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Project Name 

All American Contracting on Blue 

Parkway 

 

Docket # 3 

 

Request 

CD-CPC-2023-00024 

Rezoning to MPD 

Preliminary Development Plan 

 

Applicant 

Jake Hodson 

Olsson 

 

Owner 

Mike Curran 

All American Contracting LLC 

 

APPROVAL PROCESS 

 
 

PROJECT TIMELINE 

The application for the subject request was filed on 2/10/2023.  

Scheduling deviations from the 2023 Cycle F have occurred.  

 

- The applicant revised plans per KC Water’s request. 

 

REQUIRED PUBLIC ENGAGEMENT 

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

request. The applicant hosted a meeting on 3/20/2023. A 

summary of the meeting is attached to the staff report, see 

attachment #3.  

 

EXISTING CONDITIONS 

The proposed 9.55 acres consists of six individual lots immediately 

adjacent to Blue Parkway (Missouri Route 350) and south of 

Noland Road in an area commonly known as Knob Town. There is 

an abandoned home located on the site. The City of Kansas City, 

Missouri annexed this area in 1961. Nearly the entire site is located 

within the floodplain and a protected stream buffer area. 

 

SUMMARY OF REQUEST + KEY POINTS  

A request to rezone from R-80 to MPD (Master Planned 

Development) and approval of a preliminary development plan 

and preliminary plat on about 9.55 acres generally located at 

George Avenue and Blue Parkway (Missouri State Highway 

350/US Highway 50). 

 

CONTROLLING + RELATED CASES 

There are no controlling or related cases. This property was 

annexed by the City of Kansas City in 1961. 

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket # Recommendation 

3               APPROVAL WITH CONDITIONS  

 

 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

13821 Blue Parkway 

About 9.55 acres  

R-80  

5th  

Jackson 

Lees Summit 190  

Surrounding Land Uses 

North: Open Space, zoned R-80 

South: Commercial, zoned B3-2 

East: Light Industrial, zoned M3-5 

West: Park, zoned R-80 

 

Major Street Plan 

Blue Parkway is not identified on the 

City’s Major Street Plan.  

 

Land Use Plan 

The Little Blue Valley Area Plan 

recommends office and open 

space/buffer for this location. 

 

  

Staff 
Review

City Plan 
Commission

City Council

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

The proposed 9.55 acres consists of six individual lots immediately adjacent to Blue Parkway (Missouri Route 350) 

and south of Noland Road in an area commonly known as Knob Town. The subject properties were annexed 

by the City of Kansas City in 1961 and according to City records have always been primarily undeveloped with 

a single abandoned home located in the middle of the site. The site is within close proximity to the Little Blue 

River and a regulated stream and has been zoned for low density and agricultural uses since its annexation. 

 

The applicant is proposing to rezone from R-80 (residential) to MPD (Master Planned Development) to allow for 

an office that will be have floor space to allow for indoor warehousing for small contractors to use. The project 

will consist of two phases. Phase II does not have a defined use at this time which is why staff asked the 

applicant to provide a detailed list of allowed and prohibited uses. The proposed MPD district rezoning totals 

9.55 acres, although only 2 acres will be developed as 7.55 acres are located within a floodplain, stream buffer 

or both. Due to only 2 acres being proposed for development, the MPD rezoning will not substantiate a 

negative impact to the public health, safety and welfare of the immediate and surrounding area. In order to 

meet the intent and goals of the MPD zoning district the applicant will be required to place all land within the 

floodplain into its own tract and dedicate it as "preservation" with a note that it cannot be developed.  

 

PLAN ANALYSIS 

The MPD zoning allows for the applicant to establish their own lot and building standards. The primary 

concern City staff had with this development was the preservation of the regulated stream, stream buffer 

and open space. The applicant has worked diligently with City staff to provide a plan that meets not only the 

goals of the City but also allows the applicant to establish his business within the City of Kansas City, Missouri. 

 

The City Plan Commission (CPC) must approve an MPD Final Plan prior to the issuance of any building permit. 

The MPD Final Plan will include details related to landscaping and architectural features. 

