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REVISED
STAFF REPORT

March 17, 2009




           (8, 9 & 10)
Re:
a)
Case No. 657-S-2
b) Case No. 8589-CP-4
c) Case No. 8589-MP-5

Applicant/ AGENT: 
Craig Scranton
BNIM Architects
106 W. 14th Street, Suite 200
Kansas City, MO 64105
OWNER:


Joseph G. Jacobs

Kansas City Power & Light Co.
1201 Walnut
Kansas City, MO 64141
LOCATION: 
Generally located on the northwest corner of Raytown Road and Interstate 470.

AREA:
84 acres

RequestS:
a)
To consider amending the Hickman Mills Area Plan by changing the recommended land use on about 21.6 acres from Residential Low Density, Residential Medium Density and Conservation Districts to Light Industrial, Mixed Use Community and Conservation Districts.
b) To consider amending a previously approved preliminary development plan in District CP-3 (Regional Planned Business Centers), deleting 21.6 acres and approving a development plan on the remaining 63 acres that allows for a call center, training center, nature center, cafeteria and auditorium for a total of 98,600 square feet and 12 overnight lodging units within 5 structures.
c) To consider rezoning approximately 21.6 acres from District CP-3 (Regional Planned Business Centers) to District M-P (Planned Industrial District), and approving a preliminary development plan for a KCP&L Service Center, machine shop and office building for a total of approximately 200,000 square feet.

LAND USE PLAN:
The Hickman Mills Area Plan recommends Residential Low Density, Residential Medium Density and Conservation Districts at this location.  The proposed development is not consistent with the future land use plan which necessitates the Area Plan amendment to Light Industrial, Mixed Use Community and Conservation Districts.  
99th Street is identified as a future collector street extending from existing 99th Street on the west side of Lane Avenue through the northerly portion of this site to Raytown Road in the Transportation section of the plan.
SURROUNDING 

LAND USE:
North: 
zoned RA & R-1b, single family residence and vacant undeveloped parcel.


South:  
zoned RA, I-470 and Raytown Road interchange.


East:
zoned RA, single family residence and vacant undeveloped parcel.


West:
zoned RA, single family residences on large tract of land. 

MAJOR STREET PLAN:
Raytown Road is classified as a primary arterial and a bicycle route by the City’s Major Street Plan, with a minimum right of way width of 112 feet.

PREVIOUS CASES: 
Case No. 8589-CP: Ordinance No. 53188, passed September 17, 1981 rezoned the property from District RA (Agricultural) to District CP-3 (Regional Planned Business District) and approved preliminary development plan for 582,850 sq ft of office space and commercial space, a 6,300 sq ft restaurant an a 123,600 sq ft motel (712,750 square feet total).  CURRENT APPROVED PLAN.
Case No. 8589-CP-1: Ordinance No. 59494, passed June 6, 1986 amended a previously approved preliminary development plan in District CP-3 by deleting 37 acres (approved for 144,500 sq ft of office space, a 6,300 sq ft restaurant an a 123,600 sq ft motel) from the overall plan.  This case was released on July 9, 1987.
Case No. 8589-CP-2: Ordinance No. 59495, passed June 6, 1986 rezoned an area of approximately 37 acres from District CP-3 (Regional Planned Business District) to District R-2b (Two Family Dwellings) allowing for 360 apartment units within 18 buildings.. This case was released on July 9, 1987.
Case No. 8589-CUP-3: Ordinance No. 59496, passed June 6, 1986 approved a community unit project in District R-2b allowing for 360 apartment units within 18 buildings.  This case was released on July 9, 1987.
ARTERIAL STREET 
IMPACT FEE:
Benefit District: 
G 
(Informational only)
Discounted Rates:
$1,044/ 1,000 sq ft (138,900 sq ft Office)


Discounted Rates:
$642/ 1,000 sq ft (145,500 sq ft Industrial)


Discounted Rates:
$327/ Room (12 units Motel) 


Discounted Rates:
$1,225/ 1,000 sq ft (6,600 sq ft Comm. Center)

Estimated Total:
$250,432.00 
EXISTING CONDITIONS:

The site is a combination of two tracts of land on the northwest corner of Raytown Road and Interstate 470.  There is an existing single family home and farmland on the northeast corner of the site.  The remainder of the site is heavily forested and undeveloped.  A network of dirt-bike trail exists throughout the undeveloped portion.  
Surrounding land uses include single family farm homestead and vacant undeveloped land to the north.  The properties to the east, west and south are also single family residences on large tracts of land.  Raytown Road is a 2 lane street with approximately 28 feet wide pavement.  Access to the site is off Raytown Road.
PLAN REVIEW: 

