT
OF TREE. TIES SHOULD PROVIDE
FLEXIBILITY OF TRUNK BUT NOT ALLOW
RUBBING OF TRUNK AGAINST STAKE.

TRUNK/ROOTBALL TO BE CENTERED AND
PLUMB/LEVEL IN PLANTING PIT

MULCH LAYER

SOIL BERM

FINISH GRADE

ORIGINAL GRADE

UNDISTURBED NATIVE SOIL OR
COMPACTED IMPORTED TOPSOIL

PLANTING SOIL BACKFILL

NOTES:
1. THIS DETAIL IS FOR ABOVE GRADE

TREE STAKING ONLY. REF. OTHER
DETAILS FOR TYPICAL TREE PLANTING.

DOUBLE STAKE PLAN
1-1/2" UP TO 3" CALIPER

SINGLE STAKE PLAN
LESS THAN 1-1/2" CALIPER

TRIPLE STAKE PLAN
3" CALIPER AND GREATER

PREVAILING WIND PREVAILING WIND
TREE CANOPY
ROOT BALL
TREE TRUNK
NON-ABRASIVE TREE
TIES LOOPED  AROUND
TREE TRUNK AND STAKE

TREE STAKE

EACH TREE TIE SHALL
BE NAILED TO STAKE
USING GALVANIZED
NAILS

TREE CANOPY

ROOT BALL
TREE TRUNK

NON-ABRASIVE TREE
TIES LOOPED  AROUND

TREE TRUNK AND STAKE

TREE STAKE

EACH TREE TIE SHALL BE
NAILED TO STAKE USING

GALVANIZED NAILS

6"
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PREVAILING WIND

B

TREE PLANTING ON 5-25% SLOPES (20:1 TO 4:1 SLOPES)
1/2" = 1'-0"

TRUNK/ROOTBALL TO BE CENTERED AND
PLUMB/LEVEL IN PLANTING PIT

3" MULCH LAYER. NO MORE THAN 1" OF
MULCH ON TOP OF ROOTBALL (REF.
PLANTING SPECIFICATIONS FOR MULCH
TYPE)

4" HIGH x 8" WIDE BERM SHALL BE
CONSTRUCTED AROUND THE ROOT BALL.
BERM SHALL BEGIN AT ROOT BALL
PERIPHERY, FIRMLY COMPACTED. BERM
SHALL BE CENTERED ON THE DOWNHILL
SIDE IN A 240° ARC.

FINISHED GRADE
ORIGINAL GRADE
NATIVE LOOSENED PLANTING SOIL
BACKFILL. DIG AND TURN THE SOIL TO
REDUCE COMPACTION TO THE AREA AND
DEPTH SHOWN. LIGHTLY TAMP SOIL
AROUND ROOTBALL IN 6" LIFTS TO BRACE
TREE. DO NOT OVER COMPACT. IN THE TOP
1/3 DEPTH OF BACK FILL, MIX 1/2" LAYER OF
COMPOST INTO EACH 6" LIFT OF BACKFILL.
WHEN THE PLANTING HOLE HAS BEEN
BACKFILLED, POUR WATER AROUND
ROOTBALL TO SETTLE THE SOIL.

UNDISTURBED NATIVE SOIL

SCARIFY BOTTOM AND LOOSEN SIDES OF
PLANTING PIT
SET ROOTBALL ON UNDISTURBED STABLE
NATIVE SOIL OR COMPACTED IMPORTED
TOPSOIL SO THAT TOP OF ROOTBALL IS 2-3"
ABOVE FINISHED GRADE. STABILIZE/PLUMB
TREE BY TAMPING SOIL FIRMLY AROUND THE
LOWER 1/4 OF THE ROOTBALL.
· FOR CONTAINER STOCK: REMOVE ENTIRE

CONTAINER.
· FOR B&B STOCK: COMPLETELY REMOVE

TOP 1/2 OF THE ENTIRE WIRE BASKET.
COMPLETELY REMOVE ALL
BURLAP/SYNTHETIC FABRICS AND
STRAPPING.

6" DIA. CLEAR OF MULCH AT ROOT FLARE. IF
REQUIRED, REMOVE EXCESS SOIL ON TOP
OF ROOTBALL (MAX 2") AND EXPOSE TREE

ROOT FLARE.

ORIGINAL GRADE SHOULD PASS THROUGH
THE POINT  WHERE THE TRUNK BASE MEETS

THE SUBSTRATE/SOIL

2 X ROOTBALL WIDTH MINIMUM

4' DIA. MULCH RING (MIN.) FOR INDIVIDUAL
TREES NOT IN LANDSCAPE BEDS

6"

8"

6"

4"

C

H
.P.

PLAN

SECTION

6" DIA. CLEAR OF MULCH AT ROOT FLARE. IF
REQUIRED, REMOVE EXCESS SOIL ON TOP
OF ROOTBALL (MAX 2") AND EXPOSE TREE
ROOT FLARE.
4" HIGH x 8" WIDE BERM SHALL BE
CONSTRUCTED AROUND THE ROOT BALL.
BERM SHALL BEGIN AT ROOT BALL
PERIPHERY, FIRMLY COMPACTED.
3" MULCH LAYER. NO MORE THAN 1" OF
MULCH ON TOP OF ROOTBALL (REF.
PLANTING SPECIFICATIONS FOR MULCH
TYPE)
ORIGINAL GRADE
NATIVE PLANTING BACKFILL

UNDISTURBED NATIVE SOIL OR COMPACTED
IMPORTED TOPSOIL

OPTIONAL:
· 12" DIA. AUGERED HOLE FILLED WITH 1/2" - 3/4"

WASHED GRAVEL AND WRAPPED IN FILTER
FABRIC. PENETRATE HOLE THROUGH
OCCLUDING LAYER TO A DEPTH TO ASSURE
PROPER PERCOLATION.

· 4" PERFORATED PVC PIPE WITH GRATE CAP AT
MULCH LEVEL, WRAPPED IN FILTER FABRIC,
EXTEND TO BOTTOM OF SUMP.

12"

6"SET ROOTBALL ON UNDISTURBED STABLE
SUBSOIL SO THAT TOP OF ROOTBALL IS 2-3"
ABOVE FINISHED GRADE. STABILIZE/PLUMB
TREE BY TAMPING SOIL FIRMLY AROUND
THE LOWER 1/4 OF THE ROOTBALL.
· FOR CONTAINER STOCK: REMOVE ENTIRE

CONTAINER.
· FOR B&B STOCK: COMPLETELY REMOVE

TOP 1/2 OF THE ENTIRE WIRE BASKET.
COMPLETELY REMOVE ALL
BURLAP/SYNTHETIC FABRICS AND
STRAPPING.

ADD ADDITIONAL SOIL AS NEEDED TO
PLANTING SOIL BACKFILL IN ORDER TO
CREATE A SMOOTH TRANSITION FROM THE
TOP OF THE RAISED ROOT BALL TO THE
ORIGINAL GRADE AT A 15% MAX SLOPE.

TOP OF ROOTBALL SHALL BE POSITIONED
1/4 OF ROOTBALL DEPTH ABOVE ORIGINAL
GRADE

2 X ROOTBALL WIDTH MINIMUM
4' DIA. MULCH RING (MIN.) FOR INDIVIDUAL

TREES NOT IN LANDSCAPE BEDS

4" PERFORATED PVC STANDPIPE WITH
GRATE CAP AT MULCH LEVEL, WRAPPED IN

FILTER FABRIC, EXTEND TO BOTTOM OF
PLANTER PIT

12" AUGERED HOLE FOR DRAINAGE

ROOTBALL
SLOPE TO DRAIN BOTTOM OF PLANTING PIT

TRUNK

LIMITS OF PLANTING PIT

TREE PLANTING (POOR DRAINAGE CONDITION)
N.T.S.

NOTES:
THIS DETAIL IS FOR TREE PLANTING IN
POOR DRAINAGE CONDITIONS ONLY. REF.
DETAIL A THIS SHEET FOR TYPICAL TREE
PLANTING.

D
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PLANS PREPARED BY:

4/8/2022

TYPICAL SHRUB PLANTING
N.T.S.

PLAN

SECTION

FRONT
OF BED SHRUBS TO BE TRIANGULARLY SPACED UNLESS

SHOWN DIFFERENTLY ON PLANTING PLANS.

BEST FACE OF PLANT TO FACE FRONT OF PLANTING BED

SHRUB
LEAVE ROOTBALL EXPOSED AROUND BASE
OF STEMS.
PLANT ROOTBALL TO BE INSTALLED CENTERED
AND PLUMB/LEVEL IN PLANTING PIT
4" HIGH x 8" WIDE BERM SHALL BE
CONSTRUCTED AROUND THE ROOT  BALL. BERM
SHALL BEGIN AT ROOT BALL PERIPHERY, FIRMLY
COMPACTED.
3" MULCH LAYER (REF. PLANTING SPECIFICATIONS)

FINISHED GRADE
UNDISTURBED NATIVE SOIL IF GREATER THAN
24" DEPTH OR COMPACTED IMPORTED TOPSOIL
LOOSENED SOIL. DIG AND TURN THE SOIL TO
REDUCE THE COMPACTION TO THE AREA AND
DEPTH SHOWN. LIGHTLY TAMP SOIL AROUND
ROOTBALL IN 6" LIFTS TO BRACE SHRUB. DO
NOT OVER COMPACT. WHEN PLANTING HOLE
HAS BEEN BACKFILLED, POUR WATER AROUND
ROOTBALL TO SETTLE THE SOIL. ADD
ADDITIONAL SOIL AS NEEDED TO MEET
REQUIRED FINISH GRADE.

