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Project Name 

Opus Congress Industrial 

 

Docket # 7 

 

Request 

CD-CPC-2024-00038 

Development Plan (Non-Residential) 

 

Applicant 

Dan Finn 

Phelps Engineering 

 

Owner 

America’s Auto Auction Kansas City Inc 

 

APPROVAL PROCESS 

 
 

PROJECT TIMELINE 

The application for the subject request was filed on 3/17/2024. No 

scheduling deviations from 2024 Cycle 5.1 have occurred.  

 

NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

The subject site is not located within a registered neighborhood or 

homes association. 

 

REQUIRED PUBLIC ENGAGEMENT 

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

request. Applicant hosted a meeting on 4/29/2024. A summary of 

the meeting is attached to the staff report, see Attachment #3. 

 

EXISTING CONDITIONS 

The subject site is currently two parcels and undeveloped. There 

are regulated stream corridors crossing both lots and the land 

appears to have been used for agriculture. 

 

SUMMARY OF REQUEST + KEY POINTS  

The applicant is seeking approval of a development plan, which 

also serves as a preliminary plat, for an industrial development in 

District M2-3 on about 60 acres generally located at 10951 N 

Congress Avenue. 

 

CONTROLLING + RELATED CASES 

13537-GP – Ordinance 060820 – Rezoning about 91 acres 

generally located at the northeast quadrant of NW 108th Street 

and N Congress Avenue, from District GP-7 (Agricultural and Low 

Density Residential Uses) to District GP-1 (General Industry) and 

the approval of a development plan for 38 industrial lots and two 

tracts. 

 

PROFESSIONAL STAFF RECOMMENDATION 

Docket #7 Approval with Conditions 

 

 

 

Location 

Area 

Zoning 

Council District 

County 

School District 

 

 

10951 N Congress Ave 
About 60 Acres 

M2-3 

1st  

Platte 

Park Hill  

Surrounding Land Uses 

North: commercial/industrial uses, 

zoned M2-3 

South: industrial uses, zoned M2-3 

East: undeveloped, agricultural uses, 

zoned AG-R 

West: industrial uses, zoned M2-3 

 

KC Spirit Playbook Alignment 

LRP determination: Likely 

 

Land Use Plan 

The KCIA Area Plan recommends Future 

Commercial/Industrial and Open 

Space/Buffer for this location. 

 

Major Street Plan 

N Congress Avenue is identified on the 

City’s Major Street Plan as a 

Thoroughfare.  

Staff 
Review

City Plan 
Commission

City Council

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

The proposed development plan consists of three speculative buildings and the creation of four lots and one 

tract. The proposed industrial warehouse buildings are one-story and vary in size from 120,000 to 458,000 square 

feet with loading docks facing towards the interior of the site. There is proposed outdoor storage on Lot 4 that 

will be secured with fencing and a gate.  

 

There are two vehicular access points off NW 108th Street and one off of NW 109th Street allowing circulation for 

trucks and smaller vehicles. Lot 1 will contain 325 vehicular parking spaces, Lot 2 will contain 162 vehicular 

parking spaces, and Lot 3 will contain 110 vehicular parking spaces. The total number of trailer parking spaces 

is not provided on the plans. The City’s Major Street Plan shows NW 112th Street crossing the northeastern corner 

of the subject site in the future and the plans show the area to be dedicated for the future right of way 

construction by the City.  

 

Berms, in addition to landscaping, will be provided to screen the parking areas adjacent to NW 108th Street. The 

median in the center of the site will be planted with native seed mix. Proposed species include Red Maple, 

River Birch, Swamp White Oak, Arborvitae, Sumac, Ninebark, Spirea, and Switch Grass.  

 

Building elevations for building A on Lot 1 and building B on Lot 2 were provided in the plan set. Proposed 

materials include primarily concrete panels and metal panel panels with additional windows and transparency 

on the front corners of the building where the office space will likely be. 

