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STAFF REPORT:

September 19, 2006

                                     ( 26 ) PRIVATE 

RE:
Case No. 9728-URD-4
APPLICANT:

PAC Holdings, Inc., Ken Dvorak, 4801 Rockhill Road, Kansas City, MO 64110
AGENT:  


Devan Case, BNIM Architects, 106 West 14th Street, Suite 200, Kansas City, MO. 64105
LOCATION:

Generally located south of Interstate 35/I-670, west of Baltimore Street, north of 17th Street and east of Broadway Boulevard.  

AREA:                        
About 23 acres
REQUEST:

      
To consider the amendment of a development plan in District URD (Urban redevelopment district).
LAND USE:


North:
Bartle Hall & Convention Center, I-670  




South:
retail, light industrial, Crossroads Area 




East:
retail, light industrial




West:
retail, I-35
MAJOR STREET PLAN: 
* Broadway Boulevard is listed as a “Parkway/Boulevard”. 




* Central Street is listed as “Special Purpose Rapid Transit 
Corridor”. 




* Wyandotte Street and Baltimore Avenue are listed as “Secondary 
Arterials”.
 
ARTERIAL STREET 

IMPACT FEE: 

(Informational only): 
This site is in an Exempt Area and therefore is not subject to an Impact Fee. 

PREVIOUS CASES:
 

Case No. 275-S – Ordinance No. 53137, passed August 13, 1981, approved Planned Industrial Expansion Authority (PIEA) plan and found the area blighted.  Area about 13 acres. 

Case No. 275-S-1 -- Ordinance No. 54082, passed June 2, 1982, declared some additional areas blighted.  Area about 22.7 acres. 

Case No. 275-S-2 – Ordinance No. 54369, passed September 28, 1982, approved a General Development PIEA plan for the area. 

Case No. 9728-URD – Ordinance No. 59105, rezoning 3.1 acres located in the block bounded by Baltimore, 16th Street, Wyandotte and Crosstown Freeway from Districts M-1 and C-4 to District URD—Released January 18, 1990. 

Case No. 9728-URD-1 – Ordinance No. 65078 as amended, passed February 8, 1990, rezoned about 22.7 acres from M-1 and C-4 to District URD (Urban redevelopment district) and approved a development plan. 
Case No. 9728-URD-1, Administrative Approval No. 1, June 6, 1991, provided for a temporary parking lot for 165 parking stalls along Baltimore Avenue in Phase 1. 

Other Related Cases: SD 0174 Final Plat, SD 1104 Final Plat, Kansas City Ballet School, 720-V. 

Resolution 021452 Seeking the development of a finance plan to support the

Performing Arts Center, land acquisition for Bartle Hall and the parking

garages

Resolution 990591  Supporting the location for the Performing Arts Center

and to explore ways by which the City can assist in this project

Ordinance 030504 Approving the petition to establish the PAC Improvement District (CID)
CS Resolution 030372  Authorizing the development of financing providing for the issuance of one or more series of revenue bonds in an amount not to exceed $62 million for the parking garages and land acquisition for the Bartle Hall Expansion

Resolution 030274  Expressing the City's intent to implement Super TIF contributions for the Performing Arts District TIF Plan

Resolution 030594  Approving an application for $25 million in contribution tax credits for the Performing Arts Center to the State of Missouri

Resolution 030155  Seeking to submit an application to the State for State TIF support for the Performing Arts District TIF Plan

TIF Plan -- Ordinance No.  030079, passed January 30, 2003, approved the Performing Arts District, Tax Increment Financing Plan.  Also approved by the TIF Commission on January 8, 2003, with Resolution No. 1-9-03.  
Case No. 9728-URD-2 – URD Development Plan amendment to allow Bartle Hall expansion and a new hotel, was recommended for approval by the City Plan Commission on September 15, 1992.  No City Council action.  
Case No. 9728-URD-3 – Rezoning about 23 acres from M-1 and URD to District URD and the approval of a development plan for the Performing Arts District, was recommended for approval by the City Plan Commission on June 1, 2004 with conditions. No City Council action.  
Ordinance No. 060986 – Authorizing the Director of PW to enter into and execute a $1,732,770 contract with Kissick Construction Co, for Project No. 89000284-14; and authorizing the City Manager to expend $1,906,047 from appropriated funds – to be heard by the City Council in September 2006.  
PROJECT REVIEW: 