SCARIFY BOTTOM
AND SIDES OF
PLANTING PIT
SET ROOTBALL ON
UNDISTURBED
STABLE SUBSOIL

A

SHRUB PLANTING ON 5-50% (20:1 TO 2:1) SLOPE
N.T.S.

SHRUB

LEAVE 6" OF TOP OF
ROOTBALL EXPOSED

AROUND BASE OF STEMS.

ROOTBALL CENTERED IN PIT
4" HIGH x 8" WIDE ROUND-TOPPED SOIL
BERM (ABOVE ROOT BALL SURFACE) SHALL
BE CENTERED ON THE DOWNHILL SIDE OF
THE ROOT BALL IN A 180° ARC. BERM SHALL
BEGIN AT ROOT BALL PERIPHERY, FIRMLY
COMPACTED.

3" MULCH LAYER (REF. PLANTING
SPECIFICATIONS), NO MORE THAN 1" OF
MULCH ON TOP OF ROOTBALL.

FINISHED GRADE. REFERENCE
GRADING PLAN
EXITING SLOPE

UNDISTURBED STABLE NATIVE
SOIL IF GREATER THAN 24"
DEPTH OR COMPACTED
IMPORTED TOPSOIL

LOOSENED SOIL. DIG AND TURN THE SOIL TO
REDUCE THE COMPACTION TO THE AREA AND
DEPTH SHOWN. LIGHTLY TAMP SOIL AROUND
ROOTBALL IN 6" LIFTS TO BRACE SHRUB. DO
NOT OVER COMPACT. WHEN PLANTING HOLE
HAS BEEN BACKFILLED, POUR WATER
AROUND ROOTBALL TO SETTLE THE SOIL.

ORIGINAL SLOPE SHOULD
PASS THROUGH THE POINT
WHERE THE MAIN STEM(S)
MEET(S) SUBSTRATE/SOIL.

FINISHED
GRADE.

LOOSEN/SCARIFY
SIDES OF SLOPE
/PLANTING HOLE

SET ROOTBALL ON
UNDISTURBED

STABLE SUBSOIL 2X ROOTBALL WIDTH

B

MIN. 1/2
MATURE

SHRUB WIDTH
SIDEWALK ZONE

REF. PLANS

SHRUB PLANTING AT SIDEWALK
N.T.S.

SHRUB PLANTING,
REF. DETAIL B,
THIS SHEET

CL

BACK OF CURB

C

MIN. 1/2
MATURE

SHRUB WIDTH
5'-0" MIN. CLEAR

MIN. 1/2
MATURE

SHRUB WIDTH
5'-0" MIN. CLEAR

SHRUB PLANTING AT FIRE HYDRANT
N.T.S.

CL CL CL

SHRUB PLANTING,
REF. DETAIL B,
THIS SHEETFIRE HYDRANT

D

24" LANDSCAPE
BED/MULCH

(TYP.) MIN. 1/2
MATURE

SHRUB WIDTH

24" LANDSCAPE
BED/MULCH

(TYP.) MIN. 1/2
MATURE

SHRUB WIDTH

SHRUB PLANTING AT CURB
N.T.S.

CL

CL

SHRUB PLANTING,
REF. DETAIL B,
THIS SHEET

SHRUB PLANTING,
REF. DETAIL B,
THIS SHEET

BACK OF CURB

BACK OF CURB

E

MIN. 1/2
MATURE

SHRUB WIDTH 18"-24"
MIN.

CLEAR

CL

SHRUB PLANTING AT BUILDING EDGE
N.T.S.

SHRUB PLANTING,
REF. DETAIL A,

THIS SHEET

BUILDING

SLOPE
AWAY PER

GRADING
PLAN

F

TYPICAL GROUNDCOVER PLANTING
N.T.S.

GROUNDCOVER PLANT

PLAN

SECTION

3" MULCH LAYER (REF. PLANTING
SPECIFICATIONS)
4" HIGH x 8" WIDE BERM SHALL BE
CONSTRUCTED AROUND EDGE OF BED, FIRMLY
COMPACTED (ALONG ADJACENT TURF AREAS IF
NO EDGING/PAVEMENT SHOWN ON PLANS)
FINISHED GRADE
SCARIFY BOTTOM AND SIDES OF
 PLANTING PIT
UNDISTURBED NATIVE SOIL OR COMPACTED
IMPORTED TOPSOIL

MODIFIED SOIL (ENTIRE BED). 24" DEPTH ( REF. PLANTING
AND PLANTING SOIL PLANS AND PLANTING
SPECIFICATIONS). LIGHTLY TAMP SOIL AROUND ROOTBALL
IN 6" LIFTS TO BRACE PLANT. DO NOT OVER COMPACT.
WHEN PLANTING HOLE HAS BEEN BACKFILLED, POUR
WATER AROUND ROOTBALL TO SETTLE THE SOIL. ADD
ADDITIONAL SOIL AS REQUIRED TO MEET REQUIRED FINISH
GRADE

GROUNDCOVER PLANTS TO BE TRIANGULARLY
SPACED UNLESS SHOWN DIFFERENTLY ON
PLANTING PLANS.

BEST FACE OF PLANT TO FACE FRONT OF
PLANTING BED

FRONT
OF BED

G

PLANTING BED, REF.
PLANTING PLANS

3"

1" AT TURF AREA
2" AT LANDSCAPE BED

LANDSCAPE AREA, REF.
PLANTING PLANS

METAL EDGING AT LANDSCAPE BED
1 1/2" = 1'-0"

METAL EDGING 6" X 3
16"

COLOR: BROWN

NOTES
1. EDGING SHALL NOT BE INSTALLED ADJACENT TO SIDEWALKS.
2. WHERE EDGING TERMINATES AT A SIDEWALK, BEVEL OR

RECESS ENDS TO PREVENT TRIP HAZARDS.

H
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PLANS PREPARED BY:

4/8/2022

T.  WARRANTY

H.  MULCH

I.  DIGGING AND HANDLING

MULCH MATERIAL SHALL BE MOISTENED AT THE TIME OF APPLICATION TO PREVENT WIND
DISPLACEMENT, AND APPLIED AT A DEPTH OF THREE (3) INCHES FOR ALL PLANTINGS AS NOTED.
MULCH AT ALL PLANTING BEDS SHALL BE TRIPLE-SHREDDED HARDWOOD MULCH.

1. PROTECT ROOTS OR ROOT BALLS OF PLANTS AT ALL TIMES FROM SUN, DRYING WINDS,
WATER AND FREEZING, AS NECESSARY UNTIL PLANTING.  PLANT MATERIALS SHALL BE
ADEQUATELY PACKED TO PREVENT DAMAGE DURING TRANSIT.  TREES TRANSPORTED
MORE THAN TEN (10) MILES OR WHICH ARE NOT PLANTED WITHIN THREE (3) DAYS OF
DELIVERY TO SITE SHALL BE SPRAYED WITH AN ANTITRANSPIRANT PRODUCT ("WILTPRUF"
OR EQUAL) TO MINIMIZE TRANSPIRATIONAL WATER LOSS.

2. BALLED AND BURLAPPED PLANTS (B&B) SHALL BE DUG WITH FIRM, NATURAL BALLS OF
SOIL OF SUFFICIENT SIZE TO ENCOMPASS THE FIBROUS AND FEEDING ROOTS OF THE
PLANTS.  NO PLANTS MOVED WITH A ROOT BALL SHALL BE PLANTED IF THE BALL IS
CRACKED OR BROKEN.  PLANTS BALLED AND BURLAPPED OR CONTAINER GROWN SHALL
NOT BE HANDLED BY STEMS.

3. EXCAVATION OF TREE PITS SHALL BE PERFORMED USING EXTREME CARE TO AVOID
DAMAGE TO SURFACE AND SUBSURFACE ELEMENTS SUCH AS UTILITIES, HARDSCAPE
ELEMENTS, FOOTERS AND PREPARED SUB BASES.

S.  FINAL INSPECTION AND ACCEPTANCE OF WORK

1. THE LIFE AND SATISFACTORY CONDITION OF ALL 1 GALLON AND LARGER PLANT MATERIAL
INSTALLED BY THE LANDSCAPE CONTRACTOR SHALL BE WARRANTED BY THE
CONTRACTOR FOR A MINIMUM OF ONE (1) CALENDAR YEAR COMMENCING AT THE TIME OF
CERTIFICATION OF ACCEPTABILITY BY THE OWNER'S REPRESENTATIVE.

2. THE LIFE AND SATISFACTORY CONDITION OF ALL OTHER PLANT MATERIAL (INCLUDING
SOD) INSTALLED BY THE LANDSCAPE CONTRACTOR SHALL BE WARRANTED BY THE
CONTRACTOR FOR A MINIMUM OF ONE (1) CALENDAR YEAR COMMENCING AT THE TIME OF
CERTIFICATION OF ACCEPTABILITY BY THE OWNER'S REPRESENTATIVE.

