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STAFF REPORT             

March 21, 2006



( 17, 18 )_PRIVATE 

Re:


a) 13527-P

b) 13527-CUP-1
Applicant:


Vic Bonuchi





1210 Jill Lane





Excelsior Springs, MO 64024
AGENT:



Ken Personett





Victory Development, LLC





1210 Jill Lane





Excelsior Springs, Mo 64024
LOCATION: 
Generally located on the west side of North Indiana Avenue between NE 87th Street on the south and NE 91st Terrace on the north
AREA:


17.7 acres
RequestS:
a)  To consider rezoning from District RA (Agricultural) to    District R-1a (One family dwelling district)
b)  To consider the approval of a Community Unit Project plan in District R-1a (One family dwelling district) to allow for 48 single family detached lots and open space

LAND USE PLAN:

The Gashland Area Plan, approved by the City Council with Resolution No. 47383 on February 11, 1977, recommends low density residential (up to 8.7 units per acre)
SURROUNDING Land Uses:
North:  Pembrooke Estates (R-1a)
South: 
vacant, Barrewoods Apartments, Maple Woods Community College (R-4)

East: 
Waterford, vacant (R-1a)

West: 
Pembrooke Estates, vacant (R-1a)
MAJOR STREET PLAN:

* Identifies North. Indiana Avenue as a Primary Arterial 


Roadway


* Identifies North Indiana Avenue as a Bicycle Route 

ARTERIAL STREET

IMPACT FEE:
Benefit District:
B North Service Area

(Informational only)
Discounted Rate:
$715 (per single-family lot)


Estimated Amount:
$34,320 (48 lots at $715 per unit)

RELATED CASES:


Not Applicable 
PLAN REVIEW:
These two cases request the rezoning of 17.7 acres to District R-1a (One family dwelling district, medium density) and the approval of a CUP plan for 48 lots developed around an existing lake.  
The site is mostly vacant containing rolling hills, a large single family home, a lake and some outcropping of volunteer trees.  Drainage on the site is generally from north to south at the lower areas from a series of gentle ridges.  The existing lake contains about 1.5 acres.  The site backs onto Pembrooke Estates First and Third Plats on the north and west.  Pembrooke Estates is a market rate housing development with fairly large lots and some homes over 2,000 square feet.  Also to the southwest is the Barrewoods Apartments, a multifamily complex zoned R-4.  Barrewoods Apartments is a market rate apartment complex, zoned R-4, with over 300 units.  The vacant area south of the subject site is also zoned R-4 and has been approved for a multifamily development.  Also along the south side of the existing development is a 110 foot KCP&L Easement and overhead power lines.  East of the site across North Indiana Avenue is the Waterford subdivision, a market rate single family housing development.  

The project requests the approval of 48 single family maintenance provided lots and several tracts.  Primary access to the site will be from North Indiana Avenue, but there will also be access to the site from the north and west, through the Pembrooke Estates subdivision.  Northeast 89th Terrace will extend from North Indiana on the east totally through the site.  Two other roads are proposed—NE 90th Street and North Illinois Avenue.  All of the lots will front on these three streets.  The existing single family home and the existing lake will remain.  The lots typically measure between 50 and 65 feet wide but are generally narrower than the lots in Pembrooke Estates to the north and west.  There will only be 21 lots on NE 89th Terrace as the lake on the north and the KCP&L Easement and drainage issues on the south prevent more development on this road.  Due to the layout of the road system and the form of the 17.7 tract, some lots exceed the maximum lot depth to width ratio as required by Section 66-124©(2) of the Subdivision Regulations.  Those lots are 14, 15, 31, 32, 33, 34, 42, 43, 44 and 45.  A variance to this regulation is required by the City Council.  Roadways from this site properly connect to extensions from Pembrooke Estates on the north and west.  
North Indiana Avenue is a primary arterial with a proposed bicycle lane.  This dual purpose combination requires a proposed right of way of 56 feet from the centerline (50 ft. for the arterial and 6 ft for the bicycle lane). The plan shows the proposed dedication of 56 feet on the west side, as required.  In addition, Section 66-122©(1) requires at least a 50 foot buffer strip added to the normal depth of the lot for those lots backing onto a public streets.  With the minimum length of a lot being 110 feet, the minimum required distance for these lots is therefore 160 feet.  Lots 44—48 fit into this category.  In response to this requirement, the plan shows a 35 foot wide buffer easement as Tract B and a 15 foot easement within the lots.  However, the Subdivision Regulations require a minimum 160 foot deep lot and lots 46, 47 and 48 are less than this length.  Due to this, the applicant must receive a variance from the City Council for the lack of compliance to this section.  

