City of Leawood
Planning Commission Agenda
January 10, 2017
Dinner Session - 5:30 p.m. - No Discussion of ltems
Meeting - 6:00 p.m.
Leawood City Hall Council Chambers

4800 Town Center Drive
Leawood, KS 66211
913.339.6700 x 160
CALL TO ORDER/ROLL CALL:
Belzer, Hoyt, Levitan, Pateidl, Elkins, Strauss, Ramsey, Coleman, and Block
APPROVAL OF THE AGENDA:
APPROVAL OF MINUTES:

Approval of the minutes from the November 22, 2016 Planning Commission meeting.

NEW BUSINESS:

CASE 113-16 - VILLAGE OF LEAWOOD - Request for approval of a Rezoning from REC (Planned
Recreation) to RP-2 (Planned Cluster Detached Residential District), Preliminary Plan, Final Plan and Final Plat,
located north of 91st Street and east of High Drive. PUBLIC HEARING

CASE 65-16 — CORNERSTONE DEVELOPMENT AND THE ELEMENT HOTEL - Request for approval of a
Revised Preliminary Plan for the Cornerstone development and Special Use Permit for a hotel, located south of
135! Street and east of Nall Avenue.

PUBLIC HEARING

ADJOURN REGULAR MEETING: Meetings will end at 9:00 p.m. unless the Commission votes to extend the
meeting for a period of thirty (30) minutes. An additional thirty (30) minute extension, for a maximum of two (2)
extensions, may be voted by the Commission members.
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LEAWOOD PLANNING COMMISSION

PLANNING COMMISSIONER’S
SEATING CHART

The Leawood Planning Commission is a nine member non-partisan body whose members are appointed by the Mayor and confirmed by the Governing Body.

The Planning Commission prepares the Comprehensive Plan that is used as a general guide for the development of the community. The Comprehensive Plan is

reviewed and updated annually as part of the commission's ongoing process of evaluating trends and patterns. The Commission also reviews all zoning, special

use permit, and site plan and plat applications prior to making recommendations to the governing body for final action.

The regular scheduled public meetings of the Planning Commission are held at 6:00 PM on the fourth Tuesday of each month in the City Council chambers, 4800
Town Center Drive. The Commission may also conduct a study session followed by a meeting on the second Tuesday of each month.

Anyone wishing to appear on the Planning Commission agenda or study session agenda should contact Planning Services at (913) 339-6700.
REZONING AND SPECIAL USE PERMIT PROCEDURES FOR LEAWOOD, KANSAS

Newspaper publications: The city will be responsible for publishing the notice of public hearing in the official City newspaper not less than 20 days prior to the end
of the public hearing.

Posting of the sign: Upon submission of the application, the City will supply the applicant with a sign to be posted on the property. The sign must be posted not
less than 20 days prior to the public hearing.

Letters of notification: The applicant will be responsible for mailing notices by certified mail, return receipt requested, of the proposed zoning change to all land
owners located within 200 feet of the area proposed to be altered. These notices must be sent a minimum of 20 days prior to the Planning Commission hearing.

Public hearing: The Planning Commission hears all zoning requests, hearing from the applicant and anyone in the audience wishing to speak for or against the
proposal. The Commission will then make a recommendation for approval or denial to the City Council or continue the application to another Planning
Commission agenda. The following is an outline of the public hearing process.

1. Staff summarization of comments and recommendations.
2. Applicant presentation and response to staff comments and recommendations.
3. Public Hearing

a. Anyone wishing to speak, either in favor or in opposition has an opportunity to speak.
b. It is appreciated if the speakers keep repetition to a minimum.

The applicant will have an opportunity to respond to points raised during the hearing.
Planning Commission discussion.

Motion and second by the Planning Commission.

Planning Commission discussion of motion.

Planning Commission vote on the motion.

© N oA

Protest period: Certain property owners may file a petition protesting the application within 14 days after the close of the Planning Commission public hearing.
The petition must be signed by the owners of record of 20% or more of any real property proposed to be rezoned, or by the owners of record of 20% or more of
the total real property within the area required to be notified in Article 16-5-4.1 of the proposed zoning of specific property, excluding streets and public ways and
property excluded pursuant to 16-5-4.3.

City Council Action: After the protest period has concluded, the application will be placed on an agenda for a City Council meeting. The Council may then take
action on the proposal. The Council may approve the Planning Commission’s recommendation, or it may amend and approve or remand the proposal to the
Planning Commission for further consideration.



City of Leawood Planning Commission Staff Report

MEETING DATE: January 10, 2017
REPORT WRITTEN:  January 3, 2017

VILLAGE OF LEAWOOD - REQUEST FOR APPROVAL OF A REZONING FROM REC (PLANNED
RECREATION) TO RP-2 (PLANNED CLUSTER DETACHED RESIDENTIAL), PRELIMINARY PLAN
AND FINAL PLAN AND FINAL PLAT - Located north of 91st Street and east of High Drive - Case
113-16 **PUBLIC HEARING**

APPLICANT:

e The applicant is John Petersen, Polsinelli PC.

e The property is owned by Leawood Country Club Partners, LLC.
e The engineer is Tim Tucker, Phelps Engineering.

e The landscape architect is Brick Owens.

REQUEST:

e The applicant is requesting approval of a Rezoning from REC (Planned Recreation) to RP-2
(Planned Cluster Detached Residential), Preliminary Plan, Preliminary Plat, Final Plan, and Final
Plat.

e The development is proposed to consist of 24 single family lots, zoned RP-2, on 16.25 acres for a
density of 1.48 dwelling units/acre.