3. REPLACEMENT: ANY PLANT NOT FOUND IN A HEALTHY GROWING CONDITION AT THE END
OF THE WARRANTY PERIOD SHALL BE REMOVED FROM THE SITE AND REPLACED AS SOON
AS WEATHER CONDITIONS PERMIT.  ALL REPLACEMENTS SHALL BE PLANTS OF THE SAME
KIND AND SIZE AS SPECIFIED IN THE PLANT LIST.  THEY SHALL BE FURNISHED PLANTED
AND MULCHED AS SPECIFIED UNDER "PLANTING", AT NO ADDITIONAL COST TO THE
OWNER.

4. IN THE EVENT THE OWNER DOES NOT CONTRACT WITH THE CONTRACTOR FOR
LANDSCAPE MAINTENANCE, THE CONTRACTOR IS ENCOURAGED TO VISIT THE PROJECT
SITE PERIODICALLY DURING THE ONE YEAR WARRANTY PERIOD TO EVALUATE
MAINTENANCE PROCEDURES BEING PERFORMED BY THE OWNER, AND SHALL NOTIFY THE
OWNER IN WRITING OF MAINTENANCE PROCEDURES OR CONDITIONS WHICH THREATEN
VIGOROUS AND HEALTHY PLANT GROWTH.  IT IS SUGGESTED SUCH SITE VISITS SHALL BE
CONDUCTED A MINIMUM OF ONCE PER MONTH FOR A PERIOD OF TWELVE (12) MONTHS
FROM THE DATE OF ACCEPTANCE.

FINAL INSPECTION AT THE END OF THE WARRANTY PERIOD SHALL BE ON PLANTING,
CONSTRUCTION AND ALL OTHER INCIDENTAL WORK PERTAINING TO THIS CONTRACT.  ANY
REPLACEMENT AT THIS TIME SHALL BE SUBJECT TO THE SAME ONE (1) YEAR WARRANTY (OR AS
SPECIFIED BY THE LANDSCAPE ARCHITECT OR OWNER IN WRITING) BEGINNING WITH THE TIME
OF REPLACEMENT AND ENDING WITH THE SAME INSPECTION AND ACCEPTANCE HEREIN
DESCRIBED.

Q.  CLEANUP

1. CLEANING UP BEFORE COMMENCING WORK: THE CONTRACTOR SHALL CLEAN WORK AND
SURROUNDING AREAS OF ALL RUBBISH OR OBJECTIONABLE MATTER.  ALL MORTAR, CEMENT,
AND TOXIC MATERIAL SHALL BE REMOVED FROM THE SURFACE OF ALL PLANT BEDS.  THESE
MATERIALS SHALL NOT BE MIXED WITH THE SOIL.  SHOULD THE CONTRACTOR FIND SUCH
SOIL CONDITIONS BENEATH THE SOIL WHICH WILL IN ANY WAY ADVERSELY AFFECT THE
PLANT GROWTH, HE SHALL IMMEDIATELY CALL IT TO THE ATTENTION OF THE OWNER'S
REPRESENTATIVE.  FAILURE TO DO SO BEFORE PLANTING SHALL MAKE THE CORRECTIVE
MEASURES THE RESPONSIBILITY OF THE CONTRACTOR.

2. VERIFY LOCATIONS OF ALL UTILITIES, CONDUITS, SUPPLY LINES AND CABLES, INCLUDING BUT
NOT LIMITED TO:  ELECTRIC, GAS (LINES AND TANKS), WATER, SANITARY SEWER,
STORMWATER SYSTEMS, CABLE, AND TELEPHONE.  PROPERLY MAINTAIN AND PROTECT
EXISTING UTILITIES.  CALL NATIONAL ONE CALL - 811 - TO LOCATE UTILITIES.

O.  PLANTING PROCEDURES

P.  LAWN SODDING/ SEEDING

N.  FINE GRADING

M.  MATERIALS LIST

K.  COLLECTED STOCK

L.  NATIVE STOCK

QUANTITIES NECESSARY TO COMPLETE THE WORK ON THE DRAWINGS SHALL BE FURNISHED BY
THE CONTRACTOR. QUANTITY ESTIMATES HAVE BEEN MADE CAREFULLY, BUT THE LANDSCAPE
ARCHITECT OR OWNER ASSUMES NO LIABILITY FOR OMISSIONS OR ERRORS. SHOULD A
DISCREPANCY OCCUR BETWEEN THE PLANS AND THE PLANT LIST QUANTITY, THE LANDSCAPE
ARCHITECT SHALL BE NOTIFIED FOR CLARIFICATION PRIOR TO BIDDING OR INSTALLATION. ALL
DIMENSIONS AND/OR SIZES SPECIFIED SHALL BE THE MINIMUM ACCEPTABLE SIZE

PLANTS COLLECTED FROM WILD OR NATIVE STANDS SHALL BE CONSIDERED NURSERY GROWN
WHEN THEY HAVE BEEN SUCCESSFULLY RE-ESTABLISHED IN A NURSERY ROW AND GROWN
UNDER REGULAR NURSERY CULTURAL PRACTICES FOR A MINIMUM OF TWO (2) GROWING
SEASONS AND HAVE ATTAINED ADEQUATE ROOT AND TOP GROWTH TO INDICATE FULL
RECOVERY FROM TRANSPLANTING INTO THE NURSERY ROW.

WHEN THE USE OF COLLECTED STOCK IS PERMITTED AS INDICATED BY THE OWNER OR
OWNER'S REPRESENTATIVE, THE MINIMUM SIZES OF ROOTBALLS SHALL BE EQUAL TO THAT
SPECIFIED FOR THE NEXT LARGER SIZE OF NURSERY GROWN STOCK OF THE SAME VARIETY.

1. FINE GRADING UNDER THIS CONTRACT SHALL CONSIST OF FINAL FINISHED GRADING OF
LAWN AND PLANTING AREAS THAT HAVE BEEN ROUGH GRADED BY OTHERS.  BERMING AS
SHOWN ON THE DRAWINGS SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR, UNLESS
OTHERWISE NOTED.

2. THE CONTRACTOR SHALL FINE GRADE THE LAWN AND PLANTING AREAS TO BRING THE
ROUGH GRADE UP TO FINAL FINISHED GRADE ALLOWING FOR THICKNESS OF SOD AND/OR
MULCH DEPTH.  THIS CONTRACTOR SHALL FINE GRADE BY HAND AND/OR WITH ALL
EQUIPMENT NECESSARY INCLUDING A GRADING TRACTOR WITH FRONT-END LOADER FOR
TRANSPORTING SOIL WITHIN THE SITE.

3. ALL PLANTING AREAS SHALL BE GRADED AND MAINTAINED FOR POSITIVE DRAINAGE TO
SURFACE/SUBSURFACE STORM DRAIN SYSTEMS.  AREAS ADJACENT TO BUILDINGS SHALL
SLOPE AWAY FROM THE BUILDINGS. REFER TO CIVIL ENGINEER'S PLANS FOR FINAL
GRADES.

F.  WATER

D.  MATERIALS

G.  FERTILIZER

C.  PROTECTION OF EXISTING PLANT MATERIALS OUTSIDE LIMIT OF WORK

2. PLANT MATERIALS INDICATE SIZES (HEIGHT/WIDTH) AND QUALITY PER SPEC. 

B.  PROTECTION OF EXISTING STRUCTURES
 ALL EXISTING BUILDINGS, WALKS, WALLS, PAVING, PIPING, OTHER SITE CONSTRUCTION ITEMS,

AND PLANTING ALREADY COMPLETED OR ESTABLISHED SHALL BE PROTECTED FROM DAMAGE
BY THE CONTRACTOR UNLESS OTHERWISE SPECIFIED.  ALL DAMAGE RESULTING FROM
NEGLIGENCE SHALL BE REPAIRED OR REPLACED TO THE SATISFACTION OF THE OWNER, AT NO
COST TO THE OWNER.

 THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL UNAUTHORIZED CUTTING OR DAMAGE TO
TREES AND SHRUBS EXISTING OR OTHERWISE, CAUSED BY CARELESS EQUIPMENT
OPERATION, MATERIAL STOCKPILING, ETC.  THIS SHALL INCLUDE COMPACTION BY DRIVING OR
PARKING INSIDE THE DRIP-LINE AND SPILLING OIL, GASOLINE, OR OTHER DELETERIOUS
MATERIALS WITHIN THE DRIP-LINE.  NO MATERIALS SHALL BE BURNED WHERE HEAT WILL
DAMAGE ANY PLANT.  EXISTING TREES KILLED OR DAMAGED SO THAT THEY ARE MISSHAPEN
AND/ OR UNSIGHTLY SHALL BE REPLACED AT THE COST TO THE CONTRACTOR OF ONE
HUNDRED DOLLARS ($100) PER CALIPER INCH ON AN ESCALATING SCALE WHICH ADDS AN
ADDITIONAL TWENTY (20) PERCENT PER INCH OVER FOUR (4) INCHES CALIPER AS FIXED AND
AGREED LIQUIDATED DAMAGES.  CALIPER SHALL BE MEASURED SIX (6) INCHES ABOVE
GROUND LEVEL FOR TREES UP TO AND INCLUDING FOUR (4) INCHES IN CALIPER AND TWELVE
(12) INCHES ABOVE GROUND LEVEL FOR TREES OVER FOUR (4) INCHES IN CALIPER.

