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Project Name
Indiana Commons at Staley Corners East

Docket #1.1 & 1.2

Request
CD-CPC-2024-00142
Rezoning without Plan

CD-CPC-2024-00143
Non-Residential Development Plan

Applicant
Patricia Jensen
Rouse Frets White Goss Gentile Rhodes, PC

Owner
Ed Lewis
Indiana North Development, LLC

Location 8699 N. Indiana Ave.
Area About 2.5 Acres
Zoning R-1.5

Council District Isf

County Clay

School District North Kansas City
Surrounding Land Uses

North: Residential, zoned R-1.5
South: Commercial, zoned B2-2
East: Residential, zoned R-1.5

West: Undeveloped, zoned B2-2

Land Use Plan

The Gashland/Nashua Area Plan
recommends mixed use neighborhood
for the land use and the proposed plan
complies with this recommendation.

Maijor Street Plan

NE Barry Road and N Indiana Avenue is
are identified on the City's Major Street
Plan.

City of Kansas City, Missouri
City Planning & Development Department
www.kCcmo.gov/cpc

November 20, 2024

APPROVAL PROCESS

Staff
Review

City Plan
Commission

SUMMARY OF REQUEST + KEY POINTS

The applicant is seeking approval of a rezoning without plan from
district R-1.5 (residential) to district B2-2 (commercial) and a major
amendment to a previously approved development plan to allow for
additional commercial uses.

PROJECT TIMELINE
The application for the subject request was filed on 9/27/2024. No
scheduling deviations from 2024 Cycle 11.2 have occurred.

REQUIRED PUBLIC ENGAGEMENT

Public engagement as required by 88-505-12 does apply to this
request. The applicant hosted a meeting on 11/7/2024. A summary of
the meeting is attached to the staff report, see Attachment #3.

EXISTING CONDITIONS
The 2.5 acres proposed to be rezoned from R-1.5 to B2-2 is within the
Staley Corners East Development and is currently undeveloped.

CONTROLLING + RELATED CASES

Ord. No. 200183 & Ord. No. 200182 — On March 26, 2020, Council
approved a rezoning and preliminary development plan for the
northeast and northwest corners of NE Barry Road and N Indiana
Avenue (CD-CPC-2019-00023, CD-CPC-2019-00022, CD-CPC-2019-
00025, CD-CPC-2019-00026). Ord. No. 200182 required that a signal
being installed at NE Barry Road and N. Indiana.

Ord. No. 230320 - On May 4, 2023, Council amended Ordinance
No. 200182, passed on March 5, 2020, by repealing Conditions 3,
4, 6 and 33 contained in Section B of the Ordinance, which
required the developer to install a traffic signal at the intersection
of N.E. Barry Road and N. Indiana Avenue, make other related
intersection improvements, and install a southbound right furn
lane to westbound Highway 152 on ramp prior to the issuance of
a certificate of occupancy for Phase 1 of Staley Corners East;
and amending Committee Substitute for Ordinance No. 200183,
passed on March 26, 2020, by repealing Condition 4 contained in
Section B of the Ordinance to remove the requirement for the
construction of a second northbound left furn lane on N. Indiana
Avenue at its intersection with N.E. Barry Road.

PROFESSIONAL STAFF RECOMMENDATION
Docket # Recommendation

2.1 APPROVAL

2.2 APPROVAL WITH CONDITIONS
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PLAN REVIEW

The subject property is located within the boundaries of the Staley Corners East Development District which was
approved by Council in March 2020. The approved development contains multiple rental units which have
been recently constructed with more being built. The development will also feature a Casey’s gas station on
the far southwest corner (the project plan was approved by the City Plan Commission on July 17, 2024, CD-
CPC-2024-00081). The applicant is proposing to rezone the area highlighted in red (above image) from R-1.5 fo
B2-2 to amend the previously approved use from a 40-unit senior residential building fo allow for two, single story
retail structures totaling nearly 20,000 square feet of floor space.

The original plan showed the senior housing adjacent to N. Indiana Avenue, screening the parking spaces from

the public right-of-way. The applicant plans to construct 62 parking stalls adjacent to N. Indiana Avenue,
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Indiana Commons at Staley Corners East City Plan Commission Staff Report Docket # 1.1 & 1.2
November 20, 2024

screened with a variety of ornamental frees, shrubs and grasses. Two pedestrian connections are proposed
from both the southern and northern edges of the vehicular use area to the sidewalk along N. Indiana Avenue.

The original development plan approved in 2020 required the developer to install a traffic signal at NE Barry
Road and N. Indiana Avenue prior to the issuance of any certificate of occupancy in Staley Corners East. In
May 2023 the City Council passed Ordinance No. 230320 which repealed the requirement for the developer to
install a fraffic signal and multiple other related improvements within the public right-of-way. The City Engineer
and the Public Works department are extremely concerned about the change in land use from senior housing
to two commercial structures which will create additional vehicular congestion at the unimproved intersection
of NE Barry Road and N. Indiana Avenue. The City Engineer has stated that there is currently no funding in the
budget to construct the warranted traffic signal from the 2019 traffic impact study. Staff are recommending
that the developer sign a Cooperative Agreement to help fund the warranted fraffic signal. A femporary signal
was installed at the intersection in July of 2024 and has improved vehicular circulation, but staff is concerned
that the temporary signal will not be sufficient when the Casey’s and other retail uses are constructed.