ZONING:

e The property currently has 23 undeveloped single family lots zoned RP-2 and 2 common area tracts
zoned REC. The applicant is proposing to rezone the common area tract on the west side of
Sagamore (1.29 acres) to RP-2 and to leave 7.72 acres of the eastern common area tract, on the
east side of Sagamore, zoned as REC. Rezoning approximately 0.45 acres to RP-2 on the east side
of Sagamore to be incorporated into single family lots.

COMPREHENSIVE PLAN:
e The Comprehensive Plan designates this property as Open Space - Private and Low Density
Residential.

SURROUNDING ZONING:

e North The property to the north is the single family residential subdivision of Leawood,
zoned R-1 (Planned Single Family Low Density Residential), and existing office
buildings zoned SD-O (Planned Office).

e East The property to the east is developed with existing office buildings zoned SD-O.

e South The properties to the south are single family residential lots within the subdivisions
of Leawood, Leawood Estates and Stonebridge, all zoned R-1.

e West The property to the west is the single family residential subdivision of Leawood,
zoned R-1.




LOCATION MAP:
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PROPOSED CHANGES TO CURRENT PLAN

This application is proposing to rezone Tract A of the Estates of Old Leawood, which is a 1.29 acre
common area tract on the west side of Sagamore, adjacent to single family lots within the Leawood
Subdivision zoned R-1, to RP-2 and divide this tract into 4 lots. Currently Estates of Old Leawood
Tract A is approved for the construction of a pool and cabana with a small parking lot. The parking
lot has been constructed, but the pool and cabana have not. Note that Estates of Old Leawood had
2 common area tracts. Tract A, a 1.29 acre common area tract on the west side of Sagamore, and
Tract B, a 8.17 acre common area tract on the east side of Sagamore. Village of Leawood is
proposing to rezone Estates of Old Leawood Tract A to RP-2 and create 4 new lots. Village of
Leawood will have a common area tract on the east side of Sagamore, which is labeled as Tract A
(this is generally the area where Tract B of the Estates of Old Leawood was located).

Estates of Old Leawood planned walking trails and tennis courts within the area that is proposed as
Tract A of Village of Leawood, which wraps around the east side of the lots around the existing cul-
de-sacs on the east side of Sagamore. Tract A is primarily located within the floodplain. The trails
and tennis courts were never constructed. This application is proposing that Tract A be a riparian
forest and meadow and is not proposing the construction of walking trails or tennis courts within this
area. As was approved with the Estates of Old Leawood, a hardscaped pedestrian trail to connect
89t Street with an existing pedestrian bridge over Dykes Branch is proposed with this application.
The applicant is proposing to increase the number of lots in the subdivision from 23 lots on 16.25
acres for a density of 1.42 dwelling units/acre to 24 lots on 16.25 acres for a density of 1.48 dwelling
units per acre. Currently the 23 lots of Estates of Old Leawood are grouped around 3 cul-de-sacs on
the east side of Sagamore, which have been constructed. The applicant is proposing the following
changes to lots:



e As stated above, Rezone Tract B on the west side of Sagamore from REC to RP-2 and plat 4
new lots.

e Remove 1 lot from around the northern cul-de-sac on the east side of Sagamore, going from 7
lots to 6 lots.

e Remove 2 lots from the central cul-de-sac on the east side of Sagamore, going from 10 lots to 8
lots.

e The southern cul-de-sac on the east side of Sagamore will maintain the same number of lots as
currently platted, 6 lots.

The applicant is proposing to increase the size of lots around the northern 2 cul-de-sacs by reducing

the number of lots around the cul-de-sacs as stated above, and by increasing the depth of some of

the lots around the northern and southern cul-de-sacs. As a result of the increase in the lot depth,

Tract A, that will remain zoned REC will decrease in size from 8.17 acres to 7.72 acres, with the

difference of 0.45 acres being zoned RP-2 and incorporated into the proposed single family lots.

Estates Old Leawood was not approved with deviations to setbacks. The Village of Leawood is

requesting the following deviations:

o Front setbacks of 22.5 ft. for all lots except Lot 11 which will have a front setback 26 ft. and Lot
12 which will have a front setback of 23.5 ft.

e Interior side yard setbacks of 7.5 ft. for Lots 1 through 20.

e Rear yard setbacks of 0 ft. for Lots 1 through 4, Lots 9 through 12, and Lots 16 through 18.

e Rear yard setbacks of 15 ft. for Lots 5 through 8, and Lot 14.

BACKGROUND:

November 1, 2004, Case 39-04, Estates of Old Leawood was approved by the Governing Body for a
request to Rezone the former Leawood Country Club property from REC to RP-2, a Preliminary Plan
and Preliminary Plat for 27 single family lots on 16.25 acres for a density of 1.66 dwelling units/acre.
(Ordinance 2887) This application rezoned only the 27 single family lots around 3 cul-de-sacs on the
east side of Sagamore to RP-2. Tract B (in the location of Tract A of Village of Leawood), was an
8.17 acre tract on the east side of Sagamore, and Tract A (where Village of Leawood is proposing 4
single family lots on the west side of Sagamore), a 1.29 acre tract, directly adjacent to the single
family subdivision of Leawood, zoned R-1, remained zoned REC. Tract B was approved to have
pedestrian trails and tennis courts, and Tract A was approved for the construction of a pool and
cabana with a small parking lot.

May 2, 2005, Case 12-05, Estates of Old Leawood was approved by the Governing Body for a
request of a Final Plan and Final Plat for 27 single family lots on 16.25 acres for a density of 1.67
dwelling units/acre. (Resolution 2398) The Planning Commission recommended approval of this
application.