The applicant is proposing to amend a previously approved preliminary development plan in District CP-3 (Regional Planned Business Centers), deleting 21.6 acres and approve a development plan on the remaining 63 acres that allows for a call center, training center, nature center, cafeteria and auditorium for a total of 98,600 square feet and 12 overnight lodging units within 5 structures.  Case No. 8589-MP-5 proposes to rezone approximately 21.6 acres from District CP-3 (Regional Planned Business Centers) to District M-P (Planned Industrial District), and approve a preliminary development plan for a KCP&L Service Center, machine shop and office building for a total of approximately 200,000 square feet.
This proposal will replace the existing development plans approved by Ordinance No. 53188, passed September 17, 1981 rezoned the property from District RA (Agricultural) to District CP-3 (Regional Planned Business District) and approved preliminary development plan for 712,750 square feet of office, retail/ commercial and restaurant space.  
The applicant is proposing construction of Kansas City Power & Light’s new Southeast Campus to consolidate some of the existing facilities within this region.  The overall campus plan includes the following buildings and site amenities:  Service Center, Nature Center, Central Machine Shop, Engineering Office Building, Regional Training and Conference Center including a campus Cafeteria & Dining Room and Auditorium, Corporate Retreat, Customer Care Center, Corporate Team Building Challenge Course, Lineman’s Rodeo Field, and on-grade parking to accommodate all of these components.  The overall project is approximately 299,000 square feet.  The project is proposed in two phases.  Phase I is expected to break ground in the summer/ fall of 2010 with Phase II to follow in 2015.  

PHASE I

-
Building A (102,000 sf) - omitted from this phase are additional storage spaces at the South end of the building.
-
Paved Zone 1-Parking 148 Spaces (Refer to Lower Level Parking Plan at right) & Paved Zone 4 near building A.
-
Gravel Drive & Gravel Parking Area for KCP&L Training Grounds at north end of site.
-
Training Grounds at west end of site - Pole Training Only.
-
Fueling Island and Fuel Tanks near building A.
-
Drive lane from Main Campus Entrance to Paved Zone 1-Parking.
-
Drive lane connecting Paved Zone 1-Parking & Paved Zone 4.
-
Drive lane from Service and Emergency Vehicle Entrance to Paved Zone 4.
-
Vegetative screening at the South, East, and North sides of Zone M-P, where adjacent to R-zoning.
-
Security Fence at north side of M-P as required adjacent to R-Zoning.
-
Pedestrian pathways extending from Paved Area 1 to Building A.
-
Stormwater system including Bioswales and Constructed Wetlands.
-
Main Entrance Signage & Service Entrance Signage.
-
On site Ecological Sewage Treatment System #1.
-
Restoration of trail system.
-
Microwave Tower and Concrete Pad.
PHASE II

-
10,000 sf addition to the South end of Building A.
-
Buildings B, C, D, E, F, G, H, J, K, L, M, N, & O and adjacent pedestrian paths.
-
Paved Zone 2-Parking (Refer to Lower Level Parking Plan at right), Paved Zone 3-Parking and Paved Zone 5.
-
Restoration of trail system.
-
Restoration of prairie zones throughout site.
-
Accessory Storage sheds for Building A & B.
-
Stormwater system including Bioswales, Retained Pool,and Formal Water Retention Feature.
-
On site Ecological Sewage Treatment System #2 between buildings E & F.
-
Underground Training, Substation Training, Foreign Training Poles, Pre-App Training Poles, and Hot Overhead Training Grounds at west end of site.
The campus plans show buildings A – J.  The proposed uses and building sizes are:

Bldg. A
102,000 sq ft

Service Center and Offices
Bldg. B
43,500 sq ft

Central Machine Shop

Bldg. C
50,100 sq ft

3-Story Engineering Offices

Bldg. D
54,000 sq ft

3-Story Call Center 
Bldg. E
28,000 sq ft

2-Story Training Center & Campus Dining
Bldg. F
6,800 sq ft

Auditorium
Bldg. G
6,600 sq ft

Nature Center
Bldg. H
3,200 sq ft

Outdoor training storage building
Bldg. J-N
12 units/ 5 structures
Temporary quarters
Access to the site is proposed via two driveways on Raytown Road.  The driveway on the northeast corner of the site will act as the service drive for the KCP&L utility vehicles.  The main drive is proposed approximately 800 feet north of the intersection of Raytown Road and I-470.  

The plan shows a constructed wetland and up to 8 bio-retention ponds throughout the development.  The proposed plan shows a significant amount of the existing vegetation being left intact and additional vegetation proposed along the northerly property line to screen the service center from the residentially zoned property to the north.  The plan also proposes to upgrade the existing dirt-bike trail on the site to nature walking trails.  The only parking lot along Raytown Road is on the east side of the main access drive.  This will be public parking for the Nature center and the temporary residential quarters.  All other parking lots are located in the interior of the site.
ANALYSIS: 

