COMMUNITY PROJECT/ZONING

Ordinance Fact Sheet
Ordinance Number 

Case Nos. 175-S-23, 405-S-30, 6056-P-19, 6056-P-20, 6056-CUP-17 & 

6056-CP-18 
 

Brief Title

Approval Deadline

Reason

Details  Major Street Plan Amendment, Shoal Creek Valley Area Plan Amendment, three rezonings and approval of a Community Unit Project plan  

Positions / Recommendations

	Specific Address Various acreages near M-291 (NE Cookingham Drive) and NE 104th Street,

	
	Sponsor/s
	Tom Coyle, AICP, Director 

City Development Department 

	Reason for Project

To allow for 29 acres of commercial development and 280 acres of residential development.   
	
	Programs, Departments, or Groups Affected
	Council District(s):
1st (Skaggs, Hermann) 
Other districts: 

Liberty School District 


	REPORT: 
Overview: 

Robertson Properties owns about 420 acres located on either side of M-291 and on either side of NE 104th Street.  The proposal includes a minor ownership on the west side of M-291, and requests to rezone the 13 acres from its current commercial zone to R-1a (6056-P-19).  There is no proposed plan for this proposed R-1a land.  On the east side of M-291, and on either side of NE 104th Street, including the majority of the proposal, the applicant requests the approval of 1,227 residential units (6056-P-20 & CUP-17), 28 acres of retail (6056-CP-18) and land to be dedicated to the Parks and Recreation department for parkland purposes.  As part of this proposal, the Shoal Creek Valley Area Plan must be amended to change the location of previously approved, but un-built commercial land, for the land now proposed to be commercial (405-S-30).  In addition, the Major Street Plan must be amended because the alignment is changing slightly from north to south at its proposed intersection with M-291 (175-S-23).  
Case No. 175-S-23: To amend the Major Street Plan (MSP) at NE 104th Street, on the east side of Missouri Route 291, by realigning the location of NE 104th Street to the south.  Northeast 104th is listed on the MSP as a secondary arterial from M-291 on the west to M-A on the east.  This distance is about 1 ½ miles.
	
	Applicants/ Proponents
	

	
	
	Opponents


	Groups or individuals
 None known
Basis of Opposition:
 



	
	
	Staff Recommendation


	 FORMCHECKBOX 
  For, with conditions

 FORMCHECKBOX 
  Against

Reason Against:




	
	
	Board or Commission Recommendation
	By:  City Plan Commission, 03/07/06, 4-0 – Holwick, Jenks, Myers & Hernandez. 
 FORMCHECKBOX 
  Approval

 FORMCHECKBOX 
  Approval, with conditions

 FORMCHECKBOX 
  Denial

	
	
	Council Committee Actions
	 FORMCHECKBOX 
  Do pass

 FORMCHECKBOX 
  Do pass (as amended)

 FORMCHECKBOX 
  Committee Sub.

 FORMCHECKBOX 
  Without Recommendation

 FORMCHECKBOX 
  Hold

 FORMCHECKBOX 
  Do not pass




Discussion
Policy / Program Impact

	Secondary Arterials require a minimum of 80 feet of right of way.  The current alignment on the MSP shows a direct E/W alignment going into M-291.  The State of Missouri Department of Transportation MODOT staff is concerned about the site distance both north and south from this current alignment.  In addition, proposed NE 103rd Street in the proposed Brentwood subdivision on the west side of M-291 appears to have a better site distance and will be an intersection.  Due to the pour existing site distance and the proposal for an intersection to the south with an improved site distance, the applicant wants to amend the MSP to curve proposed NE 104th Street to the southwest to align with proposed NE 103rd Street.  City and State staff support this change.  There is also an Alignment and Grade study underway by City Engineers for NE 104th Street.  This study is expected to be completed within six months.  Study participants are aware of the MSP amendment and of this proposal.  
Case No. 405-S-30: Amending the Shoal Creek Valley Area Plan.  There is currently a 50-acre tract of land at the northeast corner of M-291 and NE 104th Street zoned CP-2 (Local planned business center).  This land is within the applicant’s ownership. The proposal changes this 50 acre area from a proposed commercial use to a residential use.  The proposal also moves the proposed commercial use to the south and on either side of the new alignment of NE 104th Street with the intersection of M-291.
	