 

PLAN ANALYSIS 

 Industrial Lot and Building (88-140), Use- Specific (88-300), and Development Standards (88-400) 

Standards Applicability Meets More Information 

Lot and Building Standards (88-140) Yes Yes  

Accessory or Use- Specific Standards 

(88-305 – 385) 

No N/A  

Boulevard and Parkway Standards 

(88-323) 

No N/A  

Parkland Dedication (88-408) No N/A  

Parking and Loading  

Standards (88-420) 

Yes Yes  

Tree Preservation and Protection   

(88-424) 

Yes Yes Subject to conditions 

Landscape and Screening Standards 

(88-425) 

Yes Yes Subject to conditions 

Outdoor Lighting Standards (88-430) Yes Yes Subject to conditions 

Sign Standards (88-445) Yes Yes Subject to conditions 

Pedestrian Standards (88-450) Yes Yes  
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SPECIFIC REVIEW CRITERIA 

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

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

criteria:  

A. The plan must comply with all standards of the Zoning and Development Code and all other applicable 

city ordinances and policies;  

The proposed plans comply with applicable standards of the Zoning and Development Code.  

Based on the Long Range Planning review, this development achieves two of the "Goal Supporting 

Criteria", including "Lead to equitable and sustainable growth or revitalization" and "Promote high 

quality-design". More specifically, this development contributes to development patterns that are 

fiscally responsible, prioritizes contiguous development, and complies with the Global Development 

Guidelines. 

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

The subject site is zoned M2-3, which allows for industrial uses, as well as outdoor storage. The 

surrounding properties are generally zoned M2 and have similar industrial uses.  

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;  

Vehicular access to the site is adequate for the personal vehicles and trucks that are anticipated to 

circulate the site. In addition to the curb cuts off of NW 108th Street, there is a third access from the 

existing NW 109th Street stub.  

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

pedestrian and bicycle movement, on the subject site; 

There are sidewalks provided from the auto parking areas on the south sides of building B and building 

C and the north and east sides of building A for employees to get to the building from their vehicles. The 

applicant is providing a total of 16 bicycle parking spaces, whereas 59 short-term spaces are required 

based on the number of vehicular parking spaces provided and 61 long-term spaces are required 

based on the projected employee count. There is a condition of approval that the applicant apply for 

an alternative compliance bicycle parking plan to allow for the proposed reduction.   

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

proposed.  

The site is mostly served by adequate public utilities. The developer is responsible for any main extensions 

needed to serve the development. There are a few outstanding corrections from Water Services related 

to labels on the plans for stormwater and stream buffer. One condition of approval is that these revisions 

are made prior to request for ordinance.  

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 location and orientation of buildings is appropriate for the site. All truck trailer loading faces 

internally towards the site and is not expected to be visible from NW 108th Street. Proposed building 

materials are typical for this type of large industrial building, primarily concrete panel with some metal 

panel at the employee entrance areas. This building design is consistent with surrounding industrial 

development.  
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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. 

Three-foot berms will be constructed, in addition to landscaping, to better screen the parking area 

adjacent to NW 108th Street. All vehicular use areas are screened from the public right of way in 

accordance with the Code. 

H. The design of streets, drives, and parking areas within the project should result in a minimum of area 

devoted to asphalt or other impervious surfaces consistent with the needs of the project and city code 

requirements. 

Lot 1 will contain 325 parking spaces, which is an excess of approximately 89 spaces. Lot 2 will contain 

162 parking spaces, which is an excess of 72 spaces. Lot 3 will contain 110 parking spaces, which is an 

excess of 46 spaces based on the projected number of employees that can occupy the building. 

Because the buildings are speculative without a tenant identified, it is difficult to calculate exactly how 

much parking will be necessary. 

I. The plan must identify trees to be removed and trees to be preserved during the development of the 

subject property with the goal of saving trees that are not required to be removed for the development 

of the property.  

There was a tree preservation plan submitted with this application. The calculations indicate no 

mitigation is required. The developer is required to establish a preservation easement around the areas 

of tree canopy identified to be preserved. 

 

ATTACHMENTS 

1. Conditions Report   

2. Applicants Submittal   

3. Public Engagement Materials   

4. Additional documents – Parking Memo 

 

PROFESSIONAL STAFF RECOMMENDATION 

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

 

 

Respectfully Submitted, 

Genevieve Kohn, AICP 

Planner 

 



Report Date: May 01, 2024

Case Number: CD-CPC-2024-00038

Project: Opus Congress Industrial

Plan Conditions

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

1. The developer shall submit an affidavit, completed by an ISA certified arborist, an SAF certified forester, a professional 
engineer, or a landscape architect licensed in the State of Missouri, verifying that all trees preserved and all trees planted to 
meet mitigation required of the approved plan, whichever is applicable, has been installed or preserved in accordance with 
the plan and is healthy prior to Certificate of Occupancy.