  

Standards Applicability Meets More Information 

Landscape and Screening Standards 

(88-425) 

Yes Yes, subject to 

conditions 

A detailed landscape 

plan will be provided 

with the MPD Final Plan 

Outdoor Lighting Standards (88-430) Yes Yes, subject to 

conditions 

A detailed photometric 

plan will be provided 

with the MPD Final Plan 

Sign Standards (88-445) Yes Yes, subject to 

conditions 

 

Pedestrian Standards (88-450) Yes Yes  
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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 Little Blue Valley Area Plan recommends office and open space/buffer for this location. The 

proposed rezoning is to allow for an office building and indoor warehousing. Long range planning staff 

approved this plan as the applicant will not conduct any development within the floodplain or stream 

buffer. 

 

B. Zoning and use of nearby property;  

As mentioned earlier, this part of Kansas City was annexed in 1961 and explains the variety of rural, low 

density residential and open space land uses that border the project area to the north and west. There 

is also a regulated stream and steep slopes which explains why most of this area has never been 

developed. There are heavy industrial uses to the east of the site (on the eastern side Blue Parkway) and 

commercial uses located directly to the south of the subject property.  

 

C. Physical character of the area in which the subject property is located;  

The physical character of the area is primarily rural with little to no development along the west side of 

Blue Parkway.   

 

D. Whether public facilities (infrastructure) and services will be adequate to serve development allowed by 

the requested zoning map amendment; 

The developer will be required to construct a sanitary sewer service line that will connect to the Little 

Blue Valley Sewer District wastewater sewer system.  

 

E. Suitability of the subject property for the use to which it has been restricted under the existing zoning 

regulations; 

The existing zoning, R-80 is quite limited as to what uses are permitted on the subject property. The R-80 

zoning district currently allows for a single detached home, a daycare and animal or agricultural uses. 

The proposed MPD zoning district will permit a low intensity indoor warehouse and office use.  

 

F. Length of time the subject property has remained vacant as zoned; 

There is a small detached house located on the property that has sat vacant for years. Most of the 

subject property is located within a floodplain with a rough terrain and has never been developed. 

 

G. The extent to which approving the rezoning will detrimentally affect nearby properties; and 

The applicant will only be able to develop a small portion of the subject property and can only build a 

structure in the area that is not within the floodplain. Staff supports this rezoning as the applicant will be 

required to place all land within the floodplain into its own tract and dedicate it as "preservation" with a 

note that it cannot be developed.  
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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.  

The proposed MPD district rezoning totals 9.55 acres, although only 2 acres will be developed as 7.55 

acres are located within a floodplain, stream buffer or both. Due to only 2 acres being proposed for 

development, the MPD rezoning will not substantiate a negative impact to the public health, safety and 

welfare of the immediate and surrounding area. 

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 MPD preliminary development plan complies with the Zoning and Development Code. 

The applicant will be required to construct a private sanitary sewer line as KC Water will not support a 

septic system adjacent to a regulated stream.  

 

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

The proposed use is allowed only under the Master Planned Development (MPD) zoning district. The 

current zoning, R-80 would not permit the proposed use.  

 

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 applicant will establish an agreement with the property owner to the south to provide vehicular 

access to the subject property.  

 

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

pedestrian and bicycle movement, on the subject site; 

The subject property is located immediately adjacent to a state highway and non-motorized travel 

opportunities were not analyzed due to the context. The applicant will be required to submit an MPD 

Final Plan prior to the issuance of a building permit which at that time bicycle parking will be analyzed 

once again. 

 

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

proposed.  

The proposed plan will connect to water service from the south. The applicant has approval from the 

Little Blue Valley Sewer District to connect a private sanitary to their interceptor as KC Water cannot 

support installing a septic system adjacent to a regulated stream with a rough terrain.  

 

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 proposed building on Phase I complements the property located to the south. All architectural 

features will be reviewed when the applicant submits an MPD Final Plan prior to the issuance of a 

building permit. 
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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. 

Staff has placed a condition that the applicant shall place all land within the floodplain into its own 

tract and dedicate it as "preservation" with a note that it cannot be developed. 

 

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 applicant is proposing a reasonable amount of impervious surfaces to allow for the highest and best 

use of the property overall.  

 

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.  

The preliminary development plan does not identify trees to be removed; any trees that are to be 

removed will be included on the landscape plan when the MPD Final Plan is submitted prior to the 

issuance of any building permit. 

