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Request 
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Development Plan - Residential 

 

Applicant 

Lindsey Diekemper  

Cole & Associates Inc. 

1520 5th St, Saint Charles, MO 63303 

 

Owner 

Platte Purchase Plaza LLC 

PO Box 11332 Overland Park, KS 662207 

 

APPROVAL PROCESS 

 
 

PROJECT TIMELINE 

The application for the subject request was filed on 8/29/2022. 

Scheduling deviations from 2022 Cycle T have occurred.  

 

- The applicant requested a continuance to allow time to 

review geotechnical reports from the site.  

 

NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

There are no registered neighborhood or homes associations tied 

to the subject site. 

 

REQUIRED PUBLIC ENGAGEMENT 

Public engagement as required by 88-505-12 does apply to this 

request. Applicant hosted a meeting on 8/30/2022. A summary of 

the meeting is attached to the staff report.   

 

EXISTING CONDITIONS 

The subject site is currently undeveloped. Parcel Viewer shows a 

regulated stream crossing the site; however, it is clear when 

looking at the land itself that there is no longer a stream on the 

site, nor has there been for at least 15 years. There are existing 

sidewalks along the rights of way abutting the site, but currently 

no curb cuts to access the site.  

 

SUMMARY OF REQUEST + KEY POINTS  

The applicant is seeking approval of Development Plan in District 

B3-2 to allow for the construction of multi-unit building containing 

162 units for age-restricted housing on about 6.4 acres generally 

located at the southwest corner of NW Barry Rd and N Platte 

Purchase Dr. 

 

CONTROLLING + RELATED CASES 

None 

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket #10 Approval with Conditions  

 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

1801 NW Barry Rd 

About 6.63 acres  

B3-2 

2nd  

Platte  

Platte County R-III 

Surrounding Land Uses 

North: Undeveloped, residential uses, 

zoned B3-3, B1-1 

South: Public/civic uses, zoned UR 

East: Commercial, industrial uses, 

zoned M2-2, B3-1, R-80 

West: Commercial uses, zoned B3-2 

 

Major Street Plan 

N Platte Purchase and NW Barry Road 

are identified on the City’s Major Street 

Plan as a Local Link and Thoroughfare, 

respectively.  

 

Land Use Plan 

The Line Creek Valley Area Plan 

recommends Commercial for this 

location. 

 

  

Staff 
Review

City Plan 
Commission

City Council

http://www.kcmo.gov/cpc
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PLAN REVIEW  

The proposed residential Development Plan consists of a three-story building with 162 units and 1,149 square 

feet of accessory medical office space. The developer plans to market the units to individuals who are 55 years 

or older and does not include any assisted living aspects; therefore, staff reviewed this project as a standard 

multi-unit residential project. There are two points of access shown on the plans, one from N Platte Purchase Dr 

on the east side of the site and one from a private drive off of NW Barry Rd on the west side of the site. All 

vehicular use area will be located to the rear of the building and not visible from NW Barry Rd. This area 

includes 205 parking spaces, 29 of which are covered spaces. Short-term bicycle parking is provided around 

multiple entrances to the building and long-term bicycle parking is provided within the covered parking area 

and inside the building.  

 

The proposed plan shows pedestrian connection around the entire site. Pedestrian connection is provided on 

the north side of the building to access NW Barry Rd, as well as on the east side of the site to N Platte Purchase 

Dr. Striped crossings are provided across the vehicular use areas. 

 

A variety of landscaping is shown on the plans. Street tree species include red Maple, Red Oak, American 

Linden, and Serviceberry. Shrub and ground cover species include Boxwood, Yew, Arborvitae, Sumac, Little 

Bluestem, and Indiangrass.  

 

Proposed building materials include stone veneer, fiber cement siding, brick, and board and batten siding. 

Architectural articulation is provided through the variety of materials, balcony placement, and varied roofline 

and shapes.  

