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Proposed Amendment:

The purpose of the plan amendment is to expand the parking lot located east of the building.  The existing 22-space lot would be duplicated adjacent to the east, at a grade approximately six ft. lower than the existing lot.  The addition would provide 22 more spaces, bringing the total number of spaces to 186.  

The distance from the edge of pavement to the east property line would be ten ft., in compliance with the CP district’s ten ft. setback requirement for parking not adjacent to residential zoning.  A new retaining wall with post and cable restraint system will be installed along the east property line.  According to the owner, there are not currently sufficient parking spaces on the site to accommodate staff and clients.  Much of the staff currently parks along designated areas of N.W. 62nd Street.  The owner desires to accommodate staff parking on site.  

Analysis:

When first proposed in 2003, the site plan portrayed 33 spaces within the lot immediately east of the office.  The setback from edge of pavement to the east property line was shown to be 25 ft.  Due to testimony received from the owner of the day care center to the east, who was concerned about emissions from the vehicles and the possibility of vehicles would drive off the parking lot onto the day care center playground, the City Plan Commission required the owner to remove the easternmost bay of 11 spaces and the drive serving those spaces.  This resulted in the 25 ft. setback currently in place.

Due to the need for parking on the site, the owner requests that the City Plan Commission consider the expansion of the lot, to provide 22 additional spaces and the drive.  The owner has stated that the 11 spaces adjacent to the east property line (and farthest from the offices) will be reserved for staff, thereby reducing the possibility of a patient driving off the east edge of the parking lot.

Within the ten ft. remaining, a retaining wall will extend along the east edge of the lot.  Height of the wall will be ten ft. at the southern edge.  As the wall continues northerly along this east edge, the height tapers to ground level at the midpoint of the lot.  Staff will require that landscaping be planted within the ten ft. setback, consisting of deciduous and coniferous trees and shrubbery.  

Lighting and Landscaping:


The property owners to the south have noted lighting issues, with the existing parking lot fixtures shining into their home.  The owner has met with the neighboring residents and has directed the current contractor to order shields for seven fixtures.  This may be solved prior to the time this case is heard by the City Council.  Also, since the last plan was approved and landscaping planted, property owners to the south have noted the need to replace and enhance landscaping.  A photometric study will be required with the final plan.

As the owner will be required to submit a final plan for City Plan Commission approval prior to expansion of the lot, a new landscaping plan will be included.  This plan will address new landscaping along the eastern edge of the parking lot as well as necessary replacement and enhancement along the southern property line.  Staff will review the prior landscaping plan to determine what materials must be replaced.  Staff was to meet on-site with the property owner and his professionals, as well as adjacent property owners, to discuss landscaping, fencing, and lighting issues. 
Recommendation:



City Plan Commission on September 5, recommended approval, subject to conditions.  City Planning and Development Department staff also recommends approval of this plan amendment, subject to the following conditions:

1) (Completed) That the developer revise the plan at this time, providing two folded copies (if multiple sheets are used they should be stapled and collated) (and an acetate transparency) so as to: 
a. Portray accurate dimensions for the existing parking lot located east of the building as well as the proposed addition.  
2) That the developer submit a detailed micro storm drainage study, consisting at minimum of a letter from a Missouri Licensed Civil Engineer stating that the proposed improvements will not alter or increase historical runoff conditions for the site and that the developer construct any improvements as required by Development Services.  This letter should be submitted to Development Services prior to approval and issuance of any building permits. 

3) That the developer submit plans for grading and siltation and erosion control to Development Services for approval prior to beginning any construction activities.

4) That the developer submit a final plan to the City Plan Commission for approval, including plans for grading, landscaping, fencing, screening, berming, lighting (provide a photometric study, with the intent that there shall be no direct illumination beyond the property line), signage, and building elevation drawings.