A. PLANT SPECIES AND SIZE SHALL CONFORM TO THOSE INDICATED ON THE DRAWINGS.
NOMENCLATURE SHALL CONFORM TO STANDARDIZED PLANT NAMES, 1942 EDITION.  ALL
NURSERY STOCK SHALL BE IN ACCORDANCE WITH GRADES AND STANDARDS FOR
NURSERY PLANTS, LATEST EDITION, PUBLISHED BY THE AMERICAN STANDARD NURSERY
STOCK.  ALL PLANTS SHALL BE HEALTHY, VIGOROUS, SOUND, WELL-BRANCHED, AND FREE
OF DISEASE AND INSECTS, INSECT EGGS AND LARVAE AND SHALL HAVE ADEQUATE ROOT
SYSTEMS.  TREES FOR PLANTING IN ROWS SHALL BE UNIFORM IN SIZE AND SHAPE.  ALL
MATERIALS SHALL BE SUBJECT TO APPROVAL BY THE OWNER.  WHERE ANY
REQUIREMENTS ARE OMITTED FROM THE PLANT LIST, THE PLANTS FURNISHED SHALL BE
NORMAL FOR THE VARIETY.   PLANTS SHALL BE PRUNED PRIOR TO DELIVERY ONLY WITH
APPROVAL FROM OWNER OR OWNER'S REPRESENTATIVE. NO SUBSTITUTIONS SHALL BE
MADE WITHOUT WRITTEN PERMISSION FROM THE OWNER'S REPRESENTATIVE.

B. MEASUREMENTS: THE HEIGHT AND/OR WIDTH OF TREES SHALL BE MEASURED FROM THE
GROUND OR ACROSS THE NORMAL SPREAD OF BRANCHES WITH THE PLANTS IN THEIR
NORMAL POSITION.  THIS MEASUREMENT SHALL NOT INCLUDE THE IMMEDIATE TERMINAL
GROWTH.  PLANTS LARGER IN SIZE THAN THOSE SPECIFIED IN THE PLANT LIST MAY BE
USED IF APPROVED BY THE OWNER.  IF THE USE OF LARGER PLANTS IS APPROVED, THE
BALL OF EARTH OR SPREAD OF ROOTS SHALL BE INCREASED IN PROPORTION TO THE SIZE
OF THE PLANT.

C. INSPECTION:  PLANTS SHALL BE SUBJECT TO INSPECTION AND APPROVAL AT THE PLACE
OF GROWTH, OR UPON DELIVERY TO THE SITE, AS DETERMINED BY THE OWNER, FOR
QUALITY, SIZE, AND VARIETY; SUCH APPROVAL SHALL NOT IMPAIR THE RIGHT OF
INSPECTION AND REJECTION AT THE SITE DURING PROGRESS OF THE WORK OR AFTER
COMPLETION FOR SIZE AND CONDITION OF ROOT BALLS OR ROOTS, LATENT DEFECTS OR
INJURIES.  REJECTED PLANTS SHALL BE REMOVED IMMEDIATELY FROM THE SITE.  NOTICE
REQUESTING INSPECTION SHALL BE SUBMITTED IN WRITING BY THE CONTRACTOR AT
LEAST ONE (1) WEEK PRIOR TO ANTICIPATED DATE.

WATER NECESSARY FOR PLANTING AND MAINTENANCE SHALL BE OF SATISFACTORY QUALITY
TO SUSTAIN AN ADEQUATE PLANT GROWTH AND SHALL NOT CONTAIN HARMFUL, NATURAL OR
MAN-MADE ELEMENTS DETRIMENTAL TO PLANTS.  WATER MEETING THE ABOVE STANDARD
SHALL BE THE SOLE RESPONSIBILITY OF THE CONTRACTOR, AND SHALL BE OBTAINED ON THE
SITE, IF AVAILABLE, AND THE CONTRACTOR SHALL BE RESPONSIBLE TO MAKE ARRANGEMENTS
FOR ITS USE BY HIS TANKS, HOSES, SPRINKLERS, ETC..  ALL COSTS FOR WATER SUPPLY AND
WATERING SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR UNTIL FINAL ACCEPTANCE. IF
SUCH WATER IS NOT AVAILABLE AT THE SITE, THE CONTRACTOR SHALL PROVIDE
SATISFACTORY WATER FROM SOURCES OFF THE SITE AT NO ADDITIONAL COST TO THE OWNER.

*WATERING/IRRIGATION RESTRICTIONS MAY APPLY - REFER TO PROPERTY'S JURISDICTIONAL
AUTHORITY.

CONTRACTOR SHALL PROVIDE FERTILIZER APPLICATION SCHEDULE TO OWNER, AS APPLICABLE
TO SOIL TYPE, PLANT INSTALLATION TYPE, AND SITE'S PROPOSED USE.  SUGGESTED FERTILIZER
TYPES SHALL BE ORGANIC OR OTHERWISE NATURALLY-DERIVED.

*FERTILIZER RESTRICTIONS MAY APPLY - REFER TO PROPERTY'S JURISDICTIONAL AUTHORITY.

J.  CONTAINER GROWN STOCK

GENERAL LANDSCAPE SPECIFICATIONS AND NOTES

1. THE WORK CONSISTS OF: FURNISHING ALL LABOR, MATERIALS, EQUIPMENT, TOOLS,
TRANSPORTATION, AND ANY OTHER APPURTENANCES NECESSARY FOR THE COMPLETION
OF THIS PROJECT AS SHOWN ON THE DRAWINGS, AS INCLUDED IN THE PLANT LIST, AND
AS HEREIN SPECIFIED.

2. WORK SHALL INCLUDE MAINTENANCE AND WATERING OF ALL CONTRACT PLANTING AREAS
UNTIL CERTIFICATION OF ACCEPTABILITY BY THE OWNER.

A.  SCOPE OF WORK

1. ALL CONTAINER GROWN MATERIAL SHALL BE HEALTHY, VIGOROUS, WELL-ROOTED PLANTS
ESTABLISHED IN THE CONTAINER IN WHICH THEY ARE SOLD.  THE PLANTS SHALL HAVE
TOPS WHICH ARE OF GOOD QUALITY AND ARE IN A HEALTHY GROWING CONDITION.

2. AN ESTABLISHED CONTAINER GROWN PLANT SHALL BE TRANSPLANTED INTO A
CONTAINER AND GROWN IN THAT CONTAINER SUFFICIENTLY LONG FOR THE NEW FIBROUS
ROOTS TO HAVE DEVELOPED SO THAT THE ROOT MASS WILL RETAIN ITS SHAPE AND HOLD
TOGETHER WHEN REMOVED FROM THE CONTAINER.  CONTAINER GROWN STOCK SHALL
NOT BE HANDLED BY THEIR STEMS.

3. PLANT ROOTS BOUND IN CONTAINERS ARE NOT ACCEPTABLE.

4. SUBSTITUTION OF NON-CONTAINER GROWN MATERIAL FOR MATERIAL EXPLICITLY
SPECIFIED TO BE CONTAINER GROWN WILL NOT BE PERMITTED WITHOUT WRITTEN
APPROVAL IS OBTAINED FROM THE OWNER OR OWNER'S REPRESENTATIVE.

R.  PLANT MATERIAL MAINTENANCE

1. THE WORK CONSISTS OF LAWN BED PREPARATION, SOIL PREPARATION, AND SODDING
COMPLETE, IN STRICT ACCORDANCE WITH THE SPECIFICATIONS AND THE APPLICABLE
DRAWINGS TO PRODUCE A TURF GRASS LAWN ACCEPTABLE TO THE OWNER.

2. LAWN BED PREPARATION:  ALL AREAS THAT ARE TO BE SODDED SHALL BE CLEARED OF
ANY ROUGH GRASS, WEEDS, DEBRIS, HAVE SOIL PREPARED PER SECTION E, AND THE
GROUND BROUGHT TO AN EVEN GRADE.  THE ENTIRE SURFACE SHALL BE ROLLED WITH A
ROLLER WEIGHING NOT MORE THAN ONE-HUNDRED (100) POUNDS PER FOOT OF WIDTH.
DURING THE ROLLING, ALL DEPRESSIONS CAUSED BY SETTLEMENT SHALL BE FILLED WITH
ADDITIONAL SOIL, AND THE SURFACE SHALL BE REGRADED AND ROLLED UNTIL
PRESENTING A SMOOTH AND EVEN FINISH TO THE REQUIRED GRADE.

3. SOIL PREPARATION:  ALL SOIL TO BE PREPARED PER SECTION E.

4. SODDING:
A. THE CONTRACTOR SHALL SOD ALL AREAS THAT ARE NOT PAVED OR PLANTED AS

DESIGNATED ON THE DRAWINGS WITHIN THE CONTRACT LIMITS, UNLESS SPECIFICALLY
NOTED OTHERWISE.

