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APPROVAL PROCESS 

 

 
NEIGHBORHOOD AND CIVIC ORGANIZATIONS NOTIFIED 

Notice of this case was sent to the Center Planning and 

Development Council and the Country Lane Neighborhood 

Association. 

 

REQUIRED PUBLIC ENGAGEMENT 

Public engagement as required by 88-505-12 applies to 

this request. A meeting was hosted July 27, 2021 and a 

summary with sign-in sheets is attached to this report. 

 

EXISTING CONDITIONS 

The subject property is southeast of I-435 and State Line Rd. A 

multi-story bank/office space and associated parking lot for 

United Missouri Bank of Kansas City (UMB) is currently on the site.  

 

NEARBY DEVELOPMENTS 

North: I-435 

East: St. Joseph’s Medical Center 

South: QuikTrip 
West: 1-435 (Kansas) 

 

SUMMARY OF REQUEST 

The applicant is proposing to demolish the existing multi-story 

building and develop a new UMB building, an additional office 

building, and a parking garage.  

 

KEY POINTS 

 Rezoning from B2-2 and R-0.5 to B2-4 to allow for the 

redevelopment of the site. 
 3 proposed buildings, (1) UMB Branch, (2) Office building 

(tenant(s)) unknown, (3) 4-level parking structure.  

 Site access off Carondelet Drive.  

 
PROFESSIONAL STAFF RECOMMENDATION 

Docket #  Recommendation 

17.1      Approval without Conditions  

17.2      Approval with Conditions  

 

Project Name 

I-435 & State Line Rd Redevelopment 
 
Docket #   Request 

#17.1   CD-CPC-2021-00096 Rezoning 

without Plan 

#17.2   CD-CPC-2021-00097 Development 

Plan            

Applicant 
Judd Claussen 

Phelps Engineering 

1270 N Winchester St 

Olathe, KS 66061 

 

Owner  

United Missouri Bank of Kansas City 

C/O Corporate Tax Department  

1010 Grand Blvd, 4th Floor 
Kansas City, MO 64106 

Location 

Area 

Existing Zoning  

Council District 

County 

School District 

1310 Carondelet Dr 

About 4.4 acres  

B2-2 & R-0.5 

6th   

Jackson 
Center 120 

Surrounding Land Uses 
North: I- 435  

East: St Joseph’s Medical Center (zoned 

R-0.5)  

West: I-435 (Kansas) 

South: Commercial/QuikTrip (zoned B2-2) 

 
Major Street Plan 

State Line Rd is identified as a 

Thoroughfare on the City’s Major Street 

Plan.  

 
Land Use Plan 

The Red Bridge Area Plan identifies the 

subject property as Mixed Use 

Community.  

http://www.kcmo.gov/cpc
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CONTROLLING CASE 

None. 

 
RELATED RELEVANT CASES 

Case No. 7394-CP: Amended a preliminary CP-2 plan to allow for a 4 story, 35,000 sq ft building (Ordinance 

No. 48542) 

Case No. 7394-CP-2: Amended the preliminary plan to allow a 76-space parking lot on the property on the 

south side of Carondelet Drive (Ordinance No. 65421, Committee Substitute passed May 17, 1990). 

Case No. 7394-CP-3: On April 3, 1990, the City Plan Commission approved a final plan for the parking lot.  

 

PLAN REVIEW 

Rezoning from B2-2 and R-0.5 to B2-4 allows for the redevelopment of the site. Office uses require a Special Use 

Permit in the R-0.5 zoning district. Additionally, establishing a uniform zoning designation of B2-4 on the site 

increases the Floor Area Ratio and height for proposed structures.  

 

As noted on the submitted site plans, the development of the whole site will occur in phases. There is 

insufficient information about the second phase of this development to review, the proposed office building, 

additional parking lot, and parking structure. A project plan needs to be submitted for the second phase to 

occur.  

 

REZONING ANALYSIS 

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: 

 

88-515-08-A. Conformance with adopted plans and planning policies; 

The proposed rezoning does follow the Mixed Use Community land use recommendation of the Red Bridge 

Area Plan.  

88-515-08-B. Zoning and use of nearby property; 

Properties to the south are zoned B2-2.  

88-515-08-C. Physical character of the area in which the subject property is located; 

The surrounding area includes an interstate, large medical campus, and low-density commercial (bank, fast 

food, and gas station establishments). The rezoning will not alter the physical characteristics of the area.  

88-515-08-D. Whether public facilities (infrastructure) and services will be adequate to serve development 

allowed by the requested zoning map amendment; 

Currently, the I-435 and State Line Rd area is a high-traffic area. There is adequate public infrastructure to 

serve the development allowed by the rezoning.  

88-515-08-E. Suitability of the subject property for the uses to which it has been restricted under zoning 

regulations; 

The surrounding area includes an interstate, large medical campus, and low-density commercial (bank, fast 

food, and gas station establishments). The uses associated with the B- zoning districts (business/commercial) 

are suitable for the area.  
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88-515-08-F. Length of time the subject property has remained vacant as zoned; 

The UMB office building was approved for the subject in 1977.  

88-515-08-G. The extent to which approving the rezoning will detrimentally affect nearby properties; and 

The proposed rezoning will not detrimentally affect nearby properties.  

88-515-08-H. The gain, if any, to the public health, safety, and welfare due to the denial of the application, as 

compared to the hardship imposed upon the landowner, if any, as a result of denial of the application. 

Denial of the rezoning might affect the redevelopment of the existing property.  

 

REQUESTED DEVIATIONS. 

The plan does not stipulate or request any deviation.  

 

Use-Specific (88-300) and Development Standards (88-400) 

Standards Applicability Meets More Information 
Boulevard and Parkway 

Standards (88-323) 

 

No N/A  

Parkland Dedication (88-408) 

 

No N/A  

Parking and Loading 

Standards (88-420) 

 

Yes Subject to Conditions Phase I is in compliance with the code; Phase 

II will be reviewed with a project plan in the 

future.  

