RAYMORE PLANNING AND ZONING COMMISSION
AGENDA

Tuesday, August 17, 2021 - 7:00 p.m.

City Hall Council Chambers
100 Municipal Circle
Raymore, Missouri 64083

1. Callto Order

2. Pledge of Allegiance

3. Roll Call

4. Personal Appearances - None

5. Consent Agenda
a. Approval of Minutes from July 20, 2021 meeting

6. Unfinished Business - None
7. New Business
a. Case # 21023: Rezoning C-2 to PUD - Southwest corner near Dean Avenue and Lucy
Webb Road - Ridgeview Estates (public hearing)
b. Case #21024: Site Plan - Whataburger - 1921 W. Foxwood Drive
8. City Council Report
9. Staff Report
10. Public Comment

11. Commission Member Comment

12. Adjournment



Meeting Procedures

The following rules of conduct apply:

1. Public can only speak during the meeting under the following circumstances:

a. The citizen has made a formal request to the Development Services
Department to make a personal appearance before the Planning Commission;
or,

b. A public hearing has been called by the Chairman and the Chairman has asked
if anyone from the public has comments on the application being considered,;
or

C. A citizen may speak under Public Comment at the end of the meeting.

2. When the public comments portion of the public hearing is opened, the Chairman

will first invite any individuals that live within the City limits of Raymore to speak.
Upon conclusion of the comments from City residents, the Chairman will invite any
individuals who do not live within the City limits of Raymore to speak.

3. If you wish to speak to the Planning Commission, please proceed to the podium and
state your name and address. Spelling of your last name would be appreciated.

4. Please turn off (or place on silent) any pagers or cellular phones.

5. Please do not talk on phones or with another person in the audience during the
meeting.

6. Please no public displays, such as clapping, cheering, or comments when another

person is speaking.

7. While you may not agree with what an individual is saying to the Planning
Commission, please treat everyone with courtesy and respect during the meeting.

Every application before the Planning Commission will be reviewed as follows:

1. Chairman will read the case number from the agenda that is to be considered.

2. Applicants will present their request to the Planning Commission.

3. Staff will provide a staff report.

4. If the application requires a public hearing, Chairman will open the hearing and

invite anyone to speak on the request.

5. Chairman will close the public hearing.

6. Planning Commission members can discuss the request amongst themselves, ask
questions of the applicant or staff, and may respond to a question asked from the
public.

7. Planning Commission members will vote on the request.



THE PLANNING AND ZONING COMMISSION OF THE CITY OF RAYMORE, MISSOURI, MET IN
REGULAR SESSION TUESDAY, JULY 20, 2021, IN THE COUNCIL ROOM AT RAYMORE CITY
HALL, 100 MUNICIPAL CIRCLE, RAYMORE, MISSOURI WITH THE FOLLOWING COMMISSION
MEMBERS PRESENT: CHAIRMAN MATTHEW WIGGINS, ERIC BOWIE, WILLIAM FAULKNER,
KELLY FIZER, TOM ENGERT, JIM PETERMANN, MAYOR KRIS TURNBOW, MARIO URQUILLA,
AND JEREMY MANSUR. ALSO PRESENT WAS DEVELOPMENT SERVICES DIRECTOR JIM
CADORET, CITY PLANNER KATIE JARDIEU, CITY ATTORNEY JONATHAN ZERR, DIRECTOR OF
PUBLIC WORKS MIKE KRASS, AND ADMINISTRATIVE ASSISTANT EMILY JORDAN.

1.

2,

6.

7.

Call to Order — Chairman Wiggins called the meeting to order at 7:00 p.m.
Pledge of Allegiance
Roll Call — Roll was taken and Chairman Wiggins declared a quorum present to conduct business.
Personal Appearances — None
Consent Agenda
a. Approval of the minutes of the July 6, 2021 meeting.

Motion by Mayor Turnbow, Seconded by Commissioner Urquilla, to approve the consent
agenda.

Vote on Motion:

Chairman Wiggins Aye
Commissioner Faulkner Aye
Commissioner Bowie Abstain
Commissioner Fizer Aye
Commissioner Engert Aye
Commissioner Petermann  Aye
Commissioner Urquilla Aye
Commissioner Mansur Aye
Mayor Turnbow Aye

Motion passed 8-0-1.

Unfinished Business - None

New Business -

a. Case # 21017: Sendera - Rezoning and Preliminary Plat (public hearing)
Chairman Wiggins opened the public hearing at 7:02 pm.

Commissioner Mansur asked Development Services Director Jim Cadoret to confirm that the
current case is # 21017, not # 21016 as stated in the Staff Report.

Mr. Cadoret noted that yes, that is correct, it is case # 21017.
Kyle Jones and Tiffany Ford of Summit Custom Homes came before the Commission to

request rezoning and approval of the preliminary plat for the Sendera Subdivision. Mr. Jones
highlighted that Hubach Hill is to the north of the property, and Brook Parkway runs along the
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west side of the development. There is undeveloped land to the south and east. The
development is being proposed to have 430 lots on 135 acres, and there is currently an
approved preliminary plat for the land, which is zoned R-1P. Mr. Jones stated that the rezoning
request is to move the property from R-1P to PUD to allow for the three different product types
that will be built on the property. On the east portion of the property, Product A will be built on
70ft wide lots, and there will be 130 of these lots available. Product B will be built in the
southwest corner of the property on 45ft wide lots, of which there are 160. Product C will be
built in the northwest section of the property on 48ft wide lots, where there are 110 lots
available. There is a density of 3.2 units per acre, and in comparison, the current R-1P zoning
allows a density of 5.2 units per acre. Hubach Hill Road was recently reconstructed, and was
done so with the development of this acreage in mind, with a density of 4 units per acre. The
road infrastructure is able to accommodate the traffic that may be generated by this
development, since it was designed for a higher density per acre development than the current
proposal. Stormwater will drain north to south and will drain into the creek on the southeast
corner of the property. There are detention ponds on the east side of the property, and there is
an easement on the southwest side of the property for a detention pond that is shown in the
previously approved preliminary plat. The amenities are centrally located, including a pool,
playing fields, and sport courts over a span of three acres. Next to Hubach Hill Road, there is
a 40ft landscape buffer that will hold landscaping and berming to hide the homes from the
road. This will also ensure headlights will not bleed into the neighborhood once it has been
developed. Tiffany Ford of Summit Homes came to the podium to give an overview of the
products that would be built in the Sendera community should this case be approved. The
developers want this community to be unique, and will build the community in a modern desert
neighborhood feel. The elevations will be modified to incorporate the desired look and feel.
The three product lines are designed for different residents at different stages of life and
income brackets, and all three product types will be built during the first phase along with the
amenity area. Ms. Ford gave the highlights of the different products and amenities the
developers are proposing to build in the Sendera development.

Development Services Director Jim Cadoret began the staff report by stating that the request is to
rezone the existing R-1P to PUD zoning of approximately 135 acres. The surrounding areas are
zoned R-1P to the north and west, unincorporated Cass County to the north, east, and south, and
agricultural to the south. The Growth Management Plan designates this property as appropriate for
Low Density Residential, up to 4 units per acre. The Major Thoroughfare Plan Map classifies
Hubach Hill Road as a Minor Arterial and Brook Parkway as a Minor Collector. Mr. Cadoret read 6
items into record, including any additional exhibits as presented during the hearing. The request to
go to Planned Unit Development District (PUD) was intentional because the zoning designation is
flexible when it comes to lot sizing, lot width, setbacks, lot coverage areas, and a mix of home
types. Mr. Cadoret stated that this property is currently known as The Estates of the Good Ranch,
and was rezoned to the current R-1P in 2006. In 2007 the preliminary plat was established and
approved and remains a valid preliminary plat. There were two distinct areas with one side being
smaller lots for villas, and on the east side were larger standard R-1 sized lots. The property was
included in the Hubach Hill and North Cass Parkway Community Improvement District (CID). The
subject property is part of the Good Ranch Master Planned Community and has been planned for
residential development since 1994. Any modifications to the preliminary plan would have to come
back before the Planning Commission and the City Council. The PUD district being proposed
allows for single-family detached homes. There is a reduction of lot size and width being
requested, as well as a reduction of setbacks. The property is located within the area of the Cass
County Public Water District #10, and the Raymore-Peculiar school district indicated they were
aware of the new development. The preliminary plan was submitted to the South Metro Fire
Protection District, and there will be two access roads to the development. The conceptual plan
that was shared at the Good Neighbor meeting proposed 428 lots, but has since been modified to
incorporate the teardrop cul-de-sac design on most of the cul-de-sacs and adding a street
connection, which allowed an increase in the lot count from 428 to 430. Because the proposed
subdivision is located within the Hubach Hill and North Cass Parkway CID, there will be a property
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tax assessment on all lots in this subdivision and The Prairie subdivision to the west that will help
to reimburse the costs associated with the 2010 construction and improvement of Hubach Hill
Road. The Estates of the Good Ranch Master Development Agreement establishes the
requirements for stream buffer protection and stormwater management for any development on
the subject property, which the proposed preliminary plan complies with. There is a 137-acre tract
of land to the southwest of the subdivision that is reserved for open space and a future park. A
total of 36.74 acres, or 27% of the property, is provided as common open space to be maintained
by the Homeowner’s Association.