The applicant proposes to amend a development plan in District URD.  The proposed development plan, similar to the existing plan (9728-URD-1) includes some known proposed development and some unknown development. The proposed development will include the Performing Arts Center, Bartle Hall Ballroom expansion and parking facilities.  The three owners of all of the land within the proposed URD are PAC Holding, Inc., City of Kansas City and American Hereford Association.  The only current City ownership is the south portion of Bartle Hall—the northwest portion of the URD and the north side of 16th Street between Wyandotte and Baltimore.  The URD site was rezoned to District URD on February 8, 1990.  The 1990 plan calls for specific development on the block north of 16th Street and east of Wyandotte Street (Hereford Association Building) but shows “future development” on all of the remaining area (five blocks).  
There are currently three economic tools which have been approved for the area—a Planned Industrial Expansion Area plan (PIEA), a Tax Increment Financing Plan (TIF) and Community Improvement District Plan (CID).  The 1990 rezoning plan was the companion to a PIEA plan proposed by Ross Perot which included a hotel and office use for the area.  The existing PIEA plan is therefore not current and will be reconsidered for a “minor amendment” by the PIE Authority.  The PIEA amendment will include a change in land uses to that which are included on the URD amendment being considered with this plan.  Although this PIEA is expected to be amended to be current, according to the applicant’s representative, it is not likely that PIEA benefits will be used.  A TIF plan was recently approved not only for this site, but also for portions of land located west of Broadway Boulevard, just west of the site (See Ord No. 030079). The purpose of the TIF plan is to collect reimbursable TIF funds of up to $62 million to help pay for: 1) the parking garage south of the Performing Arts Center ($18 million), 2) land north of 16th Street, between Broadway and Baltimore, for sale to the City ($15 million), 2) the proposed parking north of 16th Street between Central and Wyandotte.  The third tool is the CID (Ordinance 030504).  Funding from the CID will go towards the operation and maintenance of the area parking facilities.  See the history section above for specifics on companion City action regarding this site.  
The Proposed Plan:  
This case is slightly premature in its completeness, for a typical request proceeding to the City Plan Commission.  The urgency in proceeding now is to allow for the new construction of the Performing Arts Center, including the Proscenium Theater, Concert Hall, Atrium and Celebration Hall.  An earlier version of this amendment included a Ballet School which was to be located on the east side of Wyandotte Street, south of 16th Street.  This amendment has removed the Ballet School from the plan.  The reason for the incomplete plan is due to the unknown parking improvements north of 16th Street by the City of Kansas City (No. 5), some of the improvements at the NE corner of 16th Street and Wyandotte, (No. 7), the old Ballet School location, (No. 1), and future improvements south of the Performing Arts parking garage, (No 3).  Two traffic studies have been submitted and reviewed by City engineers.  The studies include the impacts from Bartle Hall and the new entertainment district associated with the H&R Block area.
Phasing:  

Future phasing is listed on the plan as follows: 


Phase I: 
4. Bartle Hall Ballroom Expansion and 16th Street Realignment 


Phase II: 
2A: Proposed Performing Arts Center: 




Proscenium Theater, Concert Hall and Celebration Hall 


Phase III: 
2B: Proposed Underground Parking Garage 




5. Proposed Parking Garage 




7. Proposed Parking Garage




Wyandotte Rededicated to Public


Completion of Phase II will coincide with the completion of Phase III 


Future Phases: 




1. Future Mixed Use Development




3. Future Mixed Use Development





6. Future Mixed Use Development
Phase I: 4. Bartle Hall Ballroom Expansion and 16th Street Realignment

According to City Hall fact sheets, improvements include the following: 

Phase 1

Meeting room renovation: Completed in Jan. 2005

Phase 2

1. New Ballroom addition – 

· Ballroom is being built in airspace over the interstate, so first “Table” or “Platform” must be built over the highway, and then the Ballroom building is built on the platform.  

· Ballroom is 48k square feet.  Ballroom is 40 feet high.

· Platform steel trusses are 16’ in height and span across the highway.   
Took 3 ½ months to lay steel.  40k square feet of surface … 


thickness of “sandwich” is 17-17 ½ feet.

· Platform completed in early June 2006.

· Important to note that Ballroom building was happening 
concurrently as the Platform was being built:  contractors did not 
“wait” to complete platform before Ballroom construction began.