 

PLAN ANALYSIS 

Commercial Lot and Building (88-100), Use- Specific (88-300), and Development Standards (88-400)  

Standards Applicability Meets More Information 

Lot and Building Standards (88-120) Yes Yes  

Accessory or Use- Specific Standards 

(88-305 – 385) 

No N/A  

Boulevard and Parkway Standards 

(88-323) 

No N/A  

Parkland Dedication (88-408) Yes Yes Subject to conditions  

Parking and Loading  

Standards (88-420) 

Yes Yes  

Landscape and Screening Standards 

(88-425) 

Yes Yes  

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  
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SPECIFIC REVIEW CRITERIA 

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 plan complies with all applicable standards in the Zoning and Development Code. 

Although the Area Plan recommends “Commercial” as the future land use, the proposed use is less 

intense than many commercial uses and doesn’t warrant amending the area plan. Residential uses are 

permitted in commercial areas and districts.   

B. The proposed use must be allowed in the district in which it is located;  

The proposed residential use is permitted in the B3-2 zoning district. The small amount of medical office, 

which is accessory to the residential use is also permitted in the B3-2 district.  

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 will have two access points, one on the east side of the site from N Platte Purchase Dr, and 

another on the west side from a private drive that connects to NW Barry Rd. Circulation around the site 

is adequate and not expected to have major conflict points. All vehicular use areas provide enough 

space for two-way drive aisles.  

D. The plan must provide for safe, efficient, and convenient non-motorized travel opportunities, being 

pedestrian and bicycle movement, on the subject site; 

Sidewalks and bike racks are provided for non-motorized modes of transportation. The southern portion 

of the site provides an outdoor pedestrian walking area and dog park. There is a pedestrian connection 

from the building to the north to access NW Barry Rd. Sidewalks and stripped crossings are provided 

throughout the site and provide adequate circulation internally, and to reach N Platte Purchase Dr as 

well.  

E. The plan must provide for adequate utilities based on City standards for the particular development 

proposed.  

Adequate utilities are available at the subject site to serve the building and its use, unless otherwise 

conditioned by Water Services or Land Development Division.  

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. 

Proposed building materials and building design are consistent with some similar uses in the surrounding 

area, particularly the Ignite Medical Resort and recently approved assisted living project at NW Barry Rd 

and N Marston to the west of the subject site.  

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. 

Landscaping requirements have been met, as shown on the plans. Per staff’s request, additional shrubs 

were added to help buffer light from headlights in the parking lot shinning into the windows of units.  
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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. 

The total amount of impervious surface was not provided, but the building will cover 28 percent of the 

site. Based on the amount of parking and vehicular use area needed for the number of units proposed, 

it is common for the majority of the site to be impervious.  

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.  

There are no existing trees on the subject site.  

ATTACHMENTS 

1. Conditions Report   

2. Applicants Submittal   

3. Public Engagement Materials  

4. Additional documents, if applicable  

 

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends Approval with Conditions as stated in the conditions report. 

 

 

Respectfully Submitted, 

Genevieve Kohn 

Planner 

 



Report Date: November 10, 2022

Case Number: CD-CPC-2022-00162

Project: Viva Bene Residential Community

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Genevieve Kohn at (816) 513-8808 / 
Genevieve.Kohn@kcmo.org with questions.

1. That all signage shall conform to 88-445 and shall require a sign permit prior to installation.

2. 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 prior to Certificate 
of Occupancy.

3. That 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.

4. 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.

5. Screen all roof and/or ground mounted mechanical and utility equipment in compliance with 88-425-08.

Condition(s) by City Planning and Development Department.  Contact Terry Thomas at  / Terry.A.Thomas@kcmo.org with questions.

6. The developer must dedicate additional right of way for as required by the adopted Major Street Plan and/or Chapter 88 so 
as to provide the minimum required right of way as measured from the centerline, and ensure right of way dedication is 
adequate for any proposed road improvements as required by Public Works Department adjacent to this project.