B. THE SOD SHALL BE CERTIFIED TO MEET AMERICAN STANDARD FOR NURSERY STOCK
SPECIFICATIONS, ABSOLUTELY TRUE TO VARIETAL TYPE, AND FREE FROM WEEDS,
FUNGUS, INSECTS AND DISEASE OF ANY KIND.

C. SOD PANELS SHALL BE LAID TIGHTLY TOGETHER SO AS TO MAKE A SOLID SODDED 
LAWN AREA.  SOD SHALL BE LAID UNIFORMLY AGAINST THE EDGES OF ALL CURBS AND
OTHER HARDSCAPE ELEMENTS, PAVED AND PLANTED AREAS. ADJACENT TO 
BUILDINGS, A 24 INCH STONE OR MULCH STRIP SHALL BE PROVIDED - REFER TO DETAILS.
IMMEDIATELY FOLLOWING SOD LAYING, THE LAWN AREAS SHALL BE ROLLED WITH A LAWN
ROLLER CUSTOMARILY USED FOR SUCH PURPOSES, AND THEN THOROUGHLY IRRIGATED.
IF, IN THE OPINION OF THE OWNER, TOP-DRESSING IS NECESSARY AFTER ROLLING TO FILL
THE VOIDS BETWEEN THE SOD PANELS AND TO EVEN OUT INCONSISTENCIES IN THE SOD,
CLEAN SAND, AS APPROVED BY THE OWNER'S REPRESENTATIVE, SHALL BE UNIFORMLY
SPREAD OVER THE ENTIRE SURFACE OF THE SOD AND THOROUGHLY WATERED IN.
FERTILIZE INSTALLED SOD AS ALLOWED BY PROPERTY'S JURISDICTIONAL AUTHORITY.

D. CONTRACTOR SHALL REFERENCE PLANTING SCHEDULE FOR SEEDING VARIETY AND
RATES.

E. IF SEED INSTALLATION FALLS BETWEEN SEPTEMBER 16TH AND MARCH 14TH, THE
CONTRACTOR SHALL INSTALL EITHER SOD OR A COLD SEASON VARIETY SEED MIX, SUCH
AS WINTER RYE. IF A COOL SEASON VARIETY MIX IS INSTALLED BETWEEN SEPTEMBER
16TH AND MARCH 14TH, THE CONTRACTOR SHALL RESEED THE AREA WITH THE ORIGINAL
SPECIFIED SEED MIX PER THE PLANS AND SPECIFICATIONS BETWEEN MARCH 15TH AND
SEPTEMBER 15TH.

1. DURING DELIVERY, PRIOR TO, AND DURING THE PLANTING OF THE LAWN AREAS, THE SOD
PANELS SHALL AT ALL TIMES BE PROTECTED FROM EXCESSIVE DRYING AND
UNNECESSARY EXPOSURE OF THE ROOTS TO THE SUN.  ALL SOD SHALL BE STACKED SO
AS NOT TO BE DAMAGED BY SWEATING OR EXCESSIVE HEAT AND MOISTURE.

2. LAWN MAINTENANCE:

A. WITHIN THE CONTRACT LIMITS, THE CONTRACTOR SHALL PRODUCE A DENSE, WELL
ESTABLISHED LAWN.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REPAIR AND
RE-SODDING OF ALL ERODED, SUNKEN OR BARE SPOTS (LARGER THAN 12"X12") UNTIL
CERTIFICATION OF ACCEPTABILITY BY THE OWNER'S REPRESENTATIVE.  REPAIRED
SODDING SHALL BE ACCOMPLISHED AS IN THE ORIGINAL WORK (INCLUDING REGRADING IF
NECESSARY).

B. CONTRACTOR RESPONSIBLE FOR ESTABLISHING AND MAINTAINING SOD/LAWN UNTIL
ACCEPTANCE BY THE OWNER'S REPRESENTATIVE.  PRIOR TO AND UPON ACCEPTANCE,
CONTRACTOR TO PROVIDE WATERING/IRRIGATION SCHEDULE TO OWNER.  OBSERVE ALL
APPLICABLE WATERING RESTRICTIONS AS SET FORTH BY THE PROPERTY'S
JURISDICTIONAL AUTHORITY.

C. CONTRACTOR SHALL REESTABLISH 95% (MIN) COVERAGE FOR ALL DISTURBED AREAS OF
VEGETATION WITHIN 60 DAYS OF SUBSTANTIAL COMPLETION. CONTRACTOR SHALL
PROVIDE SEED AND/OR SOD THAT MATCHES THE ADJACENT LAWN AREA.

UPON COMPLETION OF ALL PLANTING WORK AND BEFORE FINAL ACCEPTANCE, THE
CONTRACTOR SHALL REMOVE ALL MATERIAL, EQUIPMENT, AND DEBRIS RESULTING FROM HIS
WORK.  ALL PAVED AREAS SHALL BE BROOM-CLEANED AND THE SITE LEFT IN A NEAT AND
ACCEPTABLE CONDITION AS APPROVED BY THE OWNER'S AUTHORIZED REPRESENTATIVE.

ALL PLANTS AND PLANTING INCLUDED UNDER THIS CONTRACT SHALL BE MAINTAINED BY
WATERING, CULTIVATING, SPRAYING, AND ALL OTHER OPERATIONS (SUCH AS RE-STAKING OR
REPAIRING GUY SUPPORTS) NECESSARY TO INSURE A HEALTHY PLANT CONDITION BY THE
CONTRACTOR UNTIL CERTIFICATION OF ACCEPTABILITY BY THE OWNER'S REPRESENTATIVE.
MAINTENANCE AFTER THE CERTIFICATION OF ACCEPTABILITY SHALL BE IN ACCORDANCE WITH
THE SPECIFICATIONS IN THIS SECTION.  CONTRACTORS ARE REQUESTED TO PROVIDE A BID
ESTIMATE TO COVER LANDSCAPE AND IRRIGATION MAINTENANCE FOR A PERIOD OF 90
CALENDAR DAYS COMMENCING AFTER ACCEPTANCE.

3. SUBGRADE EXCAVATION:  CONTRACTOR IS RESPONSIBLE TO REMOVE ALL EXISTING AND
IMPORTED ROCK AND ROCK SUB-BASE FROM ALL LANDSCAPE PLANTING AREAS TO A
MINIMUM DEPTH OF 36".  CONTRACTOR IS RESPONSIBLE TO BACKFILL THESE PLANTING
AREAS TO ROUGH FINISHED GRADE WITH CLEAN TOPSOIL FROM AN ON-SITE SOURCE OR
AN IMPORTED SOURCE.  IF ROCK OR OTHER ADVERSE CONDITIONS OCCUR IN PLANTED
AREAS AFTER 36" DEEP EXCAVATION BY THE CONTRACTOR, AND ADEQUATE
PERCOLATION CAN NOT BE ACHIEVED, CONTRACTOR SHALL UTILIZE PLANTING DETAIL
THAT ADDRESSES POOR DRAINAGE.

4. FURNISH NURSERY'S CERTIFICATE OF COMPLIANCE WITH ALL REQUIREMENTS AS HEREIN
SPECIFIED AND REQUIRED. INSPECT AND SELECT PLANT MATERIALS BEFORE PLANTS ARE
DUG AT NURSERY/GROWING SITE.

5. GENERAL:  COMPLY WITH APPLICABLE FEDERAL, STATE, COUNTY, AND LOCAL
REGULATIONS GOVERNING LANDSCAPE MATERIALS AND WORK.  CONFORM TO ACCEPTED
HORTICULTURAL PRACTICES AS USED IN THE TRADE.  UPON ARRIVAL AT THE SITE ,
PLANTS SHALL BE THOROUGHLY WATERED AND PROPERLY MAINTAINED UNTIL PLANTED.
PLANTS STORED ON-SITE SHALL NOT REMAIN UNPLANTED FOR A PERIOD EXCEEDING
TWENTY-FOUR (24) HOURS.  AT ALL TIMES, METHODS CUSTOMARY IN GOOD
HORTICULTURAL PRACTICES SHALL BE EXERCISED.

6. ALL PLANTING PITS SHALL BE EXCAVATED TO SIZE AND DEPTH IN ACCORDANCE WITH THE
AMERICAN STANDARD FOR NURSERY STOCK, UNLESS SHOWN OTHERWISE ON THE
DRAWINGS, AND BACKFILLED WITH THE PREPARED PLANTING SOIL MIXTURE AS SPECIFIED
IN SECTION E.  TEST ALL TREE PITS WITH WATER BEFORE PLANTING TO ASSURE PROPER
DRAINAGE PERCOLATION IS AVAILABLE.  NO ALLOWANCE WILL BE MADE FOR LOST PLANTS
DUE TO IMPROPER PERCOLATION. IF POOR PERCOLATION EXISTS, UTILIZE "POOR
DRAINAGE CONDITION" PLANTING DETAIL.  TREES SHALL BE SET PLUMB AND HELD IN
POSITION UNTIL THE PLANTING MIXTURE HAS BEEN FLUSHED INTO PLACE WITH A SLOW,
FULL HOSE STREAM.  ALL PLANTING SHALL BE PERFORMED BY PERSONNEL FAMILIAR WITH
PLANTING PROCEDURES AND UNDER THE SUPERVISION OF A QUALIFIED LANDSCAPE
FOREMAN.