Commissioner Bowie asked if the number of lots has changed?

Mr. Cadoret stated that the current preliminary plat for the Estates of The Good Ranch has
343 lots, which is still a valid preliminary plat. The applicant’s proposal for the new subdivision,
Sendera, is 430 lots.

Chairman Wiggins asked Raymore residents to come to the podium if they have any questions or
comments.

Linda Benson, 1043 S Sunset Lane, Raymore MO 64083, came to the podium to comment that
there are 3-acre lots to the north of Hubach Hill. Ms. Benson stated she is concerned about the
40ft wide lots which are narrower than most of the homes in Dutchman acres. She also mentioned
that she is worried about Hubach Hill Road becoming damaged due to the traffic increase, and
would like there to be larger lots on the south side of Hubach Hill. If this does not happen, Ms.
Benson would like to see more landscape buffers in place to shield the subdivision from the road.

David Otis, representing the Good Ranch, stated that Good-Otis has the development to the west
of this property, The Prairie of the Good Ranch. The lots in this subdivision are considerably larger
than the lots being proposed for the Sendera development, although along the east side of the
property near Brook Parkway, there is a heavy landscape buffer planned. Mr. Otis would like the
landscape buffer being proposed by the developers of Sendera to be similar to the buffers being
built by the developers of The Prairie along the west side.

Chairman Wiggins opened the meeting for non-Raymore residents to come to the podium for
comments.

City Attorney Zerr clarified that Ms. Benson on S. Sunset Lane is technically outside of Raymore
city limits.

Kathy Graves stated that they are the owners of the first home being built in Prairie View. There
were several lots in the Prairie subdivision that were not large enough at 68’ wide to accommodate
the home they chose to have built. The developer was able to redraw the lots to 80’ widths to be
able to accommodate the home. The 40’ wide lots in the Sendera subdivision are a concern, and
the homeowners with the larger homes and lots in Sendera could not be happy to look down the
street and find small lots in the same neighborhood. There should be larger lots to the south of
Hubach Hill, but there should be wider lots to the west alongside the Prairie subdivision. Ms.
Graves mentioned that she agrees with Mr. Otis, and mentioned that there should be very good
landscaping along Brook Parkway.

Chairman Wiggins closed the public hearing at 7:43pm and asked if the applicant or City had any
further comments on what the public brought up.

Mr. Jones mentioned that the developers do feel comfortable with installing a landscape buffer

along the west side along Brook Parkway, and there is a 30’ wide tract of land to allow more
landscaping between the developments. All of the product types that will be built will be visible
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from Hubach Hill Road. To put only one product in the southwest corner would limit visibility and
marketability of those homes.

Mayor Turnbow asked why is there a cul-de-sac planned for the southern end of the property
instead of a stub for potential roadway access?

Director of Public Works Mike Krass responded that the reasoning for that is if the roadway on
the south (North Cass Parkway) is to be extended, it will be a limited access roadway. Brook
Parkway would be the access point to North Cass Parkway. There would be no other access
points until School Road to the east. By the access standards, the cul-de-sac would not be
allowed to access the road, because as a limited access road, it would be considered a major
arterial and access points are only allowed at 2 mile intervals.

Commissioner Faulkner began by outlining the differences between City Staff, Planning & Zoning
Commission, and the City Council. He then proposed that when the recommendations City Staff
have made are denied by the Planning Commission, the City Council should prioritize the Planning
Commission decision, not Staff’'s recommendations.

Chairman Wiggins asked Commissioner Faulkner if this pertains to the case at hand?

Commissioner Faulkner assured that it does, and continued. He stated that the Planning
Commission is at a disadvantage when there is disagreement on a case since the City Staff has
had time and money beforehand to prepare the case with the applicant. One reason zoning exists
is to promote compatibility between new developments and adjacent properties, and to protect
neighborhoods and quality of life. Commissioner Faulkner stated that he does not feel that the new
developments, Sendera and Saddlebrook, are compatible with the existing development. Several
of the reductions of requirements, especially in lot size, lot width, and side setbacks, take the
minimum considerations down to just over half of an “R-1” zoned lot. The concern is that there will
be problems with parking, traffic, and long term property values in the community, as well as the
concern that these new developments do not benefit the residents. Looking at page 12 of the Staff
Report, a few of the reasons Commissioner Faulkner believes Morningview works well as a
community are due to the age restrictions and provided maintenance. Commissioner Faulkner
feels that Eastbrook at Creekmoor may have set a bad precedent that is being used to justify
reductions in requirements for new developments coming to the city, and will be voting to deny this
application.

Mayor Turnbow objected, and stated that Commissioner Faulkner is moving into an area where
motion and second would permit further discussion, and may be a more appropriate opportunity
for Commissioner Faulkner to discuss his displeasure with the developments.

Commissioner Faulkner stated that he believes his comments will be important to the decision
made by the Commission on the case, and asked Mr. Zerr to clarify.

Chairman Wiggins commented that currently, time is best used to ask questions to City Staff or the
applicant, and the discussion Commissioner Faulkner brought up is more appropriate after a
motion has been made.

Commissioner Faulkner feels that after watching the City Council meeting covering the
Saddlebrook rezoning and preliminary plat, his point did not make it across clearly, and is
attempting to make a better argument against Sendera.

Mr. Zerr stated that there has not been a motion and second to consider, but the Staff Report and
Public Hearing have both been provided. The most appropriate time for Commissioner Member
comments would be after a motion and second have been made, and reminded the Commission
of the specific task at hand, being the rezoning and preliminary plat.
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Commissioner Faulkner stated that he will finish his comments after there has been a motion and
second made.

Chairman Wiggins asked City Staff to clarify what the reasoning to allow the non-teardrop shaped
cul-de-sacs is if the City is only allowing teardrop cul-de-sac in all new developments? Where do
the measurements for the lot widths come from?

Mr. Krass responded that Hubach Hill Road has fixed access points, due to the access
standards. The teardrop cul-de-sacs are considerably wider than the existing cul-de-sacs,
which impacted the lots around the round cul-de-sacs. The City tries to work with
developments that already have a preliminary plat in place, and can still meet the objectives of
water treatment and snow removal without sacrificing the lot count of the subdivision by
requiring all cul-de-sacs to be teardrop shaped.

Mr. Cadoret responded that the 40’ lot width is measured at the front building setback line,
cul-de-sac lots are narrower towards the street, but are measured for lot width at the 25’ front
yard building setback.

Commissioner Mansur asked if there will be landmarks at each entrance of the subdivision?

Ms. Ford responded that yes, the developers plan to put monuments at each entrance to
identify the subdivision.

Commissioner Bowie asked Mr. Ford to address the density of the subdivision. Smaller lots are
becoming more popular with new home buyers.

Ms. Ford responded that from the developer’s standpoint, the goal is to provide options to
people for different price points. The density is within the zoning that has been previously
approved. Mr. Jones responded that density at 3.2 units per acre is very common in a family
neighborhood. Ms. Ford stated that in communities like Lee’s Summit and Overland Park, the
developers have created similar developments that are very popular. Summit Custom Homes
wants to be able to provide new home options for people with smaller budgets, and this gives
them options that are not multi-family.

Mr. Zerr reminded the Commission that there are ten factors for consideration, and just asked
them to keep in mind the breadth and scope of what is up for consideration.

Commissioner Bowie asked if what is in the MOU is set?

Mr. Cadoret responded that yes, it has not been executed yet, but it is what goes before the
City Council.

Mr. Zerr clarified that critical terms will not be altered.

Commissioner Fizer asked if the developers have considered mixing the lot sizes together in the
subdivision to create a more balanced feel to the neighborhood.

Ms. Ford answered that yes, it is something the developers are working on for other future
developments.