7. The developer shall submit a detailed Micro storm drainage analysis from a Missouri-licensed civil engineer to the Land 
Development Division 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 Land Development 
Division as necessary to mitigate impacts from rate, volume, and quality of runoff from each proposed phase.

8. 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.

9. 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.

10. The developer shall submit construction plans in compliance with adopted standards for all improvements required by the 
traffic study approved by the Public Works Department, and shall secure permits for those improvements as required by the 
Land Development Division, prior to recording the plat.

11. 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.
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Condition(s) by City Planning and Development Department.  Contact Terry Thomas at  / Terry.A.Thomas@kcmo.org with questions.

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

13. The developer shall provide acceptable easements for any deep sewers where proposed fill is added or where the sewer will 
be further obstructed by surface improvements and that a structural analysis be provided to confirm adequate structural 
integrity for the proposed loading conditions of this plan, and secure permits and provide City approved executed and 
recorded easement prior to adding fill or constructing surface obstructions as required by Land Development Division.

14. The developer shall submit an analysis to verify adequate capacity of the existing sewer system as required by the Land 
Development Division 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.

15. The owner/developer must submit plans for grading, siltation, and erosion control to Land Development Division 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.

16. The developer must submit a plan for approval and permitting by the Land Development Division prior to beginning 
construction of the 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.

17. 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

Condition(s) by Fire Department.  Contact Michael Schroeder at (816) 513-4604 / michael.schroeder@kcmo.org with questions.

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

19. New buildings shall have approved radio coverage for emergency responders within the building based on the existing 
coverage levels of the public safety communication systems utilized by the jurisdiction, measured at the exterior of the 
building. This section shall not require improvement of the existing public safety communication systems. (IFC 2018 510.1) 
and (NFPA1221)

20. • A required fire department access roads shall be an all weather surface. (IFC-2012: § 503.2.3)
• 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)

• 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

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

Condition(s) by Parks & Recreation.  Contact Justin Peterson at (816) 513-7599 / Justin.Peterson@kcmo.org with questions.

22. The developer is responsible for dedication of parkland, private open space in lieu of parkland, or payment of cash-in-lieu of 
either form of dedication, or any combination thereof in accordance with 88-408.  Should the developer choose to pay 
cash-in-lieu of dedicating all or a portion of the required area, the amount due shall be based upon the (2022) acquisition 
rate of ($64,220.18) per acre. This requirement shall be satisfied prior to recording the final plat or certificate of occupancy, 
whichever occurs first.

23. The developer shall submit a streetscape plan with street tree planting plan per 88-425-03 for approval by the Parks & 
Recreation Department’s Forestry Division prior to beginning work in the public right-of-way.

Condition(s) by Public Works Department.  Contact Jeffrey Bryan at (816) 513-9865 / Jeffrey.Bryan@kcmo.org with questions.

24. Make sure the street trees shown along Platte Purchase do not cause issues with sight distance at the proposed driveway.

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

25. Water/Sewer Service lines shall serve only one lot or tract and shall not cross a separate lot or tract.
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Condition(s) by Water Services Department.  Contact Heather Massey at (816) 513-2111 / heather.massey@kcmo.org with 
questions.

26. A full flow fire meter will be required when the fire protection service line serves more than one building, or combination 
service lines 6 inches and larger, or that have private fire hydrants connected to them.

27. The developer shall have a water flow test done to ensure there is adequate water pressure to serve the development.
South of River contact – Sean Allen - 816-513-0318
North of River contact - Todd Hawes – 816-513-0296

28. 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 Jerald Windsor at (816) 513-0413 / Jerald.Windsor@kcmo.org with questions.

