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STAFF REPORT             
November 18, 2008





(11)PRIVATE 

RE: 



Case No. 6733-MP-7
APPLICANT:


Craig Scranton

BNIM Architects, Inc.

106 W. 14th Street, Suite 200

Kansas City, Missouri 64105

AGENT:


same
LOCATION: 


generally located at the southeast quadrant of NW Barry Road and N Platte Purchase Drive 
AREA: 


about 50.2 acres 
REQUEST:  


to amend a previously approved preliminary development plan in District M-P (Planned Industrial District) to allow for 84,460 square feet of existing and proposed utility uses and an existing communications tower.

SURROUNDING 

LAND USE: 


North - Undeveloped, zoned RA (agricultural)

                     


South - single-family residential, zoned R-2b (two-family dwellings)

                      


East  - multi-family residential, zoned R-2b 
                      


West – N Platte Purchase Drive, undeveloped, zoned C-2 (local retail business) R-1a (one family dwellings, medium density) and R-2b, post office, zoned URD (urban redevelopment district), single-family residential, zoned R-2b 
MAJOR STREET PLAN:
N Platte Purchase Drive is classified as a secondary arterial and bicycle route by the City’s Major Street Plan, with a minimum right of way width of 92 feet.  NW Barry Road is classified as a primary arterial and bicycle route, with a minimum right of way width of 112 feet.  
LAND USE PLAN:

The Gashland Area Plan recommends office-commercial  uses for this site.

ARTERIAL STREET

IMPACT FEE:

This site is located within District E.  Any fee would be determined by the fee administrator.
PREVIOUS CASES: 

Case No. 6733-MP - Rezoned about 50.2 acres from Districts RA (Agricultural) and R-1a (one-family dwellings, medium density) to District M-P and approved a preliminary plan. (Ordinance 43467, passed December 28, 1973)

Case No. 6733-MP-1 - Final plan for KCP&L Northland Service Center on 27.86 acres (Approved by City Plan Commission, August 20, 1991)

Case No. SD 0510 - Final plat for KCP&L Northland Service Center, one lot on 27.86 acres (Ordinance 911086, passed September 5, 1991)

Case No. 6733-MP-2 - Amended a previously approved preliminary plan on 27.86 acres to allow a 220 foot microwave tower. (Ordinance 930202, passed May 6, 1993)

Case No. 6733-MP-3 - Amended a previously approved preliminary plan on 50.2 acres to allow a 180 foot cellular communications tower, in addition to the existing KCP&L Northland Service Center. (Ordinance 961400, passed November 26, 1996) (currently approved plan)
Case No. 6733-A-4 - Application to the Board of Zoning Adjustment for setback variance.  (Determined to be unnecessary, withdrawn by applicant, June 1996)

Case No. 6733-MP-5 – Approved a final plan in District M-P to allow for a cellular communication tower. (Approved by City Plan Commission, December 3, 1996)
Case No. 6733-A-6 - Granted a conditional use permit for a demolition debris landfill for a period of 60 days, until January 25, 1998, for illegal dumping at the south end of the site (Approved by the Board of Zoning Adjustment, November 25, 1997)
RELATED CASE: 

Case No. 6733-A-8 – A request for a variance to the required setback for a building expansion in District MP (Scheduled for consideration  by the Board of Zoning Adjustment, December 9, 2008)
EXISTING CONDITIONS:
The KCP&L Northland Service Center plan area has about ½ mile of frontage on the east side of N Platte Purchase Drive (formerly N Baughman Road) beginning about 90 feet south of NW Barry Road.  Additional right of way for N Platte Purchase Drive was acquired by the City since the last plan amendment.  A small projection of the plan has about 50 feet of frontage on NW Barry Road on the west side of N Hickory Street.  The 76,250 square foot main operations building is located in the north section of the site, with a 6,500 square foot fleet service building lying just to the south.  A 180 foot tall cell tower is located about 400 feet to the east of the fleet service building.  A 220 foot microwave tower is located near the center of the overall frontage along N Platte Purchase Drive.  The south 22 acres of the plan area remains unplatted and undeveloped.
The site has access to N Platte Purchase Drive via two driveways.  A gated emergency drive also provides access to and from N Hickory Street at the northeast corner of the plan.
PLAN REVIEW: 