March 20, 2006, Case 06-06, Estates of Old Leawood was approved for a Final Plan and Final Plat
to adjust lot lines of the single family lots to provide more uniform lots that could accommodate a
house more easily. The number of lots did not change and remained 27 single family lots on 16.25
acres for a density of 1.66 dwelling units/acre. (Resolution 2565)

November 5, 2007, Case 97-07, Estates of Old Leawood was approved for a request for a Revised
Preliminary Plan, Revised Final Plan, and Revised Final Plat to reduce the number of lots from 27
single family lots to 23 single family lots on 16.25 acres for a density of 1.42 dwelling units/acre.
(Ordinance 2274).



April 20, 2009, Case 13-09, Estates of Old Leawood was approved for a request for a Final Plan to
amend the type and placement of street lights within the development and to change the location of
the monument signs for the development. (Resolution 3198)

August 16, 2010, Case 40-10, Estates of Old Leawood was approved for a Special Use Permit for a
Temporary Sales Trailer. (Ordinance 2457)

SITE PLAN COMMENTS:

The applicant is proposing 24 single-family lots zoned RP-2, 1 common area tract (Tract A) to the
east to remain zoned REC. The density of the development will be 1.48 dwelling units/acre. The
maximum density permitted by the Leawood Development Ordinance for the RP-2 district is 7.26
dwelling units per acre. The maximum density of the R-1 district, which is the zoning of the adjacent
single family subdivision is 2.90 dwelling units per acre.

The applicant is proposing to rezone Tract B of the Estates of Old Leawood, a 1.29 acre tract located
on west side of Sagamore, adjacent to the single family residential subdivision of Leawood, zoned R-
1 to RP-2. The project proposes to replat this tract into 4 single family lots. This tract was approved
with the Estates of Old Leawood for a pool with cabana along with a small parking lot. The pool and
cabana were never constructed, but the parking lot was installed along with a small retaining wall and
a decorative parking lot light fixture. The applicant is proposing to remove the parking lot, parking lot
light fixture, and the retaining wall. The applicant is showing that another retaining wall will be
constructed on Lot 21 (at the southwest corner of the development) by the home builder to
accommodate a home on that lot.

The remaining 20 single family lots are proposed to be located around 3 existing cul-de-sac streets
that extend to the east off of Sagamore. The applicant is proposing to replat the existing 23 single
family RP-2 lots of the Estates of Old Leawood subdivision into 20 single family RP-2 lots by
removing 1 lot from the northern cul-de-sac (going from 7 lots to 6 lots), removing 2 lots from the
central cul-de-sac (going from 10 lots to 8 lots), and leaving the southern cul-de-sac with 6 lots.

The average size of the lots around the cul-de-sacs will increase due to the number of lots being
reduced around the 2 northernmost cul-de-sacs, and the applicant proposing to increase the depth of
the lots along the eastern side of the subdivision, adjacent to Tract A. As a result of increasing the lot
depth of the easternmost lots around the cul-de-sacs, the applicant is proposing to remove, or
reconfigure some of the existing retaining walls along the eastern side of some of the lots.

The average lot size of the lots on the east side of Sagamore is 11,927 sq.ft. The average lot size for
the Estates of Old Leawood is 9,535 sq.ft.. The average lot size for the proposed lots on the west
side of Sagamore are 14,081 sq.ft. The minimum lot size permitted by the RP-2 zoning district is
6,000 sq.ft. per lot.

All the streets within the subdivision have been constructed with the Estates of Old Leawood and are
public streets. As part of that project Sagamore was looped to the east and north to connect with 89th
Street and 3 short cul-de-sacs were constructed that extended to the east off of Sagamore. The
central cul-de-sac is the longest and is approximately 220 ft. in length (measured from curb return).
The streets were constructed to City standards and have 50 ft. of right-of-way and are 28 ft. in width
back-of-curb to back-of-curb.

With the exception of a small section of 4 ft. concrete sidewalk connecting to the existing sidewalk
along the north side of 89t Street, sidewalks were not constructed with the Estates of Old Leawood.
The applicant is proposing to remove the existing section of 4 ft. sidewalk and construct 5 ft.
sidewalks to City standards along the east side of Sagamore and along both sides of all 3 cul-de-
sacs. The 5 ft. sidewalk on the east side of Sagamore will replace the existing 4 ft. sidewalk to be
removed, and provide the connection to the existing 5 ft. sidewalk on the north side of 89t Street.
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Tract A is a large common area tract that is 7.72 acres and circumscribes the east and north
boundaries of the lots around the cul-de-sacs. This tract is proposed to remain zoned REC and to be
planted with a riparian forest and meadow.

Dykes Branch runs along a portion of the north and east side of Tract A and separates the
development from existing office buildings, zoned SD-O. The majority of this tract is located within
the FEMA floodplain.

The applicant is proposing a 10 ft. wide concrete sidewalk that will connect the existing pedestrian
bridge across Dykes Branch to 89t Street. This sidewalk will be in a 20 ft. public access easement,
with the exception of a small section where the easement narrows to 15 ft., between the Lot 1 and
the adjacent exterior boundary of the subdivision.

Tiered retaining walls, constructed of a mosaic of Versa-Lok concrete masonry units, were built with
the Estates of Old Leawood. These retaining walls are along the eastern side of Lot 5 within the
northern cul-de-sac, Lots 9 through 12 of the central cul-de-sac, and Lots 16 and 17 of the southern
cul-de-sac. The height of the wall varies with the number of tiers at a particular location (between 1
and 3 tiers). Each tier is approximately 5 ft. in height with a 5 ft. setback between tiers. The tallest
portion of the wall is approximately 15 % ft. The retaining walls will be the 100 year floodplain limit
and were constructed to bring the residential lots on the eastern side of the development out of the
floodplain.

The southernmost lots around the southern cul-de-sac have no retaining wall. The portion of Tract A
that is directly east and south of these lots will generally maintain its natural grade.