Landscape and Screening 

Standards (88-425) 

 

Yes Subject to Conditions The developer shall submit and secure an 

approval of an alternative compliance for 

the required landscape plan regarding to 

street tree requirements prior to issuance of 

certificate of occupancy. 

Outdoor Lighting Standards 

(88-430) 

 

Yes Subject to Conditions  Staff recommended to add 10' perimeter 

landscaping on the east side of Phase II 

parking lot. This recommendation will 

improving screening of spilllight at the 

southest corner to the adjacent property.  

Sign Standards (88-445) 

 

N/A N/A A sign package was not submitted, but the 

signs are expected to comply with 88-445 

and be permitted separately. 

Pedestrian Standards (88-450) Yes Yes  

 

 

PROFESSIONAL STAFF RECOMMENDATION 

Staff recommends Approval without Conditions to the rezoning application and Approval Subject to 

Conditions for the Development Plan as reflected in the attached Conditions Report.  

 
 

 
Respectfully submitted, 

 

 

Ahnna Nanoski, AICP 

Lead Planner 



Report Date: August 12, 2021

Case Number: CD-CPC-2021-00097

Project: 435 & State Line Redevelopment

Recommended to CPC

Recommended by Development Review Committee

Plan Conditions, Corrections, & Recommendations Report

Plan Conditions

Condition(s) by City Planning and Development Department.  Contact Stacey Lowe at 816-513-2552 / stacey.lowe@kcmo.org with 

questions.

1. The developer provide acceptable easement and secure permits to relocate 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.    (5/24/2021)

2. 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.    (5/24/2021)

3. The developer must 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.    (5/24/2021)

4. 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.    (5/24/2021)

5. 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.    (5/24/2021)

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    (5/24/2021)

7. 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.    (5/24/2021)

8. That the north half of Carondelet Drive shall be improved to City 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.    (5/24/2021)

9. 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.    (5/24/2021)

10. The developer must grant a BMP and/or Surface Drainage Easement to the City as required by the Land Development 

Division, prior to recording the plat or issuance of any building permits.    (5/24/2021)

11. 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.    (5/24/2021)

12. The developer must design and construct all interior public streets to City Standards, as required by Chapter 88 and the Land 

Development Division, including curb and gutter, storm sewers, street lights, and sidewalks.    (5/24/2021)
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Condition(s) by City Planning and Development Department.  Contact Stacey Lowe at 816-513-2552 / stacey.lowe@kcmo.org with 

questions.

13. The developer must 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.    (5/24/2021)

14. The developer must grant a city approved pedestrian right-of-way easement, for the portions of the public sidewalks 

approved to be outside of the street right-of-way, to the City as required by the Land Development Division, prior to 

recording the plat.    (6/01/2021)

Condition(s) by City Planning and Development Department.  Contact Xue Wood at 816-513-8823 / Xue.Wood@kcmo.org with 

questions.

15. 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.    (6/09/2021)

16. The developer shall secure approval of a project plan for Phase II (an office building and a parking garage) from the City Plan 

Commission prior to building permit.    (6/09/2021)

17. The developer shall secure approval of a street tree planting plan from the City Forester and plant according to said plan 

prior to recording the final plat.    (6/09/2021)

18. All proposed signage shall comply with 88-445 and are subject to permits.    (6/09/2021)

19. 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.    (6/09/2021)

20. Screening of all containers, dumpsters, mechanical equipment or utility equipment shall comply with 88-425-08.    

(7/12/2021)

21. The applicant shall continue to work with staff to make the following corrections prior to request for ordinance:

a. Add sidewalks and pedestrian crossing to the parking lot located on the east side of the private entry from Carondelet 

Drive of Phase II.

b. Add 10' perimeter landscaping on the east side of Phase II parking lot in compliance with 88-425-05.

c. The UMB sign and its supporting structure located above the general roof lines shall be decreased. The proposed size shall 

not exceeds 50 square feet and the highest point of the structure shall not exceed 30 feet above the average ground level.    

(8/05/2021)

Condition(s) by Fire Department.  Contact Michael Schroeder at 816-513-4611 / michael.schroeder@kcmo.org with questions.

22. • The expectation is the project will meet the fire flow requirements as set forth in Appendix B of the International Fire Code 

2018. (IFC-2018 § 507.1)    (6/10/2021)

23. • 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)    (6/10/2021)

24. • Fire hydrant distribution shall follow IFC-2018 Table C102.1    (6/10/2021)

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

25. 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    (6/10/2021)

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

26. The developer shall ensure that water and fire service lines should meet current Water Services Department Rules and 

Regulations.

https://www.kcwater.us/wp-content/uploads/2019/04/2018-Rules-and-Regulations-for-Water-Service-Lines.pdf    

(6/08/2021)

27. The developer shall have the exisitng water service lines killed at the public water wain.    (6/08/2021)

Condition(s) by Water Services Department.  Contact Jerald Windsor at 816-513-2904 / Jerald.Windsor@kcmo.org with questions.

28. Water Department must approve any changes of grade over the Water Main.    (6/08/2021)
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Meeting Sign-In Sheet 
 

Project Name and Address  
 
 
 
 
                       
 
Name       Address          Phone            Email 

    

    

    

    

    

    

    

    

    

    

    

jake.baker
Text Box
Trailside Center requested use of their own sign in sheet. See pgs 3 & 4 for attendance.

jake.baker
Text Box
1310 Carondelet Drive, Kansas City MO 64116
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Text Box
435 & State Line Redevelopment - UMB & VanTrust



    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

 

jake.baker
Text Box
Trailside Center requested use of their own sign in sheet. See pgs 3 & 4 for attendance.
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Project Case # 

Meeting Date: 

Meeting Location: 

Meeting Time (include start and end time):

Additional Comments (optional): 

jake.baker
Text Box
“The project team presented the proposed development plan which included the Office Building, Parking Garage, Branch Bank, and overall master plan.  We shared the 3d model and rotated around the site so the audience better understood the massing and scale of the development from all angles.  We shared the proposed schedule and then opened it up for discussion.  The audience had questions related to:
•Building Signage
•Site Drainage
•Traffic concerns
•Office tenants and occupancy
•What constitutes a ‘Class A’ Office building
•Landscaping
•If there was a possible Restaurant tenant = no

It was a good discussion and everyone seemed to support the new development.  There were 28 people attending the meeting, which began at 7:00 p.m. and concluded about 8:15 p.m.”