The amended plan requests approval for a 1,710 square foot addition to the east side of the operations building.  Development Management staff became aware of the request through the submittal of a building permit in October.  The initial review found that the additional floor area would require approval of a plan amendment, and that the addition encroached about 8 feet into the 100 foot setback from residential property required in M-P districts, therefore Board of Zoning Adjustment approval of a variance will also be required.
The plan shows the existing emergency drive to N Hickory Street.  The approved location is at NW Barry Road, so the plan is technically requesting approval for the relocated drive.  No other changes to structures or access is being requested.
ANALYSIS: 

The building addition is minor in nature and does not require any traffic analysis.
During review of the history of the site, staff found a number of departures from the currently approved plan.  Most significantly, three small parcels in the north portion of the site have been sold to separate owners.  These sales were made by deed in 1996, 1997 and 2000, in violation of the City’s subdivision regulations.  One of the parcels is landlocked.  The parcels are undeveloped except for the access drive to N Hickory Street.  Although they are under separate ownership, they remain within the M-P district and are bound by its use requirements.  Neither the currently approved plan nor this amendment propose any structures on these parcels, although the westerly parcel overlies a 100 foot wide strip that is to remain wooded, and the trees have been removed.
Staff recommends that the entire ownership of KCP&L within the plan area be platted, to legitimize the major portion of the plan as a legal lot.  The applicant cannot force the other ownerships to plat, so those parcels will remain as illegally created properties.

No specific permit for the relocation of the north access drive from NW Barry Road to N Hickory Street could be located as of the preparation of this report, however Public Works staff believe it was done as part of the City project to widen that portion of NW Barry Road, and no separate permit would have been issued.  Staff opinion is that the relocated driveway is preferable to the former location.

The currently approved plan calls for the southerly 22 acres of the site to remain in “a natural state” until approval of a plan amendment proposing specific development of that area.  Air photos show that some amount of clearing had occurred even at the time of the 1996 approval, and that some form of material stockpiling has occurred since.  The cleared area should be shown on the plan, with a note prohibiting any material stockpiling.
The acquisition of additional right of way may have placed the existing monument signs at the N Platte Purchase Drive entrances at least partially within the right of way.  An encroachment permit should be obtained as needed, or the signs should be relocated onto private property.
A number of white pines screening the adjacent residential property to the east per the currently approved plan have died.  That applicant is aware of this, and is in the process of replanting.  The landscaping should be installed prior to issuance of a permanent certificate of occupancy for the building addition.  Similar plantings between N Hickory Street and the former emergency drive location have been entirely removed, on one of the parcels sold to another entity.   That landscaping should also be installed prior to issuance of a permanent certificate of occupancy for the building addition.  A sign advertising residential developments further south along N Platte Purchase Drive has been place on the plan area just north of the north driveway.  That sign should be removed prior to preparation of an ordinance request.
RECOMMENDATIONS: 

This plan was reviewed by the Plats Review Committee on November 5, 2008.  Staff recommends approval of Case No. 6733-MP-7 subject to the following conditions:

1. 
That five copies and an 8 ½” X 11” transparency of a revised drawing be submitted to Development Management staff, with one additional copy submitted to Development Services, prior to the ordinance request showing:

a. the required 100 foot setback per M-P districts
b. all areas of “wooded area to remain” per the currently approved plan
c. that portion of the south 22 acres that has been cleared, with a note prohibiting any material stockpiling
d. 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.  

e. the full extents of the plat and adjacent infrastructure important to this development (200 feet minimum).  


f. existing conditions (including width of all rights of way, easements, and roadways and depiction of centerlines). 