PLAN ANALYSIS

Staff worked with the applicant to enhance the proposed vehicular use area that will be visible from N. Indiana
Avenue. There are currently multiple fown homes being constructed immediately east of the proposed retail
buildings and staff believe the two structures can serve as a buffer for future residents. The applicant also
enhanced the architectural materials and overall design of the proposed structures to provide more four-sided
architecture since the rear of the building will be visible from the residential units. There is an internal walking trail
that runs along the rear (east side) of the proposed commercial structures which will be screened with
additional landscaping to provide a more pleasant pedestrian experience.

As mentioned earlier, staff is concerned about an increase in vehicular traffic near the site due to the change
from the original approved use (senior housing) to additional retail. Public Works and the City Engineer have
asked that a signal be installed at NE Barry Road and N. Indiana Avenue prior to any building permit being
issued for the proposed commercial structures.

The applicant is not seeking any new deviations, variances or relief from the Zoning and Development Code.

The City Council granted relief (Ord. No. 200932) to allow for pavement in the front yard of the residential
structures to exceed 40% of the total area within the front yard (88-420-03).
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Indiana Commons at Staley Corners East

*indicates adjustment/deviation

City Plan Commission Staff Report

November 20, 2024

Docket # 1.1 & 1.2

Standards Applicability Meets More Information
Lot and Building Standards (88-120) Yes Yes
*Parking and Loading Yes Yes Ord. No. 200932 permits
Standards (88-420) residential driveways to
exceed the 40%
maximum impervious
surface area in the front
yard.
Landscape and Screening Standards Yes Yes, subject to
(88-425) conditions
Outdoor Lighting Standards (88-430) Yes Yes, subject to
conditions
Sign Standards (88-445) Yes Yes, subject to
conditions
Pedestrian Standards (88-450) Yes Yes

SPECIFIC REVIEW CRITERIA

Zoning and Development Code Map Amendments, Rezonings (88-515-08)

In reviewing and making decisions on proposed zoning map amendments, the City Planning and Development
Director, City Plan Commission, and City Council must consider at least the following factors:

A. Conformance with adopted plans and planning policies;

The proposed rezoning and amendment to the previously approved development plan are in general
conformance with adopted plans and planning policies. Public Works and City Planning are concerned
about the potential safety of pedestrian and vehicular circulation at and near the intersection of NE
Barry Road and N. Indiana until a proper traffic signal is installed.

B. Zoning and use of nearby property;
Staley Corners east is zoned B2-2 and R-1.5 with a mix of retail on the southern and southwestern
perimeter and residential uses to the east. The proposed B2-2 is commonly found along commercial

corridors.

C. Physical character of the area in which the subject property is located;
There is an existing QuikTrip on the southwest corner of NE Barry Road and N. Indiana with a Casey'’s
soon to be constructed. There are low density residential neighborhoods within the general area of the

subject property.

D. Whether public facilities (infrastructure) and services will be adequate to serve development allowed by
the requested zoning map amendment;

There are adequate public facilities to serve the proposed development.
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E. Suitability of the subject property for the use to which it has been restricted under the existing zoning
regulations;
Staff support the previously approved plan which was zoned R-1.5 and proposed senior housing at this
location. Staff believe that more senior housing would provide an opportunity for residents who live
nearby to downsize but still be connected to their community.

F. Length of time the subject property has remained vacant as zoned;
Prior to 2019 this area was predominantly undeveloped with agricultural uses. The Staley Corners East
development has seen multiple residential dwellings built over the last year and a half.

G. The extent to which approving the rezoning will detrimentally affect nearby properties; and
Without the construction of a traffic signal at the intersection of NE Barry Road and N. Indiana Avenue
additional commercial uses could detfrimentally impact the existing neighborhoods nearby.

H. The gain, if any, to the public health, safety, and welfare due to denial of the application, as compared
to the hardship imposed upon the landowner, if any, as a result of denial of the application.
A denial of this application would only allow for senior housing on Lot 1 and Lot 2 instead of the
proposed commercial buildings; a denial could encourage the developer to install a traffic signal at the
intersection of NE Barry Road and N. Indiana Avenue fo allow for more commercial development.

Development Plans, Project Plan, or Site Plan (88-516-05)

In order to be approved, a development plan, project plan, or site plan must comply with all of the following
criteria:

A. The plan must comply with all standards of the Zoning and Development Code and all other applicable
city ordinances and policies;
The proposed rezoning and amendment to the previously approved development plan are in general
conformance with adopted plans and planning policies. Public Works and City Planning are concerned
about the potential safety of pedestrian and vehicular circulation at and near the intersection of NE
Barry Road and N. Indiana until a proper traffic signal is installed

B. The proposed use must be allowed in the district in which it is located;
If the proposed rezoning from R-1.5 to B2-2 is approved, then the two stand alone retail buildings will be
allowed.