Commissioner Urquilla asked what the density would be if there were the smaller lots on the east
side instead of the larger lots?
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Mr. Jones answered that there would have to be a reconfigured layout before he would know
the density.

Motion by Mayor Turnbow, Seconded by Commissioner Urquilla, to accept staff proposed
findings of fact and approve case #21017, rezoning of the existing “R-1P” Single-Family
Residential Planned District to “PUD” Planned Unit Development District for the
approximately 135 acre property to be known as the Sendera subdivision, to City Council
with a recommendation of approval.

Commissioner Faulkner stated that he would like to finish his comments in opposition to the
motion. He believes his comments are absolutely relevant because he feels Staff is using
Eastbrook at Creekmoor as a precedent to justify requirement reductions in Saddlebrook and
Sendera. There are also several details in the preliminary plat that Commissioner Faulkner objects
to, including that both of the cul-de-sacs in the northeast area exceed the 600’ length maximum
that is in place to promote safety in emergency conditions. There are no conditions in the
subdivision that justify exception to this code, and cul-de-sac length is one of the main reasons for
Commissioner Faulkner’s opposition to the Saddlebrook preliminary plat as well as Sendera.
Stormwater best management practices are not shown on the plats, and he feels that all of the
new high-density developments are destroying the character of Raymore.

Chairman Wiggins asked Mr. Krass to clarify why the cul-de-sac streets are allowed to be so long.

Mr. Krass responded that there is a provision to allow longer cul-de-sac streets in the code,
and the Planning Commission is able to waive that requirement with the Engineering
Department’s recommendation. This length of cul-de-sac exists in many places around the
City. Stormwater quality is never shown on a preliminary plat, it is part of the final plat
stormwater calculations with a detailed stormwater report given as part of the final
infrastructure.

Vote on Motion:

Chairman Wiggins Nay
Commissioner Faulkner Nay
Commissioner Bowie Nay
Commissioner Fizer Nay
Commissioner Engert Aye
Commissioner Petermann Aye
Commissioner Urquilla Aye
Commissioner Mansur Aye
Mayor Turnbow Aye

Motion passed to approve the case 5-4-0.

Chairman Wiggins opened the floor for those members who voted Nay on the motion.
Commissioner Fizer mentioned that she is uncomfortable with the number of small lots.

Chairman Wiggins mentioned that this will be a wildly successful development, but Raymore
shouldn’t continue down the path of small lots, and there is ability to control that to some degree.
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8. City Council Report

City Attorney Zerr gave an overview of the one City Council meeting that has occurred since the
Planning & Zoning Commission last met. The Saddlebrook rezoning passed 7-1, overturning the
recommendation of the Planning & Zoning Commission. The Saddlebrook preliminary plat was
postponed and will come back before City Council during the second reading of the rezoning.

9. Staff Report

10.

1.

Mr. Cadoret requested the Commission cancel the August 3, 2021 due to a scheduling conflict.
There are no applications to consider, and there are two for the August 17th meeting that will
include a public hearing.

Public Comment
No public comments at this time.
Commission Member Comment

Commissioner Engert thanked Staff, and is always pleased when the packets arrive before the
meetings.

Commissioner Faulkner stated that he has more thoughts on the project, and stated that he does
not like to be censored.

Commissioner Bowie stated that he feels similarly to the Mayor, and all of the hard work the City
puts into the applications is appreciated.

Commissioner Fizer thanked Staff and mentioned that Saturday, July 24th is the Summer Scene at
TB Hanna Park.

Commissioner Mansur thanked City Staff.

Commissioner Petermann thanked Staff and mentioned that it is interesting to participate in
growing pains of the City of Raymore. He believes that Chairman Wiggins is proving that he is a
good leader for the Commission.

Commissioner Urquilla thanked the Staff, and mentioned that he supported this request because
affordable homes are becoming harder to come by in the community. Residents should have the
ability to choose what lot size they would like to live on, and he is excited to see more diversity in
lot sizes coming to Raymore.

Mayor Turnbow reminded the Commission that all comments are recorded and there is no
censorship happening. A variety of housing options are important for our community, and these
housing options are high quality establishments that do not denigrate the City.

Chairman Wiggins mentioned that he voted against this development purely based on the lot
sizes. There is a need for less expensive housing, and believes this will be a high quality
development, but the lots are too small. Everything that can be done to make Raymore a
welcoming, all ages community is top of mind for the City Staff and the Commission.
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12. Adjournment

Motion by Commissioner Urquilla, Seconded by Commissioner Mayor Turnbow, to adjourn
the July 20, 2021 Planning and Zoning Commission meeting.

Vote on Motion:

Chairman Wiggins Aye
Commissioner Faulkner Aye
Commissioner Bowie Aye
Commissioner Fizer Aye
Commissioner Petermann  Aye
Commissioner Engert Aye
Commissioner Urquilla Aye
Commissioner Mansur Aye
Mayor Turnbow Aye

Motion passed 9-0-0.

The July 20, 2021 meeting adjourned at 8:27 p.m.

Respectfully submitted,

Emily Jordan
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To: Planning and Zoning Commission

From: City Staff
Date: August 17, 2021
Re: Case #21023 Ridgeview Estates - Rezoning C-2 to PUD and

Preliminary Plan

GENERAL INFORMATION

Applicant: Jason Maddox
MACO Development Company, LLC
111 N. Main Street
Clarkton, MO 63837

Requested Action: Request to reclassify the zoning of 8 acres from “C-2”
General Commercial District to “PUD” Planned Unit
Development District

Property Location: South of Lucy Webb Road, west of Dean Avenue in The
Good Ranch Subdivision






Site Photographs:

(View looking west from Dean Avenue to extension of Prairie Grass Dr. to site)

(view looking north from Prairie Grass extension along south line of development)
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(View of development area looking south from Lucy Webb Road)

(View looking southeast from Lucy Webb Road to The Meadows subdivision)
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Existing Zoning: “C-2” General Commercial District

North: R-1P (Single-Family Residential Planned)
East: R-1P (Single-Family Residential Planned)
South: C-2 (General Commercial)

West: Belton

Growth Management Plan: The Future Land Use Map of the Growth
Management Plan designates this property as appropriate for Commercial.

Major Street Plan: The Major Thoroughfare Plan Map classifies Dean Avenue as a
Minor Arterial and Lucy Webb Road as a Major Collector.

Legal Description:

A TRACT OF LAND LOCATED IN THE EAST HALF OF THE NORTHEAST QUARTER OF SECTION 19, TOWNSHIP 46
NORTH, RANGE 32 WEST, RAYMORE, CASS COUNTY, MISSOURI AND BEING MORE PARTICULARLY DESCRIBED
AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE NORTH LINE OF SAID SECTION 19, AND THE EASTERLY RIGHT OF
WAY LINE OF U.S. HIGHWAY 71; THENCE FROM THE POINT OF BEGINNING AND WITH THE NORTH LINE OF
SAID SECTION S 86°32°30”E, 472.05 FEET; THENCE LEAVING SAID NORTH LINE AND ON A LINE PARALLEL TO
THE EASTERLY RIGHT OF WAY OF SAID U.S. HIGHWAY 71, S 1°52°35”E, 741.00 FEET; THENCE ON A LINE
PARALLEL TO THE NORTH LINE OF SAID SECTION, N 86°32°30”W, 472.05 FEET TO THE EASTERLY RIGHT OF
WAY LINE OF SAID U.S. HIGHWAY 71; THENCE WITH SAID EASTERLY RIGHT OF WAY LINE, N 1°52°35”W, 741.00
FEET TO THE POINT OF BEGINNING AND CONTAINING 8.00 ACRES.
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Advertisement: July 29, 2021 Journal newspaper
Public Hearing: August 17, 2021 Planning Commission meeting

Items of Record: Exhibit 1. Mailed Notices to Adjoining Property Owners
Exhibit 2. Notice of Publication in Newspaper
Exhibit 3. Unified Development Code
Exhibit 4. Application
Exhibit 5. Growth Management Plan
Exhibit 6. Staff Report
Exhibit 7. Preliminary Plan
Additional exhibits as presented during hearing

REQUEST

Applicant is requesting to reclassify the 8 acre parcel from the existing “C-2” General
Commercial District designation to “PUD” Planned Unit Development District to allow for
the proposed Ridgeview Estates, a 60-unit age-restricted and income restricted senior
housing development. A reclassification to a PUD district requires the concurrent
submittal of a preliminary plan.

REZONING REQUIREMENTS

Section 415.060 and Section 470.050 of the Unified Development Code outline the
applicable requirements for Zoning Map amendments.