Exhibits:
- Introduction Powerpoint



1310 Carondelet Drive

Preliminary Development Plan

Kansas City, Missouri
July 27, 2021

jake.baker
Text Box
Exhibit: Introduction Powerpoint



Project Team

Developers:  UMB and VanTrust Real Estate

Property Owner: UMB

Architects:  HOK and GastingerWalker

Civil Engineer:  Phelps Engineering



1310 Carondelet 
Drive is located on 
an 4.39 acre parcel 
that is bordered by 
State Line Road on 
the west, Interstate 
I-435 on the north, 
Carondelet Drive on 
the south and an 
adjacent parcel on 
the east.

Project Site



1310 Carondelet Drive

Our master plan for this 
development consists of:

- a new 4,500 sf UMB Branch 
Bank

- a  new 4-story 105,289 gsf
Office building

- a new 4-story 300-car 
structured parking Garage

- new surface parking 
accommodating 
approximately 80 spaces.

The existing office building will 
be demolished.



1310 Carondelet Drive

The proposed new UMB 
Branch Bank will be 
modern with clean lines & 
materials, subtle scale and 
appropriate proportions.

The design will compliment 
the design & materials of 
the proposed Office 
Building.



1310 Carondelet Drive

The proposed new Office 
Building and Garage will be 
modern with clean lines & 
natural materials, subtle 
scale and appropriate 
proportions.

The design will compliment 
the design & materials of 
the proposed UMB Branch 
Bank.

View looking West

View looking North

View looking East

View looking Northwest



1310 Carondelet Drive

SCHEDULE
The Temporary Bank will be 
placed in the southeast surface 
lot in the Fall of 2021.  This will 
then allow demolition of the 
existing building.   Construction 
of the new UMB Branch Bank 
should begin in December 2021 
and be complete in Fall of 2022.

VanTrust would like to sign an 
anchor tenant prior to beginning 
construction on the Office 
Building and Garage.