C. Vehicular ingress and egress to and from the site, and circulation within the site must provide for safe,
efficient, and convenient movement of traffic not only within the site but on adjacent roadways;
The site plan provides efficient vehicular circulation within the Staley Corners East development. Staff
are still concerned of the potential impact this development will have at the intersection of NE Barry
Road and N. Indiana Avenue.

The City Engineer has stated that traffic backups and accidents have increased as a result of continued
development. The City Engineer does not believe the traffic impact study does not adequately
demonstrate the changes in traffic impacts on the existing conditions found at NE Barry Road and N.
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Indiana Avenue.

D. The plan must provide for safe, efficient, and convenient non-motorized travel opportunities, being
pedestrian and bicycle movement, on the subject site;
The applicant did coordinate with the Mobility Division in Public Works to design the pedestrian
circulation in a way that provides safe, efficient and convenient movement, minimizing vehicular
conflicts.

E. The plan must provide for adequate utilities based on City standards for the particular development
proposed.
The subject property will be adequately served by utilities.

F. The location, orientation, and architectural features, including design and material, of buildings and
other structures on the site must be designed to be compatible with adjacent properties.
The applicant is proposing two identfical commercial structures that primarily consists of an EIFS facade,
limestone veneer and cantilevered canopies throughout.

G. Landscaping, berms, fences, and/or walls must be provided to buffer the site from undesirable views,
noises, lighting, or other off-site negative influences and to buffer adjacent properties from negative
influences that may be created by the plan.

The applicant will provide a variety of plantings along N. Indiana Avenue and along the rear of the
proposed buildings. The proposed landscape plan meets the minimum requirements per 88-425 of the
Zoning and Development Code.

H. The design of streets, drives, and parking areas within the project should result in a minimum of area
devoted to asphalt or other impervious surfaces consistent with the needs of the project and city code
requirements.

Nearly the enfire site will be impervious, and no green solutions are being incorporated into the
proposed design.

I. The plan must identify trees to be removed and trees to be preserved during the development of the
subject property with the goal of saving trees that are not required to be removed for the development
of the property.

All frees were previously removed from the site.
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ATTACHMENTS
1. Conditions Report
2. Applicants Submittal
3. Public Engagement Materials

PROFESSIONAL STAFF RECOMMENDATION

City staff recommend APPROVAL for the rezoning without plan (CD-CPC-2024-00142) and APPROVAL WITH
CONDITIONS for the development plan (CD-CPC-2024-00143) as stated in the conditions report.

Respectfully Submitted,

A (L

Andrew Clarke, AICP
Lead Planner
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Plan Conditions

KANSAS CITY
Planning & Dev  Report Date: November 14, 2024

‘ll |' Case Number: CD-CPC-2024-00143

Project: Indiana Commons

Condition(s) by City Planning and Development Department. Contact Andrew Clarke at (816) 513-8821 / Andrew.Clarke@kcmo.org
with questions.

1

. The developer shall screen all roof and/or ground mounted mechanical and utility equipment in compliance with 88-425-08.

. The developer shall submit an affidavit, completed by a landscape architect licensed in the State of Missouri, verifying that all
landscaping required of the approved plan has been installed in accordance with the plan and is healthy prior to Certificate
of Occupancy.

. All signage shall conform to 88-445 and shall require a sign permit prior to installation.
. The developer shall secure approval of a project plan from the City Plan Commission prior to building permit.

. That prior to issuance of the Certificate of Occupancy for each lot within the plat the developer shall submit an affidavit,
completed by a landscape architect licensed in the State of Missouri, verifying that street trees have been installed in
accordance with the approved Street Tree Planting Plan and are healthy.

. That Ordinance No. 200182, including all conditions provided therein, shall remain in full force and effect.

. The developer shall submit an affidavit, prepared by an engineer licensed in the State of Missouri, verifying that all outdoor
lighting has been installed in accordance with approved plans and that lighting levels do not exceed that shown on the
approved lighting plan at the property lines prior to Certificate of Occupancy.

. Prior to ordinance request the applicant shall enter into an agreement with the Director of Public Works to construct a signal
at the intersection of NE Barry Road and N. Indiana Avenue.

Condition(s) by Fire Department. Contact Joseph Ragsdale at (816) 513-4643 / Joseph.Ragsdale@kcmo.org with questions.

9

10.

11.

12.

13.

14.

15.

16.

17.

. Shall meet the minimum fire hydrant requirements of KCMO Water Services applicable to a water main extension which is
every 300 feet commercial or 600 feet residentially zoned area.