A monument sign is proposed to be located at the northwest corner of Tract A. This monument sign
was constructed with the Estates of Old Leawood. The applicant is proposing to face the sign with
the name of the proposed subdivision.

FINAL PLAT:

The project proposes to plat 24 single-family RP-2 lots and 1 common area tract (Tract A) on 16.25

acres for a density of 1.48 dwelling units per acre.

Twenty single family RP-2 lots are proposed to be platted on the west side of Sagamore around the 3

existing cul-de-sacs, and 4 lots on the west side of Sagamore. The average lot size of the lots

around the 3 cul-de-sacs is 11,927 sq.ft. and the average lot size of the lots on the west side of

Sagamore is 14,081 sq.ft.

Tract A is a private common area that wraps around the east side of the proposed single-family lots

on the east side of Sagamore. This area will be 7.72 acres in size. The average lot size of the

overall Village of Leawood development is 12,286 sq.ft.

All of the proposed lots are to have a front setback 22.5 ft., with the exception of Lot 11 and Lot 12,

which are requesting a deviation to allow a 26 ft. and 23.5 ft. front setback respectively. This requires

a deviation under Section 16-3-9(A)(5)(a) of the Leawood Development Ordinance, which allows

setback from public streets to be reduced to 75% of the standard requirement, if compensating open

(not less than 1:1 ratio) is provided elsewhere in the project and where there is ample evidence that

the deviation will not adversely affect neighboring properties.

Per the Leawood Development Ordinance, corner lot street side setbacks are platted at 20 ft.

Per City standards the public right-of-way for streets is shown to be 50 ft. in width.

Easements within the development include but are not limited to the following:

o With the exception of a 15 ft. section at a narrow area between Lot 1 and the adjacent exterior
boundary of the development, a 20 ft. sidewalk easement extends east from 89t Street around
the lots on the north side of the northern cul-de-sac, to the existing pedestrian bridge across



Dykes Branch. This sidewalk easement is granted to the City of Leawood to construct and
maintain a public sidewalk.

e 10 ft. utility easement along the front lot line of all single family lots within the development.

e 10 ft. utility easement along the back of the single family lots around the 3 cul-de-sacs.

e 15 ft. utility easement along the west (back) property line of the 4 lots on the west side of

Sagamore.

BULK REGULATIONS:

o The following table lists the bulk regulations for the RP-2 zoning district.
Regulation Required Provided
Minimum Lot Size 6,000 sq.ft. 9,808 sq.ft.
Front Setback 30 ft. 22.5ft.
Side Setback 10 ft. 7.51t*
Corner Lot Side Setback 20 ft. 20 ft.
Rear Setback 20 ft. 0ft*
Lot Depth 120 ft. 95 ft.*
Height 35 t. 35 ft.

* Indicates that the applicant is requesting approval of a deviation per Section 16-3-9(A)(5) of the Leawood Development
Ordinance
TRAFFIC:

A traffic study is not required for a residential development.

INTERACT:

The applicant held an interact meeting on November 10, 2016. A summary of the meeting is
attached.

SIGNAGE:

A monument sign is proposed to be located at the northwest corner of Tract A. This monument sign
was constructed with the Estates of Old Leawood. The applicant is proposing to face the sign with
the word “VILLAGE” in inlaid molded letters that are 14 in. in height on a precast concrete face that is
24 in. in height.

The sign is 20 ft. in length and curved with columns of different heights at each end. The shorter
column is 5 ft. in height and the taller column is 7 ft. — 6 in. in height. The main body of the sign is 4 ft.
-4 in. in height.

The monument sign is constructed of gray limestone with a red brick cap and decorative band on the
taller column.

The sign will be externally illuminated with ground mounted LED lights.

LANDSCAPING:

Per section 16-4-7.2 of the Leawood Development Ordinance, street trees shall be planted at a rate
of 1 street tree per 35 ft. White Oaks are proposed to be planted along Sagamore, Little Leaf
Lindens are proposed to be planted around the northern and southern cul-de-sacs and Frontier Elms
are proposed to be planted along the central cul-de-sac.

Each of the 3 cul-de-sacs currently has an island that is planted with a Red Maple tree. The
applicant is not proposing to irrigate the these landscaped islands.



The applicant is proposing to plant 3 Riverside Serbian Spruce and 3 Prairie Fire Crabapple trees
behind the monument sign at the northwest corner of Tract A.

Blue Rug Juniper is proposed to be planted between the tiers of the retaining walls.

Tract A will be developed into a tree covered meadow. The edge along the creek will remain native
in condition and the existing euonymus groundcover and understory shrubs will remain in place.
Invasive trees less than 4 in. caliper will be removed from the existing open areas and graded for
drainage where necessary. A tall thin blade fescue seed mix will be seeded into the graded and
disturbed areas. Native shrubs will be added along the creek as forage and habitat. New hardwood
trees will be added across the tract as future over-story.

The applicant has submitted a tree survey that shows the existing trees larger than 6 in. in caliper
that are proposed to be removed. The applicant is showing all of the existing trees located on the
proposed single family lots as being removed. Other trees to be removed are those that are located
in close proximity to lots at the southeast end of the southern cul-de-sac. The applicant has stated
that these trees are to be removed due to grading in these areas. Other trees to be removed are
dead trees and 2 Elms that are in close proximity to the 10 ft. concrete trail that is proposed to
connect 89 Street with the pedestrian bridge that crosses Dykes Branch, at the northwest corner of
Tract A. The applicant has proposed to plant two, 4 in. caliper White Oak trees to replace the 2 Elms
that are being removed to accommodate the 10 ft. pedestrian trail that connects to the pedestrian
bridge.