UMB and VanTrust is excited 
about this development and look 
forward to continuing to be a 
good neighbor.
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1. CONTOURS AND ELEVATIONS: Existing and proposed contours are shown on plans at one foot (1') contour intervals, unless otherwise noted,  CONTOURS AND ELEVATIONS: Existing and proposed contours are shown on plans at one foot (1') contour intervals, unless otherwise noted,  proposed contours and elevations shown represent approximate finish  grade.  Contractor shall hold down subgrades to allow for pavement and sub-base thicknesses. 2. If the contractor does not accept existing topography as shown on the plans, without exception, he shall have made at his expense, a If the contractor does not accept existing topography as shown on the plans, without exception, he shall have made at his expense, a topographic survey by a registered land surveyor and submit it to the owner for review. 3. CLEARING AND GRUBBING: Prior to beginning preparation of subgrade, all areas under pavements or building shall be stripped of all topsoil, CLEARING AND GRUBBING: Prior to beginning preparation of subgrade, all areas under pavements or building shall be stripped of all topsoil, vegetation, large rock fragments (greater than 6 inches in any dimension) and any other deleterious material.  The actual stripping depth should be based on visual examination during construction and the results of proof-rolling operations. The root systems of all trees (not designated to remain) shall be removed in their entirety.  Stripping materials shall not be incorporated into structural fills.  4. TOPSOIL STRIPPING:  Prior to the start of site grading, the contractor shall strip all topsoil from areas to be graded, and stockpiled at a TOPSOIL STRIPPING:  Prior to the start of site grading, the contractor shall strip all topsoil from areas to be graded, and stockpiled at a location on or adjacent to the site as directed by the owner.  At completion of grading operations and related construction, the contractor will be responsible for redistribution of topsoil over all areas disturbed by the construction activities.  Topsoil shall be placed to a minimum depth of six inches (6") and in accordance with specifications for landscaping.  At that time, and prior to the installation of landscaping or irrigation, all topsoil graded areas shall be visually inspected and accepted by the owner and ITL.  5. Contractor shall adjust and/or cut existing pavement as necessary to assure a smooth fit and continuous grade. Contractor shall assure Contractor shall adjust and/or cut existing pavement as necessary to assure a smooth fit and continuous grade. Contractor shall assure positive drainage away from buildings for all natural and paved areas. 6. SUBGRADE PREPARATION: Prior to placement of new fill material, the existing subgrade  shall be proofrolled and approved under the direction SUBGRADE PREPARATION: Prior to placement of new fill material, the existing subgrade  shall be proofrolled and approved under the direction of the Geotechnical Engineer or his representative.  7. PROOFROLLING: Subsequent to completion of stripping and over-excavation, all building and pavement areas to receive engineered fill should be PROOFROLLING: Subsequent to completion of stripping and over-excavation, all building and pavement areas to receive engineered fill should be systematically proof-rolled using a tandem axle dump truck loaded to approximately 20,000 pounds per axle.  Also, any finished subgrade areas to receive paving shall be proof-rolled within 48 hours of paving.  Unsuitable soils that are detected and that can not be recompacted should be over-excavated and replaced with controlled structural fill.    8. EARTHWORK:  EARTHWORK:  A) GEOTECHNICAL:  All earthwork shall conform to the recommendations of the Geotechnical report.  Said report and its recommendations are herein incorporated into the project requirements by reference. Prior to beginning construction, the contractor shall obtain a copy of and become familiar with the geotechnical report.  Unless specifically noted on the plans, the recommendations in the geotechnical report are hereby incorporated into the project requirements and specifications. B) SURFACE WATER: Surface water shall be intercepted and diverted during the  placement of fill.   C) FILLS:  All fills shall be considered controlled or structural fill and shall be free of  vegetation, organic matter, topsoil and debris. In areas where the thickness of the engineered fill is greater than five, feet building and pavement construction should not commence until so authorized by the on-site geotechnical engineer to allow for consolidation. D) BUILDING SUBGRADE: As specified in the Geotechnical Engineering Report, the upper 24 inches of building subgrade shall consist of Low Volume Change (LVC) material defined as approved, compacted granular fill or low to moderate plasticity cohesive soil materials stabilized with Class C Flyash.  Granular fill shall consist of compacted granular materials with a maximum particle size of two (2) inches or less, such as limestone screenings.  Refer to geotechnical report for complete requirements.  E) EXISTING SLOPES: Where fill material is to be placed on existing slopes greater  than 5:1 (horizontal to vertical), existing slope shall be benched providing a minimum vertical face of twelve inches (12").  The benches should be cut wide enough to accommodate the compaction equipment.  Fill material shall be placed and compacted in horizontal lifts not exceeding nine inches (9") (loose lift measurement), unless otherwise approved by the Geotechnical Engineer.  F) COMPACTION REQUIREMENTS: The upper 9 inches of pavement subgrade areas shall be compacted to a minimum density of ninety five percent (95%) of the material's maximum dry density as determined by ASTM D698 (standard proctor compaction).  The moisture content at the time of placement and compaction shall within a range of 0%  below to 4% above optimum moisture content as defined by the standard proctor compaction procedure.  The moisture contents shall be maintained within this range until completion of the work.  Where compaction of earth fill by a large roller is impractical or undesirable, the earth fill shall be hand compacted with small vibrating rollers or mechanical tampers.  9. All cut or fill slopes shall be 3:1 or flatter.  All asphalt parking areas shall be a minimum of 1% slope but not more than 5% slope unless All cut or fill slopes shall be 3:1 or flatter.  All asphalt parking areas shall be a minimum of 1% slope but not more than 5% slope unless otherwise noted.  All pavements within ADA parking areas shall not exceed 2% total slope.  All grades around building shall be held down 6" from finish floor and slope away another 6" in 10 feet.  Contractor shall notify engineer prior to final subgrade construction of any areas not within this slope requirement.   10. TESTING AND INSPECTION: Owner's Independent Testing Laboratory (ITL) shall make tests of earthwork during construction and observe the TESTING AND INSPECTION: Owner's Independent Testing Laboratory (ITL) shall make tests of earthwork during construction and observe the placement of fills and other work performed on this project to verify that work has been completed in accordance with Geotechnical Engineering Report, Project Specifications and within industry standards.  The ITL will be selected by the owner and the cost of testing will be the owner's responsibility.  11. CLASSIFICATION:  All excavation shall be considered unclassified.  No separate or additional payments shall be made for rock excavation. CLASSIFICATION:  All excavation shall be considered unclassified.  No separate or additional payments shall be made for rock excavation. 12. RESTORATION:  All disturbed areas not in building or pavements shall be sodded, unless shown otherwise by the landscaping plan or erosion RESTORATION:  All disturbed areas not in building or pavements shall be sodded, unless shown otherwise by the landscaping plan or erosion control plan. 13. UTILITIES:  The contractor is specifically cautioned that the location and/or elevation of existing utilities as shown on these plans is based on UTILITIES:  The contractor is specifically cautioned that the location and/or elevation of existing utilities as shown on these plans is based on records of the various utility companies, and where possible, measurements taken in the field.  The information is not to be relied on as being exact or complete.  The contractor must call the appropriate utility companies at least 48 hours before any excavation to request exact field location of utilities.  It shall be the responsibility of the contractor to relocate all existing utilities which conflict with the proposed improvements shown on the plans.  14. LAND DISTURBANCE:  The contractor shall adhere to all terms & conditions as outlined in the EPA or applicable state N.P.D.E.S. permit for LAND DISTURBANCE:  The contractor shall adhere to all terms & conditions as outlined in the EPA or applicable state N.P.D.E.S. permit for storm water discharge associated with construction activities. Refer to project S.W.P.P.P. requirements.