2. The developer shall submit an affidavit, completed by a landscape architect licensed in the State of Missouri, verifying that 
street trees have been installed in accordance with the approved street tree planting plan and are healthy prior to Certificate 
of Occupancy.

3. The developer shall receive approval of an alternative compliance bicycle parking plan prior to building permit.

4. The developer shall secure approval of a project plan for the areas labeled "Future Phases" of the project from the City Plan 
Commission prior to building permit.

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

6. 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.

7. 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.

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

9. The developer shall be responsible for tree preservation in an easement or platted tract in accordance with 88-424. This 
requirement shall be satisfied prior to issuance of certificate of occupancy, or prior to the recording of the final plat, 
whichever occurs first.

10. Revise plans to address all outstanding corrections from Water Services prior to request for ordinance.

Condition(s) by City Planning and Development Department.  Contact Matthew Barnes at (816) 513-8817 / 
matthew.barnes@kcmo.org with questions.

11. That prior to any Certificate of Occupancy is issued for each phase, a Final Plat must be approved by the City and recorded 
with the County Recorder of Deeds.

12. That prior to the first certificate of occupancy issued a sign must be placed at the terminus of NW 109th Street stating "End 
City Maintenance".

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

13. The developer shall enter into a covenant agreement for the maintenance of any stormwater detention area tracts as 
required by the Land Development Division, prior to recording the plat.

14. That the north half of NW 108th Street shall be improved to Collector Street standards as required by Chapter 88, to current 
standards, including curbs and gutters, sidewalks, street lights, relocating any utilities as may be necessary and adjusting 
vertical grades for the road, etc., and obtaining required permit from Land Development Division for said improvement prior 
to recording the plat or prior to issuance of a Building Permit, whichever occurs first.
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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.

15. The developer shall 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.

16. 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.

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

18. 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 as may be required.

19. 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.

20. The developer shall 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

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

22. The developer shall submit plans for grading, siltation, and erosion control to Land Development Division for review and 
acceptance, provide a copy of the Storm Water Pollution Prevention (SWPP) plan submitted to the Missouri Dept. of Natural 
Resources (MDNR) and secure a Site Disturbance permit for any proposed disturbance area equal to one acre or more prior 
to beginning any construction activities.

23. 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.

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

24. Fire hydrants shall be installed and operable prior to the arrival of any combustible building materials onto the site. (IFC-2018 
§ 501.4 and 3312.1; NFPA 241-2013 § 8.7.2)
Fire hydrant distribution shall follow IFC-2018 Table C102.1

25. 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)

26. All 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)
The turning radius for fire department access roads shall be 30 feet inside and 50 feet outside radius. (IFC-2018: § 503.2.4). 
Shall provide fire lane signage on fire access drives.

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

28. 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)
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Condition(s) by Fire Department.  Contact Michael Schroeder at (816) 513-4604 / michael.schroeder@kcmo.org with questions.

29. 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). 
Buildings exceeding three (3) stories or 30 feet in height shall have at least two means of fire apparatus access. (IFC-2018: § 
D104.1)

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

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

31. No water service tap permits will be issued until the public water main is released for taps.

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

33. 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

34. The developer shall have a water flow test done to ensure there is adequate water pressure to serve the development.
South of River contact -  Patrick Lewis 816-513-0423
North of River contact - Pedro Colato 816-513-4892

35. 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.

36. The developer shall provide Covenants to Maintain Private Water Mains acceptable to KC Water for any private water mains 
prior to the issuance of any building permits.

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

37. Water Main Extension plans shall be submitted to KC Water by a Missouri PE for review, approval, and contracts for 
extensions of the transmission main, distribution main, and public fire hydrants per the approved utility plan prior to 
issuance of building permits. The WME plans shall follow all KC Water Rules and Regulations for water main extensions.
KC Water has agreed to allow an approximately 1500' long portion of the 24" transmission main extension along the east 
side of the property along the future 112th Street extension and north of 108th Street to the north property line to be 
completed as part of a secured deferral agreement. The secured deferral agreement and associated 30' wide water easement  
shall be in place and executed prior to building permit issuance. The extension of the 8" public water main and 
approximately 1100' of 24" transmission main along NW 108th Street as shown in the development plans shall be designed 
and under contract (permitted) with KC Water prior to building permit issuance.