29. Submit WME plans for the new FH’s along NE Barry Road and N Platte Purchase Drive to meet 300’ max. spacing.
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P5.0

REF. DWG.    SCALE: P3.0
ASPHALT PAVEMENT (LIGHT DUTY)2REF. DWG.    SCALE: P3.0

CONCRETE SIDEWALK DETAIL5

REF. DWG.    SCALE: P3.0
VERTICAL CONCRETE CURB DETAIL1

REF. DWG.    SCALE: P3.0
PARALLEL ACCESSIBLE RAMP DETAIL6

REF. DWG.    SCALE: P3.0
NON-TRAVERSABLE CURBS DETAIL
ACCESSIBLE RAMP WITH

7

REF. DWG.    SCALE: P3.0
90 DEGREE ACCESSIBLE PARKING DETAIL9

REF. DWG.    SCALE: P3.0
CROSS WALK DETAIL10

REF. DWG.    SCALE: P3.0
ASPHALT PAVEMENT DETAIL (HEAVY DUTY)3

REF. DWG.    SCALE: P3.0
CONCRETE PAVEMENT DETAIL4

REF. DWG.    SCALE: P3.0
BOLLARD DETAIL11

REF. DWG.    SCALE: P3.0
RETAINING WALL DETAIL12

REF. DWG.    SCALE: 8 ACCESSIBLE PARKING SIGN DETAIL
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REF. DWG.    SCALE: P3.0
DIRECTION ARROWS DETAIL1

NOTES:
1.  INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.  ALL DIMENSIONS ARE CONSIDERED TRUE AND REFLECT MANUFACTURER'S SPECIFICATIONS.
3.  DO NOT SCALE DRAWING.

11 CAPACITY, INGROUND ANCHOR MOUNT, GALVANIZED BIKE RACK

REVISION DATE 11/07/2011

     REFERENCE NUMBER 4349-013.
4.  CONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info

4349-013

CL CL

INGROUND
ANCHOR MOUNT

R 6"

RB 11   G

www.CADdetails.com

A A A RIBBON BIKE RACK COMPANY
521 FIFTH AVENUE, 17TH FLOOR
NEW YORK, NY 10175
TOLL FREE: 1 (800) 849-3488
www.ribbonrack.com

PROTECTED BY COPYRIGHT ©2011 CADdetails.com LTD.

The Original
RIBBON   BIKE RACK ®

REF. DWG.    SCALE: P3.0
LIGHTING DETAIL2

http://www.kalamazoogourmet.com
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REF. DWG.    SCALE: 1 OVERALL LANDSCAPE PLAN
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PROJECT LOCATION:

PROJECT NAME:

DATE:

COMPANY:

PAGE 1 OF 1

8/25/2022

VIVE BENE PARKING LOT

KANSAS CITY, MO

MEGLIO & ASSOCIATES (JML)

1. Parking Lot Calculation Points Set at 0'-0" AFF, 10'x10' spacing at property line, 15'x15' spacing at parking lot
2. Area Fixture Mounting Height: 28' AFF /  25' Pole Height / 3' Concrete Base
-Building Wall Mounts: 18'AFF
-Area Fixture Dog Park: 23'AFF / 20' Pole Height / 3' Concrete Base

THE LIGHTING CALCULATIONS PROVIDED IN THIS REPORT APPROXIMATE THE LIGHT LEVELS EXPECTED WITHIN
THE SPACE BASED ON AN OPEN ENVIRONMENT AND BASED ON INFORMATION PROVIDED TO MEGLIO AND
ASSOCIATES.  PLEASE VERIFY THE DATA LISTED TO ENSURE ACCURACY.  ANY VARIANCE IN COLOR/COMPOSITION
OF WALLS CCT, SPACING, AND ANY OTHER SUBSTANTIAL FACTORS OR CHANGES PROVIDED IN DRAWINGS
WILL VOID THIS CALCULATION AND A NEW CALCULATION WILL NEED TO BE MADE.  THIS LAYOUT IS MEANT TO
SHOW FIXTURE QUANTITY AND PERFORMANCE.