The turning radius for fire department access roads shall be 30 feet inside and 50 feet outside radius. (IFC-2018: § 503.2.4)

Required fire department access roads shall designed to support a fire apparatus with gross axle weight of 85,000 pounds.
(IFC-2018: § 503.2.3)

Dead-end fire apparatus access roads in excess of 150 feet (45 720 mm) in length shall be provided with an approved area for
turning around fire apparatus. (IFC-2018: § 503.2.5)

A required fire department access roads shall be an all weather surface. (IFC-2012: § 503.2.3) (No Grass Pavers Allowed)
Fire lane signage shall be provided on fire access drives. (IFC-2018 § 503.3)

Required fire department access roads shall be a minimum unobstructed width of twenty (20) feet and 13 ft. 6 in clearance
height. Check with Streets & Traffic (KCMO Public Works) or Missouri Department of Transportation (MODOT) that may have
street planning regulations that supersede the Fire Code. (IFC-2018: § 503.2.1)

Fire hydrants shall be installed and operable prior to the arrival of any combustible building materials onto the site. (IFC-2018
§501.4 and 3312.1; NFPA 241-2013 § 8.7.2)

Fire Department access roads shall be provided prior to construction/demolition projects begin. (IFC-2018 § 501.4 and
3310.1; NFPA 241-2013 § 7.5.5)

Page 10f3



Condition(s) by Fire Department. Contact Joseph Ragsdale at (816) 513-4643 / Joseph.Ragsdale@kcmo.org with questions.

18. Fire hydrant(s) shall be within 400 feet on a fire access road following an approved route established by the Authority Having
Jurisdiction (AHJ) of any exterior portion of a building. The use of existing fire hydrant(s) may be used to satisfy this
requirement otherwise a private fire hydrant(s) or hydrant system may be required. This distance may be increased to 600
feet for R-3 and U occupancy(s) or the building(s) is fully protected by an approved automatic fire sprinkler system(s).
(IFC-2018: § 507.5.1)

19. Fire hydrant distribution shall follow IFC-2018 Table C102.1

20. The developer shall meet the fire flow requirements as set forth in Appendix B of the project International Fire Code 2018.
(IFC-2018 § 507.1)

Condition(s) by Public Works Department. Contact Terry Thomas at (816) 513-2510 / Terry.A.Thomas@kcmo.org with questions.

21. The developer shall submit a letter to the Land Development Division from a Licensed Civil Engineer, Licensed Architect, or
Licensed Landscape Architect, who is registered in the State of Missouri, that identifies sidewalks, curbs, and gutters in
disrepair as defined by Public Works Department’s "OUT OF REPAIR CRITERIA FOR SIDEWALK, DRIVEWAY AND CURB revised
11/5/2013" and based on compliance with Chapters 56 and 64 of the Code of Ordinances for the sidewalks, curbs, and
gutters where said letter shall identify the quantity and location of sidewalks, curbs, gutters that need to be constructed,
repaired, or reconstructed to remedy deficiencies and/or to remove existing approaches no longer needed by this project.
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 the Land Development Division and prior to issuance of any certificate of
occupancy permits including temporary certificate occupancy permits.

22. The developer shall submit a streetscape plan for approval and permitting by the Land Development Division prior to
beginning construction of the streetscape improvements in the public right of way, and construct ADA compliant ramps at all
required locations where new private drives are being added, or where existing sidewalks are modified or repaired.

23. The developer shall submit verification of vertical and horizontal sight distance for the drive connection to public
right-of-way to the Land Development Division and make improvements to ensure local jurisdiction and/or minimum
AASHTO adequate sight distance standards are met, prior to issuance of any certificate of occupancy.

24. The developer shall pay impact fees as required by Chapter 39 of the City’s Code of ordinances as required by the Land
Development Division.

25. The developer shall dedicate additional right of way [and provide easements] for NE Barry Rd as required by the adopted
[Major Street Plan and/or Chapter 88] so as to provide a minimum of 60 feet of right of way as measured from the
centerline, along those areas being platted.

Condition(s) by Water Services Department. Contact Heather Massey at (816) 513-2111 / heather.massey@kcmo.org with
questions.

26. The developer shall have a water flow test done to ensure there is adequate water pressure to serve the development.
South of River contact - Patrick Lewis 816-513-0423
North of River contact - David Gilyard 816-513-4772

27. The developer shall ensure that water and fire service lines should meet current Water Services Department Rules and
Regulations. Prior to C of O.
https://www.kcwater.us/wp-content/uploads/2022/05/2022-Rules-and-Regulations-for-Water-Service-Lines-Final.pdf

Condition(s) by Water Services Department. Contact Kirk Rome at (816) 513-0368 / kirk.rome@kcmo.org with questions.

28. The existing public water main along the west property line is in an existing water easement and all grading within this
easement shall be pre-approved by the KC Water Director. No tree planting shall be permitted within this water easement.

Condition(s) by Water Services Department. Contact Lucas Kaspar at (816) 513-2131 / Lucas.Kaspar@kcmo.org with questions.

29. The developer must secure permits to extend public sanitary and storm water conveyance systems to serve all proposed lots
within the development and determine adequacy of receiving systems as required by KC Water, prior to recording the plat or
issuance of a building permit whichever occurs first.

30. The developer must grant a BMP Easement to the City as required by KC Water, prior to recording the plat or issuance of any
building permits.
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Condition(s) by Water Services Department. Contact Lucas Kaspar at (816) 513-2131 / Lucas.Kaspar@kcmo.org with questions.

31. The developer shall submit an analysis to verify adequate capacity of the existing sewer system as required by KC Water prior
to issuance of a building permit to connect private system to the public sewer main and depending on adequacy of the
receiving system, make other improvements may be required.