 

 

Master Planned Developments (88-520-03-G) 

In reviewing and making decisions on proposed MPD rezonings and preliminary development plans, review 

and decision-making bodies must consider at least the following factors:  

A. The preliminary development plan’s consistency with any adopted land use plans for the area;  

The Little Blue Valley Area Plan recommends office and open space/buffer for this location. The 

proposed rezoning is to allow for an office building and indoor warehousing. Long range planning staff 

approved this plan as the applicant will not conduct any development within the floodplain or stream 

buffer. 

 

B. The preliminary development plan’s consistency with the MPD district provisions of 88-280; and 

The applicant will be required to place all land within the floodplain into its own tract and dedicate it as 

"preservation" with a note that it cannot be developed; the dedication of land meets the general 

purpose of the MPD provisions by enhancing and protecting natural resource areas. 

 

C. The sufficiency of the terms and conditions proposes to protect the interest of the public and the 

residents of the MPD in the case of a plan that proposes development over a long period of time.  

The subject property is adjacent to a state highway and no residential uses are within five hundred feet. 

The proposed MPD has a very specific list of allowed and prohibited uses to ensure the protection of the 

public. 
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ATTACHMENTS 

1. Conditions Report  

2. Applicants Submittal  

3. Public Engagement Materials  

 

PROFESSIONAL STAFF RECOMMENDATION 

City staff recommends APPROVAL WITH CONDITIONS as stated in the conditions report. 

 

 

Respectfully Submitted, 

 

Andrew Clarke, AICP 

Planner 

 



PROPERTY DESCRIPTION:THAT PART OF LOT 6, NORTH HAVEN ESTATES, A SUBDIVISION IN LIBERTY, CLAY COUNTY,MISSOURI, ACCORDING TO THE RECORDED PLAT THEREOF, DESCRIBED AS FOLLOWS:COMMENCING AT THE NORTHWEST CORNER OF SAID LOT 6; THENCE S89°54'23"E, ALONG THE

NORTH LINE OF SAID LOT 6, A DISTANCE OF 363.59 FEET TO THE POINT OF BEGINNING; THENCES89°54'23"E, CONTINUING ALONG SAID NORTH LINE, A DISTANCE OF 176.51 FEET TO THE WESTRIGHT-OF-WAY LINE OF NORTH CHURCH ROAD; THENCE S28°09'02"W, ALONG SAID WESTRIGHT-OF-WAY LINE, A DISTANCE OF 72.27 FEET; THENCE S32°23'53"W, CONTINUING ALONGSAID WEST RIGHT-OF-WAY LINE, A DISTANCE OF 131.31 FEET TO A POINT ON THE NORTH LINEOF A TRACT OF LAND DESCRIBED IN BOOK 1658 AT PAGE 716; THENCE N89°54'23"W, ALONGSAID NORTH LINE, A DISTANCE OF 73.38 FEET; THENCE N00°26'11"E, PARALLEL WITH THE WESTLINE OF SAID LOT 6, A DISTANCE OF 174.77 FEET TO THE POINT OF BEGINNING. CONTAINING

0.51 ACRES, MORE OR LESS.PROJECT BENCHMARKBM-1 - NORTHEAST CORNER OF CURB INLET ON WEST SIDE OF N. CHURCH RD., SOUTH OF W.COLLEGE ST.N: 1,121,968.7084, E: 2,801,852.8601
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ALL AMERICAN CONTRACTING
BLUE PARKWAY & EAST STATE ROUTE 350

MPD REZONING DEVELOPMENT PLAN &
PRELIMINARY PLAT
SECTION 23, TOWNSHIP T48N, RANGE R32W

IN KANSAS CITY, JACKSON COUNTY, MO

REVIEWED FOR CONSTRUCTION

NOT FOR CONSTRUCTION

PROJECT AREA

VICINITY MAP
S23, T48N, R32W
SCALE 1"=2000'

PROPERTY DESCRIPTION:

A tract of land in the Southwest Quarter of Section 23 Township 48 North, Range 32 West of the 5th Principal Meridian in Kansas City, Jackson County, Missouri being
bounded and described by or under the direct supervision of Jason S Roudebush, P.L.S. 2002014092 as follows: Commencing at the West Quarter corner of said
Section 32; thence South 02°17'01" West on the West line of said Section 32, a distance of 139.13 feet; thence leaving said West line South 87°43'15" East, 551.43
feet to a point on the existing Southwesterly right-of-way line of Highway 350 as now established also being the Point of Beginning of the tract of land to be herein
described; thence South 38°01'35" East on said existing Southwesterly right-of-way line, 170.49 feet; thence South 31°12'37" East on said existing Southwesterly
right-of-way line, 891.67 feet to a point on the Northerly line of Lot 1, O'SULLIVAN BUSINESS PARK, a subdivision of land in said Jackson County recorded as
Instrument Number 2003i0108702 in Book 78 at Page 30 in the Jackson County Recorder of Deeds Office; thence leaving said existing Southwesterly right-of-way line
South 58°47'23" West on said Northerly line, 300.00 feet; thence leaving said Northerly line North 31°12'37" West a distance of 200.00 feet; thence South 88°45'47"
West, 365.70 feet to a point on the existing Easterly right-of-way line of George Road as now established; thence North 02°54'37" West on said Easterly line for the
following three calls, 229.08 feet; thence North 14°29'10" West, 200.95 feet; thence Northerly along a curve to the right being tangent to the last described course with
a radius of 75.00 feet, a central angle of 55°29'53" and an arc distance of 72.65 feet; thence North 41°00'43" East, 12.93 feet; thence leaving said existing Easterly
right-of-way line South 87°44'37" East, 74.55 feet; thence North 02°17'01" East, 109.63 feet to a point on said existing Easterly right-of-way line; thence Northerly on
said existing Easterly right-of-way line along a curve to the left having an initial tangent bearing of North 25°50'24" East with a radius of 300.00 feet, a central angle of
23°33'23" and an arc distance of 123.34 feet; thence North 02°17'01" East on said existing Easterly right-of-way line, 109.70 feet; thence North 57°26'22" East, 98.67
feet to the Point of Beginning. Containing 415,829 square feet or 9.55 acres, more or less.
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EXISTING ZONING: R-80
PROPOSED ZONING: MPD



O'SULLIVAN
BUSINESS PARK

LOT  1

M
O

 STATE

HW
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HW
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  GEORGE ROAD

415,829 SQ. FT. ±
9.55 ACRES. ±
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SITE DATA EXISTING PROPOSED
PHASE 1

PROPOSED
PHASE 2

Zoning(s) R-80 MPD MPD

Gross Land Area
in square feet 415,610.67 59,784.67 356,320.80

in acres 9.55 1.37 8.18

Right-of-way Dedication

in square feet N/A N/A N/A

in acres N/A N/A N/A

NON-BUILDABLE AREA
in square feet N/A N/A 62,290.80

in acres N/A N/A 1.43

Net Land Area
in square feet N/A 59,784.67 294,030.00

in acres N/A 1.37 6.75
Building Area (sq. ft.) N/A 10,000.00 50% = 147,015

Floor Area Ratio N/A 0.17 2 MAX

Use Info RESIDENTIAL BUSINESS MIXED

BUILDING DATA REQUIRED PROPOSED

LEGEND

PHASE 1

PHASE 2

2A

PROPOSED
BUILDING
10,000SF
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Report Date: March 29, 2023

Case Number: CD-CPC-2023-00024

Project: All American Contracting on Blue Parkway

Plan Conditions

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 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.

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

3. 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.

4. Place all land within the floodplain into its own tract and dedicate it as "preservation" with a note that it cannot be 
developed prior to the issuance of any certificate of occupancy.

5. 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.

6. All signage shall conform to 88-445 and shall require a sign permit prior to installation.

7. The developer shall secure approval of an MPD Final Plan from the City Plan Commission prior to building permit.

8. Lot 1 shall be connected to sanitary sewer prior to the issuance of any building permit.

9. No driveway ingress or egress shall be constructed along Missouri State Highway 350.

10. Prior to ordinance request the applicant shall remove drive-through facility and recycling services limited from the allowed 
uses and move to prohibited uses.

11. Prior to the approval of any MPD Final Plan the applicant shall resolve KC Water's correction related to the fire hydrant 
location.

12. Prior to ordinance request the plans shall be revised to remove the proposed septic system.

13. Prior to the approval of any MPD Final Plan the applicant shall show the existing water service line that serves the existing 
house. The water line shall be killed or relocated.

