
CITY PLAN COMMISSION

Henry C Klover
Klover Architects, Incorporated
8813 Penrose Ln, 400
Lenexa, KS 66219

15th Floor, City Hall
414 East 12th Street

Kansas City, Missouri 64106

kcmo.gov/planning

November 17, 2022

Re:     CD-CPC-2022-00173 - A request to approve a Residential Development Plan in district B3-2 for a 4-story 
apartment building consisting of approximately 220 units above a 2-level parking garage with two courtyards above 
the podium deck with amenities and a pool, and approximately 6,500 square feet of retail, office, and restaurant 
space on the ground level on about 3.63 acres generally located at 1500 Meadow Lake Parkway

Dear Henry C Klover:

At its meeting on November 15, 2022, the City Plan Commission acted as follows on the above-referenced case.  

Scheduled

The Commission's action is only a recommendation. Your request must receive final action from the City Council. 
All conditions imposed by the Commission, if any, are available on the following page(s).

PLEASE READ CONDITIONS CAREFULLY as some or all of the conditions imposed may require action on 
your part to proceed to the next step.

●

●

If revised plans are required, you must make such revisions and upload the revised plans prior to proceeding 
to final action.
If revised plans are not required, your request will automatically be submitted for City Council 
consideration.

If you have any questions, please contact me at Larisa.Chambi@kcmo.org or (816)513-8822.

Sincerely,

Larisa Chambi
Lead Planner



Report Date: November 17, 2022

Case Number: CD-CPC-2022-00173

Project: 1500 Meadow Lake

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Larisa Chambi at (816)513-8822 / Larisa.Chambi@kcmo.org 
with questions.

1. 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.

2. 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.

3. Signage has not been reviewed with this submittal, all signage shall conform to 88-445 and shall require a sign permit prior to 
installation.

4. 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.

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

5. The developer must integrate into the existing street light system any relocated existing street lights within the street 
right-of-way impacted by the new drive or approach entrances as required by the Land Development Division, and the 
relocated lights must comply with all adopted lighting standards.

6. 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

7. 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.

8. The developer must petition for the vacation of sanitary sewer easement as shown on the development plan and relocate 
sewers as required by the Departments of Water Services, the Land Development Division, and Development Services prior 
to recording of the final plat.

9. 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.

10. 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.

11. The developer shall submit plans to Land Development Division and obtain permits to construct sidewalks along the platted 
frontage, and to a tie-in point with the existing sidewalks and construct associated ADA ramps at the proposed entrance 
drives as necessary for the type of drive approach.

12. The developer provide acceptable easement and secure permits to relocated sanitary sewers out from under proposed 
buildings and structures, etc., while continuing to ensure individual service is provided to all proposed lots as required by 
Land Development Division prior to recording the plat or issuance of a building permit, whichever occurs first.
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Condition(s) by City Planning and Development Department.  Contact Terry Thomas at  / Terry.A.Thomas@kcmo.org with questions.

13. Please note that any proposed on-street parking shall be approved by the Public Works Department prior to the issuance of a 
permit from Land Development for construction.  Requests for on-street parking require review by Public Works staff during 
the plan review process.

14. 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.

15. 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.

16. The developer shall submit a Storm Drainage analysis from a Missouri-licensed civil engineer to the Land Development 
Division evaluating proposed improvements and impact to drainage conditions.  Since this project is within a "Combined 
Sewer Overflow" (CSO) district, the project shall be designed to retain rainfall of 1.5 inch depth over the entire site to 
simulate natural runoff conditions and reduce small storm discharge to the combined sewer system.  Manage the 10-year 
storm and 100-year storm per currently adopted APWA standards.  The analysis shall be submitted, and the developer shall 
secure permits to construct any improvements required by the Land Development Division prior to recording the plat.

17. 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.

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. Buildings equipped with a fire standpipe system shall have an operable fire hydrant within 100 feet of the Fire Department 
Connection (FDC). (IFC2018 § 507.5.1.1)

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

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 -2013 § 8.7.2)

22. 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) The 
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) and shall provide fire lane signage on fire access drives.

23. Aerial Fire Apparatus access roads shall be provided for any building that is 30 feet in height or greater.  Aerial Fire  
Apparatus Roads are a minimum 26 feet wide, at least 15 feet away from the building but not more than 30 feet from the 
structure.  (IFC-2018 § D105).

24. Dead end fire department access road(s) in excess of 150 feet shall be provided with an approved turn around feature (i.e., 
cul-de-sac, hammerhead).  Dead-end streets in excess of 150 feet in length resulting from a “phased” project shall provide an 
approved temporary turn around feature (i.e., cul-de-sac, hammerhead).  (IFC-2018: § 503.2.5)

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

25. 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 certificate of occupancy.

26. 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.

27. Please send plans to Monica Kearney at Monica.Kearney@kcmo.org for review of the proposed on-street parking shown on 
76th Street.

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

28. 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 Pedro Colato – 816-513-4892

29. Branch service lines one-and-one-half inches and larger in diameter for domestic water services or fire protection lines shall 
be connected to the main by cutting in a minimum 6” branch service tee, installing three gate valves, and two solid sleeves 
on the main. Line valves on the main shall be the same nominal size as the main.

30. 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
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