Section 415.060 PUD, Planned Unit Development District

A. General Purpose and Description
The PUD, Planned Unit Development District is a special purpose district that is intended to encourage the unified design
of residential, commercial, office, professional services, retail and institutional uses and facilities or combinations thereof in
accordance with an approved comprehensive development plan. This district provides for flexibility in the design of
buildings, yards, courts and circulation in exchange for the provision of platted common open space, amenities and design
excellence.

B. Review Procedure
The procedure for review of applications for planned unit developments will be as set forth in Section 470.050.

C. Allowable Uses
The Planned Unit Development District may be established exclusively for residential, commercial or industrial
development or any combination of these uses. Each use category must be listed on the PUD plans and approved by the
Planning and Zoning Commission and the City Council.

D. District-Specific Design Standards

1. Maintenance of Overall Density
The Planning and Zoning Commission and City Council may designate divisible geographic sections of the entire
patcel to be developed as a unit, and may, in such a case, specify reasonable periods within which developments of
such unit must be commenced. In the case of residential planned unit developments, the Planning and Zoning
Commission may permit in each unit deviations from the number of dwelling units per acre established for the
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entire planned development, provided such deviation will be adjusted for in other sections of the development so
that the number of dwelling units per acre authorized for the entire planned development is not increased.

2, Adequate Circulation System

a. The site must be accessible from public roads that are adequate to carry the traffic that will be imposed
upon them by the proposed development, and the streets and driveways on the site of the proposed
development must be adequate to serve the residents or occupants of the proposed development.

b. A traffic study shall be submitted with the rezoning application in order to determine impacts of the
proposed development and necessary improvements to the transportation system. The traffic study shall
take into consideration the Transportation Plan of the City of Raymore. The Director of Public Works shall
review the traffic study and make a recommendation to the Planning and Zoning Commission and City
Council regarding necessary improvements to the transportation system.

3. Adequate Public Services
The development must not impose an undue burden upon public services and facilities, such as fire and police
protection and public infrastructure. The development must make adequate provisions for resulting additional
system demands imposed by the development upon roads and streets, water supply and storage, storm sewerage,
sanitary sewerage and wastewater treatment. The developer must make arrangements and will furnish such
petformance bonds, escrow deposits or other guarantees as may be determined by the City to be reasonably
required to assure consistency of the development with the City’s Growth Management Plan and with this
subsection.

4, Additional Buffering
When a commercial or industrial use within a Planned Unit Development district abuts a residential zoning district,
a landscape buffer in compliance with Section 430.080C1 shall be provided. If the residential zoning district and the
commercial or industrial use are separated by a street right-of-way, a 10 foot wide landscaped buffer containing
trees, shrubs and evergreens must be provided along the residential side of the right-of-way line. The applicant
must provide for perpetual maintenance of the landscape buffer containing trees, shrubs and evergreens.

E. Additional Requirements

1. Operational Performance Standards
All uses in the planned unit development district must comply with the operational performance standards in
Section 440.020.

2. Outdoor Storage, Display and Work Areas

a. All residential uses allowed in the PUD must comply with the requirements of Section 405.040E.
b. All business, commercial or industrial uses allowed in the PUD must comply with the requirements of
Section 410.040B.
3. Bulk and Dimensional Standards

Bulk and dimensional standards shall be established by the Planning and Zoning Commission and City Council as
part of the zoning map amendment process.

Section 470.050 Planned Unit Development (PUD)

A. Purpose
The purpose of a Planned Unit Development (PUD) District is to encourage the unified design of residential, commercial,
office, professional services, retail and institutional uses and facilities or combinations thereof in accordance with an
approved comprehensive development plan. This district provides for greater flexibility in the design of buildings, yards,
courts, and circulation that is provided by other districts.

B. Pre-Application Conference

Prior to filing an application for a planned unit development, the applicant must attend a pre-application conference in
accordance with Section 470.010B.
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C. Preliminary Plan Applications
An application for a planned unit development may be obtained from the Development Services Director. The application
must be completed in its entirety in accordance with Section 470.010C and filed with the Development Services Director so
that a public hearing date can be established in accordance with Section 470.010E.

D. Memorandum of Understanding
A Memorandum of Understanding (MOU) shall be prepared for all Planned Unit Development applications. The MOU
will be prepared by the City and included with the application when submitted to the Planning and Zoning Commission for
consideration. The applicant shall sign the MOU prior to submittal of the application of the City Council.

E. Preliminary Plan Procedure (Awendmnent 16 — Ordinance 2013-056 8.26.13)

1. Planning and Zoning Commission Public Hearing
All proposed planned unit development applications must first be submitted to the Planning and Zoning
Commission for review and recommendation. The Planning and Zoning Commission will hold a public hearing on
the application in accordance with Section 470.010E. The public hearing must be held at the next regular meeting
of the Planning and Zoning Commission for which the application may be scheduled given public notice deadlines,
unless the applicant has consented to an extension of this time period. The Development Services Director or
other appointed official as designated by the Planning and Zoning Commission must prepare a written summary of
the proceedings, and give notice of the hearing as provided in Section 470.010E.

2, Planning and Zoning Commission Recommendation
Upon conclusion of the public hearing, the Planning and Zoning Commission will submit a recommendation to the
City Council to approve, approve with modifications or disapprove the proposed planned unit development
preliminary plan. If a motion on an application fails, the Planning and Zoning Commission shall be required to
propose and vote on a counter motion on the application. If a tie vote of the Commission, or if no majority vote of
the full membership of the Commission can be obtained on a recommendation to be made, the application will be
forwarded to the City Council with no recommendation. The Commission must submit its recommendation along
with a record of the public heating thereon, to the City Council. The Planning and Zoning Commission may
include reasonable conditions as a part of its recommendation.

3. City Council Action
Upon receipt of the recommendations of the Planning and Zoning Commission, the City Council must within 60
days consider the application and recommendations of the Planning and Zoning Commission. The City Council
may approve or modify the recommendations of the Planning and Zoning Commission and may approve, approve
with modifications or disapprove the preliminary plan with or without conditions. In the event the application is
not acted upon by the City Council within 120 days following receipt of the recommendations of the Planning and
Zoning Commission, and unless the applicant has consented to an extension of time, the application will be deemed
denied.

4. Protest
In the event that a protest petition against any application for a planned unit development is presented to the City
Clerk prior to the date scheduled for the City Council to take action and is properly signed and notatized by the
deeded owners of 30 percent or more of the areas of the land (exclusive of streets and alleys) included in such
proposed change, or within an area determined by lines drawn parallel to and 185 feet distant from the boundaries
of the district proposed to be changed, such amendment will not become effective except by the favorable vote of
two-thirds of all the members of the City Council.

F. Findings of Fact
In its deliberation of a request, the Planning and Zoning Commission and City Council must make findings of fact taking
into consideration the following:

1. the preliminary development plan’s consistency with the Growth Management Plan and all other adopted plans and
policies of the City;

2. the preliminary development plan’s consistency with the PUD standards of Section 415.060, including the statement
of purpose;

the nature and extent of common open space in the PUD;

4, the reliability of the proposals for maintenance and conservation of common open space;
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10.

the adequacy or inadequacy of the amount and function of common open space in terms of the densities and
dwelling types proposed in the plan;

whether the preliminary development plan makes adequate provision for public services, provides adequate control
over vehicular traffic, and furthers the amenities of light and air, recreation and visual enjoyment;

whether the preliminary development plan will have a substantially adverse effect on adjacent property and the
development or conservation of the neighborhood area;

whether potential adverse impacts have been mitigated to the maximum practical extent;

whether the preliminary development plan represents such a unique development proposal that it could not have
accomplished through use of (non-PUD) conventional Unified Development Code; and

the sufficiency of the terms and conditions proposed to protect the interest of the public and the residents of the
PUD in the case of a plan that proposes development over a period of years.

G. Effect of Preliminary Development Plan Approval
Approval of the Preliminary Development Plan constitutes approval of a preliminary plat. A preliminary plat review fee is
not required.

H. Status of Preliminary Development Plan After Approval

1.
2.

The applicant and the applicant’s agent will be given written notice of the action of the City Council.

Approval of a preliminary development plan does not qualify as a plat of the planned unit development for
recording purposes.

An unexpired approved preliminary development plan, including one that has been approved subject to conditions
provided that the landowner has not defaulted on or violated any of the conditions, may not be modified or revoked
by the City without the consent of the landowner.