32. The owner/developer must submit plans for grading, siltation, and erosion control to KC Water for review and acceptance,
and secure a Site Disturbance permit for any proposed disturbance area equal to one acre or more prior to beginning any
construction activities.

33. The developer must obtain the executed and recorded city approved grading, temporary construction, drainage/sewer, or
any other necessary easements from the abutting property owner(s) that may be required prior to submitting any public
improvements crossing properties not controlled by the developer and include said document(s) within the public
improvement applications submitted for permitting.

34. The developer shall submit a detailed Micro storm drainage analysis from a Missouri-licensed civil engineer to KC Water
showing compliance with the current, approved Macro study on file with the City and with current adopted standards in
effect at the time of submission, including Water Quality BMP’s, prior to approval and issuance of any building permits to
construct improvements on the site or prior to recording the plat, whichever occurs first. The developer shall verify and/or
improve downstream conveyance systems or address solutions for impacted properties due to flow contributions from the
site; and that the developer construct any other improvements as required by KC Water as necessary to mitigate impacts
from rate, volume, and quality of runoff from each proposed phase.

35. The developer shall cause the area to be platted and processed in accordance with Chapter 88, Code of Ordinances of the
City of Kansas City, Missouri, as amended, commonly known as the Development Regulations.

36. The developer must enter into a covenant agreement for the maintenance of any storm water detention area tracts as
required by KC Water, prior to recording the plat.
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Landscape Requirements/Calculations Landscape Schedule
: Symbal Oty Botanical Name Common MName Min.Root  Min.Size Caliper Remarks

TREE PLANTING NOTES: STAKING REQUIREMENTS: PERENNIAL PLANTING NOTES: 88-425-LANDSCAPE SCHEDULE Required | Proposed | Alt. Requested| Approved OVERSTORY TREES
1) DO NOT HEAVILY PRUNE THE TREE, 1) WIRE / CABLE SHALL BE 1) APPLY 2'THK BED OF MULCH 88-425-03 Street Trees 30'o.c. 20 20
PRUNE ONLY CROSSOVER |_|MBS,CO-DOM|NANT GALV, 12-GAUGE ON PERENNIAL PLANT BED‘ _ T 1 Mysga sylvatica Black Tupelc 2 & min. clear, ground to canopy
LEADERS, & BROKEN OR DEAD BRANCHES. AN ‘ DO NOT COVER PLANTS 88-425-04 General (15,000 sf bldg) 1Tree/ | 4 Trees o N B e comr. o
SOME INTERIOR TWIGS & LATERAL BRANCHES WY 2) TIGHTEN WIRE / 2) THOROUGHLY MIX PEATIN 5000sf | Provided e RS st s £ e

CABLE ONLY ENOUGH 2 DO NOT PRUNE LEADER
MAY BE PRUNED. DO NOT REMOVE THE / O KEER FROM TOP 3-4" OF SOIL 88-425-05 Perimeter Vehicular Use Area o Platanis: ¥ aesnfalis Loriden Plare Tese 2" & min. clear., ground to canopy
TERMINAL BUDS OF BRANCHES THAT ; N ; ; 5 B
EXTEND TO THE EDGE OF THE CROWN SL'PP[NG, ALLOW FOR %BiRgEAIL‘(TLIiPOEFX;iIWG SO|L Ad]acent to Streets 29 Gleditsia triacanthas Shademaster Shademaster Honeylocust 2 & min. clear., ground to canopy

SOME TRUNK i ! i i 11 Acer x truncatum 'Warrenred’ Pocific Sunset Maople 27 & min. clear., ground to cano
2) MARK THE NORTH SIDE OF THE MOVEMENT PLASTIC ~ 4) PROVIDE NEW TOPSOIL PRUNE DAMAGED OR DEAD WOOD Buffer Width) 10"min. | Provided W g ? p},
TREE IN THE NURSERY, AND ROTATE HOSE SHALL BE LONG ~ TOADEPTH OF 12" IMMEDIATELY PRIOR TO PLANTING. NEVER LEAVE Trees| 30'o0.c. | Provided TR
IIHRHEEENESES%EQSOQE AT THE SITE E%OU?H T;;)H A(;COM~ SHRUB PLANTING NOTES: LEAVE "V" CROTCHES OR DOUBLE LEADER. Shrub/WaluBerm Cont_ PrOVided @ 3 Juniperus chinensis 'Keteleeri’ Keteleeri Juniper 5 ht. symmetrical pyramidal farm

GRS&VT%1 ' 1%?$}LCSETEE$QMETMFHDEIE§ETD TREE TIE SYSTEM, SEE STAKING REQUIREMENTS Evergreen = 16 Juniper chinensis Eostern Red Cedar 5" ht. symmetrical pyramidal form
3) SETTOP OF ROOTBALL 1-2INCHES - .. OR CONTANER Adjacent to Residential Zones | o | Pices abies forway & 5 ht cal pyramidal f
HIGHER THAN SURROUNDING GRADE 73) STAKES SHALL BE 2x 3METAL STAKES. PLACE NEXT TOROOT BALL _ : . e ' YTTeeq Yoy o