The applicant has provided representative landscape plans of landscaping to be planted with the
single family homes. The landscaping consists of a variety of shade trees, evergreen trees,
ornamental trees, and shrubs.

ELEVATIONS:

Single Family Homes Types:

The applicant has provided the elevations of several single family homes that show the type and style
of home that may be constructed within the development.

The houses have sloped roofs, with each house having multiple roof pitches.

The houses are primarily constructed of stucco with some natural stone and brick accents. These
accents are typically on the front of the house around the main entry and/or windows. Some of the
houses also have metal roof accents over projecting windows.

The roofs are generally shown to be covered with flat concrete tile.

Some of the house types have a small courtyard in the front of the house.

The houses built within the development will have to meet all requirements of the Leawood
Development Ordinance and the Building Code.

Retaining Walls with Fences:

Tiered retaining walls with a 4 ft. black aluminum fence along the top were constructed with the
Estates of Old Leawood subdivision. These retaining walls were varied from 1 to 3 tiers with each
tier being approximately 5 ft. in height with 5 ft. between tiers.

The walls are constructed of mosaic Versa Lok concrete masonry units that have been tumbled to
have a natural rock appearance. The columns are to have a precast concrete cap in the color of
sand beige. Some of the columns are missing the precast caps. These will be installed with this
project so that all columns will use the same materials and be uniform in appearance.



LIGHTING:

e The applicant is proposing to use the standard street light fixture used by the City of Leawood.
These light fixtures are AEL ATBO-20BLED70 R2 4000 K. These light fixtures have a 30 ft. pole
with a 6 ft. arm and are constructed of spun aluminum. The applicant is placing the street light
fixtures in accordance with City requirements.

e The monument sign at the northwest corner of the development will be externally illuminated with
ground mounted light fixtures. The light fixture is Kim Lighting Micro Flood EL218 and is 5 % in.
wide, 3 % in. tall mounted on a short arm that can pivot with a total height of approximately 6 % in.

REQUESTED DEVIATIONS:

e Per Section 16-3-9(A)(5) of the Leawood Development Ordinance, Setbacks, deviations to required
setbacks as listed in this section may be granted only when compensating common open space (not
less than 1:1 ratio) is provided elsewhere in the project and where there is ample evidence that the
deviation will not adversely affect neighboring property. The applicant is requesting the following
deviations under Section 16-3-9(A)(5) as listed below. The project has sufficient compensating
common open space within Tract A of the development.

e The applicant is proposing the following deviations with this application.

Front Setback of 22.5 ft.: A deviation to the required front yard setback of 30 ft. Per Section 16-3-
9(A)(5)(a), setbacks of buildings from a public street may be reduced to 75% of the standard
requirement, which is 22.5 ft. The applicant is proposing 22.5 ft. front yard setbacks on all lots
except Lot 11, which proposes a 26 ft. setback, and Lot 12, which proposes a setback of 23.5 ft.
Interior Side Setback of 7.5 ft.. A deviation to the required side yard setback of 10 ft. Per Section
16-3-9(A)(5)(c), side yards between buildings may be reduced to zero when the City approves
adequate open space for the project and between buildings. The applicant is proposing 7.5 ft. side
yard setbacks for all the lots around the cul-de-sacs. No interior side setback deviation is
requested for the lots on the west side of Sagamore.

Rear Setback of 0 ft.: A deviation to the required rear yard setback of 20 ft.. Per Section 16-3-
9(A)(5)(d), interior property line setbacks may be reduced to zero when the City approves
adequate open space for the project and between buildings. The applicant is proposing:

e (ft. Rear Yard Setback: Lots: 1-4, 9-12, and 16-18.

e 15 ft. Rear Yard Setback: Lots: 5-8, and 14.

IMPACT FEES:
e PARK IMPACT FEE: The applicant is responsible for a park impact fee of $300/unit ($300 X 24 =
$7,200).

STAFF COMMENTS:

o Staff is not supportive of Lot 21 on the west side of Sagamore as the lot is irregular shape, and
relatively shallow and does not meet the following Leawood Development Ordinance requirements:

Section 16-8-3.7(A)(3). Lots shall be of a symmetrical shape.

Section 16-8-3.7 (C). The depths of residential lots shall not be less than 120 ft. Per Section 16-
9-164 of the Leawood Development Ordinance, Lot Depth is defined as the average distance
from the front property line to the rear property line, measured in the general direction of the side
property lines of the lot. The average depth of Lot 21 is 95 ft., with the majority of the



Staff recommends that prior to Governing Body consideration the applicant reconfigure the lots on
the west side of Sagamore into 3 lots. (Stipulation 1)

The Leawood Development Ordinance does not offer a deviation to these requirements, however,
Section 16-8-6.1, Rule Exceptions, states “Whenever the tract to be subdivided is of such an unusual
size or shape or is surrounded by such development or unusual conditions that the strict application
of the requirements contained in these subdivision regulations would result in substantial hardship or
inequity, the City may vary from said requirements of design, but not of procedure or improvements,
so that the subdivider may develop the property in a reasonable manner. At the same time, however,
there must be a finding of unusual hardship as opposed to the mere granting of privileges so that the
public welfare and interest of the City is protected and general intent and spirit of this Ordinance
preserved. Such a rule exception shall state the reason for each variation and may be passed by a
three-fourths (3/4) vote of the regular membership of the Planning Commission subject to review and
action, including approval, denial or conditional approval, by a majority of the membership of the
Governing Body.”