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1.   The contractor is specifically cautioned that the location and/or elevation of existing utilities as shown on these plans is based on records of the The contractor is specifically cautioned that the location and/or elevation of existing utilities as shown on these plans is based on records of the various utility companies, and where possible, measurements taken in the field. The information is not to be relied on as being exact or complete.  The contractor must call the appropriate utility companies at least 48 hours before any excavation to request exact field location of utilities. It shall be the responsibility of the contractor to coordinate with and relocate &/or remove all existing utilities which conflict with the proposed improvements shown on the plans.  2. The construction of storm sewers on this project shall conform to the requirements of the City's Technical Specifications and Design Criteria. The construction of storm sewers on this project shall conform to the requirements of the City's Technical Specifications and Design Criteria. City's Technical Specifications and Design Criteria.  Technical Specifications and Design Criteria. 3. The contractor shall field verify the exact location and elevation of the existing storm sewer lines and the existing  elevation at locations where the The contractor shall field verify the exact location and elevation of the existing storm sewer lines and the existing  elevation at locations where the proposed storm sewer collects or releases to existing ground.  If discrepancies are encountered from the information shown on the plans, the contractor shall contact the design engineer. No pipes shall be laid until direction is received from the design engineer. 4. It will be the contractors responsibility to field adjust the top of all manholes and boxes as necessary to match the  grade of the adjacent area.   It will be the contractors responsibility to field adjust the top of all manholes and boxes as necessary to match the  grade of the adjacent area.   Tops of existing manholes shall be raised as necessary to be flush with proposed pavement elevations, and to be 6-inches above finished ground elevations in non-paved areas.  No separate or additional compensation will be made to the contractor for making final adjustments to the manholes and boxes.  5. Inlet locations, horizontal pipe information and vertical pipe information is shown to the center of the structure.   Deflection angles shown for storm Inlet locations, horizontal pipe information and vertical pipe information is shown to the center of the structure.   Deflection angles shown for storm sewer pipes are measured from the center of curb inlets and manholes.  The  contractor shall adjust the horizontal location of the pipes to go to the face of the boxes.  All roof drains shall be connected to storm sewer structures.  Provide cleanouts on roof drain lines at 100' max. Spacing and at all bend points.  Do not connect roof drains directly to storm sewer pipe.  6. The contractor shall be responsible for furnishing and installing all fire and domestic water lines, meters, backflow  devices, pits, valves and all The contractor shall be responsible for furnishing and installing all fire and domestic water lines, meters, backflow  devices, pits, valves and all other incidentals required for a complete operable fire protection and domestic water system.  All costs associated with the complete water system for the buildings shall be the responsibility of the contractor.  All work shall conform to the requirements of City.     City.     .     7. The contractor shall be responsible for furnishing and installing all sanitary sewer service lines from the buildings  to the public line.  All work shall The contractor shall be responsible for furnishing and installing all sanitary sewer service lines from the buildings  to the public line.  All work shall conform to the requirements of the City. City. 8. The contractor will be responsible for securing all permits, bonds and insurance required by the contract documents, City, and all other governing The contractor will be responsible for securing all permits, bonds and insurance required by the contract documents, City, and all other governing City, and all other governing , and all other governing agencies (including local, county, state and  federal authorities) having jurisdiction over the work proposed by these construction documents.  The cost  for all  permits bonds and insurance shall be the contractors responsibility and shall be included in the bid for the work.   9. By the use of these construction documents the contractor hereby agrees that he/she shall be solely responsible for  the safety of the construction By the use of these construction documents the contractor hereby agrees that he/she shall be solely responsible for  the safety of the construction workers and the public. The contractor agrees to hold the engineer and owner harmless for any and all injuries, claims, losses or damages related to the project.    10. The Contractor shall be responsible for furnishing all materials, tools and equipment and installation of electrical  power, telephone and gas service The Contractor shall be responsible for furnishing all materials, tools and equipment and installation of electrical  power, telephone and gas service from a point of connection from the public utility lines to the building structures.   This will include all conduits, service lines, meters, concrete pads and all other incidentals required for a complete  and operational system as required by the owner and the public utilities.  Refer to building plans for exact tie-in locations of all utilities.  Contractor shall verify connection points prior to installation of utility line.   11. All fill material is to be in place, compacted, and consolidated before installation of proposed utilities.  On-site geotechnical engineer shall provide All fill material is to be in place, compacted, and consolidated before installation of proposed utilities.  On-site geotechnical engineer shall provide written confirmation that this requirement has been met and that utilities may proceed in the fill areas.  All utilities are to be placed in trench conditions.  12. Contractor shall notify the utility authorities inspectors 48 hours before connecting to any existing line.  Contractor shall notify the utility authorities inspectors 48 hours before connecting to any existing line.  13. Water lines shall be as follows (unless otherwise shown on plans):  Water lines shall be as follows (unless otherwise shown on plans):  - Pipe sizes less than 3-inches that are installed below grade and outside building shall comply with the following: 1. Seamless Copper Tubing:  Type "K" soft copper, ASTM B88. 2. Fittings: Wrought copper (95_5 Tin Antimony solder joint), ASME B 16.22. 14. Minimum trench width shall be 2 feet.  Minimum trench width shall be 2 feet.  15. Contractor shall maintain a minimum of 42" cover on all waterlines.  All water line joints are to be mechanical joints with thrust blocking as called Contractor shall maintain a minimum of 42" cover on all waterlines.  All water line joints are to be mechanical joints with thrust blocking as called out in specifications and construction plans.  Water mains and service lines shall be constructed in accordance to City's specifications for City's specifications for specifications for commercial services. 16. All waterlines shall be kept min. ten (10') apart (parallel) from sanitary sewer lines or manholes.  Or when crossing, an 24" vertical clearance All waterlines shall be kept min. ten (10') apart (parallel) from sanitary sewer lines or manholes.  Or when crossing, an 24" vertical clearance (outside edge of pipe to outside edge of pipe) of the water line above the sewer line is required.  17. Sanitary conflicts will be resolved prior to permit issuance. Sanitary conflicts will be resolved prior to permit issuance. 18. All underground storm, sanitary, water and other utility lines shall be installed, inspected and approved before backfilling.  Failure to have inspection All underground storm, sanitary, water and other utility lines shall be installed, inspected and approved before backfilling.  Failure to have inspection approval prior to backfill will constitute rejection of work. 19. All necessary inspections and/or certifications required by codes and/or utility service companies shall be  performed prior to announced building All necessary inspections and/or certifications required by codes and/or utility service companies shall be  performed prior to announced building possession and the  final connection of service. Contractor shall coordinate with all utility companies for installation requirements and specifications.  20. Refer to building plans for site lighting electrical plan, irrigation, parking lot security system and associated conduit requirements.  Coordinate with Refer to building plans for site lighting electrical plan, irrigation, parking lot security system and associated conduit requirements.  Coordinate with Owner that all required conduits are in place & tested prior to paving. 21. When a building utility connection from site utilities leading up to the building cannot be made immediately, temporarily mark all such site utility When a building utility connection from site utilities leading up to the building cannot be made immediately, temporarily mark all such site utility terminations. 22. Refer to the building plans for site lighting electrical requirements, including conduits, pole bases, pull boxes, etc.Refer to the building plans for site lighting electrical requirements, including conduits, pole bases, pull boxes, etc.