	Policy or Program Change


	 FORMCHECKBOX 
  No
 FORMCHECKBOX 
  Yes

	
	
	Operational Impact Assessment


	

	
	
	Finances
	

	
	
	Cost & Revenue Projections – Including Indirect Costs


	

	
	
	Financial Impact

	

	
	
	Fund Source and Appropriation Account Costs


	

	
	
	Is it good for the children


	 FORMCHECKBOX 
  Yes

 FORMCHECKBOX 
  No
	


Project Start Date





Application Date: December 22, 2005 








CPC date: March 7, 2006
Project Completion or Occupancy Date


Revised Plans Received: April 21, 2006
Fact Sheet Prepared by:
Date:
 May 18, 2006
John Eckardt

Planner

Reviewed by:
Date:
May 18, 2006
Virginia L. Walsh, Manager

Development Management Division

Reference or Case Numbers:
 Case Nos. 175-S-23, 405-S-30, 6056-P-19, 6056-P-20, 6056-CUP-17 & 


                   6056-CP-18 
 

The Shoal Creek Valley Area Plan SCVAP currently designates “retail” at the NE corner of NE 104th Street and M-291 and “residential” at the new NE 103rd Street alignment of NE 104th Street.  The amendment to the SCVAP is to exchange these two land uses.   Staff is supportive of this exchange.  

Case No. 6056-P-19: About 13 acres generally located on the west side of M-291 (NE Cookingham Drive) between NE 104th Street on the south and NE 105th Street on the north, to consider rezoning the area from Districts CP-2 (Local planned business center) to District R-1a (One family dwelling district, medium density).  At the time of the original Case No. 6056 rezoning an overall plan approved multiple uses on both sides of M-291.  The portion on the west side was approved for commercial.  During the purchase of some of these holdings by Robertson Properties, a 13 acre tract on the west side of M-291 was included.  The existing zoning on the 13 acre tract is CP-2, but even though having been zoned for years, no commercial activity has taken place.  As part of the agreement to support the new commercial area proposed on the east side of M-291 at NE 103rd Street, the developer is rezoning this previously commercial zoned area on the west side of M-291 to the residential zone – District R-1a.  It is understood that at some time in the future, a developer will be required to include either a community unit project plan or preliminary plat with this zoning tract.  At this point though, only the rezoning is requested.  Staff supports this interim request.  

Case No. 6056-P-20 & 6056-CUP-17: These two cases rezone about 380 acres on the east side of M-291 to District R-1a (One family dwelling district, medium density) and further applies a community unit project (CUP) plan over the project.  Following is a summary of the improvement: 


Phases: 


(6), with a total of (19) sub-phases,  


Area: 



380 acres


Commence, Completion: 
Phase A-1, (2006, 2006), Phase B-8 (2010, 2010) 

Land Use:  
Single family (845 units), Duplex/Attached (246 units), Villas (37 units) for a total of 1227 units.  Proposed parkland (31.68 acres), private open space (31.42 acres), storm water detention (33.53 acres).

Density: 
4.3 units per acre, net 

The project includes a majority of single family detached housing.  The primary access is from proposed NE 104th Street, through the proposed commercial development (Case No. 6056-CP-18).  Of the six phases, Phases A, B and C are north of NE 104th and Phases D,E and F are south.  Most of the lots are about 65 feet wide.  There are several drainageways throughout the project with storm water flowing in a north to northeast direction.  Design of the project appears to be a function of the primary access (NE 104th Street) and the drainageways in the area.  The multifamily portion of the project is in Phases E and F on the south side of the project.  

Parkland: The City has begun acquisition of parkland from other subdivisions along the north portion of the project.  This is identified as the Fishing River Greenway in the Parks, Boulevard and Parkways Plan.  Some of this acquisition took place with the Somerbrook subdivision located north of the project.  According to guidelines in Section 66-128 of the Subdivision Regulations, the applicant is required to dedicate 21.248 acres for park purposes, provide private open space or pay money in lieu of parkland dedication.  The applicant is dedicating 31.68 acres to the City for this Greenway.  In addition to this dedication, the project proposes two pool areas, a walking path along the commercial portion of M-291 and a walking path throughout the multifamily portion of the project.  In addition, there are several open space areas for storm water detention.  