Per Section 16-1-4.1 of the Leawood Development Ordinance states that in cases of a new or
amended preliminary plan or final plan or plat, the owner developer, and/or applicant shall be
responsible for placing all existing utilities underground prior to the issuance of a building permit or
occupancy permit, or at such time mandated by the approved plan or plat. Existing power poles are
located along the west property line of Village of Leawood, adjacent to the existing homes within the
Leawood subdivision. KCP&L has stated that underground service is currently installed along the
west property line of Lots 21 through 24 and is energized. The existing above ground utility poles are
still active as they serve the existing homes in the adjacent Leawood subdivision. KCP&L also
acknowledged that it previously received payment for the removal of the power poles, but is unable to
remove the poles until the adjacent property owners are prepared to pay for connecting to the buried
line. (Stipulation 3)

Staff is supportive of the requested deviations to setbacks. The development has sufficient
compensating common open space within Tract A of the development, which is 7.72 acres. The
deviations will allow flexibility to allow more buildable lots within the project. (Stipulation 7)

Section 16-4-7.3 of the Leawood Development Ordinance requires that all landscaped areas be
irrigated. Each of the landscaped islands within the cul-de-sacs is planted with an existing Red
Maple Tree. As these islands are formally landscaped, staff recommends that these landscaped
islands be irrigated. (Stipulation 13)

GOLDEN CRITERIA:

The character of the neighborhood:

This area is characterized by low density single family residential subdivisions of Leawood, Leawood
Estates, and Stonebridge to the north, south and west, commercial development in the form of existing
office buildings to the north and east across a creek, Dykes Branch. The site is currently approved for 23
single family homes around 3 cul-de-sacs on the east side of Sagamore and a pool and cabana on the
west side of Sagamore. Much of the infrastructure for the currently approved subdivision has been
installed including public streets, retaining walls, sanitary sewer, sanitary storm sewers, and the parking
lot for a pool and cabana.

The zoning and uses of properties nearby:

North The property to the north is the single family residential subdivision of Leawood,
zoned R-1 and existing office buildings SD-O.



e East The property to the east is developed with existing office buildings zoned SD-O.

e South The property to the south is the single family residential subdivisions of Leawood,
Leawood Estates and Stonebridge zoned R-1.

o West The property to the west is the single family residential subdivision of Leawood,
zoned R-1.

The Suitability of the subject property for uses to which it has been restricted:

Much of the subject property (Tract A) is prone to flooding and is part of the 100-year floodplain according
to a watershed study produced by Larkin Associates, which was contracted by Johnson County. Due to
this reason the majority of the eastern portion of the property in its current state is not suitable for
construction. The applicant is proposing to leave eastern portion of the property zoned REC (Planned
Recreation) and to have this area as a natural riparian forest and meadow. A portion of the site to the
west has been raised out of the floodplain and retaining walls installed with the approval of the Estates of
Old Leawood, a 23 single family lot subdivision approved for rezoning and preliminary approval in 2004,
in which much of the infrastructure has been installed including: streets, storm sewers, water lines, gas
lines, retaining walls, and sanitary sewer, but no single family homes. The applicant is proposing to
reconfigure the currently approved lots of the Estates of Old Leawood subdivision, removing some and
increasing the depth of some in order to allow more buildable lots on the east side of Sagamore. The
maijority of this area where the single family lots are located is currently zoned RP-2, which will remain.
The applicant is also proposing to rezone a portion of the property that is part of the current Estates of
Old Leawood, on the west side of Sagamore, from REC to RP-2. This portion of the site is currently
approved for the construction of a pool, cabana, and small parking lot. The parking lot along with a
retaining wall has been constructed, but the pool and cabana have not. The applicant is proposing single
family lots on this portion of the property, which is adjacent to existing low density single family residential
homes.

The time for which the property has been vacant:

The property was originally developed with Leawood Country Club, a private country club, that included a
clubhouse, pool and tennis courts. The club closed in approximately 2002. In 2004, a preliminary plan
for a 27 lot single family RP-2 subdivision that included a pool and cabana with walking trails and tennis
courts was approved by the City of Leawood Governing Body (Ordinance 2087). Estates of Old Leawood
received approval for a Final Plan for the 27 single family lot subdivision in May of 2005 (Resolution
2398). In November of 2005, the developer of Estates of Old Leawood received approval for a Revised
Preliminary Plan, Revised Final Plan and Revised Final Plat that reduced the number of lots from 27
single family RP-2 lots to 23 single family RP-2 lots on 16.25 acres for a density of 1.42 units/acre.
(Ordinance 2274). Estates of Old Leawood was approved for Revised Final Plan approval for changes to
placement of street lights and design of monument signs in April 2009 (Resolution 3198). Infrastructure
including public streets, storm sewer, and sanitary sewers began to be installed 2008). The site has
remained vacant since the Leawood Country Club was demolished in (2005).

The relative gain to the public health, safety, and welfare due to the denial of the application as
compared to the hardship imposed, if any, as a result of denial of the application:

The property is surrounded by single family residential subdivisions zoned R-1 to the north, south, and
west. Existing office development is north and east across Dykes Branch creek. The property is suitable
for single family development zoned RP-2, which a portion of the property east of Sagamore has been
zoned for since November of 2004. The overall density of the development is proposed to be 1.48
dwelling units/acre. The R-1 zoning district allows a maximum density of 2.9 dwelling units per acre, and
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the RP-2 zoning district allows a maximum density of 7.26 dwelling units per acre. The property has
remained vacant since the demolition of the Leawood Country Club in 2005. The relative gain will not
outweigh the relative hardship if the application were denied. Development of the site will allow the site
to be improved and maintained, while providing single family homes for Leawood residents. Currently the
site is vacant and the infrastructure that has been installed is showing signs of deterioration.

The recommendation of the permanent staff:
City staff recommends that this application be approved with the stipulations, based on the factors set
forth herein and specifically on the compatibility of the use with surrounding uses.