2. Replacement of two MoDot bridges:  Central Bridge and Wyandotte Bridge – 

· Central Bridge replacement is complete and open again for exit off of I-670.

· Wyandotte Bridge replacement has begun.

· Bridge demolished on Feb. 17, 2006

· Bridge reconstruction to begin week of Feb. 27, 2006.  

· Bridge will be rebuilt and complete in September 2006 but not back 
in service until April 2007 when entire project is complete.

3. Roadway improvements underneath the Ballroom building on I-670 – 

· New tunnel lighting, pavement realignment, some road widening, new directional signs for interstate travelers.

· All roadway improvements coordinated with MoDot, City and FHWA (Fed Highway Administration).

4. Public Plaza creation –

· Located south of the Ballroom building

· Will double as lease-able event space through KC Convention and Entertainment Centers for Ballroom tenants and for other public gatherings.

· Plaza will be essentially a city block (2/3 the size of Barney Allis Plaza approx.) with 30% paved/hard surfaces and 80% landscaped/green surfaces.

5. 16th Street Realignment –

· $1.8 million portion of the project

· Realign 16th Street from Baltimore to Broadway

· Replace Combined Sewer System with separate sanitary and storm water sewers across three city blocks 

· Provide new streetlights and new streetscape, compliant with new streetscape standards

· Provide new curbs/gutters

· Replace 10” water main from the 1880s with new one for largely increased capacity

· Working with public utility companies (MGE, KCPL, MCI, etc.) to rebuild and update under-street utilities

· Est. start date is early October 2006;  est. completion date is early April 2007

DESIGN:

Ballroom has a water theme. On ceilings, stainless steel chandeliers that look like rings of water, as in when a stone is dropped in water and the ripple effects going outward.  The wall surfaces will have a wave pattern.  The building will be modern looking with an emphasis on lighting and colored lighting possibilities.  Beyond the interior, rings of colored light will radiate outside of building as well.  The carpet has been developed from photographs of water in motion.

OVERARCHING SCHEDULE:

Project is on time and on track for April 2007 completion.

First interior event is booked for May 2007 and first exterior is booked June 22, 2007. 

BUDGET:
$145 million

· FHWA and MoDot providing approximately $7.5 million for the Bridges and Roadway improvements.

· City spent $13.5 million on Land Acquisition from Performing Arts

· Public Art cost is approximately $1.1 million

· Funded via KCMAC revenue bonds

Project is within budget.

Phase II:  2A: Proposed Performing Arts Center: Proscenium Theater, Concert Hall and Celebration Hall 


According to the plan, the Performing Arts Center (PAC) (2A) is comprised of the Proscenium Theater, Concert Hall and Celebration Hall, Lobby/Gathering spaces and associated offices, rehearsal and warm-up rooms, dressing rooms, green rooms, donor lounges, serving pantry, restaurant, care, kitchen and docks.  The exterior envelope on the south elevation is a cable-supported glass structure.  The vertical wall surfaces on west and east elevations of the two PAC volumes are precast concrete panels, as are the east, west and north elevations of Celebration Hall from grade to roof.  The curving rear surfaces of the two shells and the roofs of the Proscenium Theater, Concert Hall and Celebration Hall are metal panels.  Below and to the south is the associated underground parking facility (2B) which is a separate structure.  Landscaped gardens are proposed above this facility.  The purpose of the facility is for assembly, performance theatre, offices, restaurant, mixed-use and parking.  


The PAC is proposed to be a total of 321,600 SF, with a floor area ratio of 0.878.  According to the plan, the total required parking for the PAC is 1,136 spaces although the restaurant usage was calculated at 1 space per 400 SF instead of 75 SF.  This needs to be recalculated.  The history section above states resolution agreements with the City whereby parking for this use is to be partially provided by the City in various locations.  The plan however states that there will be a total of between 2,100 and 2,600 spaces provided, well in excess of the number of spaces required (1,136 spaces).    


There are numerous access points to the PAC.  The primary vehicular access is on Broadway, about 360 feet south of 16th Street.  This is shown as an “entrance only” access with exiting on Wyandotte.  There is also truck access from Broadway about 250 feet south of 16th Street.  See discussion in “Analysis Section” below.  The plan shows an access into the Atrium from 16th Street.  The applicant states that this is pedestrian only.  There is also truck access and docking on 16th Street, about 75 feet west of Wyandotte.  The other two access points to this area are to the proposed garages in 2B—one is located about 300 feet north of 17th Street on Wyandotte and one on 17th Street, about 200 feet west of Wyandotte.  