The proposal is to amend the Hickman Mills Area Plan by changing the recommended land use on about 21.6 acres from Residential Low Density, Residential Medium Density and Conservation Districts to Light Industrial, Mixed Use Community and Conservation Districts.  The plan amendment is necessary to allow the development of a Service Center and Central Machine Shop for KCP&L within the Light Industrial Land Use designation.  The remainder of the site will remain within the existing CP-3 zoning district.  The Hickman Mills Area Plan shows 99th Street as a proposed collector street with 2-lanes connecting to Raytown Road along the north of the proposed development.  Staff  recommends the dedication of 60' Street right of way at the intersection of Raytown Road transitioning to 30' along the northerly property line as soon as practically possible.  This will require some modification to the building and parking locations as District MP requires a 100 feet setback from this new street centerline with a minimum building setback of 50 feet from the southerly right of way line.
The applicant submitted a traffic study for the site.  Staff has reviewed the traffic study and recommends that all turning lanes, bypass lane, deceleration lanes and all other improvements identified within the study shall be installed by the applicant.  Staff recommends that adequate sight distance be provided at all site driveways, and that the northbound and southbound turn lanes at both driveways be constructed as shown on the development plan with the first phase.  

The proposed 12 unit temporary overnight stay cabins will be utilized for corporate accommodations during team building retreats.  This will not be open to the public.  The units do not have kitchens and are not intended to be used as permanents residences.
The applicant is proposing a gravel drive and gravel parking area for the training grounds at north end of site.  The proposed drive and parking area shall be paved unless a code modification is granted.  
The plan shows two onsite ecological sewage treatment facilities.  The applicant does not intend to connect to existing public sewer.  Staff recommends that the connection to public sewer be made.  The overall parking required for this project based on the various uses is 610 spaces.  The applicant is providing 758 spaces.  Building elevations and architectural plans were not submitted.  No signage or logos are proposed at this time.  The plan shows entry monument signs at both driveways.  

The developer will be required to submit a final plan to the City Plan Commission for approval that includes, plans for grading, building elevations, landscaping, screening, signage, lighting and photometric study showing zero foot-candles at the lot lines.  This shall include the landscape buffer along northerly property line.
RECOMMENDATION: 

These plans were reviewed by the Plats Review Committee on March 4, 2009.  Staff recommends approval of Case No 657-S-2 without conditions and Cases No. 8589-CP-4 and 8589-MP-5 subject to the following conditions:

1. That six collated and folded copies and an 8 ½” X 11” transparency of a revised drawing be submitted to Development Management prior to the ordinance request showing:

a) building elevations and material for construction, 

b) dedication of 60 feet right of way for future 99th Street at the intersection of Old Raytown Road and tapered to 30 feet at the westerly boundary, with associated revision to provide the required setbacks.
c) proposed gravel drive and gravel parking area for the training grounds at north end of site shall be paved unless a code modification is granted,
d) label, and dimension all proposed right of way and easements including center lines and distinguish public versus private utilities on the plan,
e) label sidewalks, curbs, and gutters as they exist adjacent to project frontage, and correctly within the right of way including proposed sidewalks, curbs, and gutters,
f) all required off-site easements for utilities, grading, and/or street improvements that are to be obtained by the Developer,
g) 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. 
h) a minimum storage length of 275 feet plus appropriate taper at the northbound left-turn land on Raytown Road a the intersection with the south development driveway.
i) extend a public sanitary sewer easement to the northern extents of the property and to the private parcel at the southeast corner of the property, suitable in width and location to provide for the future construction, operation, and maintenance of public sanitary sewers to the properties to the north and southwest within the same watershed.
2. That adequate intersection sight distance be provided for both driveway intersections as required by Development Services. 

3. That the developer construct all turning lanes and roadway improvements as shown on the development plan with Phase I.
4. That the developer dedicate 60 feet right of way for a collector street for future 99th Street as required by Development Services as measured from the centerline of Old Raytown Road and tapering to provide the southerly half of 30 feet at the westerly property line.
5. 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.

6. That the developer submits a Macro/Micro storm drainage study to Development Services for review and acceptance for the entire development when the first plat is submitted, and that the developer construct any improvements as required by Development Services.
7. That the developer enter into an unsecured deferral agreement, prior to recording the final plat, for the improvement of the southern one-half of 99th 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, at such time that any adjacent north one-half of 99th Street is constructed.  

8. That the developer pay impact fee as required by Chapter 39 of the Kansas City Missouri Code of Ordinances.
9. 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.

10. 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 now and in the future.

11. That the developer submit plans for grading, siltation, and erosion control to Development Services for review, acceptance, and permitting prior to beginning any construction activities.
12. 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.

13. That public sanitary sewer system need not be extended provided that the developer demonstrates that the proposed private sewage disposal system complies with Chapter 18, Kansas City Building Code, in the City's Code of Ordinances, and MDNR requirements, prior to recording the final plat.

14. That the developer grant a BMP Easement to the City as required by Development Services prior to recording the final plat.

15. That the developer submit a final plan to the City Plan Commission for approval that includes, plans for grading, building elevations, landscaping, screening (including wall), signage, lighting and photometric study showing zero foot-candles at the lot lines.  This shall include the landscape buffer along northerly property line.
Respectfully submitted,

Olofu O. Agbaji
Planner