7. TAKE ALL NECESSARY PRECAUTIONS TO AVOID DAMAGE TO BUILDINGS AND BUILDING
STRUCTURES WHILE INSTALLING TREES.

8. SOIL MIXTURE SHALL BE AS SPECIFIED IN SECTION E OF THESE SPECIFICATIONS.

9. TREES SHALL BE SET WITH ROOT BALL CENTERED IN PLANTING PIT WITH ROOT FLARE 2"
ABOVE ADJACENT SOIL ELEVATION. SHRUBS SHALL BE SET STRAIGHT AT AN ELEVATION
THAT, AFTER SETTLEMENT, THE TOP OF ROOT BALL SHALL BE EVEN WITH TOP OF
PLANTING BED. PLANTING SOIL MIXTURE SHALL BE BACKFILLED, THOROUGHLY TAMPED
AROUND THE BALL, AND SETTLED BY WATER (AFTER TAMPING).

10. AMEND PINE AND OAK PLANT PITS WITH ECTOMYCORRHIZAL SOIL APPLICATION PER 
MANUFACTURER'S RECOMMENDATION.  ALL OTHER PLANT PITS SHALL BE AMENDED WITH
ENDOMYCORRHIZAL SOIL APPLICATION PER MANUFACTURER'S RECOMMENDATION.
PROVIDE PRODUCT INFORMATION SUBMITTAL FOR SOILNOC SRT ADVANCED
MYCORRHIZAL INOCULUM (OR EQUAL) PRIOR TO INOCULATION.

11. FILL HOLE WITH SOIL MIXTURE, MAKING CERTAIN ALL SOIL IS SATURATED.  TO DO THIS,
FILL HOLE WITH WATER AND ALLOW TO SOAK MINIMUM TWENTY (20) MINUTES, STIRRING IF
NECESSARY TO GET SOIL THOROUGHLY WET.  PACK LIGHTLY WITH FEET.  ADD MORE WET
SOIL MIXTURE.  DO NOT COVER TOP OF BALL WITH SOIL MIXTURE, ONLY WITH MULCH.  ALL
BURLAP, ROPE, WIRES, BASKETS, ETC., SHALL BE REMOVED FROM THE SIDES AND TOPS
OF BALLS, BUT NO BURLAP SHALL BE PULLED FROM UNDERNEATH.

12. PRUNING:  TREES SHALL BE PRUNED, AT THE DIRECTION OF THE OWNER OR OWNER'S
REPRESENTATIVE, TO PRESERVE THE NATURAL CHARACTER OF THE PLANT.  ALL SOFT
WOOD OR SUCKER GROWTH AND ALL BROKEN OR BADLY DAMAGED BRANCHES SHALL BE
REMOVED WITH A CLEAN CUT.  ALL PRUNING TO BE PERFORMED BY LICENSED ARBORIST,
IN ACCORDANCE WITH ANSI A-300.

13. SHRUBS AND GROUND COVER PLANTS SHALL BE EVENLY SPACED IN ACCORDANCE WITH
THE DRAWINGS AND AS INDICATED ON THE PLANT LIST.  CULTIVATE ALL PLANTING AREAS
TO A MINIMUM DEPTH OF 12", REMOVE AND DISPOSE ALL DEBRIS AND MIX TO ACHIEVE
SOIL MIXTURE AS SPECIFIED IN SECTION E. THOROUGHLY WATER ALL PLANTS AFTER
INSTALLATION.

14. TREE GUYING AND BRACING SHALL BE INSTALLED BY THE CONTRACTOR IN ACCORDANCE
WITH THE PLANS TO INSURE STABILITY AND MAINTAIN TREES IN AN UPRIGHT POSITION.  IF
THE CONTRACTOR AND OWNER DECIDE TO WAIVE THE TREE GUYING AND BRACING, THE
OWNER SHALL NOTIFY THE LANDSCAPE ARCHITECT IN WRITING AND AGREE TO INDEMNIFY
AND HOLD HARMLESS THE LANDSCAPE ARCHITECT IN THE EVENT UNSUPPORTED TREES
PLANTED UNDER THIS CONTRACT FALL AND DAMAGE PERSON OR PROPERTY.

15. MULCHING:  PROVIDE A THREE INCH (MINIMUM) LAYER OF SPECIFIED MULCH OVER THE
ENTIRE AREA OF EACH SHRUB BED, GROUND COVER, VINE BED, AND TREE PIT PLANTED
UNDER THIS CONTRACT.

16. HERBICIDE WEED CONTROL:  ALL PLANT BEDS SHALL BE KEPT FREE OF NOXIOUS WEEDS
UNTIL FINAL ACCEPTANCE OF WORK.  IF DIRECTED BY THE OWNER, "ROUND-UP" SHALL BE
APPLIED FOR WEED CONTROL BY QUALIFIED PERSONNEL TO ALL PLANTING AREAS IN
SPOT APPLICATIONS PER MANUFACTURER'S PRECAUTIONS AND SPECIFICATIONS.  PRIOR
TO FINAL INSPECTION, TREAT ALL PLANTING BEDS WITH AN APPROVED PRE-EMERGENT
HERBICIDE AT AN APPLICATION RATE RECOMMENDED BY THE MANUFACTURER.  (AS 
ALLOWED BY JURISDICTIONAL AUTHORITY)

E.  SOIL MIXTURE (PLANTING MEDIUM, PLANTING MIX, TOPSOIL MIX) 

1. ALL PLANTING BED PIT BACKFILL AREAS TO BE PREPARED USING COMPOST, SHARP
SCREENED SAND AND EXPANDED SHALE BY MISSOURI ORGANIC OR APPROVED EQUAL.
TILL SOIL AMENDMENTS INTO EXISTING SOIL TO DEPTHS PER PLANTING DETAILS (6" DEPTH
MIN). FINISHED GRADES OF PLANTING BEDS TO BE 1" BELOW FINISHED GRADE OF
ADJACENT CONCRETE MOW STRIP OR AS SHOWN ON GRADING PLAN. PLANTING BED PIT
SOIL SHALL BE A MIXTURE OF APPROXIMATELY 50% WEED-FREE EXISTING SOIL, 35%
COMPOST, 10% EXPANDED SHALE, AND 5% SCREENED SHARP SAND. 98.5% OF THE
PLANTING BED PIT SOIL PARTICLES WILL PASS THROUGH A 1/2 INCH SCREEN AND 99% OR
MORE SHALL PASS THROUGH A 3/4 INCH SCREEN. COLOR TO BE A MEDIUM BROWN WITH A
WEIGHT OF 1900-2250 LBS. PER CUBIC YARD (DEPENDING ON THE MOISTURE CONTENT).

2. ALL SOD AND SEED AREAS TO BE PREPARED USING COMPOST AND SHARP SCREENED
SAND, BY MISSOURI ORGANIC OR APPROVED EQUAL. TILL SOIL AMENDMENTS INTO
EXISTING SOIL TO DEPTHS PER PLANTING DETAILS (2" DEPTH MIN.). TOPSOIL SHALL BE A
MIXTURE OF APPROXIMATELY 50% WEED-FREE EXISTING SOIL, 40% COMPOST, AND 10%
SHARP SCREENED SAND. TOPSOIL SHALL BE NATURAL, FRIABLE, FERTILE, pH RANGE OF
7.0-7.5 WITH 25% (MIN) ORGANIC MATERIAL, AND FREE OF TRASH, DEBRIS, STONES, WEEDS
AND TWIGS/BRANCHES. THE PARTICLE SIZES SHALL BE SUCH THAT 98.5% OF THE TOPSOIL
WILL PASS THROUGH A 1/2 INCH SCREEN AND 99% OR MORE SHALL PASS THROUGH A 3/4
INCH SCREEN. TOPSOIL SHALL BE REVIEWED/APPROVED BY OWNER/LANDSCAPE
ARCHITECT PRIOR TO INSTALLATION. CONTRACTOR TO SUBMIT SAMPLES IN 1 GAL. (MIN)
CONTAINER.

3. THE CONTRACTOR SHALL REESTABLISH ANY ADDITIONAL DISTURBED AREAS NOT SHOWN
ON THE PLANS WITH A FULL COVERING OF SOD OR SEED. THE CONTRACTOR SHALL
PROVIDE 2" DEPTH (MIN) PREPARED TOPSOIL TILLED INTO EXISTING SOIL IN ALL AREAS TO
RECEIVE SEED OR SOD AT NO ADDITIONAL COST.

4. TREE PLANTING PITS SHALL BE BACKFILLED WITH COMPOST BY MISSOURI ORGANIC OR
APPROVED EQUAL AND NATIVE SOIL. THE TOP 1/3 OF EACH TREE PIT SHALL RECEIVE
BACKFILL MATERIAL OF 80% WEED FREE NATIVE SOIL AND 20% COMPOST. THE BOTTOM 2/3
OF EACH TREE PIT SHALL RECEIVE BACKFILL MATERIAL OF 100% WEED FREE NATIVE SOIL.