According to staff in the Capital Improvements Management Office (CIMO), (See Ordinance No. 060986 above) 16th Street is proposed to begin improvements by realigning and improving the road from Broadway on the west to between Wyandotte and Baltimore on the east.  The improvement will straighten the road near Broadway by moving the south curb to the north about 25 feet and by moving the north curb line to the north about two feet.  This will be accomplished by removing the existing center island and constructing a turn-lane at this location.  The improvement will end up with one lane in each direction—east and west, and turn-lanes as needed.  The improvement will cost approximately $1.9 million dollars and will begin September 25, 2006 and be completed by April 1, 2007.  The roadway improvement will also include the replacement of a 12 inch, 1880 watermain, streetscaping, streetlighting and the separation of the combination storm/sanitary sewer main into separate infrastructure.  This realignment will likely require the vacation of some right of way and the establishment of new right of way.  

Phase III: 
The plan shows the following: 



* 2B: Proposed Underground Parking Garage 



* 5. Proposed Parking Garage 



* 7. Proposed Parking Garage



* Wyandotte Rededicated to Public

* 2B: Proposed Underground Parking Garage: This proposed underground parking garage is proposed to contain between 700—800 parking spaces.  This garage is proposed to be owned, operated and maintained by the Performing Arts Center Community Improvement District.  Landscaped gardens are proposed above the facility.  Access to the garage will be from Broadway, Wyandotte and 17th Street.  Just to the south of the parking garage is a proposed underground storm water detention facility.   
* 5. Item 5. is located on City property north of 16th Street, and south of Bartle Hall Exhibition space.  The plan calls for this site to be 700-900 parking spaces.  The immediate plan however is for about 80 temporary on-surface parking spaces to be used for City functions.  It is unknown when the parking structure will be done.  Access to the structure will be from both 16th Street and Central Street.  

* 7. Proposed Parking Garage, Item 7 is also a parking garage on land owned by the City. The design is not known but the plan shows that there will be between 700-900 parking spaces.  The applicant has been advised that the plan should clearly show that the American Hereford Association, Inc. owns a portion of this land. See Item 1. conditions below. 
* Wyandotte Rededicated to Public: Wyandotte is currently vacated from 16th Street on the north to a point about 170 feet north of 17th Street on the south.  The plan shows that the applicant proposes to rededicate Wyandotte as a public street (60 ft).  Complicating this dedication, is the Major Street Plan requirement of Wyandotte as a secondary arterial, requiring 80 feet of right of way (ROW).  Public Works staff and City Development staff support the dedication of only 60 feet instead of the required 80 feet due to the lack of ability to gain access to this amount of ROW on Wyandotte south of this site.  Prior to the rededication of this road, the applicant may need this private land for temporary parking and construction staging.  

Future Phases:  Future phases are listed as follows: 




1. Future Mixed Use Development (Old Ballet School site) 




3. Future Mixed Use Development (Site S of PAC parking) 





6. Future Mixed Use Development (Site on and near Hereford Association) 


All of these projects are in future phases. The applicant is aware that a plan amendment is required when a plan for any of these locations is known and a request for approval is made.  
Area Plan: 

The area plan guiding land use for this area is the Downtown Land Use and Development Plan, approved with Resolution No. 030165 on March 27, 2003 and last revised with Ordinance No. 031126 on October 23, 2003.  The plan calls for “the Performing Arts Center” at this location.  The proposed land use was designated knowing that this proposal was coming forward.  
Streetscape Guidelines: 