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1.  All construction materials and procedures on this project shall conform to the latest revision of the following governing requirements, incorporated herein by reference: A)  City ordinances & O.S.H.A. Regulations. B)  The City of Kansas City, Missouri Technical Specifications and Municipal Code. Kansas City, Missouri Technical Specifications and Municipal Code.  Technical Specifications and Municipal Code. C)  APWA Standard Specifications and Design Criteria, latest edition. D)  Project Specific Specifications. 2.  The contractor shall have one (1) signed copy of the plans (approved by the City) and one (1) copy of the appropriate Design and Construction Standards and Specifications at the job site at all times. 3.  The contractor will be responsible for securing all permits, bonds and insurance required by the  contract  documents, City of Kansas City, Kansas City, Missouri, and all other governing agencies (including  local, county, state and federal authorities) having jurisdiction over the work proposed by these  , and all other governing agencies (including  local, county, state and federal authorities) having jurisdiction over the work proposed by these  construction documents.  The cost for all permits, bonds and insurance shall be the contractors  responsibility and shall be included in the bid for the work. 4.  The contractor is responsible for coordination of his and his sub-contractor's work.  The contractor shall assume all responsibility for protecting and maintaining his work during the construction period and between the various trades/sub-contractors constructing the work.  5.  The demolition and removal(or relocation) of existing pavement, curbs, structures, utilities, and all other features necessary to construct the proposed improvements, shall be performed by the contractor.  All waste material removed during  construction shall be disposed off the project site.  The contractor shall be responsible for all permits for  hauling and  disposing of waste material.  The disposal of waste material shall be in accordance with  all local, state and federal regulations.  6.  Contractor shall be responsible for all relocations, including but not limited to, all utilities, storm drainage, sanitary sewer services, signs, traffic signals & poles, etc. as required.  All work shall be in accordance with governing authorities specifications and shall be approved by such. All cost shall be included in base bid. 7.  All existing utilities indicated on the drawings are according to the best information available to the Engineer; however, all utilities actually existing may not be shown. The contractor shall be responsible for contacting all utility companies for an exact field location of each utility prior to any construction.  All utilities, shown and unshown, damaged through the negligence of the contractor shall be repaired or replaced by the contractor at his expense. 8.  The contractor will be responsible for all damage to existing utilities, pavement, fences, structures and  other features not designated for removal.  The contractor shall repair all damages at his expense.  9.  The contractor shall verify the flow lines of all existing storm or sanitary sewer connections and utility crossings prior to the start of construction.  Notify the engineer of any discrepancies.  10.  SAFETY NOTICE TO CONTRACTOR:  In accordance with generally accepted construction practices, the contractor shall be solely and completely SAFETY NOTICE TO CONTRACTOR:  In accordance with generally accepted construction practices, the contractor shall be solely and completely   In accordance with generally accepted construction practices, the contractor shall be solely and completely responsible for conditions of the job site, including safety of all persons and property during performance of the work.  This requirement will apply continuously and not be limited to normal working hours.  Any construction observation by the engineer of the contractor's performance is not intended to include review of the adequacy of the contractor's safety measures, in, on or near the construction site.  11.  WARRANTY/DISCLAIMER:  The designs represented in these plans are in accordance with established practices of civil engineering for the WARRANTY/DISCLAIMER:  The designs represented in these plans are in accordance with established practices of civil engineering for the   The designs represented in these plans are in accordance with established practices of civil engineering for the design functions and uses intended by the owner at this time.  However, neither the Engineer nor its personnel can or do warrant these designs or plans as constructed except in the specific cases where the Engineer observes the physical construction on a continual basis at the site.  12.  No work is to be allowed within the public right-of-way or easements without a right of way work permit.  13.  All paving construction and earthwork grading/compaction shall conform to the requirements of the geotechnical engineering report prepared for this project. 14.  Within forty-eight hours prior to any asphalt or concrete paving, the subgrade shall be proof rolled with a fully loaded tandem wheeled dump truck and observed by the on-site geotechnical engineer.  Areas of the subgrade with excessive rutting and or pumping shall be re-worked or removed in accordance with the project specifications.  Flyash or granular material may be added by the contractor to stabilize the subgrade.  See project specifications. 15.  All curb shall be sloped for positive drainage.  Contractor shall use "dry curb and gutter" as needed in localized paved areas that drain away from the curb and gutter.  See paving details. 16.  The Contractor is responsible for the protection all property corners and section corners. Any property corners and/or section corners disturbed or damaged by construction activities shall be reset by a Registered Land Surveyor licensed in the State of Kansas, at the contractor's expense. 17.  The contractor shall be responsible for the restoration of the right-of-way and for damaged improvements such as curbs, sidewalks, street light and traffic signal junction boxes, traffic signal loop lead ins, signal poles, etc.  Damaged improvements shall be repaired in conformance with the latest city standards and to the City's satisfaction. 18.  The contractor is responsible for providing berms, silt fences, straw bales, or other means to prevent eroded materials from reaching the public right-of-way and adjacent properties. In the event the prevention measures are not effective, the contractor shall remove any debris, silt or mud and restore the right-of-way or adjacent property to original or better condition. 19.  All disturbed areas are to receive topsoil, sod and water until a healthy stand of grass is established.  See the landscaping plans for requirements.  Re-seeding shall be required (see project specifications). 20.  The contractor shall sod all disturbed areas within the public street right-of-way. 21.  Contractor shall refer to the architectural building plans for exact locations and dimensions of vestibules, slope paving, sidewalks, exit porches, truck docks, precise building dimensions and exact building utility entrance locations.  All dimensions are to outside wall of building(s). 22.  Refer to building plans for site lighting electrical plan. 23. Contractor to remove existing trees and vegetation, as necessary, for site construction unless specifically noted to remain. Contractor to remove existing trees and vegetation, as necessary, for site construction unless specifically noted to remain. 24. Refer to the building plans for site lighting electrical requirements, including conduits, pole bases, pull boxes, etc.Refer to the building plans for site lighting electrical requirements, including conduits, pole bases, pull boxes, etc.