Condition(s) by City Planning and Development Department.  Contact Terry Thomas at (816) 513-2510 / Terry.A.Thomas@kcmo.org 
with questions.

14. 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.

15. That the public sanitary sewer system need not be extended, provided that the developer demonstrates that the proposed 
private sewage disposal system complies with Chapter 18, Kansas City Building Code, in the City’s Code of Ordinances, and 
MDNR requirements, prior to recording the Final Plat.

16. The developer shall 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.
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Condition(s) by City Planning and Development Department.  Contact Terry Thomas at (816) 513-2510 / Terry.A.Thomas@kcmo.org 
with questions.

17. 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.

18. The developer must submit a Macro storm drainage study with the first Plat or Phase, from a Missouri-licensed civil engineer 
to the Land Development Division showing compliance with current adopted standards in effect at the time of submission, 
including Water Quality BMP’s, to the Land Development Division for review and acceptance for the entire development 
area, and submit Micro storm drainage study with each subsequent Plat or Phase showing compliance with the approved 
Macro and adopted standards.  The developer shall secure permits to construct any improvements as necessary to mitigate 
impacts from rate, volume, and quality of runoff from each proposed phase, prior to recording the plat or prior to issuance of 
a Building Permit, whichever occurs first as required by the Land Development Division.

19. 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.

20. The developer shall 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 the Land Development Division, prior 
to recording the plat or issuance of a building permit whichever occurs first.

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

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. 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)
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)

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

Condition(s) by Parks & Recreation.  Contact Richard Sanchez at (816) 513-7678 / Richard.Sanchez@kcmo.org with questions.

24. The developer shall submit a streetscape plan with street tree planting plan per 88-425-03 for approval and permitting 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 Monica Kearney at (816) 513-9886 / monica.kearney@kcmo.org with questions.

25. Driveways must be located in a manner to conform to KCMO standards.

26. A traffic study will need to be completed if the anticipated peak-hour traffic exceeds 100 vehicle trips.

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

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

28. Water/Sewer Service lines shall serve only one lot or tract and shall not cross a separate lot or tract.

29. 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

Condition(s) by Water Services Department.  Contact Jerald Windsor at (816) 513-0413 / Jerald.Windsor@kcmo.org with questions.
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Condition(s) by Water Services Department.  Contact Jerald Windsor at (816) 513-0413 / Jerald.Windsor@kcmo.org with questions.

30. The maximum public fire hydrant spacing is 300’ along the developed length of the Blue Parkway frontage. The current plan 
will require installing one public fire hydrant in front of the proposed building in or near the road right-of-way. The developer 
must submit public fire hydrant installation drawings prepared by a registered professional Engineer in Missouri to the water 
main extension desk for review, acceptance and contracts per the KC Water Rules and Regulations for Water main extensions 
and Relocations. 
(https://www.kcwater.us/wp-content/uploads/2022/05/2022-Rules-and-Regulations-for-Water-Main-Extensions-Final2.pdf )

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

31. The developer shall extend sanitary and storm water conveyance systems to serve all proposed lots within the development 
and determine adequacy of receiving systems as required by the Land Development Division, prior to recording the plat or 
issuance of a building permit whichever occurs first.

32. Any proposed private sewage disposal systems must comply with Department of Health requirements, prior to recording the 
Final Plat.

33. Any proposed private sewer mains must provide a private sanitary sewer easement and a Covenant to Maintain Private 
Sanitary Sewers document acceptable to KC Water.

34. The developer shall grant a BMP Easement to the City as required by the Land Development Division, prior to recording the 
plat or issuance of any building permits.

35. The developer shall submit a Preliminary Stream Buffer plan prior to approval of the plan in accordance with the Section 
88-415 requirements.

36. The developer shall submit a final stream buffer plan to the Land Development Division for approval prior to issuance of any 
building permits and obtain permits for the Stream Buffer prior to removal of any mature riparian species within the buffer 
zones due to construction activities on the site, in accordance with the Section 88-415 requirements.

37. The developer must grant on City approved forms, a STREAM BUFFER Easement to the City, as required by Chapter 88 and 
Land Development Division, prior to issuance of any stream buffer permits.

38. The developer shall obtain a floodplain certificate from Development Services prior to beginning any construction activities 
with the floodplain.

