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STAFF REPORT             


December 4, 2007                                    (29, 30)PRIVATE 

Re:
a.
Case No 13170-P-3


b.
Case No 13170-CUP-4



APPLICANT:


Kevin Kaser




Presidential Development, LLC




7914 N Spruce 



Kansas City, Missouri 64119
AGENT:
Trent Robinett

TREKK Design Group, LLC


1441 E 104th Street


Suite 105


Kansas City, MO 64131

LOCATION:
Generally located south of NE 80th Street, between N. Indiana Avenue on the west and N Spruce Avenue on the east 




AREA:
Approximately 62.1 acres





REQUESTS:
a.
To consider rezoning from District R-1bb (One family dwelling district, low density) to District R-2a (two family dwellings)

b.
To consider an amendment to a Community Unit Project plan in District R-2a (two family dwellings)
PURPOSE:
To allow for the construction of 240 duplex units in 120 buildings on 77 lots



LAND USE PLAN:
The Gashland Area Plan, as amended, designates this area for low density residential use.
SURROUNDING Land Uses:
North:
NE 80th Street, church, single-family residential

South: Single-family residential

East: 
N Spruce Avenue, Kingsgate multi-family residential development

West: 
N Indiana Avenue and single-family residential
MAJOR STREET PLAN:
The Major Street Plan identifies NE 80th Street and N Spruce Avenue as the future alignment of Maplewoods Parkway. N. Indiana Avenue is classified as a Primary Arterial.  
ARTERIAL STREET IMPACT FEE:
The proposed development is located within Arterial Impact Fee Zone A.  The total assessment for 240 duplex units is $104,880 (@ $437.00 per unit) (For informational Purposes only)
RELATED CASES:
Case No. 175-S-20 – Ordinance 051161, passed October 6, 2005, amended the Major Street Plan by realigning Maplewoods Parkway btw. M-1 and N Antioch Rd.  

Case No. 13170-P – Ordinance 040850, passed August 5, 2004, rezoned about 62.12 acres from District RA (agricultural) and District R-1(a) (single-family residential – medium density) to District R-1bb (one family dwelling district-low density).
Case No. 13170-CUP-1 – Ordinance 040851, passed August 5, 2004, approved a preliminary Community Unit Project plan for 110 single-family dwelling units.
Case No 13170-CUP-2 – Ordinance 051538, passed January 5, 2006 approved an amendment to a Community Unit Project plan in District R-1bb (One family dwelling district, low density) on approximately 62.12 acres, generally located south of N.E. 80th Street, between N. Indiana Avenue on the west and N. Spruce Avenue on the east, for 110 single family dwellings units in four (4) phases (Currently Approved Preliminary Plan)
SD 1254, Final Plat, Presidential Park 1st Plat – Ordinance 060961 passed September 7, 2006 approved a final plat creating 26 lots and a tract in District R-1bb (One family dwelling district, low density) on about 16.5 acres generally south of NE 80th Street between N Indiana Avenue on the west and NE Antioch Road on the east 
SD 1254A, Final Plat, Presidential Park 2nd Plat – Ordinance 060962 passed September 7, 2007 approved a final plat creating 32 lots and a tract in District R-1bb (One family dwelling district, low density) on about 17.2 acres generally south of NE 80th Street between NE Antioch Road on the west and N Spruce Avenue on the east, 

CURRENT CONDITIONS:




The proposed development site is currently zoned R-1bb, which provides for slightly larger single family lots, with minimum lot widths being 85 feet and minimum areas being 12,000 square feet.  The currently approved preliminary Community Unit Project plan identified 110 single family lots to be constructed in four phases.

Under the previously approved community unit project plan, the plats for Phases 1 and 2 have been platted and recorded and all required infrastructure improvements have been constructed and installed.  In addition, the road improvements on NE 80th Street from the westerly property line to the intersection with N Spruce Avenue have been completed.  There are connections to NE 80th Street constructed at N Askew, NE Antioch Road and N Myrtle Avenue.
PLAN REVIEW:





The proposed community unit project plan is a six phase development.  The application identifies 77 lots that are to be either subdivided or split for 240 duplex units in 120 buildings.  The platted lots for phases 1 and 2 are approximately 85 feet in width and 150 feet in depth. As with the previously approved plan, the proposed plan shows the alignment of future Maplewoods Parkway running along the current alignments of N Spruce Avenue and NE 80th Street.  
The streets within the development are shown to be 28 feet as measured from back of the curbs.  There are connections to NE 80th Street constructed at N Askew, NE Antioch Road and N Myrtle Avenue.  There are proposed connections to the future Maplewoods Parkway (N Spruce Avenue) from N Jackson Avenue at NE 79th Street, NE 78th Street and NE 77th Terrace.
All of the lots on the south side of NE 80th Street which are east of N Askew Avenue and on the west side of N Spruce are to have direct access to the future Maplewoods Parkway.  Lots on the north and south side of NE 79th Terrace will have typical residential street access.
All of the units will have two-car garages and are shown to have some type of masonry or stone facades on the fronts of the units.  To limit the number of curb cuts on the future parkway, each duplex building (2 units) will have a shared driveway.  Some of the buildings are shown to have one front loaded garage and one side loaded garage, resulting in shared driveways from adjacent buildings.  The developer has stated that the front elevations of all of the buildings will incorporate some type of masonry or brick with stucco or siding.  
ANALYSIS:






The applicant has had nearly 60 lots platted and on the market since 2006 and none have been sold.  The applicant has stated that the anticipated market for the larger lots at this location does not exist and therefore believes that duplexes will be more successful.

Staff expressed a concern about the number of lots and driveways fronting the future parkway and has commented that only one driveway be permitted for each two homes.  When Maplewoods Parkway is built along the assumed alignment, those lots will then have direct access from the parkway.  Staff has been advised by the applicant that the Parks and Recreation Department has reviewed this plan and has agreed to such access to the future parkway.  

Phases 1 and 2 will have to be re-platted to allow for duplexes.  Phases 3-6 will also be required to be platted.
The money in lieu of parkland requirement will be modified to reflect 240 duplex units ($28,396.40) as shown on the development plan.  The applicant has already paid $6,347.78 for 58 single family units platted with phases 1 and 2.  The total net amount owed will therefore be $22,048.62.  This money could be applied toward improvements at Hodge Park.  Hodge Park is a 1,029 acre park generally located at the northeast corner of M-152 and I-435, was acquired in 1967.  
RECOMMENDATIONS:




Staff recommends APPROVAL of Case No 13170-P-3 with no conditions. 
This plan was reviewed by the Plats Review Committee on November 21, 2007.  Staff recommends approval of Case No 13170-CUP-4 subject to the following conditions:

1. That 6 copies of revised drawings be submitted to Development Management staff prior to the ordinance request showing the following:
a. Show and label sidewalks, curbs, and gutters as they exist adjacent to project frontage, and correctly within the R/W.  Show and label proposed sidewalks, curbs, and gutters.   Show and label sidewalks, curbs, and gutters that need to be repaired or reconstructed.
b. Show and label on a separate sheet entitled Sidewalk Installation Plan the phasing of sidewalk construction for the development and confirm that the sidewalk along N Indiana and NE 80th Street for Lots 96-102 are constructed in Phase 1 or the earliest phase.    
c. Show all required off-site easements for utilities, grading, and/or street improvements that are to be obtained by the Developer. 
d. Show all trees to be removed for utilities, grading, and/or street improvements by denoting the area with a label of "TREES TO BE REMOVED."  Tree removal may be shown as individual trees for linear construction or by the acre for large areas of site disturbance.   
e. Show all individual or areas of trees to be preserved within the limits of the plan area by denoting the area with a label of "TREES TO REMAIN."     
f. Depict concept for storm water detention, volume controls, or treatment areas as appropriate and show how project is to be managed by storm water facilities (including public systems, detention areas/tracts, approximate grading,etc.) showing that the project can be feasibly designed in accordance with APWA 5600 adopted Standards.  Off-site systems (natural, proposed, or existing) should be shown for purposes of conveying conceptually how systems will be connected, and 100-year conveyance paths.  Identify the private and public portions of the storm water management system. 
g. Depict typical sections for all adjacent and all interior streets showing elements of standard street section improvement, including sidewalks, curb and gutters, pavement widths, street grades, etc. in relation to proposed r/w widths.
h. Show required dedications and improvements proposed with each phase of development.
i. Show any P.O.S. medians areas, storm water detention, public BMP's, islands, or monumentation Tracts labeled A, B, C, etc., along with their intended purpose.
j. Show any private BMP's used as storm water management features as easements labeled BMP easement, surface drainage easement, or other intended purpose.  BMP and surface drainage easements require stand alone easement documents.
k. Revise street names per the approved Street Name Plan
l. Provide a 10 foot water easement on N Spruce Avenue
m. A note on the plan that one driveway per duplex structure is permitted 
n. Revise lot numbers in phase 5 and phase 6
o. Remove the northerly driveway in the roundabout on the future Maplewoods Parkway or provide for a hammerhead turn around on private property
p. Note on the plant that the intersections of N Myrtle and N Askew may be limited to right in/right out
q. Revise typical sidewalk section to reflect a minimum of four foot sidewalks
r. A note on the plan that the fronts of all of the building elevations will incorporate some type of masonry or brick and show a typical detail of the frontage of the units. 
s. Revise the money in lieu of parkland dedication statement to reflect payment in the amount of $22,048.62
2. That the developer shall cause the area to be platted and processed in accordance with Chapter 66, Code of Ordinances of the City of Kansas City, Missouri, commonly known as the Subdivision Regulations.
3. That the developer submit new or update the previously approved macro storm drainage study for the overall development to address the development amendments along with a detailed micro study for approval prior to approval of the next plat and make necessary improvements as required by Development Services.
4. That the developer improve the western and southern one-half, respectively, of N. Spruce Avenue and N.E. 80th Street to collector street standards as required by the Parks and Recreation Department and the Department of Public Works, including curb, gutters, storm sewers, sidewalks, streetlights, existing roadway section transitions to meet vertical and horizontal alignment standards, and relocation of existing utilities.
5. That the developer design all roundabouts within the development so that they are designed and constructed as mini-roundabouts by the developer, as required by the Department of Public Works.
6. That the developer subordinate to the City all private interest in the area of any right-of-way dedication as required by Development Services, with all costs associated with such subordination activities to be borne by the developer.
7. That the developer obtain the grading consents, and all grading, temporary construction and drainage/sewer easements from the abutting property owner prior to submitting any public improvements.
8. That the developer secure permits to construct new and reconstruct existing sidewalks, curb and gutter, storm sewers and streetlights as necessary along all development street frontages, as required by Development Services, prior to recording the next plat
9. That the developer integrate any relocated streetlights into the existing street light system, as required by Development Services.
10. That the developer submit plans for grading, siltation, and erosion control to Development Services for approval and permitting prior to beginning any construction activities.
11. That the developer provide a storm water conveyance system to serve all proposed lots within the development and determine adequacy as required by Development Services
12. That the developer extend sanitary sewers from the southern property line to the northern property line to provide connectivity for properties north of N.E. 80th Street, as required by Development Services.
13. That the developer provide easements and extend water mains as required by the Water Services Department.
14. That adequate sight distance be provided for each street connection and driveways to NE 80th Street and N Spruce Avenue as required by Development Services.
15. That access restrictions be provided to restrict access to only NE 79th Terrace for Lots 96-102 and that the restriction be placed on the Final Plat
16. That the developer submit covenants, conditions and restrictions to the Law Department for approval for the maintenance of private open space and enter into a covenant agreement for the maintenance of any stormwater detention area tracts.
17. That the developer contribute money in lieu of parkland dedication in the amount of $22,048.62.
18. That the developer secure approval of the Street Naming Committee for all street names prior to the submittal of the first final plat.
19. That the developer submit a street tree planting plan as part of the final plat and secure the approval of the City Forester for street trees planted on right of way in front of residential lots, with a copy to be submitted to the Department of City Development. The plan shall include size, type, species and placement of trees
20. That the developer submit a final plan to the City Plan Commission for approval, including detailed information on landscaping, grading, building elevations for each structure per staff approval, and lighting, including a photometric study showing zero foot candles at the property lines.
21. That the developer obtain approval from the Parks and Recreation Department for the proposed portion of NE 79th Street passing through property originally dedicated to the Parks and Recreation Department for Maplewoods Parkway.
22. That the developer design and construct all interior streets to City standards as required by Development Services, including curb, gutter, storm sewers, streetlights, and sidewalks.
23. That the arterial improvements proposed on the development plans be reviewed and accepted by the Transportation Development Committee and the Impact Fee District Committee before an application for impact fee credits will be accepted.    
24. That the developer shall secure permits for the sidewalks at the time street improvement permits are secured.  Sidewalks shall be installed per the sidewalk installation plan reviewed and accepted by Development Services.
25. That the developer secure permits to repair existing or reconstruct, sidewalks, curbs, gutters, and storm sewers as necessary along all development street frontages, or submit a letter from a Missouri Licensed Civil Engineer stating that the sidewalks, curbs, and gutters are in a good state of repair and meet the requirements set forth in Chapters 56 and 64 of the Code of Ordinances, as required by Development Services, prior to recording the plat
26. That the developer secure a Site Disturbance Permit from Development Services prior to beginning any construction, grading, clearing, or grubbing activities, if the disturbed area equals one acre or more.
27. That the developer extend sanitary sewers to ensure individual service is provided to all proposed lots/units and determine adequacy as required by Development Services.
28. That the developer submit covenants, conditions and restrictions to Development Services for review by the Law Department for approval for the maintenance of private open space or common area and enter into a covenant agreement for the maintenance of any stormwater detention area tracts.
Respectively Submitted,

Jacob Dobsch


Staff Planner 
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