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1. CONTOURS AND ELEVATIONS: Existing and proposed contours are shown on plans at one foot (1') contour intervals, unless otherwise noted,  CONTOURS AND ELEVATIONS: Existing and proposed contours are shown on plans at one foot (1') contour intervals, unless otherwise noted,  proposed contours and elevations shown represent approximate finish  grade.  Contractor shall hold down subgrades to allow for pavement and sub-base thicknesses. 2. If the contractor does not accept existing topography as shown on the plans, without exception, he shall have made at his expense, a If the contractor does not accept existing topography as shown on the plans, without exception, he shall have made at his expense, a topographic survey by a registered land surveyor and submit it to the owner for review. 3. CLEARING AND GRUBBING: Prior to beginning preparation of subgrade, all areas under pavements or building shall be stripped of all topsoil, CLEARING AND GRUBBING: Prior to beginning preparation of subgrade, all areas under pavements or building shall be stripped of all topsoil, vegetation, large rock fragments (greater than 6 inches in any dimension) and any other deleterious material.  The actual stripping depth should be based on visual examination during construction and the results of proof-rolling operations. The root systems of all trees (not designated to remain) shall be removed in their entirety.  Stripping materials shall not be incorporated into structural fills.  4. TOPSOIL STRIPPING:  Prior to the start of site grading, the contractor shall strip all topsoil from areas to be graded, and stockpiled at a TOPSOIL STRIPPING:  Prior to the start of site grading, the contractor shall strip all topsoil from areas to be graded, and stockpiled at a location on or adjacent to the site as directed by the owner.  At completion of grading operations and related construction, the contractor will be responsible for redistribution of topsoil over all areas disturbed by the construction activities.  Topsoil shall be placed to a minimum depth of six inches (6") and in accordance with specifications for landscaping.  At that time, and prior to the installation of landscaping or irrigation, all topsoil graded areas shall be visually inspected and accepted by the owner and ITL.  5. Contractor shall adjust and/or cut existing pavement as necessary to assure a smooth fit and continuous grade. Contractor shall assure Contractor shall adjust and/or cut existing pavement as necessary to assure a smooth fit and continuous grade. Contractor shall assure positive drainage away from buildings for all natural and paved areas. 6. SUBGRADE PREPARATION: Prior to placement of new fill material, the existing subgrade  shall be proofrolled and approved under the direction SUBGRADE PREPARATION: Prior to placement of new fill material, the existing subgrade  shall be proofrolled and approved under the direction of the Geotechnical Engineer or his representative.  7. PROOFROLLING: Subsequent to completion of stripping and over-excavation, all building and pavement areas to receive engineered fill should be PROOFROLLING: Subsequent to completion of stripping and over-excavation, all building and pavement areas to receive engineered fill should be systematically proof-rolled using a tandem axle dump truck loaded to approximately 20,000 pounds per axle.  Also, any finished subgrade areas to receive paving shall be proof-rolled within 48 hours of paving.  Unsuitable soils that are detected and that can not be recompacted should be over-excavated and replaced with controlled structural fill.    8. EARTHWORK:  EARTHWORK:  A) GEOTECHNICAL:  All earthwork shall conform to the recommendations of the Geotechnical report.  Said report and its recommendations are herein incorporated into the project requirements by reference. Prior to beginning construction, the contractor shall obtain a copy of and become familiar with the geotechnical report.  Unless specifically noted on the plans, the recommendations in the geotechnical report are hereby incorporated into the project requirements and specifications. B) SURFACE WATER: Surface water shall be intercepted and diverted during the  placement of fill.   C) FILLS:  All fills shall be considered controlled or structural fill and shall be free of  vegetation, organic matter, topsoil and debris. In areas where the thickness of the engineered fill is greater than five, feet building and pavement construction should not commence until so authorized by the on-site geotechnical engineer to allow for consolidation. D) BUILDING SUBGRADE: As specified in the Geotechnical Engineering Report, the upper 24 inches of building subgrade shall consist of Low Volume Change (LVC) material defined as approved, compacted granular fill or low to moderate plasticity cohesive soil materials stabilized with Class C Flyash.  Granular fill shall consist of compacted granular materials with a maximum particle size of two (2) inches or less, such as limestone screenings.  Refer to geotechnical report for complete requirements.  E) EXISTING SLOPES: Where fill material is to be placed on existing slopes greater  than 5:1 (horizontal to vertical), existing slope shall be benched providing a minimum vertical face of twelve inches (12").  The benches should be cut wide enough to accommodate the compaction equipment.  Fill material shall be placed and compacted in horizontal lifts not exceeding nine inches (9") (loose lift measurement), unless otherwise approved by the Geotechnical Engineer.  F) COMPACTION REQUIREMENTS: The upper 9 inches of pavement subgrade areas shall be compacted to a minimum density of ninety five percent (95%) of the material's maximum dry density as determined by ASTM D698 (standard proctor compaction).  The moisture content at the time of placement and compaction shall within a range of 0%  below to 4% above optimum moisture content as defined by the standard proctor compaction procedure.  The moisture contents shall be maintained within this range until completion of the work.  Where compaction of earth fill by a large roller is impractical or undesirable, the earth fill shall be hand compacted with small vibrating rollers or mechanical tampers.  9. All cut or fill slopes shall be 3:1 or flatter.  All asphalt parking areas shall be a minimum of 1% slope but not more than 5% slope unless All cut or fill slopes shall be 3:1 or flatter.  All asphalt parking areas shall be a minimum of 1% slope but not more than 5% slope unless otherwise noted.  All pavements within ADA parking areas shall not exceed 2% total slope.  All grades around building shall be held down 6" from finish floor and slope away another 6" in 10 feet.  Contractor shall notify engineer prior to final subgrade construction of any areas not within this slope requirement.   10. TESTING AND INSPECTION: Owner's Independent Testing Laboratory (ITL) shall make tests of earthwork during construction and observe the TESTING AND INSPECTION: Owner's Independent Testing Laboratory (ITL) shall make tests of earthwork during construction and observe the placement of fills and other work performed on this project to verify that work has been completed in accordance with Geotechnical Engineering Report, Project Specifications and within industry standards.  The ITL will be selected by the owner and the cost of testing will be the owner's responsibility.  11. CLASSIFICATION:  All excavation shall be considered unclassified.  No separate or additional payments shall be made for rock excavation. CLASSIFICATION:  All excavation shall be considered unclassified.  No separate or additional payments shall be made for rock excavation. 12. RESTORATION:  All disturbed areas not in building or pavements shall be sodded, unless shown otherwise by the landscaping plan or erosion RESTORATION:  All disturbed areas not in building or pavements shall be sodded, unless shown otherwise by the landscaping plan or erosion control plan. 13. UTILITIES:  The contractor is specifically cautioned that the location and/or elevation of existing utilities as shown on these plans is based on UTILITIES:  The contractor is specifically cautioned that the location and/or elevation of existing utilities as shown on these plans is based on records of the various utility companies, and where possible, measurements taken in the field.  The information is not to be relied on as being exact or complete.  The contractor must call the appropriate utility companies at least 48 hours before any excavation to request exact field location of utilities.  It shall be the responsibility of the contractor to relocate all existing utilities which conflict with the proposed improvements shown on the plans.  14. LAND DISTURBANCE:  The contractor shall adhere to all terms & conditions as outlined in the EPA or applicable state N.P.D.E.S. permit for LAND DISTURBANCE:  The contractor shall adhere to all terms & conditions as outlined in the EPA or applicable state N.P.D.E.S. permit for storm water discharge associated with construction activities. Refer to project S.W.P.P.P. requirements.
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SITE LIGHTING-PHOTOMETRICS