Conformance of the requested change to the adopted master plan of the City of Leawood:

The Comprehensive Plan designates this site as Low Density Residential and Private Open Space. The
applicant is proposing to rezone the western 1.29 acres, on the west side of Sagamore, from REC
(Planned Recreation) to RP-2. The applicant is proposing to rezone approximately 0.45 acres on the
east side of Sagamore from REC to RP-2 to increase the size of some of the lots around the existing cul-
de-sacs. Per the Comprehensive Plan RP-2 is listed as medium density, however, the application
proposes a density much lower (1.48 dwelling units/acre) than the maximum permitted for RP-2 zoning
district (7.26 dwelling units/acre), and lower than the maximum density permitted under the low density
residential zoning of R-1 (2.90 dwelling units per acre).

STAFF RECOMMENDATION:

Staff recommends approval Case 113-16, Estates of Old Leawood, with the following stipulations:

1. The project is limited to 23 single-family lots on 16.25 acres for a density of 1.42 units/acre, with a
maximum of 3 single family lots west of Sagamore. Prior to Governing Body consideration, the
applicant/owner will provide revised plans showing a maximum of 3 lots west of Sagamore.

2. A park impact fee in the amount of $300/unit is required prior to recording of the Final Plat.
($300 x 23 = $6,900)

3. All power lines, utility lines, etc. (both existing and proposed, including utilities and power lines
adjacent to and within abutting right-of-way) are required to be placed underground. This shall be
done prior to final occupancy of any home within the project. The power poles located along the west
property line shall be removed as the adjacent houses within the Leawood subdivision underground
the service lines to their homes.

4. Exterior ground-mounted or building-mounted equipment including, but not limited to, mechanical
equipment, utilities and meter banks, shall be screened from public view with landscaping.

5. All new utility boxes greater than 36 inches and less than 55 inches in height, a footprint that is 5 feet
or greater and less than 15 square feet in area, or a pad footprint 5 feet or greater and less than 15
square feet in area, may be installed only with the prior recommendation of the Planning Commission
as being in compliance with this Ordinance based on review of a site plan containing such final
development plan information as may be required by the City and with approval of the Governing
Body. The City may impose conditions on approval, including but not limited to duration or renewal
requirements, where the circumstances are sufficiently unusual to warrant the conditions.

6. All new utility boxes with a height of 55 inches or greater, a footprint greater than 15 square feet in
area, or a pad footprint greater than 15 square feet in area, shall be authorized only by approval of a
special use permit prior to construction.

7. The development shall be approved for the following deviations:

a) Front setback of 22.5 ft. for all lots except Lot 11 which will have a front setback 26 ft. and Lot 12
which will have a front setback of 23.5 ft.
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1.

12.
13.
14.

15.

16.
17.

18.

19.

20.

21.

22.

23.

b) Interior side yard setback of 7.5 ft. for Lots 1 through 20.

c) Rearyard setback of 0 ft. for Lots 1 through 4, Lots 9 through 12, and Lots 16 through 18.

d) Rear yard setback of 15 ft. for Lots 5 through 8, and Lot 14.

All construction traffic shall enter and exit from 89t Street and be restricted from High Drive and
Sagamore through the existing neighborhood. .

While Village of Leawood is under construction 89t Street shall be cleaned as necessary.

. Construction shall be limited to Monday through Saturday, 8:00 a.m. to 9:00 p.m. and no construction

on Sundays.

The applicant/owner will maintain as many quality, existing trees as possible. The applicant/owner

shall mark all trees and provide construction staking, including cut and fill, for the location of the trail,

storm sewer, retaining walls, grading limits etc. No trees shall be removed without approval from the

City Engineer and Director of Community Development.

All street trees shall be planted a maximum of 5 ft. from the back of sidewalk.

All formal landscaped common areas, including all cul-de-sac islands shall be irrigated.

The plant material for all formal landscaped areas shall meet the following requirements. Medium and

large deciduous trees shall be 4” caliper as measured 6” above the ground, all small deciduous and

ornamental trees shall be a minimum of 8’ in height and 2" caliper as measured 6” above the ground,

conifers and evergreen trees shall be a minimum of 6’ in height, and shrubs shall be a minimum of 5

gallons and 3’ in height at the time of planting.

The approved final landscape plan shall contain the following statements:

a) Alltrees shall be callipered and undersized trees shall be rejected.

b) All hedges shall be trimmed to maintain a solid hedge appearance.

c) Any deviation to the approved final landscape plan shall require the written approval of the
landscape architect and the City of Leawood, prior to installation.

d) All plant identification tags shall remain until issuance of a Final Certificate of Occupancy.

All landscaped open space shall consist of a minimum of 60% living materials.

A letter, signed and sealed by a Kansas registered Landscape Architect, shall be submitted prior to

final occupancy that states that all landscaping has been installed per the approved landscape plan

and all plant material used is to the highest standards of the nursery industry.

Per the Leawood Development Ordinance, the source of illumination shall not be visible on light

fixtures.

A 10 ft. wide public pedestrian concrete trail shall be constructed through Tract A to 89t Street, east

of the existing pedestrian bridge across Dykes Branch, and meet all AASHTO requirements prior the

issuance of any Building Permits for houses within the development.

All sidewalks shall be a minimum of 5 ft. in width and installed per street construction standards and

shall comply with the Americans with Disabilities Act.

The applicant shall obtain all approvals and permits from the Public Works Department, per the

public works memo on file with the City of Leawood Planning and Development Department, prior to

recording the plat.

An erosion control plan for both temporary and permanent measures to be taken during and after

construction will be required at the time of application for building permit.