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

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

39. The developer shall submit a final stream buffer plan 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.

40. 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.

41. The developer shall obtain approval and any necessary permits from the United States Army Corps of Engineers for proposed 
wetland fills or alteration of the vegetated stream buffers prior to issuance of any site disturbance, grading, or stream buffer 
permits or approval of the final plat whichever occurs first.

42. The developer shall provide Covenants to Maintain Private Storm Sewer Mains acceptable to KC Water for any private storm 
sewer mains prior to the issuance of any building permits.

43. The developer shall provide private storm drainage easements for any private storm sewer mains prior to the issuance of any 
building permits.
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Condition(s) by Water Services Department.  Contact Lucas Kaspar at (816) 513-2131 / Lucas.Kaspar@kcmo.org with questions.

44. The developer must secure permits to extend sanitary and storm water conveyance systems to serve all proposed lots within 
the development, prior to recording the plat or issuance of a building permit whichever occurs first.

45. The developer must enter into a covenant agreement for the maintenance of any storm water detention area tracts as 
required by the Land Development Division, prior to recording the plat.

46. The developer must grant BMP Easements to the City, prior to recording the plat or issuance of any building permits.

47. The developer must submit a Macro storm drainage study with the first Plat or Phase, from a Missouri-licensed civil engineer 
showing compliance with current adopted standards in effect at the time of submission, including Water Quality BMP’s, for 
review and acceptance for the disturbed 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.

48. The developer shall provide Covenants to Maintain Private Sanitary Sewer Mains acceptable to KC Water for any private 
sanitary sewer mains prior to the issuance of any building permits.

49. The developer shall provide Covenants to Maintain Private Water Mains acceptable to KC Water for any private water mains 
prior to the issuance of any building permits.

50. The developer shall provide private (water, storm drainage, sanitary sewer) easements for any private mains prior to 
issuance of any building permits.

51. Internal utilities shall be private mains located within private easements and covered by Covenants to Maintain Private 
Utilities acceptable to KC Water.
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FIN. GRADE

POLE BASE COVER

LOCK NUTS

LEVELING NUTS

8-#6 REBAR & #4 TIES; 8'-6" LONG

1" RIGID, GALVANIZED STEEL CONDUITS POURED
IN PLACE, QTY AND ORIENTATION OF CONDUITS
TO MEET FIELD CONDITIONS. REFER TO NOTE 4.

POLE. REFER TO
NOTE 5

KEYED NOTES:

1. TOP OF CONCRETE FOUNDATION.
(TROWELL SMOOTH AND LEVEL)

2. CONCRETE SHALL BE 3000 P.S.I. @ 28
DAYS. CONCRETE SHALL BE VIBRATED.

3. VERIFY OPENING SIZE IN POLE BASE
PLATE PRIOR TO SETTING CONDUIT SLEEVES.

4. EXTEND CONDUITS 12" ABOVE TOP OF
FORM. TERMINATE CONDUITS WITH INSULATED
THROAT BUSHINGS.

5. POLE: NOM. 25FT. TALL, STRAIGHT,
SQUARE SHAFT, FABRICATED FROM HIGH TENSILE
CARBON STEEL. POLE SHAFT SHALL BE
ONE PIECE, ROLLED & FLATTENED INTO SHAPE
WITH VERTICAL WELDED SEAM. POLE BASE SHALL
BE OF SIMILAR MATERIAL, WELDED TO SHAFT.
POLE TOP SHALL BE FLAT STEEL STOCK,
PERMANENTLY SECURED TO SHAFT & SEALED
WEATHERTIGHT. POLE SHALL BE PROVIDED WITH
HANDHOLE & COVER, NOM. 18" ABOVE BASE.
POLES SHALL BE PROVIDED WITH ALL ANCHOR
BOLTS, NUTS, WASHERS, INSTALLATION
TEMPLATES, ETC., REQ'D FOR INSTALLATION.POLE
FINISH SHALL BE POLYESTER POWDER COAT,
ELECTROSTATICALLY APPLIED OVER CORROSION
RESISTANT UNDERCOAT, COLOR AS SELECTED BY
ARCHITECT.