Prior to final plat approval, a landowner may choose to abandon a plan that has been given preliminary approval
provided that the Planning and Zoning Commission is notified in writing,

Major changes in the planned unit development may be made only if an application to amend the approved
preliminary plan has been approved by the City. The application to amend an approved preliminary plan shall be
submitted and reviewed in accordance with the provisions of Section 470.050. What constitutes a major change is
determined by the Development Services Director, but would include changes to the land use, street layout, and
substantial change in building location or design.

I. Expiration of Preliminary Plan Approval

1.

In the event the landowner fails to file an application for final plat approval within one year after final approval of
the Preliminary Development Plan has been granted then such approval will expire.

In the event the landowner fails to file a subsequent application for final plat approval in accordance with the
approved phasing schedule then such approval will expire.

For good cause shown, the expiration date may be extended by the City Council. The request for extension may be
made by letter to the Development Services Director and will be considered only if received before the expiration
date of the approval. The Development Services Director will forward the request to the City Council for
consideration at its next available meeting.

If the approval of the preliminary development plan for a phased development expires after the completion of one
or more phases, the preliminary development plan will remain in full effect as to those portions of the development
that are subject to final plats in which the developer has acquired vested rights, but the remaining portions of the
preliminary development plan will expire.

No action by the City will be necessary to cause the approval to expire. Its expiration will be considered a condition
of the original approval. After the expiration date or extended expiration date, no application for final plat or for
other development activity on the site will be considered until a new preliminary development plan has been

approved.

After expiration of a preliminary development plan or any portion thereof, the PUD will remain in effect for the
affected property, but further development on the property will require the approval of a new preliminary
development plan, in accordance with the procedures and standards in effect at the time of the new application. If a
preliminary development plan has expired as to part of a phased development, consistency with the developed parts
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of the preliminary development plan will be an additional criterion for consideration of a new proposed preliminary
development plan.

7. Approval of a preliminary development plan does not, in itself, vest any rights.

J. Final Plat Application
After approval of a preliminary plan and prior to the issuance of any building permit or zoning certificate, an application for
a final plat may be obtained from the Development Services Director. The application must be completed in its entirety in
accordance with Section 470.010C and filed with the Development Services Director. The final plat may include the entire
planned unit development or may be for a unit or section thereof as set forth in the approval of the preliminary plan. The
application must include covenants, easements, conditions and form of performance bond as set forth in the approval of
the preliminary plan and in accordance with the conditions established in this Code.

K. Contents of the Final Plan

The final plan must include all information required for final plats in accordance with Section 470.130.

L. Final Plan Procedure
Final Plans will be approved and recorded according to the final plat procedure of Section 470.130.

M. Effect of Approval
All final plans filed will:

1. be binding upon the applicants, their successors and assigns;
2. control the issuance and validity of all building permits; and
3. limit the construction, location, use and operation of all land, land improvements and structures to be located on

the subject site.

N. Enforcement and Modification of Final Development Plans
To further the mutual interest of the residents and owners of the planned unit development and of the public in the
preservation of the integrity of the plan, as finally approved, and to insure that modifications, if any, in the plan will not
impair the reasonable reliance of the said residents and owners upon the provisions of the plan, nor result in changes that
would adversely affect the public interest, the enforcement and modification of the provisions of the plan as finally
approved, whether recorded by plan, covenant, easement or otherwise, will be subject to the following provisions:

1. Enforcement by the Municipality

The provisions of the plan relating to:

a. the use of land and the use, bulk, and location of buildings and structures;
b. the quality and location of common open space;
C. the intensity of use or the density of residential units will run in favor of the municipality and will be

enforceable in law or in equity by the municipality, without limitation on any powers or regulation otherwise
granted the municipality by law; and

d. the owner(s) will be responsible for the payment of attorney’s fees, costs, and expenses incurred by the City
in its” successful enforcement of the provisions of the plan.

2, Enforcement by the Residents and Owners
All provisions of the plan will run in favor of the residents and owners of the planned development, but only to the
extent expressly provided in the plan and in accordance with the terms of the plan, covenant, easement or otherwise
may be enforced by the law or equity by said residents and owners, acting individually, jointly or through an
organization designated in the plan to act on their behalf; provided, however, that no provisions of the plan will be
implied to exist in favor of residents and owners of the planned unit development except as to those portions of the
plan which have been finally approved and have been recorded.

3. Modification by the City
All those provisions of the plan authorized to be enforced by the City under paragraph (1) of this section may be
modified, removed or released by the City (except grants or easements relating to the service or equipment of a
public utility unless expressly consented to by the public utility), subject to the following conditions:
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a. No such modification, removal or release of the provisions of the plan by the municipality will affect the
rights of the residents and owners of the planned unit development to maintain and enforce those
provisions, at law or equity, as provided in paragraph (2) of this section.

b. No modification, removal or release of the provision of the plan by the municipality will be permitted
except upon a finding by the municipal authority, following a public hearing called and held in accordance
with the provisions of this section; that the same is consistent with the efficient development and
preservation of the entire planned unit development and does not adversely affect either the enjoyment of
the land abutting upon or across a street from the planned unit development for the public interest; and is
not granted solely to confer a special benefit upon any person.

4. Modification by the Residents
Residents and owners of the planned unit development may, to the extent and in the manner expressly authorized
by the provision of the plan, modify, remove or release their rights to enforce the provisions of the plan, but no
such action will affect the right of the municipality to enforce the provisions of the plan in accordance with the
provisions of paragraph (1) of this section.

0. Amendments
A planned unit development district ordinance or any approved preliminary development plan may be amended in the same
manner prescribed in this chapter for approval of the initial preliminary plan. Application for amendment may be made by

the subdivision developer, homeownet’s association or 51 percent of the owners of property within the PUD.

PREVIOUS PLANNING ACTIONS ON OR NEAR THE PROPERTY

1. The area to be rezoned is part of Tract 1 of The Good Ranch Master Planned
Community, approved by the City Council in 1994.
2. The current “C-2” General Commercial zoning designation of the area to be rezoned

was established in July of 2002.

GOOD NEIGHBOR INFORMATIONAL MEETING COMMENTS

Note: MACO held an informal meeting with residents of The Meadows and Meadowood
of The Good Ranch on July 8, 2021. Approximately 100 residents attended to learn
about the project and ask questions. City staff did not attend this meeting.

The required Good Neighbor meeting was held on Wednesday, July 28, 2021 in Council
Chambers at City Hall. SiIx residents attended. Applicant Jason Maddox and Dan
Sanders were present representing MACO and project engineer Kyle Miller
representing Crockett Engineering. Development Services Director JIm Cadoret
represented City staff. The comments below provide a summary of the meeting:

MACO representatives began the meeting by briefly explaining the project. The project
is a 60-unit garden-style one-story attached development of nine residential buildings
and a community building. This will be a 55+ community with no children. MACO is
requesting tax credits from the Missouri Housing Development Commission (MHDC) to
help fund and develop the property. All dwelling units will be 2-bedroom of
approximately 950 square feet in size. There are no garages provided. The buildings
will be an energy efficient brick structure with siding on the gable ends. If financing is
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approved construction will commence in the summer of 2022. Rents will be
approximately $650 per month, which includes water, sewer and trash.

Attendees had the following questions regarding the project:

Q: If this phase is constructed and is successful, will there be an expansion of the
development?

Yes, there is land currently available for expansion. On several other projects
completed by MACO there have been subsequent expansions of the developments.

Q: Will there be any 2-story buildings?
No, each building is 1-story.

Q: Will there be any sound barrier for the units from the traffic on Interstate 497
There will be a landscape buffer that will help reduce any traffic noise from the
Interstate.

Q: Will there be any safe rooms provided?
There are no safe rooms provided with this phase. There is currently no City
requirement to provide a safe room.

Q: Why did you select Raymore for one of your communities?

This is the 2nd year that MACO has pursued a development within Raymore. Last year
we selected the land north of Price Chopper but were unsuccessful in securing funding
approval through MHDC. That parcel was not available this year so we selected the
subject property. We reviewed the master plan for The Good Ranch and felt the
proposed development was consistent with the plan. There is a definite need for senior
housing in the community.

Q: Will universal design features be incorporated into the development?

Yes. All units will contain elements of universal design. Three of the units will be fully
ADA compliant. Residents needing special assistance or elements added to a unit are
accommodated.

Q: How many parking spaces will be provided?