Required dedication is as follows: 


* 845 SF lots x 3.7 persons/lot x 0.006 acres/person = 
18.759 acres


* 42 duplex units x 3 persons/lot x 0.006 acres/person =         0.756 acres 


* 76 MF lots x 2 persons/lot x 0.006 acres/person =         
  0.912 acres


* 37 Villas x 3.7 persons/lot x 0.006 acres/person = 

  0.821 acres









21.248 acres

Access throughout the project is adequate to the west and south, good to the east and poor to the north.  There is one connection at M-291 which has been discussed.  There is also one connection to the south at N Arlington Avenue at the Barrington Ridge subdivision. This single connection is within a distance of about 2,300 feet, therefore there is about one connection per 1,100 feet on the south.  There are four connections to the east, including NE 104th Street.  This includes two on the south with the Amber Lakes subdivision.  The single connection to the east on the northern portion is to un-platted ground.  Future subdivisions will be expected to connect.  The overall distance on the east is about 6,000 feet therefore there is an average of one easterly connection every 1,200 feet.  For reference, 1,320 ft is ¼ mile.  There are no proposed connections to the north, where the parkland is to be dedicated.  The overall distance from SW to NE is about 3,800 feet.  For safety and connectivity City staff recommends that a roadway connection be constructed between this development and existing Somerbrook 3rd Plat, to the northwest at North Ditzler Avenue.  North Ditzler Avenue has dedicated right of way extending to the south portion of its subdivision but the roadway was not constructed to the southern boundary, stopping short of its southeastern subdivision boundary about 220 feet.  There also appears to be no executed deferral agreement for this unconstructed street.  It is not known why N Ditzler Avenue was not required to be constructed to the limits of the plat or why no deferral agreement was required.  The Development Services Division of City Development after reviewing this unconstructed roadway project believes that the responsibility to construct this portion of roadway lies with the Somerbrook developer and is moving forward to assure that this happens.  City Development staff is recommending that the Rock Creek plan be amended to include this connection.  Both Parks and Recreation staff and Fire Marshal’s Office staff are unopposed to this connection.  If this connection is not required, it is likely that there will be no connection across this drainageway between M-291 and NE 112th Street, a distance of about 1.2 miles.  

 Case No. 6056-CP-18:  Rezones about 29 acres of land on the east side of M-291 (NE Cookingham Drive) and on either side of NE 104th Street, to District CP-2 (Local planned business center) and approves a preliminary plan for restaurant, retail and office uses. The proposed extension of NE 104th Street nearly bisects the proposal.  The CP-2 site requests the approval of 4 phases, 14 individual lots and 6 tracts.  Each building and associated parking lot is designed to be self-contained in that the minimum required parking is on each lot for the amount of building square footage proposed.  There are four office/commercial buildings on the north side of NE 104th Street and 11 buildings on the south side.  The largest proposed building is 18,000 SF and the smallest is 3,600 SF, with most buildings being proposed for about 5,000 SF.  The total proposed building area is 129,230 SF within 15 buildings.  There is one roadway connection point to the north into the associated residential portion of Rock Creek and three roadway connection points to the south.  

The plan shows a four lane cross-section for NE 104th Street from M-291 to the first N/S public cross-street.  The plan also shows tracts D and E as drive breaks to NE 104th Street, about 350 feet east of M-291.  City staff opposes both the narrow width of roadway and right of way and also opposes the drive breaks as shown on the current development plan.  Following the submittal of the plans, the applicant’s representative met with City engineers and planners and worked out a tentative agreement to increase the right of way width for NE 104th Street to 100 feet over most of the above listed length and to make the Tracts D and E private drives, right in, right out only, by including a landscaped median in NE 104th Street from M-291 to about the first public road.  City staff is suggesting some other changes to the plan as outlined in condition 1 below under the associated case number.  



Signage plans for the commercial portion were submitted after the submittal of the balance of the plan.  The signage plan shows a combination of monument and driveway signs.  The plan also includes the statement: 

Signage shall meet all requirements of Section 80-110.  Each building shall only be allowed either a monument sign or wall signage for tenants as per  80-110(g)(5).  

 Analysis:
City staff has met with the applicant’s representatives on this project numerous times in order to keep final review recommended changes to a minimum.  Due to this, most changes have either been made or have been agreed to.  The land uses appear reasonable.  The majority of the land use is single family residential, with smaller amounts of land going to office/commercial and multifamily.  The overall density is typical of northland development—between 4 and 5 units per acre.  The roadway layout is reasonable, as a default between the shape of the ownership, the introduction of NE 104th Street and the multiple drainageways along the northern boundary and edging into the south.  