39. The developer must show the limits of the 100-year floodplain on the final plat and show the Minimum Low Opening 
Elevation (MLOE) of any structure on each lot that abuts a 100-year flood prone area (including detention basins and 
engineered surface drainage conveyances) on any plat and plan, as required by the Land Development Division.

40. The developer shall obtain permits from KC Water to either kill or relocate the water service line to the existing house that 
runs under the proposed development.
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TREES CODE

AA

CC

GS

SHRUBS CODE

CK

JF

TD

PRELIMINARY PLANT SCHEDULE
QTY

6

2

6

QTY

18

39

24

BOTANICAL NAME

ACER X FREEMANII 'JEFFERSRED'

CERCIS CANADENSIS

GLEDITSIA TRIACANTHOS INERMIS 'SKYLINE'

BOTANICAL NAME

CALAMAGROSTIS X ACUTIFLORA 'KARL FOERSTER'

JUNIPERUS CHINENSIS 'SEA GREEN'

TAXUS X MEDIA `DENSIFORMIS`

PRELIMINARY PLANT SCHEDULE
SIZE

2" CAL

1.5" CAL.

2" CAL

SIZE

5 GAL

5 GAL

5 GAL

PRELIMINARY PLANT SCHEDULE
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1 SITE LIGHTING PHOTOMETRICS PLAN
SCALE:  1" = 20'-0"

2 LIGHT POLE DETAIL
SCALE:  NOT TO SCALE
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D-Series Size 1
Legacy LED Area Luminaire

Buy American

Specifications
EPA:

Catalog

Number

Notes

Type

Hit the Tab key or mouse over the page to see all interactive elements.

Introduction

1.01 ft2
(0.09 m2)

Length:

Width:

Height H1:

Height H2:

Weight
(max):

33”
(83.8 cm)

13”
(33.0 cm)

7-1/2”
(19.0 cm)

3-1/2”

27 lbs
(12.2 kg)

H1H

LL

H2

WW

The modern styling of the D-Series is striking
yet unobtrusive - making a bold, progressive
statement even as it blends seamlessly with its
environment. The D-Series distills the benefits
of the latest in LED technology into a high
performance, high efficacy, long-life luminaire.

The outstanding photometric performance
results in sites with excellent uniformity, greater
pole spacing and lower power density. It is
ideal for replacing up to 750W metal halide in
pedestrian and area lighting applications with
typical energy savings of 65% and expected
service life of over 100,000 hours.

Ordering Information
DSX1 LED

EXAMPLE:  DSX1 LED P7 40K T3M MVOLT SPA NLTAIR2 PIRHN DDBXD G1

Series

DSX1 LED

LEDs

Forward optics

P1 P4 1

P2

P3

P5 1

P6 1
Rotated optics

P10 2 P12 2

P11 2 P13 1,2

P7 1

P8

P9 1

Color temperature

30K

40K

50K

3000 K

4000 K

5000 K

Distribution

T1S

T2S

Type I short
(Automotive)

Type II short

T2M Type II medium

T3S Type III short

T3M Type III medium

T4M Type IV medium

TFTM Forward throw
medium

T5VS Type V very short 3

T5S Type V short 3

T5M Type V medium 3

T5W Type V wide 3

BLC Backlight control 4

LCCO Left corner cutoff 4
RCCO Right corner cutoff 4

Voltage

MVOLT 5

XVOLT
(277V-480V) 6,7,8

120 9

208 9

240 9

277 9

347 9

480 9

Mounting

Shipped included

SPA Square pole mounting

RPA

WBA

SPUMBA

RPUMBA

Round pole mounting 10

Wall bracket 3
Square pole universal mounting adaptor 11

Round pole universal mounting adaptor 9

Shipped separately

KMA8 DDBXD U Mast arm mounting bracket adaptor
(specify finish) 12

Control options Other options

Shipped installed

NLTAIR2

PIR
nLight AIR generation 2 enabled 13

PIRHN

PER

PER5

PER7

DMG

DS

Network, high/low motion/ambient sensor 14

NEMA twist-lock receptacle only (controls
ordered separate) 15

Five-pin receptacle only (controls ordered
separate) 15,16

Seven-pin receptacle only (controls ordered
separate) 15,16

0-10v dimming wires pulled outside fixture
(for use with an external control, ordered
separately) 17