SCALE: 1"=40'-0"
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SPECIFIC NOTES:

1

2

SUBSTITUTION NOTES:  

THE LIGHTING DESIGN FOR THIS PROJECT IS BASED UPON THE MANUFACTURERS SPECIFIED. IF AN ADDITIONAL SUBSTITUTION IS DESIRED BY THE

CONTRACTOR, A SUBSTITUTION REQUEST SUBMITTAL MUST BE PROVIDED AS FOLLOWS:

S1.

S2.

MANUFACTURER

H.E. WILLIAMS

4DR-TL-L20-840-DIM-UNV-

OW-OF-CS-WET-CC

HUBBELL OUTDOOR LIGHTING

RATIO FLOOR COMPACT

McGRAW EDISON

GLEON-SA2A-740-U-SL2

McGRAW EDISON

GLEON-SA3B-740-U-T2-HSS

McGRAW EDISON

GLEON-SA3B-740-U-T3-HSS

McGRAW EDISON

GLEON-SA3B-740-U-T3

McGRAW EDISON

GLEON-SA2A-740-U-T4FT-HSS

HEIGHT OF LUMINAIRE INDICATED IS HEIGHT FROM GRADE TO BOTTOM OF LUMINAURE. ORDER POLE TO ACCOMMODATE BASE HEIGHT.

VERIFY FINISH COLOR WITH ARCHITECT.

SUBSTITUTION REQUEST MUST BE RECEIVED BY THE ENGINEER IN WRITING 10 DAYS PRIOR TO BID. FAILURE TO SUBMIT CONSTITUTES

A GUARANTEE TO SUPPLY THE SPECIFIED FIXTURES.

INFORMATION IS TO BE SUPPLIED COMPARING PHOTOMETRY, (WITH FLOOR PLANS INDICATING POINT BY POINT CALCULATIONS) 

DIMENSIONS, MATERIAL COMPOSITION, FINISH, VISUAL APPEARANCE AS WELL AS THE "CONTRACTOR NET" PRICING. SAMPLES ARE

TO BE PROVIDED UPON REQUEST.

LAMPS

2,000 LUMENS

4,000K

80+ CRI

LED / 4,000K

9,357 LUMENS

4,000K

70+ CRI

17,121 LUMENS

4,000K

70+ CRI

17,450 LUMENS

4,000K

70+ CRI

17,450 LUMENS

4,000K

70+ CRI

9,591 LUMENS

4,000K

70+ CRI

WATTS

VOLTS

19.8

120

TBD

120

66

208

124

208

124

208

124

208

66

208

DIMMING

PROTOCOL

N/A

-

N/A

-

N/A

-

N/A

-

N/A

-

N/A

-

N/A

-

DESCRIPTION

4" LED DOWNLIGHT WITH OPEN REFLECTOR, WIDE DISTRIBUTION,

1/2" STANDARD FLANGE,CLEAR SEMI-SPECULAR ANODIZE 

AND WET LOCATION LISTED.

FLAG POLE LIGHT

LED PARKING LOT LUMINAIRE WITH TYPE 2 DISTRIBUTION 

AND SPILL CONTROL.

MOUNTED AT 15FT.

LED PARKING LOT LUMINAIRE WITH TYPE 2 DISTRIBUTION 

AND HOUSE SIDE SHIELD.

MOUNTED AT 25FT.

LED PARKING LOT LUMINAIRE WITH TYPE 3 DISTRIBUTION 

AND HOUSE SIDE SHIELD.

MOUNTED AT 25FT.

LED PARKING LOT LUMINAIRE WITH TYPE 3 DISTRIBUTION.

MOUNTED AT 25FT.

LED PARKING LOT LUMINAIRE WITH TYPE 4 DISTRIBUTION 

AND HOUSE SIDE SHIELD.

MOUNTED AT 15FT.
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