The City requires 172 parking spaces per dwelling unit, or 90 spaces for 60 units. The
current site plan reflects 108 parking spaces. MACO does not allow any RV or boat
parking on site.
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STAFF COMMENTS

1. The area requested to be rezoned is on the northwest corner of what is identified as
Tract 1 on the Good Ranch Master Land Use Plan. Tract 1 extends from Lucy
Webb Road south to North Cass Parkway, between Dean Avenue and Interstate
49, as illustrated below:

2. The Master Plan initially identified Tract 3, located at the southeast corner of Dean
Avenue and Lucy Webb Road, to be attached single-family residential. The
property was ultimately developed as The Meadows of The Good Ranch, a lower
density single-family detached development.

3. Over the past 20 years there have been several conversations between the
developers of The Good Ranch and City Staff on allowing residential development
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on the northern end of Tract 1 in-lieu-of commercial development. No requests to
change the land use designation or zoning designation for the property have
previously been filed. Below is one version of a conceptual plan staff prepared for
the property. Land use transitions on the site from north to south is illustrated:
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4. Tract 1 consists of 143 acres of commercial zoned land. Tract 1, and specifically
the southern half of the tract, with its proximity to the North Cass Interchange on
Interstate 49, has been identified as a prime location for a regional commercial
center. The developers of The Good Ranch and City Staff have had discussions on
preparing a development plan for Tract 1 to ensure a cohesive and unified
development is constructed on the property.

5. The request for the PUD zoning designation requires submittal of a preliminary
plan. The preliminary plan establishes the location of the various buildings and
parking areas upon the property. Any future modifications to the preliminary plan
would require approval from the City Council.

6. The uses permitted in the proposed PUD district are single-family, age-restricted,
one-story garden style apartment buildings.

7. The use-specific standards included in Section 420.010A of the Unified
Development Code will apply. These standards include: minimum separation
between buildings; building design; and common open space.

8. The proposed PUD district development standards applicable to the property will
be:

PROPOSED PUD

Minimum Lot Area

square feet 340,000
Minimum Lot Width (feet) 100
Minimum Lot Depth (feet) 100
Yards, Minimum (feet)

front 25
rear 25
side 25
side, corner lot 25
Maximum Building Height (feet) 35
Maximum Building_; Coverag_;e (%) 40

9. The requirements specific to PUD districts, outlined in Section 415.060 and Section
470.050 of the Unified Development Code (UDC), have been complied with. An
adequate circulation system is provided; a traffic study was completed in 2020;
there are adequate public services to serve the development; and buffering will be
provided along Lucy Webb Road as part of the site plan approval process.

10.Due to the nature of the rezoning request being limited to an age-restricted

community, the preliminary plan was not submitted to the administration of the
Raymore-Peculiar School District for review.
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11. The applicant constructed a facility called The Meadows of Perryville that has
similar architectural style to the proposed buildings in Raymore:
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12.The rezoning request, including the preliminary plan, was submitted to the South
Metropolitan Fire Protection District. Comments provided by the District have been
incorporated into the submitted preliminary plan.

13.The Good Ranch Master Development Agreement, approved by the City in 2014,
establishes the requirements for stream buffer protection and stormwater
management for any development upon the subject property. The agreement is
binding upon the current land owner and any successors. The proposed
preliminary plan complies with the development agreement.

14.The Preliminary Plan proposes the extension of Prairie Grass Drive west of Dean
Avenue. The proposed extension will align with the existing Prairie Grass Drive in
the Meadowood Subdivision.

15. Amenities provided as part of the PUD request are:
a. 1,572 square foot community building
b. Common area tracts for residents use

16. A five-foot sidewalk connection between the proposed development and Dean
Avenue is included on the Preliminary Plan.

17.The Good Ranch Memorandum of Understanding established the requirements for
park land dedication for any development within The Good Ranch. The park land
dedication requirement for the proposed subdivision is met through the dedication
of the identified tracts on the land use plan reserved for open space and parkland.
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There is a 137 acre tract of land south of North Cass Parkway and east of Brook
Parkway that is reserved for open space and a future park.

18.A Memorandum of Understanding has been prepared for the subdivision. The
MOU outlines the requirements and responsibilities of the City and of the developer.
The MOU outlines the timing for construction of all public improvements and
amenities.

ENGINEERING DIVISION RECOMMENDATION

See attached memorandum.

STAFF PROPOSED FINDINGS OF FACT

Under 470.020 (G) (1) the Planning and Zoning Commission and City Council is directed to
make findings of fact taking into consideration the following:

1. the preliminary development plan’s consistency with the Growth Management
Plan and all other adopted plans and policies of the City;

The Growth Management Plan identifies this property as appropriate for commercial
development. With detached single-family development to the east and land area
zoned for detached single-family to the north; and due to the distance from major
highway access to the Interstate at 58 Highway and at North Cass Parkway, staff
believes the land is not Tier 1 commercial property and the potential for commercial
development on the 8 acre parcel is very limited.

The use of the 8 acre property for senior housing is consistent with the existing land use
to the east and future land use to the north.

Strategy 3.2.4 of the City Strategic Plan outlines the goal of providing quality, diverse
housing options that meet the needs of our current and future community. The demand
for senior housing units is high as reflected in the long waiting lists for current housing in
the City. The change in land use and zoning on this portion of undesirable commercial
zoned land helps the City to meet the needs of the community while preserving the
optimal commercial land area on the southern half of Tract 1 in The Good Ranch.

2. the preliminary development plan’s consistency with the PUD standards of
Section 415.060, including the statement of purpose;

The purpose of the PUD zoning is to allow flexibility in design in exchange for open

space, amenities and design excellence. The preliminary plan accomplishes this by
providing appropriate amenities and open space for the residents.
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3. the nature and extent of common open space in the PUD;

The property totals 8 acres with approximately 61% of the site being dedicated to open
space. The amenities are centrally located in an open space area as well as designated
common areas for resident use.

4. the reliability of the proposals for maintenance and conservation of common open
space;

The Memorandum of Understanding outlines the maintenance of all common open
spaces, helping to make sure that the space is preserved and well-kept.

5. the adequacy or inadequacy of the amount and function of common open space in
terms of the densities and dwelling types proposed in the plan;

The development is required to be a 55+ age-restricted senior housing community. The
common open space provided is distributed evenly throughout the development. The
open space provided exceeds the required amount.

6. whether the preliminary development plan makes adequate provision for public
services, provides adequate control over vehicular traffic, and furthers the
amenities of light and air, recreation and visual enjoyment;

The layout and density of the proposed development lessens the previously accounted
for traffic onto both Lucy Webb Road and Dean Avenue, providing better control of
vehicular traffic. Access to the site is limited by requiring the extension of Prairie Grass
Drive to the site. There is an existing water main and sanitary sewer connection to serve
the development.

7. whether the preliminary development plan will have a substantially adverse effect
on adjacent property and the development or conservation of the neighborhood
area;

The physical character of the area in which the property is located is currently
undeveloped land that slopes from the Interstate highway east to Dean Avenue. There
is a significant grade change on the property that makes development of the land a
challenge. Development of the property will allow for adequate stormwater control
measures to be introduced to reduce any overland flow of water that currently exists.
The proposed 1-story buildings are consistent with the low-density development to the
east and northeast.

8. whether potential adverse impacts have been mitigated to the maximum practical
extent;

Any potential adverse impact has been mitigated. The City has limited access to Lucy
Webb Road and Dean Avenue by allowing access only to the extension of Prairie Grass
Drive. Development of the site will require stormwater to be controlled and treated, thus
reducing the amount of water that currently flows towards Dean Avenue. A senior
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housing facility will have minimal noise impact compared to most commercial uses that
are currently allowed on the property.

9. whether the preliminary development plan represents such a unique development
proposal that it could not have accomplished through the use of (non-PUD)
conventional Unified Development Code;

The purpose of the PUD zoning is to allow flexibility in design in exchange for open
space, amenities and design excellence. The PUD zoning designation allows the
development to be limited to an age-restricted facility, thus eliminating the unknown of
future land use under conventional zoning district designations.

10. the sufficiency of the terms and conditions proposed to protect the interest of the
public and the residents of the PUD in the case of a plan that proposes
development over a period of years.

The Memorandum of Understanding acts to outline the development of the property,
ensuring that infrastructure, amenities and land use are completed and maintained
according to an agreed upon schedule that prioritizes the necessary infrastructure,
amenities and open space throughout construction.