5. EXISTING SOIL USED IN PLANT BACKFILL AND TOPSOIL PREP SHALL BE REASONABLY FREE
OF STONES, LIME,  LUMPS OF CLAY, ROOTS AND OTHER FOREIGN MATTER. EXISTING SOIL
SHALL HAVE A MINIMUM ORGANIC COMPOSITION OF 25% AND THE ACIDITY SHALL BE
BETWEEN 7.0 AND 8.0 pH. CONTRACTOR SHALL SUBMIT A 1 GAL. MINIMUM SAMPLE OF THE
EXISTING SOIL TO AN APPROVED TESTING FACILITY TO VERIFY COMPOSITION, ACIDITY
AND ORGANIC CONTENT.

6. IF SOIL FAILS TO ACHIEVE THE AFOREMENTIONED pH AND ORGANIC COMPOSITION
QUANTITIES, THE CONTRACTOR SHALL TILL AN ADEQUATE AMOUNT OF COMPOST IN TO
THE EXISTING SOIL UNTIL IT MEETS THE REQUIREMENTS PRIOR TO COMBINING WITH
OTHER SPECIFIED SOIL AMENDMENTS.

7. CONTRACTOR TO SUBMIT SAMPLES OF SOIL MIXTURE AND AMENDMENTS FOR OWNER'S
REPRESENTATIVE APPROVAL PRIOR TO PLANT INSTALLATION OPERATIONS COMMENCE.

8. WHERE LIME STABILIZED SOIL IS ENCOUNTERED, LAWN AREAS SHALL BE EXCAVATED TO A
DEPTH OF 12", PLANT BEDS SHALL BE EXCAVATED TO A DEPTH OF 24", AND TREE PITS
SHALL BE EXCAVATED TO A DEPTH OF 36", AND BACKFILLED WITH CLEAN NATIVE SOIL (E.5)
AND APPROVED PLANTING SOIL (E.1-4).

MULCH PRODUCT DATA
TOPSOIL MIX AMENDMENT MIX/ PRODUCT DATA/ TEST RESULTS
PLANTS PHOTOGRAPHS OF ONE (1) OF EACH SPECIES (OR 

TAGGED IN NURSERY)
FERTILIZER PRODUCT DATA
INOCULATE PRODUCT DATA
HERBICIDE PRODUCT DATA

STAKING/GUYING FOR ALTERNATE TO DETAILS: SEND PRODUCT DATA, DETAIL
CLIENT-REQUESTED TAGGING MAY SUBSTITUTE PHOTOS.

1. GENERAL
MATERIALS LISTED BELOW SHALL BE SUBMITTED FOR APPROVAL.  UPON SUBMITTALS'
APPROVAL, DELIVERY OF MATERIALS MAY COMMENCE.

MATERIAL                       SUBMITTAL
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PARKING AND DRIVE

Illuminance (Fc)

Average = 3.92

Maximum = 7.7

Minimum = 0.7

Avg/Min Ratio = 5.60

Max/Min Ratio = 11.00

Luminaire ScheduleSymbol Qty Label Lumens/Lamp Arrangement LLF Description3 F(1') N.A. SINGLE 0.900 DL120A30SC-1ft length28 F(3') N.A. SINGLE 0.900 DL120A30SC-3ft length12 G 340 SINGLE 0.900 LLI-N3_7W-67-DSS-30K-24V8 P2-T3M N.A. SINGLE 0.900 DSX2 LED P2 40K T3M MVOLT4 S2 N.A. SINGLE 0.900 99777_BEGA_LIT_BOLLARD7 S3 N.A. SINGLE 0.900 DSXW1 LED 10C 530 40K T3M MVOLT3 S6 N.A. SINGLE 0.900 LDN4SQ 40_15 LS4AR LSS2 S6E N.A. SINGLE 0.900 LDN4SQ 40_15 LS4AR LSS

Luminaire Location SummaryLumNo Label Height Tilt Roll1 F(1') 12 0 902 F(1') 12 0 903 F(1') 12 0 904 F(3') 12 0 905 F(3') 12 0 906 F(3') 12 0 907 F(3') 12 0 908 F(3') 12 0 909 F(3') 12 0 9010 F(3') 12 0 9011 F(3') 12 0 9012 F(3') 12 0 9013 F(3') 12 0 9014 F(3') 12 0 9015 F(3') 12 0 9016 F(3') 12 0 9017 F(3') 12 0 9018 F(3') 12 0 9019 F(3') 12 0 9020 F(3') 12 0 9021 F(3') 12 0 9022 F(3') 12 0 9023 F(3') 12 0 9024 F(3') 12 0 9025 F(3') 12 0 9026 F(3') 12 0 9027 F(3') 12 0 9028 F(3') 12 0 9029 F(3') 12 0 9030 F(3') 12 0 9031 F(3') 12 0 9032 G 12 0 033 G 12 0 034 G 12 0 035 G 12 0 036 G 12 0 037 G 12 0 038 G 12 0 039 G 12 0 040 G 12 0 041 G 12 0 042 G 12 0 043 G 12 0 044 P2-T3M 27.5 0 045 P2-T3M 27.5 0 046 P2-T3M 27.5 0 047 P2-T3M 27.5 0 048 P2-T3M 27.5 0 049 P2-T3M 27.5 0 050 P2-T3M 27.5 0 051 P2-T3M 27.5 0 052 S2 3 0 053 S2 3 0 054 S2 3 0 055 S2 3 0 056 S3 12 0 057 S3 12 0 058 S3 12 0 059 S3 12 0 060 S3 12 0 061 S3 12 0 062 S3 12 0 063 S6 9.5 0 064 S6 9.5 0 065 S6 9.5 0 066 S6E 7.83 0 067 S6E 9.5 0 0

Calculation SummaryLabel CalcType Units Avg Max Min Avg/Min Max/MinPARKING AND DRIVE Illuminance Fc 3.92 7.7 0.7 5.60 11.00

F(1')

F(1')

F(1')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')

F(3')F(3')F(3')F(3')F(3')F(3')F(3')F(3')F(3')F(3')F(3')F(3')F(3')