2" HARDWOOD OR EQUAL 2) PRUNE, THIN & SHAPE SHRUBS @ AS SHOWN. SPACE EQUIDISTANT AROUND TREE. Buffer Width! 10' min. Provided OSMAMERTAL TREES
4) APPLY 4'THK WOOD MULCH, DO NOT IN ACCORDANGE w/ STANDARD :
P{ACE MULCH IN DIRECT CON'II'ACT HORTICULTURAL PRACTICE Shrub/Wall/Berm| Shrubs Provided 13 | Cercia canadensis Eastern Redbud 1.5
el S N ——— 88-425-06 Interior Vehicular Use Area | 35sfper | 2,240+ . 0 | Cornus florida "Cloud Nine' Cloud & Dogwood 2"

; | : WHEN BACKFILL1S 2/3 (64 TOTAL PARKING STALLS) | Pkg Stall | Provided
5) EACH TREE MUST BE PLANTED / | COMPLETE, WATER PLANT ROOT BALL 2" HIGHER THAN GRADE : "R DECIDUOUS SHRUBS /GRASSES
SUCH THE TRUNK FLARE IS VISIBLE / [ T ocen mnd %%@?gi’;%gg% AT WHICH TREE GREW. Buffer Width @ o | musesrVerigated Vatigated Lifiops e Plant © 18” 0.C.
STTHE TOFOF THE ROOT Bl o X Ve INSTALL WEED CONTROL FABRIC IF TREE Trees| 1Per5 | 13
TREES WHERE THE FLARE IS NOT l MIN & DIA Gy / 1S IN LANDSCAPE BED Stalls Provided @ 20 | Spiraea x bumalda “Goldflarme” Goldflome spireo 3 qal. Plant @ 3’ 0O.C.
VISIBLE SHALL BE REJECTED. 5 G : i ;
DO NOT COVER THE TOP ! CONTINUOUS SAUCER. RIM FOR WATER & MULCH ShrUbS 1 Per 62 & 22 Hydrargea paniculata "Quick Fire Little Quick Fire Hydrangea 3 gal. Plant & 47 0.0,
OF THE ROOT BALL w/ SOIL HEES CUT & REMOVE BURLAP FROM TOP 13 OF BALL. Sta" PI'OVIdEd Q 4] Syringa X Penda’ Bloomerang Purple Lilac o gol Plant & 5" 0.C,
6) REMOVE ALL TWINE, ROPE, WIRE | SPECIFIED BACKFILL MIXTURE : - EVERGREEN SERLE
AND BURLAP FROM THE UPPER 1/3 OF __ / 88-425-07 Parking Garage Screening n/a & ’
ROOT BALL (REMOVE WIRE BASKETS) A sy~ EXISTING UNDISTURBED SUBSOIL 88-425-08 Mech./Utility Equip. Screening| Provided W | o | e g HeT el % ek Platr
7) PLACE ALL ROOT BALLS ON UN- X ///// | BACKFILL w/ SUITABLE 88-425-09 Outdoor Use Screening A G 55 Juniperus chinensis 'Geld Coast' Gold Coast Juniper 3 gal. Plant @ 4" 3.C.
EXCAVATED OR TAMPED SOH., TYP TOPSO"— TYP ROOT BALL ‘ ‘ 12 DlA"v‘DF BALL o Juniperus chinensis 'Spartan’ Spartan Juniper 5 ht. Symmetrical pyramidal form
%3 35 Taxus x media ‘Densiformis’ Denze Spreading Yew 3 gal. Plant & 4’ 0.C.

9 | PLANTING INSTALLATION DETAILS

SCALE:  NTS

EXISTING TREES TO BE REMOVED

EXISTING TREES/SHRUBS TO BE PRESERVED
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POLE /

# RIGID CONDUIT

N\

ANCHOR BOLTS
AND TEMPLATE BY
POLE
MANUFACTURER.

6-#6 EVENLY SPACED

#4 STIRRUPS

3/4" BEVEL

ANCHOR BOLTS AND

N !
HANDHOLE NOTES:

BASE COVER 1.

IN PARKING LOTS OR NEXT TO HIGH
TRAFFIC AREAS, BASES SHALL BE 36"
AFG.

LOCATE FACE OF POLE BASE 4'-0" FROM
BACK OF CURB UNLESS SHOWN

PERMIT
SET

POWER MATERIAL NOTES:
A.

CONDUIT (exterior above grade) - shall be galvanized rigid with threaded
fittings. Final connection to Mechanical Equipment shall be made with

minimum 12" length of Liquid-Tite conduit.

B. CONDUIT (interior above grade) - circuits shall be routed in EMT conduit with

set-screw or compression fittings.

C. CONDUIT (below slab) - shall be Schedule 40 PVC with solvent weld fittings.
Change to metal conduit at floor penetration (elbow in slab shall be metal

rigid conduit).

D. CONDUCTORS (#10 awg & smaller) - shall be annealed soft copper, solid or
stranded construction, and Code Type THWN or THHN with #12awg

minimum size.

E. CONDUCTORS (#8 awg & larger) - shall be annealed soft copper,
compressed strand construction, and Code Type THWN-2 or THHN.