REVIEW OF INFORMATION AND SCHEDULE

Action Planning Commission City Council 1% City Council 2™
Public Hearing August 17, 2021 September 13, 2021

September 27, 2021

STAFF RECOMMENDATION

City staff recommends the Planning and Zoning Commission accept the staff proposed
findings of fact and forward case #21023, rezoning of the existing “C-2” General

Commercial District to “PUD” Planned Unit Development District for the 8 acre property
to be known as Ridgeview Estates, to City Council with a recommendation of approval.
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TO:

Memorandum

Jim Cadoret, Director of Development Services

FROM: Michael Krass, Director of Public Works and Engineering

DATE: August 11, 2021

RE:

Ridgeview Estates PUD and Preliminary Plan

Transportation System

The site is located in the southwest quadrant of the Dean Avenue / Lucy Webb Road
Intersection. Dean Avenue is classified as a minor arterial and Lucy Webb Road is
classified as a major collector. Both of these roads have adequate capacity to serve
this development as well as future development of the surrounding area.

Access to the site will be provided by the extension of Prairie Grass Lane westerly
from Dean Avenue. There will be no direct access to Lucy Webb Road.

Utility Service

Sewer and water service will be provided by extending the existing facilities westerly
from Dean Avenue to the proposed site. These facilities have adequate capacity to
serve the site.

Stormwater Control

Runoff will be controlled by the existing detention pond located south of the
proposed development on the west side of Dean Avenue.

Conclusion

The Public Works Department has determined that the existing facilities are adequate
to support this development as well as future development of the surrounding area.
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MEMORANDUM OF UNDERSTANDING
Ridgeview Estates

THIS MEMORANDUM OF UNDERSTANDING (“MOU”) FOR THE
DEVELOPMENT OF THE RIDGEVIEW ESTATES SUBDIVISION is made and
entered into this 27th day of September 2021, by and between MACO
Development Company, LLC.. (“Sub-Divider”) also being referred to herein as
“‘Grantors”; and the City of Raymore, Missouri, a Municipal Corporation and
Charter City under the laws of the State of Missouri (“City”).

WHEREAS, Sub-Divider seeks to obtain approval from the City for a subdivision
to be known as Ridgeview Estates, proposed to be located in the City of
Raymore, Cass County, Missouri, and;

WHEREAS, Sub-Divider agrees to assume all subdivision development
obligations of the City as described in this agreement; and,

WHEREAS, the City desires to ensure that the Sub-Divider will accomplish
certain things in order to protect the public's health, safety and welfare.

NOW, THEREFORE, in consideration of the promises and covenants herein set

forth, and receipt by the City of fees and costs as stated herein, the parties agree
as follows:

GEOGRAPHIC LOCATION:

The provisions of this MOU shall apply to the following described property:

A TRACT OF LAND LOCATED IN THE EAST HALF OF THE NORTHEAST QUARTER OF SECTION 19,
TOWNSHIP 46 NORTH, RANGE 32 WEST, RAYMORE, CASS COUNTY, MISSOURI AND BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE NORTH LINE OF SAID SECTION 19, AND THE EASTERLY
RIGHT OF WAY LINE OF U.S. HIGHWAY 71; THENCE FROM THE POINT OF BEGINNING AND WITH THE
NORTH LINE OF SAID SECTION S 86°32°30”E, 472.05 FEET; THENCE LEAVING SAID NORTH LINE AND
ON A LINE PARALLEL TO THE EASTERLY RIGHT OF WAY OF SAID U.S. HIGHWAY 71, S 1°52°35”E, 741.00
FEET, THENCE ON A LINE PARALLEL TO THE NORTH LINE OF SAID SECTION, N 86°32°30”W, 472.05
FEET TO THE EASTERLY RIGHT OF WAY LINE OF SAID U.S. HIGHWAY 71; THENCE WITH SAID
EASTERLY RIGHT OF WAY LINE, N 1°52°35”W, 741.00 FEET TO THE POINT OF BEGINNING AND
CONTAINING 8.00 ACRES.

PRELIMINARY DEVELOPMENT PLAN

1. Sub-Divider intends to develop the entire property as a Master Planned
Attached Age-Restricted Community in the manner shown on the PUD
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Preliminary Development Plan, attached and incorporated herein as
Exhibit A.

2. Zoning and Land Use

a. The zoning for the entire Property shall be “PUD” Planned Unit
Development District.

b. Land Use

1. Attached Single Family Dwellings, as defined by Section 485.010
of the Unified Development Code shall be permitted on all lots,
subject to compliance with any special conditions.

2. Accessory uses, including swimming pools, community

clubhouses, playgrounds or other passive/active recreation items
shall be permitted within common or open space areas.

3. Bulk and Dimensional Standards Table:

The following bulk and dimensional standards are established for each lot
in the development:

Minimum Lot Area 340,000 sq. ft.
Minimum Lot Width 100 feet
Minimum Lot Depth 100 feet
Minimum Front Yard 25 feet
Minimum Rear Yard 25 feet
Minimum Side Yard 25 feet
Minimum Slde Yard, exterior 25 feet
Maximum Building Height 35 feet
Maximum Building Coverage 40%

4. Common Open Space and Amenities

a. Common open space and subdivision amenities shall be provided in
accordance with the approved Preliminary Development Plan.
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b. The following amenities are provided in the Preliminary Development

Plan:
i. Clubhouse
ii. Common Areas
iii. Internal Sidewalks
iv. Stormwater control/treatment basins

c. A minimum of 20% of the overall development shall be provided in

the form of common open space.

5. Landscaping & Screening

a. Landscaped buffers shall be provided in the common area along Lucy
Webb Road.

b. Two yard trees shall be provided for each building in the front yard of
each building.

c. One yard tree shall be provided for the community building in the front
yard area of the building.

d. All required landscaping shall comply with Chapter 430 of the Unified
Development Code. No details as to plant location, type or size are
required as part of the Preliminary Development Plan.

e. A landscape plan for the common area tracts shall be submitted with
the application for site plan approval for the development.

e. All required buffer landscaping shall be installed prior to the issuance
of any Certificate of Occupancy for the northernmost building parallel
to Lucy Webb Road.

6. Parking

a. Off-street Parking shall be provided for each dwelling unit as
follows:

Use Minimum Parking Spaces Required
Attached Single-Family 1.5 spaces per dwelling unit
Dwelling

b. Off-street parking shall be provided in front of the community
building as follows:

Use Minimum Parking Spaces Required

Community Building 3 spaces, two of which must be ADA
accessible and one of the two ADA
spaces marked as van accessible only
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7. Building Design

a. The preliminary building elevation for the residential buildings,
attached as Exhibit B, and the community building, attached as
Exhibit C, shall be utilized for building construction.

b. The exterior of residential buildings shall be constructed of brick.
Gable roof sections can utilize siding material.

c. Residential dwelling units and the community building shall have

centralized cooling systems utilized. No window air-conditioning
units are allowed.

FINAL PLAT

1. Sub-Divider must submit a final plat for the lot and required right-of-way
for Prairie Grass Drive.

2. Each final plat must comply with the bulk and dimensional standards
included in this MOU.

3. Final plats shall be submitted in accordance with the Unified Development
Code.

4. A final plat application shall be submitted within one year of the date of
approval of the Preliminary Development Plan or the Preliminary
Development Plan becomes null and void.

TRANSPORTATION IMPROVEMENTS

1. Road Improvements

a. Prairie Grass Drive shall be constructed as a collector road with a
sixty-foot (60’) right-of-way.

b. A cul-de-sac shall be installed on the western end of Prairie Grass
Drive.

c. Prairie Grass Drive is allowed to be constructed with interim
improvements. Curbs will not be required on the southern end of
the pavement as part of this subdivision.

The Ridgeview Estates
Memorandum of Understanding
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2.

Pedestrian Improvements

a. A five-foot (5’) sidewalk is required along the north side of Prairie
Grass Drive. The sidewalk shall be constructed prior to the
issuance of any Certificate of Occupancy for the development.

b. Internal sidewalks serving the development shall be completed
coincident with the issuance of Certificates of Occupancy for the
buildings served by the sidewalk.

3. Street Lights

a. A street light plan for Prairie Grass Drive shall be submitted by the
Sub-Divider as part of the public infrastructure plans for the final
plat.

b. All street lights in the final plat shall be fully operational prior
to City Council acceptance of the public improvements for the final
plat.

SANITARY SEWER IMPROVEMENTS

1.

Sanitary sewer service shall be provided to each building and to the
community building by the Sub-Divider. A sanitary sewer line shall extend
to the exterior perimeter property line of the development to provide
service to adjacent properties.

All public improvements shall be installed in accordance with City
standards.  Before the installation of any sanitary sewer system
improvements, the Sub-Divider shall have the engineering plans approved
by the MoDNR and the City of Raymore.