There is likely one major issue and a few minor issues.  The major issue is the proposed connection to N Ditzler from the south to its already dedicated right of way on the north in the Somerbrook subdivision.  This connection will be crossing future parkland.  City Development Department staff supports this connection.  The Fire Marshal’s Office and Parks and Recreation Department staff are unopposed to the connection.  The developer wants to remove this requirement.  Reasons to support the connection are contained in FOCUS;

The FOCUS Neighborhood Prototype Plan states that, "Streets should form a network of regular intersections and connect neighborhoods.  Continue streets through to as many neighborhoods as possible or allow for future connections where topography permits." 

 The FOCUS Quality Places To Live and Work Building Block recommends to: Create and maintain a continuous network or grid of streets that provides multiple route options for motorists and connects developed areas to each other

Reasons to remove this requirement are the expense and the blockage of a large drainageway.  Engineers hired by the developer state that the required culverts will be (3) 10 ft x 10 ft box culverts needed in order to carry the amount of stormwater moving through this location.  (Note: The City Plan Commission removed this requirement)
Other issues include the design of the entrance road of NE 104th Street from its proposed intersection with M-291 to the first public road on the east.  City staff suggested the elimination of the first drive connection to NE 104th Street located about 350 feet east of the intersection.  The developer preferred to keep this intersection and offered to install an island and make the entrances, right-in only.  City staff is receptive to this request but the final design has yet to be agreed upon.  Due to this, the condition above states that the plan be revised as per Public Works ultimate agreement.  

Other suggested plan revisions are minor, such as revising a road alignment, including more access points to open spaces.  

RECOMMENDATION: 

At its regularly scheduled meeting on March 7, 2006, the City Plan Commission recommended in the following manner: Note: See strikethroughs for removals.  

a) 
Case No. 175-S-23: Approval with no conditions. 

b) 
Case No. 405-S-30: Approval with no conditions. 

c) 
Case No. 6056-P-19: Approval with no conditions. 

d) 
Case No. 6056-P-20: Approval with no conditions. 

e)
Case No.  6056-CUP-17: Approval with the following conditions: 

1. 
That the plan be revised in the following manner and that 4 folded copies and an acetate be resubmitted to the City Development Department with the following revisions:

a. 
Revise drawings to correctly show existing water mains and easements, and show how new mains will be connected to existing distribution mains.  Relocate and extend water mains as required by the Water Services Department

b.
Show a connection in Phase B-1 from the N/S road crossing the proposed dedicated park land and connecting into N Ditzler Avenue as extended from the Somerbrook subdivision to the north as required by City Development Department staff.   

c. 
Add breaks between lots as currently shown between lots 388 and 389 between the following sets of lots as required by City Development Department staff: lots 377-378, 339-340, 349-350, 528-529, 536-537, 826-827, 719-720. 

d.
Revise the cul-de-sac lots in Phase D-2 so that lots 83-86 do not front onto the public street to the west, across from the commercial portion as required by City Development Department staff.

e. 
Show sidewalks as they exist adjacent to project frontage, and correctly w/in R/W.  Label proposed sidewalks.   Label sidewalks and alleys which need to be repaired or reconstructed.

f.  
Label public streets with approved street names to distinguish from private streets labeled as tracts.  

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.

2.
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.

3. 
That the developer submits a Macro "Overall" storm drainage study for the entire development to Development Services for approval at the time the first plat is submitted, with a Micro "detailed" storm drainage study to be submitted for each phase at the time of final platting, and that the developer construct any necessary improvements as required by Development Services.

4. 
That the developer dedicate additional right of way for a secondary arterial as required by Development Services so as to provide a minimum of right of way as shown on development plans 6056-CP-18 and 6056-CUP-17 for NE 104th Street.

5. 
That the portion of NE 104th Street from M-291 to Phase A-1, as shown on the approved development plans, be constructed prior to approval of the first final plat for the residential development of Case No. 6056-CUP-17.

6. 
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.

7. 
That temporary off-site cul-de-sacs be constructed as required by Development Services.

8. 
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.

9. 
That the developer 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.

10. 
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.

11. 
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.