F. GROUNDING (equipment) - All circuits shall be provided with Code sized

equipment grounding conductor.

G. SAFETY SWITCHES - shall be Square D, or approved equal, heavy duty

grade safety switch in configuration noted.

H. FIRE STOPPING - provide fire stopping, as manufactured by 3M or Hilti, at
fire-rated construction to maintain an effective barrier against the spread of
flame, smoke, and hot gases. Components shall be compatible with each
other, the substrates forming openings, and the items, if any, penetrating the
fire stopping under conditions of service and application, as demonstrated by
the fire stopping manufacturer based on testing and field experience.

(VOLTAGE DROP)

20A WIRE SIZING SCHEDULE

20 AMP CIRCUITS (120 AND 277 VOLT).

ALL WIRE SIZES SHOWN ON BELOW SCHEDULE ARE
INTENDED TO BE MINIMUM ACCEPTABLE WIRE SIZE

THE FOLLOWING SCHEDULE IS TO BE USED TO SIZE WIRE FOR

LENGTHS (ONE WAY) ARE INTENDED TO BE MAXIMUM.

REZONING & DEVELOPMENT PLANS
INDIANA AVENUE AND BARRY ROAD

STALEY CORNERS - INDIANA COMMONS

KANSAS CITY. MO

120 VOLT CIRCUIT MAX LENGTH (FT)

\/

BLANCHARD AE GROUP,

Laura Blanchard, P.E.

LLC

Professional Engineer no: 2007032416

1425 Wakarusa Dr. Ste. B
Lawrence, KS 66049
Ph: 785.993.0300
AEGroup@BAE.Group

700 Massachusetts St.
Suite 307
Lawrence, Kansas 66044
(785) 218-3980
www.adamsarchs.com

Milburn Civil Engineering, LLC

MILBURN CIVIL ENGINEERING, LLC.

33135 W. 83rd St.
De Soto, Kansas 660018
(913) 583-0367

TEMPLATE BY POLE OTHERWISE.
VANUFACTURER 3. PROVIDE A 1/2'x8' COPPER GROUND ROD MAX MAX WIRE SIZE
e ” tis  POLE BASE " FOREACHPOLE. AMPS | WATTS |  #12 #10 #8 #6
I ﬁf |/'5 4. 12" DIA. CONCRETE BASE APPLICABLE FOR 5 600 200 325 490 770
MAXIMUM OF 12FT. TALL POLE. PROVIDE
2 = EOA%KS'I'E'EWALK,GRADE 18" DIA. CONCRETE BASE FOR 12FT.-20FT. 10 1200 100 160 245 385
TALL POLE. 15 1800 70 110 165 255
ol 2 ML WELD (CADWELD) 5. CONCRETE SHALL HAVE A
o LR NG I COMPRESSIVE STRENGTH OF
ot t S e 277 VOLT CIRCUIT MAX LENGTH (FT
PN N owomesr, ¢ (ENoRONC sTERL S o (FT)
g |_ Y XMEVENLYSPACED ' MAX MAX | WIRE SIZE
: 7. ALL REINFORCING STEEL SHALL
© | *L AN  CONDUIT BEND OR HAVE A MINIMUM COVER OF 3", AMPS WATTS #12 #10 #8 #6
e o, -_11/\2\;'15)3‘:)"-0 8. CONTRACTOR SHALL PROVIDE ° 1385 480 760 1170 1865
— ] "X10-0° IN-LINE FUSING IN THE BASE OF
GROUND ROD EACH POLE. BUSSMAN TYPE HEB 10 2770 240 380 585 930
FUSE HOLDERS WITH TYPE KTK 15 4155 160 250 390 620
H H FUSES.
02 Light Pole Base Detail - /
Scale: Not to Scale
LIGHT FIXTURE SCHEDULE e Lgntng
HEADS TOTAL
MARK | MANUFACTURER MODEL QUAN. TYPE |VOLTS| MOUNTING WATTS DESCRIPTION NOTES | MARK
A COOPER GALN-SA6-735-120-SL3-BPC 1 MA1038 120 25' POLE 321 SINGLE HEAD POLE MOUNTED FIXTURE 2,3,4,5 A
B COPPER GALN-SA6-735-120-TW4-HSS-BPC 1 MA1039 120 25' POLE 321 SINGLE HEAD POLE MOUNTED FIXTURE 1,2,3,4,5 B
w COOPER ISC-SA1-730-U-SL4-TR-HSS-BPC 1 52W LED 120 WALL 45.2 WALL MOUNTED EXTERIOR LED FIXTURE - FULL CUTOFF 1,2,3 w
NOTES:
1. PROVIDE WITH HOUSESIDE SHIELD
2. PROVIDE WITH FIXTURE MOUNTED PHOTOCELL FOR DUST TO DAWN CONTROL
3. COLOR AS SELECTED BY ARCHITECT
4, CONTRACTOR TO VERIFY TENON SIZE
5. PROVIDE WITH 25' POLES STRUCTURALLY DESIGNED FOR HEAD QUANTITY.
GENERAL NOTES:
A. PROVIDE ALL REQUIRED ACCESSORIES FOR A COMPLETE INSTALLATION.
CALC ZONE DISCRIPTION AVERAGE MAX MIN MAX/MIN AVE/MIN NOTES
1 PARKING AREA 25' POLE WITH 3' CONCRETE BASE 2 8.1 0.1 8:0.1 2:0.1
IES RECOMMENDED Enhanced Security Basic min
Min Horizontal llluminance 0.5fc .2 fc
Max to Min 15:1 20:1
Min Vertical 0.25 fc 0.1 fc
Avg Horizontal 2.5fc 1