GGGG

GGGG

GGGG

P2-T3M

P2-T3M

P2-T3M

P2-T3M

P2-T3M

P2-T3M

P2-T3M

P2-T3M

S2 S2

S2

S2

S3

S3S3

S3

S3

S3
S3

S6

S6

S6

S6E

S6E

0.1 0.1 0.1 0.2 0.3 0.7 0.8 0.9 0.8 0.8 0.7 0.6 0.6 0.6 0.5 0.4 0.3 0.2 0.1 0.1

0.1 0.2 0.2 0.2 0.4 1.0 1.2 1.2 1.1 1.0 0.9 0.8 0.8 0.8 0.8 0.7 0.4 0.2 0.2 0.1

0.2 0.2 0.3 0.2 0.6 1.5 1.6 1.5 1.3 1.2 1.2 1.1 1.0 1.0 1.0 0.9 0.5 0.2 0.2 0.2

0.2 0.3 0.3 0.4 0.9 2.0 2.1 2.0 2.0 2.2 2.2 2.1 2.0 1.8 1.5 1.3 0.7 0.4 0.3 0.2

0.3 0.4 0.5 0.7 1.4 2.7 3.5 3.6 3.7 3.6 4.4 4.7 3.8 3.3 3.0 2.8 1.6 0.8 0.6 0.5

0.3 0.5 0.6 0.9 1.9 3.6 4.6 4.3 4.8 4.6 4.6 4.5 4.5 4.5 3.8 3.5 2.2 1.1 0.8 0.6

0.3 0.6 0.8 1.1 2.5 4.6 4.7 4.7 6.5 5.3 4.8 4.4 4.8 4.7 4.8 3.8 2.5 1.3 0.9 0.7

0.3 0.6 0.9 1.2 3.3 5.4 5.0 6.0 5.7 4.7 4.8 5.1 4.3 2.7 1.4 0.9 0.7

0.3 0.6 0.8 1.1 2.7 5.0 5.3 5.2 5.7 5.6 4.7 5.0 5.0 3.5 1.4 0.9 0.7

0.3 0.6 0.6 0.9 2.1 4.1 6.8 5.7 5.3 4.4 4.8 5.4 4.0 1.4 0.9 0.7

0.3 0.5 0.6 0.7 1.5 3.7 7.7 6.9 5.1 4.3 4.7 4.6 3.0 1.1 0.8 0.6

0.3 0.5 0.5 0.5 1.5 4.1 5.6 8.1 2.8 4.6 4.4 4.8 4.2 2.3 0.8 0.6 0.6

0.3 0.5 0.5 0.5 1.5 4.1 5.3 5.9 4.1 4.5 4.4 4.3 3.9 2.0 0.7 0.6 0.6

0.3 0.5 0.5 0.6 1.6 4.0 5.7 6.0 13.3 4.7 4.3 4.6 4.1 2.1 0.7 0.6 0.6

0.3 0.5 0.5 0.7 2.0 4.1 5.4 5.5 5.1 4.2 4.1 4.5 4.1 2.4 0.8 0.6 0.6

0.3 0.5 0.6 1.0 3.0 5.1 5.5 5.5 3.9 3.5 3.1 4.6 4.4 4.1 4.4 4.7 3.3 1.1 0.7 0.6

0.3 0.6 0.8 1.2 3.6 5.3 4.9 4.6 3.4 3.0 2.7 3.6 3.9 3.9 4.3 4.7 3.5 1.2 0.7 0.5

0.4 0.6 0.8 1.2 2.7 4.3 4.6 4.0 3.3 2.6 2.4 3.0 3.7 3.8 4.2 3.8 2.5 1.0 0.6 0.6

0.4 0.7 0.8 1.1 2.2 3.8 4.6 4.0 3.6 2.9 2.7 3.1 3.9 3.8 4.2 3.4 2.0 0.9 0.6 0.6

0.5 0.7 0.8 1.1 2.0 3.4 3.9 4.1 3.8 3.4 3.1 3.4 3.8 3.7 3.5 3.0 1.7 0.9 0.7 0.6

0.5 0.7 0.9 1.2 2.1 3.4 3.8 4.2 4.3 4.0 3.9 4.0 4.1 3.6 3.4 3.0 1.7 0.9 0.7 0.6

0.5 0.8 1.1 1.4 2.1 3.3 3.7 4.4 4.4 4.6 4.6 4.4 4.2 3.7 3.4 2.9 1.8 1.1 0.9 0.8

0.6 0.8 1.1 1.5 2.2 3.2 3.6 4.0 4.5 5.7 5.6 4.4 4.1 3.7 3.3 2.8 2.0 1.5 1.3 1.1

0.6 0.8 1.1 1.6 2.1 2.7 2.8 3.3 3.8 4.1 4.2 3.9 3.6 3.2 3.0 2.8 2.3 2.1 1.8 1.4

0.7 1.0 1.3 1.8 2.3 2.8 3.0 3.2 3.5 3.8 3.9 3.7 3.7 3.5 3.2 3.0 2.6 2.4 2.1 1.7

0.7 1.1 1.5 1.9 2.7 3.4 3.7 4.0 4.2 4.4 4.2 4.0 4.2 4.2 4.0 3.7 3.4 3.1 2.5 1.8

0.7 1.0 1.5 1.9 2.3 2.9 3.8 4.5 4.3 3.9 3.8 4.0 3.7 3.8 4.1 4.3 3.6 2.7 2.1 1.8

0.4 0.6 0.8 1.1 1.3 1.9 2.9 3.8 3.1 2.3 2.1 2.2 2.1 2.3 3.0 3.7 2.8 1.8 1.3 1.1

0.2 0.2 0.2 0.3 0.5 0.8 1.1 1.3 1.2 0.9 0.7 0.6 0.7 0.9 1.1 1.3 1.0 0.7 0.5 0.3

0.1 0.2 0.2 0.3 0.3 0.4 0.6 0.6 0.6 0.5 0.5 0.6 0.5 0.5 0.6 0.6 0.5 0.4 0.3 0.3

PT20SS
BUILDING

3,198 SQ. FT.

T

PT20SS
BUILDING

3,198 SQ. FT.

UTILITY EASEMENT

LUMINAIRE

- DUE TO CHANGING LIGHTING ORDINANCES IT IS THE CONTRACTORS

  RESPONSIBILITY TO SUBMIT THE SITE PHOTOMETRICS AND LUMINAIRE

  SPECS TO THE LOCAL INSPECTOR BEFORE ORDERING TO ENSURE

  THIS PLAN COMPLIES WITH LOCAL LIGHTING ORDINACES.

- THIS LIGHTING DESIGN IS BASED ON INFORMATION SUPPLIED BY OTHERS.

  CHANGES IN ELECTRICAL SUPPLY, AREA GEOMETRY AND OBJECTS WITHIN

  THE LIGHTED AREA MAY PRODUCE ILLUMINATION VALUES DIFFERENT

  FROM THE PREDICTED RESULTS SHOWN ON THIS LAYOUT.

- THIS LAYOUT IS BASED ON .IES FILES THAT WERE LAB TESTED OR COMPUTER

  GENERATED. ACTUAL RESULTS MAY VARY.

Notes:

2. Based on 27.5' AFG fixture mounting

    including 2.5' AFG bases.

3. Pole luminaire color to be bronze.

1. Calculation at Grade

2.5' BASE

25' POLE

(NOT TO SCALE)

POLE DETAIL

27.5' OVERALL

GRADE

GENERAL NOTES

A. REFER TO ELECTRICAL LIGHT FIXTURE SCHEDULE ON SHEET E6.1
FOR LIGHT FIXTURE ELECTRICAL INFORMATION.
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kimley-horn.com 805 Pennsylvania Ave, Suite 150, Kansas City, MO 64105 816-652-0350 

 
 

April 25, 2022 
 
 
Stephen Lachky 
City of Parkville 
8880 Clark Avenue 
Parkville, MO 64152 
 
Re: Whataburger- Parkville Major Site Plan 
 NWQ NW 64th St & Melody Lane 

Parking Justification Letter 
 
Dear Mr. Lachky, 
 
This letter is being provided to explain the reasoning behind the parking lot design at the Whataburger 
site in Parkville. Specifically, the proposed site consists of 31 spaces, whereas the Parkville Municipal 
code requires 59 parking spaces for a facility this size. 
 
A shared parking agreement exists between the proposed site and the adjacent existing retail stores. The 
retail building is about 6,070 sq ft. According to the municipal code, the site would require 5 spaces per 
1,000 sq ft, resulting in 31 required parking spaces. They currently provide 60 spaces.  
 
The proposed site is at a parking deficit of 28 spaces, but the existing site provides 29 additional spaces 
from code. Due to the shared parking agreement, the overall development meets municipal code 
requirements. 
 
Sincerely,  
Kimley-Horn and Associates, Inc. 

 
 
Andrew W. Gribble IV, P.E.       
Project Manager 
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	1. Call to Order
	2. Roll Call
	3. General Business
	A. Approval of the agenda
	B. Approve the minutes for the February 8, 2022 regul
	DRAFT Minutes 2-8-22


	4. Unfinished Business
	5. Public Hearing
	A. 804 Main St Cond Use Permit
	SA_804 Main St. AirBnb
	Exhibit B.1 - Application for Conditinoal Use Permit
	Exhibit B.2 - Narrative Attachment
	Exhibit D - Photos of Subject Property

	B. 11 W 5th Cond. Use Permit
	SA_11 W 5th St. AirBnb
	Exhibit B.1 - Application for Conditional Use Permit
	Exhibit B.2 - Narrative Attachment
	Exhibit D - Photos of Subject Property

	C. 500 East St Cond. Use Permit
	SA_500 East St. AirBnb

	D. Taylor Animal Hospital Rezoning
	Staff Report
	Application for Zoning Map Amendment
	Application for Major Site Plan
	Site Plans
	REZONING DESCRIPTION
	Storm Memo


	6. Regular Business
	A. Taylor Animal Hospital Major Site Plan
	B. Whataburger Final Development Plan
	Staff Report
	Plans Set
	Parking Letter


	7. Other Business
	A. Upcoming meetings & dates of importance

	8. Adjournment

		2022-04-04T16:55:46-0500
	Taryn Klein


		2022-04-04T16:56:05-0500
	Taryn Klein


	Proposed use: Short Term Rental
	Requested length of permit: 10 years
	Description: Short term rental property, available for rent via platforms such as AirBnb & VRBO
	Proposed days and hours of operation: 24 hrs, 7 days a week
	Property address  general location: 804 Main St, Parkville, MO 64152
	Parcel ID Number: 20-7.0-35-100-016-001.000
	Zoning: “R-4” Mixed-Density Residential
	Present use of the property: Single family residence
	Length of use or vacancy: I've owned the property since 3/31/21
	Completed application including all required details and supporting data: On
	Nonrefundable application fee of 30000 Separately the applicant will be billed to recover costs: On
	Complete written and graphical legal description of subject property in paper and electronic formats an area map: On
	Three 3 copies 24 x 36 size or larger sets and one 1 electronic set PDF format of the site plan: Off
	Authorized signature of the applicant and property owner: On
	Applicant Name: Taryn Klein
	Applicant Address: 804 Main St
	Applicant City State: Parkville, Missouri
	Applicant Phone: 660-221-8234
	Applicant Fax: 
	Applicant Email: 
	Owner Name: N/A
	Owner Address: 
	Owner City State: 
	Owner Phone: 
	Owner Fax: 
	Owner Email: 
	Engineer/Surveyor Name: N/A
	Engineer/Surveyor Address: 
	Engineer/Surveyor City State: 
	Engineer/Surveyor Phone: 
	Engineer/Surveyor Fax: 
	Email: 
	Contact Person Name: N/A
	Contact Person Address: 
	Contact Person City State: 
	Contact Person Phone: 
	Contact Person Fax: 
	Contact Person Email: 
	ApplicantSignDate: 4/4/2022
	PropertyOwnerSignDate: 4/4/2022
	Existing Land Use - North: Multi-Family Residential
	Existing Land Use - South: Multi-Family Residential
	Existing Land Use - East: Single Family Residential
	Existing Land Use - West: Single Family Residential
	Existing Zoning - North: “R-4” Mixed-Density Residential
	Existing Zoning - South: “R-4” Mixed-Density Residential
	Existing Zoning - East: “R-4” Mixed-Density Residential
	Existing Zoning - West: “R-4” Mixed-Density Residential