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

13. 
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. 

14. 
That the developer obtain a floodplain certificate from Development Services prior to beginning any construction activities with the floodplain.

15. 
That the developer show the limits of the 100-year floodplain on the final plat.

16. 
Show the lowest opening or elevation or Minimum Low Opening (MLO) of any structure on each lot that abuts a 100-year flood prone area on the final plat.

17. 
That the developer extend water mains as required by the Water Services Department.

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 construct hard surface all-weather roads and provide for fire protection as required by the Fire Department prior to construction beyond footings and foundations.

20. 
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.

21. 
That access restrictions be provided to prohibit direct access from any lots on to Mo Hwy 291 and that the restriction be placed on the Final Plat.

22.
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 M-291 and NE 104th Street, and enter into a covenant agreement for the maintenance of any stormwater detention area tracts.

23. 
That the developer dedicate not less than 21.248 acres of public parkland as shown on the development plan and as required by the Parks and Recreation Department.

24. 
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.

25. 
That the developer submit a final community unit project plan to the City Plan Commission for approval, including plans for landscaping, signage and grading.  The final plan shall include berms, trees and plantings around and within the parking lots; show proposed pedestrian circulation; and include elevation drawings of signage.

f) 
Case No. 6056-CP-18: Approval with the following conditions:

1.
That the plan be revised in the following manner and that 4 folded copies and an acetate be resubmitted to the City Development Department with the following revisions:

a. 
Revise the bicycle trail along M-291 so that the north and south end portions intersect with the existing right of way. 

b. 
Revise drawings to correctly show existing water mains and easements, and show how new mains will be connected to existing distribution mains.  

c. 
Show the 5-lane cross-section, center island, 100 foot right of way tapering to a minimum of 80 foot of right of way on new NE 104th Street from M-291 on the west to the first public street on the east, as required by Public Works.  

d. 
Show the setbacks of islands and intersection detail of the connection between Tracts D and E with NE 104th as required by Public Works.   

e. 
Show NE 104th Street as four lanes on that portion located east of the western-most N/S public street.  

f. 
Include Lot A8 with Tract F so that this lot has frontage on a public street, or reconfigure as required by both Water Services Department and City Development.  

g. 
Revise Phase B-1 so that the building is oriented to NE 104th and further remove the driveway from the south residential roadway, across from the proposed residential area.  

h. 
Show setbacks for those commercial and office locations which are adjacent to residential areas. 

i. 
Show sidewalks as they exist adjacent to project frontage, and correctly w/in R/W.  Label proposed sidewalks.   Label sidewalks and alleys which need to be repaired or reconstructed.

j. 
Label public streets with approved street names to distinguish from private streets labeled as tracts.  

k. 
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.

l. 
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.

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

2.
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.

3. 
That the developer submits a Macro "Overall" storm drainage study for the entire development to Development Services for approval at the time the first plat is submitted, with a Micro "detailed" storm drainage study to be submitted for each phase at the time of final platting, and that the developer construct any necessary improvements as required by Development Services.

4. 
That the developer dedicate additional right of way for a secondary arterial as required by Development Services so as to provide a minimum of right of way as shown on development plans 6056-CP-18 and 6056-CUP-17 for NE 104th Street.

5. 
That the portion of NE 104th Street from M-291 to Phase A-1, as shown on the approved development plans, be constructed prior to approval of the first final plat for the residential development of Case No. 6056-CUP-17.

6. 
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.

7.
That temporary off-site cul-de-sacs be constructed as required by Development Services.

8. 
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.

9. 
That the developer 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.

10. 
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.

11. 
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.

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

13. 
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. 

14. 
That the developer obtain a floodplain certificate from Development Services prior to beginning any construction activities with the floodplain.

15. 
That the developer show the limits of the 100-year floodplain on the final plat.

16. 
Show the lowest opening or elevation or Minimum Low Opening (MLO) of any structure on each lot that abuts a 100-year flood prone area on the final plat.

17. 
That the developer extend water mains as required by the Water Services Department.

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 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 M-291 and NE 104th Street, and enter into a covenant agreement for the maintenance of any stormwater detention area tracts.

21. 
That the developer submit a final CP District site plan for review by the City Plan Commission including detailed information on landscaping and signage (including elevations).  The landscaping plan shall identify adequate area for planting of trees and shrubs within the parking lot.  
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