Parkland Dedication: 

Section 66-128 of the Subdivision Regulations required that developers of residential land uses either 1) dedicate parkland to the City, 2) provide cash in lieu of land dedication, or 3) provide private parkland development.  The applicant is providing private parkland within the development.  The applicant is required to provide the following: 


* 48 SF lots x 3.7 persons/lot x 0.006 acres/person = 1.0656 acres 

The applicant states that Tract E, 1.65 acres, containing the lake will be used to fulfill this requirement.  The applicant states that the lake will have a fountain and a walking path completely around the lake.  The lake is approximately eight feet deep.  In addition, the applicant has added a walking path connection to the north between Lots 26 and 27, connecting to NE 90th Street from the lake.  Lots 15-30 all have direct rear-yard access to the lake.  
Analysis: 

City staff believes that this “site maintenance provided” community of 48 lots is in compliance with the proposed land use of the area plan and also provides a reasonable size transition between the approved but un-built multifamily development to the south and Pembrooke Estates to the north.  The project has a large amount of unbuildable area with the existing lake in the center of the site and the 110 foot wide KCP&L easement along the entire south lot line (1,024 feet long).  The development connects to the roadway system on the north and west.  Variances from the City Council will be needed for exceeding the 3:1 ratio of lot length to width also for not meeting the required 160 foot lot length for lots backing onto a public street.  Staff supports both of these variances.  The developer from this project must work with the developer from Pembrooke Estates to the west to agree on the grading of the land between the two projects.  These cases were continued at the March 23rd CPC meeting to allow for this agreement to occur.  This issue is accounted for in Condition No. 1.M. below.  
RECOMMENDATION: 

City Planning and Development Department staff recommends the following, based upon the Plats Review Committee hearing on March 8, 2006: 

a) Case No. 13527-P: Approval with no conditions. 

b) Case No. 13527-CUP-1: Approval with the following conditions:
1. 
That the plan be revised in the following manner and that 5 folded copies and an acetate be resubmitted to the City Development Department with the following revisions:

a. Show and label the centerline of North Indiana Avenue.  

b. Show the area to be used for a 6 foot wide asphalt or concrete walking path between Lots 26 and 27 as a 15 foot wide drainage and access easement if required by Development Services.  Also, show a detail of the walking path as required by Development Management staff. 
c. Show the proposed widths of all easements.

d. Show a storm water drainage easement in Tract C for the outflow from the lake if required by Development Services. 

e. Show Existing sanitary and storm sewers, water mains, gas mains greater than 6 inches, culverts, and other major above or below ground distribution or transmission lines within the proposed subdivision or immediately adjacent thereto.  (See 66-43 (d) (7, 10 and 12)

f. Show full extents of the plat and adjacent infrastructure important to this development.  (See 66-43 (d) (6, 7 and 10)

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

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

i. Show all required off-site easements for utilities, grading, and/or street improvements that are to be obtained by the Developer. (See 66-43 (d) (11).

j. 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.

k. Depict typical sections showing elements of standard street section improvement, including sidewalks, curb and gutters, pavement widths, street grades, etc. in relation to proposed r/w widths.

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

m. That the plan be revised by showing the proposed grading throughout the site, as well as the west side of the plan on Lots 12, 32 and 33, to show the agreed upon grading transition between this development and the development of Pembrooke Estates as approved by Development Services and provide a grading easement if required.  

1.
That the developer 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.

2.
That the developer submit 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.
3.
That the developer dedicate additional right of way for a primary arterial with a bike lane as required by Development Services so as to provide a minimum of 56 feet of right of way as measured from the centerline of N. Indiana Avenue.

4. 
That the developer design and construct all interior streets to City Standards as required by Development Services, including curb & gutter, storm sewers, street lights, and sidewalks.

5. 
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.

6. 
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.

7. 
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 application.

8. 
That the developer submit plans for grading, siltation, and erosion control to Development Services for approval and permitting prior to beginning any construction activities.
9. 
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. 

10. 
That the developer extend sanitary sewers to ensure individual service is provided to all proposed lots and determine adequacy as required by Development Services.

11. 
That the developer extend water mains as required by the Water Services Department.

12. 
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.

13. 
That the developer submit covenants, conditions and restrictions to the Law Department for approval for the maintenance of private open space and for fencing material and heights of fencing along N. Indiana Avenue, and enter into a covenant agreement for the maintenance of any stormwater detention area tracts.
14. 
That access restrictions be provided to prohibit direct access from any lot directly onto N. Indiana Avenue and that the restriction be placed on the Final Plat.

15. 
That the developer submit plans for grading and siltation and erosion control to the City Engineer's Office for approval prior to beginning any construction activities.
16. 
That the developer construct hard surface all-weather roads and provide for fire protection as required by the Fire Department prior to construction beyond footings and foundations.

17. 
That the developer submit a street tree planting plan as part of the final plat with a copy to be submitted to the Department of City Development, secure the approval of the City Forester for street trees planted on right of way in front of residential lots, and plant the street trees in conformance with the plan approved by the City Forester.  The plan shall include size, type, species and placement of trees.

18. 
That the developer submit a final community unit project plan to the City Plan Commission for approval, including plans for landscaping, signage and grading and pedestrian circulation.  
19. 
That the developer provide for adequate sight distances at all street intersections as required by the City Engineer's Office.
20. 
That a variance is hereby granted to the requirements of Section 66-124©(2), lot depth to width ratio for Lots 14, 15, 31-34 and 42-45. 

21. 
That a maximum 15 foot variance is hereby granted to the requirements of Section 66-122©(1) requiring a 50 foot buffer strip behind lots which back onto a public street.  

Respectfully submitted,


John Eckardt 
Planner
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