g. depiction, labeling, and dimensions of all proposed rights of way and easements. Show and label center lines. Distinguish public versus private utilities on the plan. 

h. sidewalks, curbs, and gutters as they exist adjacent to project frontage, and correctly within the right of way.  Show and label proposed sidewalks, curbs, and gutters.   Show and label sidewalks, curbs, and gutters that need to be repaired or reconstructed.
i. all required off-site easements for utilities, grading, and/or street improvements that are to be obtained by the Developer. 

j. depiction of the for storm water management for the development project including detention, BMP's, volume controls, or treatment areas, as appropriate.  Include approximate size, required grading, etc. demonstrating that the project can be feasibly designed in accordance with the adopted standards and supplements.  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.  Identify the private and public portions of the storm water management system. 

k. any private open space medians areas, storm water detention, public BMP's, islands, or monumentation Tracts labeled A, B, C, etc., along with their intended purpose.
l. developer contact information, including phone number and/or e-mail.

m. 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.   

n. all individual or areas of trees to be preserved within the limits of the plan area by denoting the area with a label of "TREES TO REMAIN."     

o. depiction and labeling of the stream setback requirements, per APWA 5600, on the site plan.

p. any private BMP's used as storm water management features as easements labeled BMP easement, surface drainage easement, or other intended purpose.  BMP and surface drainage easements require stand alone easement documents.



q. relocation of the monument signs onto private property if encroachment permits are not obtained


r. an elevation of the existing cell tower


s. relocation of the emergency drive gate to the N Hickory Street frontage, with an elevation per staff approval

2.
That any unapproved signage be removed from the KCP&L portion of the plan area prior to the preparation of an ordinance request.


3. 
That the developer cause the entire plan area under their control 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, prior to the issuance of a permanent certificate of occupancy for the building addition.

4. 
That the developer dedicate additional right of way for a secondary arterial with a bike lane as required by Development Services so as to provide a minimum of 46 feet of right of way as measured from the centerline of N Platte Purchase Drive. 
5. 
That the developer submit a detailed Micro storm drainage study, consisting at a minimum of a letter from a Missouri Licensed Civil Engineer stating that the proposed improvements will not alter or increase historical runoff conditions for the site, to Development Services prior to review and issuance of any building permits, and that the developer construct any improvements as required by Development Services prior to the issuance of any certificate of occupancy.
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 now and in the future.

7.
That the developer submit a letter from a Licensed Civil Engineer, Licensed Architect, or Licensed Landscape Architect, who is registered in the State of Missouri, stating the condition of the sidewalks, curbs, and gutters.  The letter must identify state of repair as defined in Chapters 56 and 64 of the Code of Ordinances for the sidewalks, curbs, and gutters.  It shall identify the quantity and location of sidewalks, curbs, gutters that need to be constructed, repaired, or reconstructed.  The developer shall secure permits to repair or reconstruct the identified sidewalks, curbs, and gutters as necessary along all development street frontages, as required by Development Services, prior to recording the plat.
8. 
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.


9.
That the developer install the previously approved white pine landscaping along the adjacent residential property prior to the issuance of a permanent certificate of occupancy for the building addition.


10.
That the developer install the previously approved landscaping along N Hickory Drive prior to the issuance of a permanent certificate of occupancy for the building addition.


11.
That the developer obtain any necessary encroachment permit for the existing monument signs at the entrances on N Platte Purchase Drive, or that the signs be relocated onto private property, prior to the issuance of a permanent certificate of occupancy for the building addition.


12.
That the developer grant a BMP Easement to the City as required by Development Services.

13.
That the developer receive the approval of the Board of Zoning Adjustment for any necessary variances.

14. 
That the developer submit a final plan to the City Plan Commission for approval, including detailed information on landscaping, signage (including elevations), lighting (including a photometric study showing zero foot-candles at the property line and no direct illumination beyond the property line)and building elevations.

Respectfully submitted,

Larry H. Stice

Planner 