Dual switching 18,19,20

PIR1FC3V

PIRH

High/low, motion/ambient sensor, 8-15’
mounting height, ambient sensor enabled
at 5fc 20,21

High/low, motion/ambient sensor, 15-30’
mounting height, ambient sensor enabled
at 5fc 20,21

High/low, motion/ambient sensor, 8-15’
mounting height, ambient sensor enabled
at 1fc 20,21

PIRH1FC3V Bi-level, motion/ambient sensor, 15-30’
mounting height, ambient sensor enabled
at 1fc 20,21

FAO Field adjustable output 20,22

Shipped installed

HS House-side shield 23

SF

DF

L90

Single fuse (120, 277, 347V) 9

Double fuse (208, 240, 480V) 9

Left rotated optics 2

R90 Right rotated optics 2

HA 50°C ambient operations 1

BAA Buy America(n) Act Compliant

Shipped separately

BS Bird spikes 24

EGS External glare shield

Finish (required)

DDBXD

DBLXD

Dark bronze

Black

DNAXD Natural aluminum

DWHXD White

DDBTXD Textured dark bronze

DBLBXD Textured black

DNATXD Textured natural aluminum

DWHGXD Textured white

Generation (required)

G1 Generation 1

One Lithonia Way  •  Conyers, Georgia 30012  •  Phone: 1-800-705-SERV (7378)  •  www.lithonia.com
© 2011-2022 Acuity Brands Lighting, Inc. All rights reserved.

DSX1 LED G1

Rev. 08/11/22
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ARC1 LED
Architectural Wall Luminaire

Catalog
Number

Notes

Type

Hit the Tab key or mouse over the page to see all interactive elements.

Introduction

Specifications
Depth (D1):

D2

6.5"
Depth (D2):
Height:

Width:
Weight:
(without options)

4.75"

5"

11"

7 lbs

W D1

H

The Lithonia Lighting ARC LED wall-mounted
luminaires provide both architectural styling and
visually comfortable illumination while providing
the high energy savings and low initial costs for
quick financial payback.
ARC1 delivers up to 3,000 lumens with a soft,
non-pixelated light source, creating a visually
comfortable environment. The compact size of
ARC1, with its integrated emergency battery
backup option, is ideal for over-the-door
applications.

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

PARKING 1.7 fc 7.7 fc 0.0 fc N/A N/A
PARKING ONLY 2.1 fc 3.5 fc 0.4 fc 8.8:1 5.3:1
PROPERTY LINE 0.2 fc 1.0 fc 0.0 fc N/A N/A

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Number 
Lamps

Lumens 
Per Lamp

Light Loss 
Factor Wattage

P3
4 Lithonia Lighting DSX1 LED P3 40K T3S 

MVOLT HS
DSX1 LED P3 40K T3S MVOLT with 
houseside shield

1 10442 0.9 102

W
5 Lithonia Lighting ARC1 LED P3 40K ARC1 LED WITH P3 - PERFORMANCE 

PACKAGE, 4000K
1 3021 0.9 24.5247



PPublicc Meetingg Noticee 

Please join ____________________________________________________________________________ 

for a meeting about _____________________________________________________________________ 

case number __________________________________________________________________________  

proposed for the following address:  

Meetingg Date: 

Meetingg Time:: 

Meetingg Location:: 

Project Description: 

If you have any questions, please contact

Name: 

Phone:  

Email:  

You are receiving this notice in accordance with 
for certain types of development projects. You can read more about the process requirements at 
kcmo.gov/

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,  

Jacob Hodosn
816-442-6030

jhodson@olsson.com

All American Contracting

a proposed Master Plan Developement

CD-CPC-2023-00024

13821 Blue Pkwy, 13721 Blue Pkwy, 13801 Blue Pkwy

8801 George Rd , and 8803 George Rd

A proposed rezoning of 9.55 acres to MPD.

March 20th, 2023

5pm to 6pm

Teetering Rocks Golf Course 
12040 East 86th St Kansas City MO 64138



Jacob Hodson

jhodson@Olsson.com

816-442-6030

Agent / Applicant

Olsson
All American Contracting LLC

✔

✔

✔ R-80 MPD

Rezoning of 9.55 acres of land at 138121 Blue Parkway to Master Plan Development
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