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City Planning and Development Department

Development Management Division

15th Floor, City Hall

414 East 12th Street

(816) 513-2846

Kansas City, Missouri 64106-2795 
Fax (816) 513-2838

STAFF REPORT 
August 15, 2006


Re: 
a.
Case No.  13591-P
(42)


b.
Case No.  13591-CUP-1
(43)

Applicant:
Ruskin Place Apartments, LLC

11005 Metcalf

Overland Park, KS 66210
Agent:



Patricia R. Jensen, Esq.




White Goss Bowers March Schulte & Weisenfels




4510 Belleview, Suite 300
Kansas City, MO 64111
Property Owner:
Ruskin Gardens Apartments, LLC
Location:
Generally located on the west side of Blue Ridge Extension, north of Longview Road (11400 Blue Ridge Extension)
Area:
Approximately 8.93 acres
Request:
a.
To rezone from District C-1 (neighborhood retail business), District C-2 (local retail business), and District R-4 (low apartment) to District R-4 (low apartment)

b.
To approve a community unit project plan in District R-4 (low apartment) to allow for the existing 169 multi family units to remain within the 18 existing apartment buildings.
Surrounding Land Uses:


North:
Retail commercial; District C-2
South:
Single-family residential; District R-1a and retail commercial; District C-1 and CP-2
East:
Single-family residential; District R-1a

West:
Kansas City Southern Railroad right-of-way and single-family residential; Districts R-1a and R-2a
Major Street Plan:

The Major Street Plan, adopted by City Council March 7, 1996, designates Blue Ridge Boulevard as a primary arterial with a minimum right-of-way of 100 feet and Longview Road as a Secondary Arterial with a minimum right-of-way of 80 feet.

Land Use Plan:

The Blue Ridge Corridor Plan, approved by Resolution No. 900404 on October 25, 1990 identifies the existing and future land use as multi family residential.
Arterial Street Impact Fee: (Informational only)

No new construction is proposed and will not be assessed a fee. 
Comments:

On June 29, 2006 Ordinance No. 060738 was introduced by Councilman Brooks and referred to the Planning, Zoning, and Economic Development Committee of the City Council for the approval of a rezoning of an area of approximately 8.93 acres generally located on the west side of Blue Ridge Extension, north of Longview Road (approximately 11400 Blue Ridge Extension) from Districts R-4, C-1 and C-2 to District R-4. The ordinance is scheduled on the Committee’s docket for August 16, 2006.
On June 29, 2006 Ordinance No. 060737 was introduced by Councilman Brooks and referred to the Planning, Zoning, and Economic Development Committee of the City Council for the approval of a Community Unit Project in District R-4 on an approximately 8.93 acre tract of land generally located on the west side of Blue Ridge Extension, north of Longview Road (approximately 11400 Blue Ridge Extension). The ordinance is scheduled on the Committee’s docket for August 16, 2006.

Existing Conditions:

The approximately 8.93 acres site is currently developed with a 168 unit apartment complex. The units are located within 17, 2-story buildings, while an additional 2-story building is used as a clubhouse and office. Access to the site is achieved via one drive from Bennington Avenue to the southwest and three drives from Blue Ridge Boulevard to the east. Of the three access drives from Blue Ridge Boulevard, only the northernmost drive is designed solely for vehicle ingress. The two southern drives accommodate both ingress and egress vehicular traffic.  The internal access drives provide for vehicular connectivity throughout the property via a 219 space parking lot. 
Recreational amenities within the apartment complex include both an outdoor swimming pool located on the northerly portion of the property, as well as, an indoor swimming pool located within the clubhouse on the westerly portion of the property. Sidewalks are located throughout the development to allow for pedestrian connectivity between the apartment units, the parking lots, and the swimming pools. Sidewalks exist on the north side of Longview Road to the south, but are not developed on the west side of Blue Ridge Boulevard to the east. 
The apartment complex is identified via at least two signs; however, the location and elevation of the existing signs has not been provided on the submitted site plan. The property provides for significant landscaping throughout the site. 

Blue Ridge Boulevard has 100 feet of right-of-way east of the subject site, while Longview Road has 80 feet of right-of-way south of the subject site. The intersection between Blue Ridge Boulevard and Longview Road is controlled by stop lights. 

Plan Review:

The applicant proposes the acquisition of the property and the renovation of the apartment complex. The renovation will encompass approximately $2.2 million worth of improvements and will include new exterior siding, new roofs, new HVAC, new kitchens, and some structural repair from termite damage. No new construction is proposed that would either increase the developed area of the property or extend the existing footprints of the structures and parking lots.
Analysis:

The existing apartment complex was constructed in the 1960’s and building permits were issued by the City. However, the Zoning Ordinance requires only one principal use per lot. It is the City’s interpretation that an 18 building apartment complex constitutes 18 principal uses on the lot; therefore, the existing apartment complex is not in conformance with the Zoning Ordinance requirements. In lieu of filing for and receiving a Certificate of Legal Nonconformance (CLN), the applicant has chosen to bring the property into full compliance with the Zoning Ordinance by requesting the downzoning of the site and by requesting approval of a Community Unit Project. A Community Unit Project is a residential building project of unlimited number of buildings on any size tract of land in Districts R-1 through R-5.
The applicant’s request will allow for the existing apartment complex to remain and will allow for its reconstruction, should damage to the buildings occur. The existing apartment complex is in conformance with the Blue Ridge Corridor Plan. No new construction other than the proposed renovation has been identified at this time. 

The requested rezoning represents a downzoning of the property from commercial to low apartment residential. Staff supports the downzoning to prevent additional commercial from being developed in an existing saturated commercial corridor. 
Staff has determined that landscaping and signage will be reviewed further during the final plan submission phase. However, it should be noted that due to the circumstances surrounding the applicant’s request and the amount of existing vegetation on the property, staff will not be requesting a significant amount of landscaping, if any, be added to the property.

Recommendations: 

The Plats Review Committee reviewed the Community Unit Project plan on August 2, 2006.  Staff recommends approval of Case No. 13591-P and recommends approval of Case No. 13591-CUP-1, subject to the following conditions:

1. That six copies of a revised plan (stapled, collated, and folded) and an 8½” x 11” acetate transparency be submitted prior to the request for ordinance showing:

a) the required Community Unit Project plan information per Section 80-270 of the Zoning Ordinance;
b) 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 development or immediately adjacent thereto.
c) the location and dimension of any existing identification signage;

d) elevation drawings and dimension of any existing identification signage;

e) the existing right-of-way for Longview Road;

f) the existing right-of-way for Bennington Avenue; and,

g) the location of a “Do Not Enter” sign at the southern edge of the north/south orientated internal access drive, north of the east/west orientated parking lot that provides ingress and egress to Blue Ridge Boulevard.

2. That the developer submit a final plan to the City Plan Commission for approval including detailed information on signage and landscaping.

3. That the applicant receive approval of the Board of Zoning Adjustment for any necessary setback variances.

4. That the developer secure permits to reconstruct existing sidewalks, curb & gutter, storm sewers, and street lights as necessary along Longview Road, 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 issuance of a certificate of occupancy.
Respectfully Submitted,

Brian M. Pitts

City Planner 
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