MFGS:
UNITED LIGHTING STANDARDS INC. US POLE CO.
INC. VALMONT INDUSTRIES OR EQUIVALENT

3'
 - 

0"
30

".

7'
 - 

0"

2' - 6"

LIGHT STANDARD DETAIL
NO SCALE

1
PH1.01

LIGHT FIXURE

FULL CUTOFF

LIGHT FIXTURE SPECIFICATIONS - TYPES EC, ED, EE, EF

LIGHT FIXTURE SPECIFICATIONS - TYPE EA

Luminaire Schedule
Qty LabelTag LLF Luminaire

Lumens
Luminaire
Watts

Total
Watts

18 GLEON-SA4A-740-U-5WQEA 0.950 19801 129 3354
5 GWC-SA2D-740-U-T2EC 0.950 15891 129 645
20 GWC-SA2B-740-U-T3ED 0.950 11929 86 1462
6 GWC-SA2D-740-U-T3EE 16196 129 774
42 GWC-SA2D-740-U-T4FTEF 0.950 16290 129 4902

Calculation Summary
Label CalcType Units Avg Max Min Avg/Min Max/Min
PARKING & DRIVE CALCULATION Illuminance Fc 1.16 3.9 0.1 11.60 39.00
PROPERTY LINE CALCULATION Illuminance Fc 0.06 0.1 0.0 N.A. N.A.
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CONCEPT ELEVATIONS
BUILDING A

A3.0

Industrial
Development

Congress Avenue & 108th  - Kansas City,
MO

#32194

-

M. Etcheson

S. Turner

05/20/24

1" = 30'-0"
3

BUILDING A WEST ELEVATION
1" = 30'-0"

4
BUILDING A EAST ELEVATION

1" = 30'-0"
2

BUILDING A PARTIAL NORTH ELEVATION

1" = 30'-0"
1

BUILDING A PARTIAL NORTH ELEVATION

1" = 30'-0"
5

BUILDING A PARTIAL SOUTH ELEVATION

1" = 30'-0"
6

BUILDING A PARTIAL SOUTH ELEVATION KEYNOTE LEGEND   

01. CONCRETE PANEL PAINTED COLOR #1

02. CONCRETE PANEL PAINTED COLOR #2

03. CONCRETE PANEL PAINTED COLOR #3

04. CONCRETE PANEL PAINTED COLOR #4

05. PAINTED METAL DOOR

06. VISION GLASS WITH ANODIZED ALUMINUM FRAME

07. METAL COMPOSITE MATERIAL (MCM) PANEL

08. OVERHEAD DOCK DOOR - 9' X 10'

09. OVERHEAD DRIVE-IN DOOR - 12' X 14'

10. PAINTED GUTTER

11. PAINTED DOWNSPOUT

12. EXTERIOR PERIMETER LIGHT, WALL MOUNT

13. METAL DOCK STAIR

14. METAL PARAPET CAP

15. KNOCK-OUT PANEL FOR FUTURE OPENING

16. PAINTED METAL LOUVER
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S. Turner

03/18/24

1" = 30'-0"
1

BUILDING B EAST ELEVATION

1" = 30'-0"
2

BUILDING B SOUTH ELEVATION

1" = 30'-0"
3

BUILDING B WEST ELEVATION

1" = 30'-0"
4

BUILDING B NORTH ELEVATION

KEYNOTE LEGEND   

01. CONCRETE PANEL PAINTED COLOR #1

02. CONCRETE PANEL PAINTED COLOR #2

03. CONCRETE PANEL PAINTED COLOR #3

04. CONCRETE PANEL PAINTED COLOR #4

05. PAINTED METAL DOOR

06. VISION GLASS WITH ANODIZED ALUMINUM FRAME

07. METAL COMPOSITE MATERIAL (MCM) PANEL

08. OVERHEAD DOCK DOOR - 9' X 10'

09. OVERHEAD DRIVE-IN DOOR - 12' X 14'

10. PAINTED GUTTER

11. PAINTED DOWNSPOUT

12. EXTERIOR PERIMETER LIGHT, WALL MOUNT

13. METAL DOCK STAIR

14. METAL PARAPET CAP

15. KNOCK-OUT PANEL FOR FUTURE OPENING

16. PAINTED METAL LOUVER

MATERIAL PALETTECORNER PERSPECTIVE

ISSUE RECORD



Please join ____________________________________________________________________________ 

for a meeting about _____________________________________________________________________ 

case numberer __________________________________________________________________________  

proposed for the following address:  

: 

Project Description: 

IfIf youou haveve any questions, please contact:

Name: 

Phone:  

Email:  

You are receiving this notiticece in accordance with city code that requires a public meeting with neighborhoods

for certain types of development projects. YoYou can read more about thehe process requirements at 

kcmo.gov/publicengagement

IfIf 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.