The City has now approved the Downtown Streetscape Master Plan.   The Streetscape Plan has created guidelines for the design improvement of all facilities within the right of way for the downtown loop and this project site.  The proposed Performing Arts Center will be expected to develop the rights of way within the area according to these guidelines.  
Signage: 
The plan states that “No signage is planned for the Performing Arts Center or the Bartle Hall Expansion at this time”.  
City staff will request that all known signage be included on the plan to reduce problems with receiving approval of signs in the future.  
Traffic:  
At the request of city staff, the applicant has submitted two traffic studies: 1) Traffic Impact Study, Bartle Hall Expansion, dated September 2004; and 2) Traffic Impact Study, Metropolitan Kansas City Performing Arts Center, July 2006.  City engineers have reviewed both of these studies and have developed a list of conditions based upon this review.  These conditions are below.  
Analysis: 
The Performing Arts Center URD design and plan has been under discussion between the applicant and City representatives for many months.  With this rezoning, similar to the previous URD plan for this location, some improvements within the plan area are known and some are future concepts.  There will be three owners within the plan, PAC Holding, City of Kansas City and the American Hereford Association.  Most of the design aspects of the case have either been worked out or are recommended for revision in the conditions below.  Two issues which are still ongoing at the time of this report are improvements requested by city staff based upon the traffic studies and the truck loading and unloading proposed on Broadway.  

The traffic studies make several recommendations which may cause redesign of the project and which also may not be in compliance with Missouri Department of Transportation (MODOT) requests—such as proposing a traffic signal at 16th and Broadway.  Meetings regarding the traffic conditions are set and ongoing which are to take place after the writing of this report, therefore some revisions at the City Plan Commission level are expected.  

The current design of the truck entrance/loading and unloading on the west side of the PAC shows a 40 foot wide access drive with the ability for trucks to pull in, drive south and back into docks.  To keep this southern drive portion on the site relatively level, and since Broadway slopes downward adjacent to this portion of the unloading area, the drive must be built up to a maximum height of about 24 feet.  This height requires that a 24 foot high retaining wall be built adjacent to Broadway (a boulevard).  Some staff persons voiced concern regarding the low pedestrian friendly feel of a 24 foot high wall next to the sidewalk, and suggested; 1) Redesigning the unloading area to reduce the height of the wall, 2) moving the wall east, away from the ROW, or 3) allowing the maneuvering of the trucks to occur within the Broadway ROW and back into the dock site area.  Public Works staff believes that the truck maneuvering should occur on-site as required by current city code, and for safety.  City Development Department staff also believes that maneuvering should occur on-site but that the design should be reviewed to reduce the height of the wall and perhaps move it east away from the ROW.  

The plan is also unclear in detail regarding future parking lot as to the numbers of spaces and design.  That however is understandable though since some of the sites are owned by the City and the design is not completed.  

Recommendation:
City Planning and Development Department staff recommends approval of Case No. 9728-URD-4 with the following conditions as offered at the Plats Review Committee Meeting on September 6, 2006: 

1.  That six copies and acetates of a revised drawings be submitted prior to the ordinance request showing all of the required plan information as detailed in Section 80-172 of the Zoning Ordinance, including but not limited to: 

a.  Date of the preparation of the plan and the revision dates. 

b.  Sheet 1 of 6: Clearly show ownership and platted lines for Nos. 6 and 7, NE corner of 16th Street and Wyandotte and clearly show the existing improvements of the Hereford Building to remain.   