Luminaire Schedule
Symbol Label Qty LLF Description

Calculation Summary
Label

Lum. Watts

Avg Max Min Avg/Min Max/Min
DOG PARK AREA (0'AFF)

SA 2 0.900 NLS NV-1-T3-64L-1-40K8-UNV-DPS3-XX / POLE: NLS SSSP-25-4S-11G-12BC-SGL-XX-
136

205

1.45 11.5 0.1 14.50 115.00
PARKING LOT (0'AFF) 2.31 14.9 0.5

SB 3 0.900 NLS NV-1-T4-64L-1-40K8-UNV-DPS3-XX / POLE: NLS SSSP-25-4S-11G-12BC-SGL-XX-
136

205

4.62 29.80
PROPERTY LINE (0'AFF)

SC

0.03 0.5 0.0 N.A.

3 0.900 NLS NV-1-T5-64L-1-40K8-UNV-DPS3-XX / POLE: NLS SSSP-25-4S-11G-12BC-SGL-XX-
136

205

WA 4 0.900 NLS NV-1-T3-64L-7-40K8-UNV-WM-XX 136
WB 9 0.900 NLS NV-1-T4-64L-7-40K8-UNV-WM-XX 136

N.A.
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15' WATER ESMT
DB 906, PG 862-867
(TITLE ITEM 13-18)

TRACT 1
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10' KCP&L ESMT

DB 911, PG 870

DB 911, PG 872

DB 914, PG 306

DB 914, PG 307
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DB 914, PG 309

(TITLE ITEM 19, 20, 21, 22, 23 & 25)
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20' PERMANENT DRAINAGE EASEMENT
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(TITLE ITEM 8)

15' STORM DRAINAGE EASEMENT
DB 1012, PG 200 (TITLE ITEM 27)
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Public Meeting Notice 

Please join ____________________________________________________________________________ 

for a meeting about _____________________________________________________________________ 

case number __________________________________________________________________________  

proposed for the following address:  

Meeting Date: 

Meeting Time: 

Meeting Location: 

Project Description: 

If you have any questions, please contact: 

Name: 

Phone:  

Email:  

You are receiving this notice in accordance with city code that requires a public meeting with neighborhoods 
for certain types of development projects. You can read more about the process requirements at 
kcmo.gov/publicengagement

If you would like further information on this proposed project, please visit the city’s planning and permitting system, 
Compass KC, at Compasskc.kcmo.org. You may search by project type and address/case number to find project details. 

Sincerely,  





Project Case # 

Meeting Date: 

Meeting Location: 

Meeting Time (include start and end time):

Additional Comments (optional): 


	Company/Developer Name: the Avenue Development team
	Project Name: new age-restricted housing being developed in your area
	Project Case Number: CD-DAT-2022-00038
	Address Field 1: 1801 NW Barry Road
	Address Field 2: 
	Meeting Date: Tuesday, August 30th
	Meeting Time (i: 
	e: 
	 6-7:30 p: 
	m: 
	): 5:00-7:00 pm




	Address of Meeting Location: Barry Elementary, 2001 NW 87th Terrace 
	Briefly add details about project here: We are proposing to build new age-restricted housing with outdoor and indoor amenities
	Briefly add details about project here 2: at the southwest corner of NW Barry Road and N Platte Purchase Drive.
	Project Contact Name: Kurt Kutter
	Project Contact Phone Number: 636-978-7508
	Address of Meeting Location 2: 
	Email Address for Project Contact: kkutter@colestl.com
	Text13: 
	Additional Comments: Timothy and Javier showed up in support of the project. We discussed the general layout
	Additional Comments 2: of the project, renderings and provided plans to residents. The remaining persons on the 
	Project Case Number#1: CD-CPC-2022-00162
	Meeting Date#1: 08/30/2022
	Meeting Location: Barry School - 2001 NW 87th Terrace, Kansas City, MO 
	Meeting Start and End Time: 5:00-7:00 p.m.
	Addtional Comments 3: sign in sheet were with the development team (Developer, Architect and Civil Engineer).
	Additional Comments 4: 
	Additional Comments 5: 