Sincere

James McClure

816-360-4340

jmcclure@polsinelli.com

Opus Development

108th and Congress Development

CD-CPC-2024-00038

10951 N Congress Ave

Kansas City MOMO

04/29/2024

5:30-6:30 PMPM

Zoom Link Attached

Construction ofof a couple ofof industrial buildings onon the project site.



Opus Congress Industrial Project

10951 N. Congress Ave. KCMO - CD-CPC-2024-00038

JAMCC
Stamp



Project Case # 

Meeting Date: 

Meeting Location: 

Meeting Time (include start and end time):

Additional Comments (optional):

CD_CPC-2024-00038

4/29/2024

Zoom

(start) 5:30 - (end) 6:15
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MEMO 
 
DATE: 4/19/2024 
 
TO: City of Kansas City, Missouri  
 
FROM: Judd D. Claussen, P.E. 
 
RE:   OPUS Congress Industrial 
 
This parking memo is being submitted as part of the development plan application for OPUS Congress Industrial. The 
proposed development includes 3 speculative industrial warehouse buildings. Below is the estimate office space and 
warehouse space for each building: 
 
Building Office (SF)  Warehouse (SF)  Total (SF) 
 
    A  13,742  (3%)  444,328 (97%)   458,070 
 
    B  8,557  (5%)  162,588 (95%)   171,145 
 
    C  6,139  (5%)  116,635 (95%)   122,774 
 
 
The City of Kansas City, MO, requires that off-street parking spaces not be below the minimum ratios established for each 
Use Group in article 88-420-06 of the Development Code.  Table 420-1 Parking Ratios identifies minimum vehicle parking 
ratios for specific use types in Commercial and Industrial Use Groups for this development. The Office, Admin. 
Professional or General use type has a ratio of 1 stall per 1,000 SF.  The Warehouse, Wholesaling, Freight Movement use 
type has a ratio of 1 stall per 4 employees.  The City of Kansas City, MO, has adopted the International Building Code 
(IBC) 2018 as their building code. Referencing IBC 2018 Table 1004.5 Maximum Floor Area Allowances per Occupant 
can help us arrive at a maximum occupant load for the estimated warehouse space for each building, as shown below. 
 
Building Warehouse (SF) Max Occupant Load 
 
    A  444,328   889 
 
    B  162,588   325 
 
    C  116,635  233 
 
 
Based on this information, we can estimate the minimum number of required vehicular parking spaces per the City of 
Kansas City, MO UDO, to ensure that the proposed parking exceeds the minimum required. 
 
 
 
 



 

   

Building A 

• Office Use:  13,742 SF x 1 space / 1,000 SF = 14 spaces  

• Warehouse Use:  889 employees x 1 space / 4 employees = 222 spaces 

• Total required spaces 14 + 222 = 236 spaces 

• Total provided spaces 325 spaces 
 
 
Building B 

• Office Use:  8,557 SF x 1 space / 1,000 SF = 9 spaces  

• Warehouse Use:  325 employees x 1 space / 4 employees = 81 spaces 

• Total required spaces 9 + 81 = 90 spaces 

• Total provided spaces 162 spaces 
 
 
Building C 

• Office Use:  6,139 SF x 1 space / 1,000 SF = 6 spaces  

• Warehouse Use:  233 employees x 1 space / 4 employees = 58 spaces 

• Total required spaces 6 + 58 = 64 spaces 

• Total provided spaces 110 spaces 
 

 
The proposed parking for all buildings exceeds the minimum required by the City of Kansas City, MO UDO. 
Please feel free to contact me at (913) 393-1155 if you require additional information. 
 
Sincerely, 
 
 
Phelps Engineering, Inc. 
 
 
 
 
 
Judd D. Claussen, P.E. 

 04/19/24