c.  Sheet 1 of 6:  Eliminate the reference to "Future Exhibition Expansion" at the top of Sheet 1 or, at least, clarify that such reference relates to tracts other than the Hereford ownership. 
d.  Sheet 1 of 6:  Carve out the Hereford tract from Parcel 6 and reflect it separately from tracts currently owned by the City.
e.  Sheet 1 of 6: In the Drawing Legend, reflect the Hereford ownership of its tract and reflect its existing use.  
f.  Sheet 1 of 6:  In the Phasing, reflect the Hereford building as an existing use.
g.  Sheet 2 of 6: In Item 16, refer to the Hereford existing building and usage.
h.  Sheet 2 of 6: In Item 17, refer to Hereford existing usage of its building.
i.  Sheet 2 of 6:  In Item 19, refer to Hereford existing signage. 
j.  Sheet 2 of 6:  In Item 20, refer to Hereford existing building.
k.  Sheet 2 of 6:  In Note E, refer to Hereford existing building possible uses tract as "mixed-use development, including any or all of the following:  commercial, office, residential, or retail."
l.  Sheet 2 of 6: In Note L, note that the Hereford owners will have the right to seek amendments to the Plan concerning the Hereford tract only. 
m.  Make all corrections to the plan as required by the traffic conditions stated below. 
n.  Detail a more pedestrian friendly access to the south side of the PAC Building as required by City Development Department staff. 
o.  Sheet 1 of 6: State that the north central entrance is “pedestrian only”.
p.  Sheet 1 of 6: No 5, state that a temporary use for this area will be 80 on-surface parking spaces. 
q.  Sheet 1 of 6: Clearly show either on the plan or in a detail the amount of right of way for 16th Street to be vacated or to be dedicated as a result of the 16th Street Improvement Project. 
r.  Sheet 1 of 6: If entrances to the parking garages have changed in relationship to in or out only, make these notations on the plan. 
s.  Sheet 1 of 6: Show location of bicycle racks or a note that they will be placed at the site. 
t.  Sheet 1 of 6: Reduce the width of the Broadway truck entrance from 40 feet to that width as agreed to by Parks and Recreation staff. 
u.  Sheet 1 of 6: Show a detail of the area between the truck entrance and the main entrance on Broadway by reducing the height of the proposed retaining wall along Broadway, moving the proposed wall as far from the ROW as possible and making the appearance of the wall as pedestrian friendly as possible in coordination with staff from Parks and Recreation and City Development. 
v.  Sheet 1 of 6: State that any future construction on Nos. 1, 3 or 6 will require a plan amendment. 
w.  Sheet 2 of 6: Item 6. state that Streetscape will be designed “consistent with” instead of “in reference to” the Downtown Streetscape Master Plan.  
x.  Sheet 2 of 6: Notes, A. Remove existing zoning as M-1 (this was in reference to the land west of Broadway, no longer in this amendment). 
y.  Sheet 2 of 6: Item 22, Remove references to those areas west of Broadway. 
z.  Sheet 2 of 6: Notes, J., state that Required parking for Restaurants is 1 per 75 gsf instead of 1 per 400 gsf.  
aa.  Show where the City ownership is compared to PAC ownership. 

ab.  Revise the URD drawing for both existing and proposed rights of way and all lane changes to show all improvements recommended by the approved Traffic Study. 

cc. 
Show Developer Contact Information, including phone number and/or e-mail.


dd.
Show and label existing conditions including width of all R/W's, easements, roadways, etc. Show and label center lines.

ee. 
Show and label sidewalks as they exist adjacent to project frontage, and correctly within the R/W.  Label proposed sidewalks.   Label sidewalks that need to be repaired or reconstructed.

ff. 
Depict typical sections for Broadway Avenue, Central St, Wyandotte St., 16th St. And 17th St. showing elements of standard street section improvement, including sidewalks, curb and gutters, pavement widths, street grades, etc. in relation to proposed r/w widths.

gg. 
Show any P.O.S. medians areas, islands, or monumentation Tracts labeled A, B, C, etc.

hh. 
Depict storm water detention areas as appropriate and show how the project is to be managed by storm water facilities (including detention areas/tracts) so the that the project can be feasibly designed in accordance with APWA 5600 adopted standards. 

ii.
Refer to all streets as streets, avenues or boulevards as appropriate.  

jj.
Show all garage numbers on the plan as is depicted within the traffic studies. 

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, as amended, commonly known as the Subdivision Regulations.

3. 
That the developer submits a Macro/Micro storm drainage study to Development Services for approval for the entire development when the first plat is submitted, and that the developer construct any improvements as required by Development Services.

4. 
That a 20 foot variance to the minimum required right-of-way width of 80 feet for a secondary arterial street, so as to permit 60 feet of right-of-way as shown for Wyandotte Street, on the development plan, is hereby granted.

5. 
That the developer dedicate additional right of way for a collector street as required by Development Services so as to provide right of way and turn lanes as shown on the approved development plans for Wyandotte Street.

6. 
That the developer improve Central Street to collector street standards as required by Development Services, including curbs, gutters, sidewalks, street lights, existing roadway section transitions to meet vertical and horizontal alignment standards, and relocation of utilities, as shown on the approved development plans.

7. 
That the developer improve Wyandotte Street to collector street standards as required by Development Services, including curbs, gutters, sidewalks, street lights, existing roadway section transitions to meet vertical and horizontal alignment standards, and relocation of utilities, as shown on the approved development plans.

8. 
That the developer improve 16th Street to collector street standards as required by Development Services, including curbs, gutters, sidewalks, street lights, existing roadway section transitions to meet vertical and horizontal alignment standards, and relocation of utilities, as shown on the approved development plans.