The Owner/Applicant must establish a funding mechanism to maintain, repair and/or replace all

common areas and common area improvements including, but not limited to, landscaping, walls, and

storm water system improvements. The mechanism will include a deed restriction running with each

lot in the development that will mandate that each owner must contribute to the funding for such

maintenance, repair and/or replacement and that each lot owner is jointly and severally liable for

such maintenance, repair and/or replacement, and that the failure to maintain, repair or replace such
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24,

25.

26.

27.
28.

29.

30.

common areas or common area improvements may result in the City of Leawood maintaining,
repairing and replacing said common areas and/or improvements, and the cost incurred by the City
of Leawood will be jointly and severally assessed against each lot, and will be the responsibility of the
owner(s) of such lot.

All streets within the subdivision shall be public. The developer or Homes Association will maintain
any plantings within the street right-of-way.

The applicant/owner shall provide a letter from the owners of all easements that are to be
abandoned, stating that they support the vacating of the easements prior to the recording of Final
Plat.

Development rights under this Final Plan approval shall not vest until all permits required for this use
have been issued and construction has begun and substantial amounts of work completed. |If
substantial amounts of the work have not been completed within 10 years of issuance of such
permits, the development rights under this Final Plan approval shall expire.

No blasting for construction shall be permitted at anytime.

With the exception of privacy fencing for hot tubs, all fencing shall be black aluminum metal fencing,
matching the style and color of the existing fencing on the retaining wall.

Monument signs shall be placed within a common area designated as a separate tract of land to be
maintained by the development or homes association.

In addition to the stipulations listed in this report, the developer/property owner agrees to abide by all
ordinances of the City of Leawood Development Ordinance, unless a deviation has been granted,
and to execute a statement acknowledging in writing that they agree to stipulations one through
thirty.
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i i T R 4800 Town Center Drive = Leawood, Kansas 66211 - (913) 339-6700
(913) 339-6781 Fax

MEMORANDUM

Date: January 4, 2017

To: Richard Coleman, Director of Community Development
From: David Ley, P.E., City Engineerfp\/
Department of Public Works

Re: Village of Leawood
Case Number: 113-16

The Department of Public Works has reviewed the aforementioned project and would
like to make the following stipulations as part of the Planning Commission Approval:

1) Traffic Impact Analysis

a) A traffic study was not required during the approval of the Estates of Old
Leawood project. Removing the Leawood Country Club and constructing 23
residential lots decreased traffic on to 89" Street.

b) Staff did not request an updated traffic study for Village of Leawood. The
Village of Leawood development includes one more lot than the previously
approved plan. The estimated peak hour fraffic increase is one vehicle over
the previously approved plan.

2) Storm Water Study

a) The volume of storm water storage area within Tract A is the same as the
previously approved final plan. On the previous plan the City’s consultant,
Larkin & Associates, agreed with the developer's engineer that there would
be no-rise in the FEMA 100 year water surface elevation. The engineer for
Village of Leawood submitted a study confirming a no rise in the FEMA 100
year water sl iface elevation - :

b) Storm water shall not be allowed to flow from Lots 19 and 20 west to the
existing lot.

c) The developer shall install a private storm sewer system fo collect the water
at the rear of Lots 5 and 8 and at the rear of Lots 13 and 16. This will
eliminate water flowing overland down the steep embankment between the
retaining walls.

3) The developer shall construct an overland flow path at the end of the cul-de-sacs

in case the storm sewer system becomes blocked.

PW-1

J:\Projects\Estates of Old Leawood\Planning Commission Stipulations\113-16 Village of Leawood.doc
Sister City to I-Lan, Taiwan, R.0.C. - Sister City to Regional Council Gezer, Israel



4) Prior to issuance of Building Permit:
a) Complete the two storm sewer repairs and remove debris from the two RCP
line segments identified by City staff.
b) Complete the pavement repairs to the roadway as identified by City staff.
c) Complete the curb repairs as identified by City staff.
d) Construct a 10 foot wide pedestrian trail through Tract A to 89" St east of the
existing pedestrian bridge.

5) Prior to issuance of Temporary Certificate of Occupancy:
a) Complete the street light installation.

6) All trees to be removed shall be marked in the field by the developer and
reviewed for removal by the City Engineer and the Director of Community
Development prior to tree removal. This will require construction staking
(including cut and fill) for the location of the trail, storm sewer, retaining walls,
grading limits, etc.

7) The developer shall be responsible for repair and restoration of all structures,
sidewalk, wiring, sod, etc within the Right-of-Way. This includes existing damage
to any of these items.

8) The developer shall provide as-built storm sewer information in accordance with
our standards. This includes, but is not limited to, vertical and horizontal
coordinates of all structures constructed or modified, flowline information at each
structure, pipe size information, downstream structure numbers and type of
structure. This information shall be provided to us on the Johnson County AIMS
coordinate system. The spreadsheet for the data will be provided to the
developer after the storm sewer improvements have been completed.

9) All public improvements shall be designed and constructed in accordance with
the City of Leawood Public Improvement Construction Standards as developed
by the Department of Public Works (latest revision).

10) The developer shall obtain and submit to the Department of Public Works and
the Building Official a copy of the NPDES Land Disturbance Permit issued by the
Kansas Department of Health and Environment prior to any grading work at the
site.

11) The permit fee for plan review and construction observation shall be five (5)
percent of the construction cost for all improvements within the Right-of-Way or
Public Easement(s) granted to the City of Leawood. The fee will be charged and
collected from the Contractor prior to issuance of the permit from the Department
of Public Works.

12) The plat will not be released for recording until all the permits from the
Department of Public Works have been obtained by the Contractor(s) and all
other requirements have been met.

If you have any questions, please call me at (913) 663-9134.

Copy: Project File
PW Book
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