REVISIONS
No.| Description Date
Rel. Date: 10.31.2024

SITE PLAN

E1.01

© 2024 Blanchard AE Group,

LLC
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116'-0" . 116'-0"
S DARK GREY
LIMESTONE VENEER LIMESTONE VENEER PREFINISHED METAL
R PARAPET CAP
DARK GREY SCONCES .- _ DARK G_REY. SCONCES =t CMU WALL, PAINT TO

LIGHT GREY STUCCO PLANTER

o

LIGHT GREY STUCCO PLANTER

MAIN LEVEL

INTERIOR SLAB SLOPED
TO DRAIN

- 4

MAIN LEVEL -
P AN LEVEL - N RIGHT TRASH CORRAL
CLEAR ANODIZED STOREERONT LIMESTONE VENEER LIMESTONE VENEER CLEAR ANODIZED STOREFRONT —~ o 1/8" = 10"
FRAMING SYSTEM, TYP. STONE CAP STONE CAP FRAMING SYSTEM, TYP. ADAM S

EAST ELEVATION

B2
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A RCHITECTS

700 Massachusetts St.
Suite 307

Lawrence, Kansas 66044
(785) 218-3980
www.adamsarchs.com

ORRUGATED METAL
PANEL GATE

Rel. Date: 09/25/24
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GATE POST BUILDING
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L 160" ]
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(© 2024 Adams Architects, LLC ‘ R23




April 15, 2024

Mr. Justin Milburn, P.E.
Milburn Civil Engineering, LLC
33135 W. 83 Street

De Soto, Kansas 66018

Re:  Staley Corners — Kansas City, MO
Dear Mr. Milburn:

In response to your request, Priority Engineers, Inc. has reviewed the current Staley
Corners site plan and compared it to the approved Staley Corners Traffic Impact Study,
which was dated July 11, 2019.

There are two changes that are being considered at this time. The first is on the east
side of Indiana Avenue and is to replace the recent plan for a retirement home with two
9,800 square foot commercial buildings. The approved study included 44,300 square
feet of retail, with no retirement home, compared to the current plan which includes
39,600 square feet. Because the retirement home was a lower generating use than
commercial uses, the study was not updated for the retirement hope plan, and the
change back to retail is actually reverting back to near what was approved in the 2019
traffic study.

The second change will occur on the west side of Indiana Avenue with the current
change to include a 3,750 square foot McDonald’s. In the approved study, the west side
included 78,800 square feet of retail and 17,850 square feet of high-turnover sit-down
restaurant. As it has developed, the retail has decreased, and the sit-down restaurant
has been replaced with a Quick Lubrication Vehicle Shop, a drive-through coffee shop,
and McDonald’s. Table 1 below shows the trip generation for the impacted area as it
was assumed in the approved 2019 traffic study.



Land Use Intensity | Daily | Total | In QOut | Total | In | Out
Shopping Center 78,800SF | 5113 | 191 | 118 | 73 456 | 219 | 237
High Turnover (Sit-Down )

Restaurant 17,850 SF | 2002 | 177 | 97 | 80 174 | 108 | 66
Total 7,115 | 368 | 215 | 153 | 630 | 327 | 303

Table 2 below shows the trip generation, using the most recent Trip Generation Manual
11t Edition, for the currently proposed plan for the impacted area.

Table 2: Trip Generatio

Impacted Area

AM Peak PM Peak
Land Use Intensity | Daily | Total In Out | Total In Out
Shopping Plaza (40-150k) 62,000 SF | 4243 107 67 40 322 | 158 | 164
Quick Lubrication Vehicle
Shop 1,800 SF 125 10 8 2 16 7 9
Coffee/Donut Shop with
Drive-Through Window and
no Indoor Seating 2 lanes 358 89 44 45 30 15 15
Fast-Food Restaurant with
Drive-Through Window 3,750 SF | 1753 167 85 82 124 64 60
Total 6,422 | 373 | 204 | 169 | 492 | 244 | 248

For the western portion of the development, the AM Peak Hour trip generation increased
by 5 trips, while both the daily and PM Peak Hour decreased significantly.

Sincerely,

PRIORITY ENGINEERS, INC.
Kristin L. Skinner, P.E., PTOE
President
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Public Meeting Summary Form

Project Case # CD-CPC-2024-00142 /00143

Meeting Date: 11/7/24

Meeting Location: Via Zoom

Meeting Time (include start and end time): 6:00 p.m. - 6:15 p.m.
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Meeting Sign-In Sheet

Project Name and Address

Indiana Commons

8699 N. Indiana Avenue

Name Address Phone Email

No Attendees
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