9. 
That the developer improve the north half of 17th Street to collector street standards as required by Development Services, including curbs, gutters, sidewalks, street lights, existing roadway section transitions to meet vertical and horizontal alignment standards, and relocation of utilities, as shown on the approved development plans.

10. 
That the developer improve the east half of Broadway Avenue to secondary arterial street standards as required by Development Services, including curbs, gutters, sidewalks, street lights, existing roadway section transitions to meet vertical and horizontal alignment standards, and relocation of utilities, as shown on the approved development plans.

11. 
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.

12. 
That the developer shall subordinate to the City all private interest in the area of any right-of-way dedication as required by Development Services, and that the developer shall be responsible for all costs associated with subordination activities.

13. 
That the developer secure permits to construct or reconstruct existing sidewalks, curb & gutter, storm sewers, and street lights as necessary along all development street frontages, or submit a letter from a Missouri Licensed Civil Engineer stating that the sidewalks, curb & gutter 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.

14. 
That any relocated street lights be integrated into existing street light system as required by Development Services.

15. 
That the developer submit a Street Name Signage Plan for the entire development area for approval by the Street Naming Committee prior to submittal of the first final plat.

16. 
That the developer submit plans for grading, siltation, and erosion control to Development Services for approval and permitting prior to beginning any construction activities.

17. 
That the developer secure a Land Disturbance Permit from Development Services prior to beginning any construction, grading, clearing, or grubbing activities, if the disturbed area exceeds one acre. 

18. 
That the developer extend sanitary sewers to ensure individual service is provided to all proposed lots and determine adequacy as required by Development Services.

19. 
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.

20. 
That the developer extend watermains as required by the Water Services Department. 

21. 
That the developer submit a streetscape plan for approval and permitting by Development Services prior to beginning work in the public right of way.  

22. 
That the developer grant a Noise and Aviation Easement to the City as required by Development Services.

23. 
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.

24. 
That the developer petition for the vacation of all public streets and alleyways as shown on the development plan. 

25. 
That the applicant submit a site plan to the Director of City Planning and Development for approval that includes detailed information on landscaping, streetscaping, lighting, architectural features, and signage. 

26. 
That parkland dedication or payment in lieu of dedication be made for any residential units in satisfaction of Seciton 66-128 of the Subdivision Regulations.  

27. 
That truck loading and unloading docks be provided on the premises or as approved in the final site plan. 

28. 
That the developer relocate the proposed Performing Arts Center drop-off bay on 16th Street eastward to a location east of Central Avenue or to remain as shown, subject to the approval of a Traffic Management Plan providing this as an approvable option.  

29. 
That the developer relocate the proposed Garage 5 driveway on 16th Street approximately 300 feet eastward away from Broadway Avenue as recommended by the traffic study.   Alternatively, make the Garage 5 driveway on 16th Street right-in-right-out only by appropriate channelization by raised islands.  

30. 
That the developer construct Wyandotte Avenue between 16th Street and 17th Street as a three-lane cross-section with one lane in each direction plus a painted median turn lane, as recommended by the traffic study.  

31. 
That the developer re-stripe 17th Street at the Broadway Street intersection to add 200 foot long eastbound and westbound left-turn lanes as recommended by the traffic study.  

32. 
That the developer upgrade and modernize the existing traffic signal at the intersection of 17th Street and Broadway Avenue including a new controller, underground conduits, mast-arms, and interconnection and coordination of this signal with the MoDOT traffic signals at Broadway Avenue and Truman Road (south) all as required by Public Works Department.  

33. 
That the developer enter into a secured deferral/cooperative agreement to install traffic signals at the intersections of 16th Street and Baltimore Avenue, 16th Street and Main Street when traffic warrants for installation of these traffic signals are met as required and determined by Public Works Department.  

34. 
That the developer ensure that the garage access anticipated to be located about 150 feet north of 17th Street on Broadway Boulevard accommodate right in and right out only movements from Broadway Avenue.  

35. 
That the developer submit a traffic management plan for all manual control of event traffic, including personnel and resource needs, to Public Works Department for review and permitting, prior to this case being heard by the City Council.   

36. 
That the developer dedicate a minimum of 60 feet of right of way for 16th Street and Wyandotte Street for a collector street. 

Respectfully submitted 

John Eckardt 

Planner 
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