The sanitary sewer shall be of sufficient size and depth to serve the
tributary area identified in the City’s Comprehensive Sewer Plan.

The Sub-Divider agrees to pay any applicable sewer connection fees and
rate charges.

All improvements must be approved by the City, constructed to City
standards, and inspected by the City; and the Sub-Divider agrees to
dedicate easements to the City in compliance with City standards for utility
easements.

The Ridgeview Estates
Memorandum of Understanding
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WATER MAIN IMPROVEMENTS

1.

The development is located within the territorial area of the City of
Raymore and shall be served by the City.

2. All improvements to the water service system shall comply with the

requirements of the City of Raymore and with the requirements of the
South Metropolitan Fire Protection District.

STORMWATER IMPROVEMENTS

1. On-site stormwater management shall be completed in accordance with
the stormwater management study approved as part of the Preliminary
Plan.

2. A final stormwater management plan is required to be submitted at the
time public improvement construction plans are submitted for all the land
area contained within the final plat phase.

3. Stormwater management infrastructure shall be installed and operational
prior to the issuance of a Certificate of Occupancy for any building in the
final plat.

4. Storm Water Quality BMPs shall be incorporated into the stormwater
management plan in accordance with Chapter 450 of the Unified
Development Code.

5. A Stormwater Maintenance Agreement shall be submitted addressing the
perpetual maintenance of all stormwater management infrastructure.

STREAM ASSESSMENT

1. The Good Ranch Master Development Agreement, dated October 14,
2014, is applicable to the development.

2. The placement of the water quality basins and on-site stormwater

management system is satisfactory to comply with the requirements of the
stream assessment completed as part of the Master Development
Agreement. The water quality basins and BMPs shall be completed prior
to the issuance of any Certificate of Occupancy for the development.

The Ridgeview Estates
Memorandum of Understanding
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OPEN SPACE AND AMENITIES

1.

Private open space and amenities shall be provided in accordance with
the approved Preliminary Development Plan. All privately owned open
space, common areas, or amenities shall be constructed and maintained
by the Sub-Divider.

The following amenities were provided in the Preliminary Development
Plan:

a. Clubhouse

b. Common Areas

c. Internal Sidewalks

d. Stormwater control/treatment basins

Prior to the full build-out of the subdivision, all amenities shown on the
Preliminary Development Plan shall be constructed. Throughout the
development process, amenities shall be constructed in accordance with
the following phasing schedule:

a. Clubhouse - Shall be constructed prior to the issuance of a
Certificate of Occupancy for the third residential building
constructed.

b. Internal Sidewalks - Shall be constructed prior to the issuance of a
Certificate of Occupancy for the building being served by the
sidewalk.

c. Stormwater control/treatment basins - Shall be constructed with
the public improvements for the subdivision.

SIGNAGE

1.

Subdivision entrance markers are permitted for the subdivision in
accordance with Chapter 435 of the Unified Development Code.

SOUTH METROPOLITAN FIRE PROTECTION DISTRICT

1.

2.

All requirements of the Fire Code adopted by the South Metropolitan Fire
Protection District shall be complied with.

An emergency access road, minimum width of twenty feet (20’) wide
capable of supporting the weight of the fire apparatus (details provided by
the District) shall be provided in accordance with the preliminary plan. A
gate with a knox box shall be provided.

The Ridgeview Estates
Memorandum of Understanding
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STREET NAMES AND ADDRESSING

1.

The City Addressing and Street Naming Policy shall be followed for the
assignment of any street name on a final plat and for the assignment of
addresses issued for all buildings in the subdivision. The City is solely
responsible for the final designation of street names and addresses.

The street names included on the Preliminary Plan have been approved
by the City.

INSTALLATION AND MAINTENANCE OF PUBLIC IMPROVEMENTS

1.

Before the installation of any improvements or the issuance of building
permits for a Platted Area, Sub-Divider shall have all engineering plans
approved by the City of Raymore.

. Prior to the issuance of building permits, the Sub-divider shall install all

public Improvements as shown on approved engineering plans of said
subdivision and the City Council shall have accepted by Resolution all
public Improvements.

The Sub-Divider shall be responsible for the installation and maintenance
of all improvements as shown on the approved engineering plans of the
subdivision for a period of two years after acceptance by the City, in
accordance with the City specifications and policies. Said plans shall be
on file with the City and shall reflect the development of said subdivision.
Said plans shall include but are not exclusive to the sanitary sewer
system, storm drainage system and channel improvements, erosion
control, MBF elevations and water distribution systems.

. The Sub-Divider shall be responsible for the installation of all

improvements in accordance with the approved engineering plans. The
Sub-Divider hereby agrees to indemnify and hold harmless the City and its
past, present and future employees, officers and agents from any and all
claims arising from the construction of the improvements located on
Sub-Divider’s property or from the City’s inspection or lack of inspection of
the plans, specifications and construction relating to the improvements to
be placed on the Sub-Divider’s property. Sub-Divider hereby agrees to
pay to the City all damages, costs and reasonable attorney’s fees incurred
by the City and its employees, officers and agents in defending said
claims.

The Ridgeview Estates
Memorandum of Understanding
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FEES, BONDS AND INSURANCE

1.

2.

3.

The Sub-Divider agrees to pay to the City a one percent (1%) Plan Review
Fee and five percent (5%) Construction Inspection Fee based on the
contract development costs of all public improvements as shown on
approved engineering plans of said subdivision. The City Engineer shall
review and determine the reasonableness of all costs, as presented.

The Sub-Divider agrees to pay the cost of providing streetlights in
accordance with the approved street light plan. Once streetlights are
accepted by the City as part of infrastructure acceptance, the City will
assume maintenance responsibility for the lights.

The Sub-Divider agrees to pay the City a $9 per acre fee for the
placement and maintenance of outdoor warning sirens.

Per Ordinance #20004, the license (excise) tax for building contractors will
be charged at the time of building permits at the applicable rate at the time
each building permit application is approved.

GENERAL PROVISIONS

1.

The parties agree that execution of this agreement in no way constitutes a
waiver of any requirements of applicable City ordinances with which
Sub-Divider must comply and does not in any way constitute prior
approval of any future proposal for development.

The covenants contained herein shall run with the land described in this
agreement and shall be binding and inure to the benefit of the parties
hereto and their successors or assigns and on any future and subsequent
purchasers of the property.

This agreement shall constitute the complete agreement between the
parties and any modification hereof shall be in writing, subject to the
approval of the parties.

If, at any time, any part hereof has been breached by Sub-Divider, the City
may withhold approval of any or all building permits, or suspend or revoke
any issued permits, applied for in the development, until the breach or
breaches has or have been cured to the satisfaction of the City.

This agreement shall be recorded by the City and its covenants shall run
with the land and shall bind the parties, their successors and assigns, in
interest and title.

The Ridgeview Estates
Memorandum of Understanding
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6. Any provision of this agreement which is not enforceable according to law
will be severed heretofore and the remaining provisions shall be enforced
to the fullest extent permitted by law. The terms of this agreement shall be
construed and interpreted according to the laws of the State of Missouri.
Venue for any dispute arising from, or interpretation of this agreement
shall be in the Circuit Court of Cass County, Missouri.

7. The undersigned represent that they each have the authority and capacity
from the respective parties to execute this Agreement. This Agreement
shall not be effective until approved by ordinance duly enacted by the City
Council of the City of Raymore, Missouri.

8. Whenever in this agreement it shall be required or permitted that notice or
demand be given or served by either party to this agreement to or on the
other party, such notice or demand shall be delivered personally or mailed
by First Class United States mail to the addresses hereinafter set forth.
Such notice or demand shall be deemed timely given when delivered
personally or when deposited in the mail in accordance with the above.

If to the City, at: If to MACO Development Company. at:
City Manager Jason Maddox

100 Municipal Circle 111 North Main

Raymore, MO 64083 Clarkton, MO 63837

The Ridgeview Estates
Memorandum of Understanding
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement on
the date first written above.

(SEAL) THE CITY OF RAYMORE, MISSOURI

Jim Feuerborn, City Manager

Attest:

Erica Hill, City Clerk

Sub-Divider — Signature

Printed Name

Sub-Divider — Signature

Printed Name

Subscribed and sworn to me on this Stamp:

the day of 20

in the County of ,

State of

Notary Public: My Commission Expires:

The Ridgeview Estates
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Jim Cadoret <jcadoret@raymore.com>

Dean drive zoning
1 message

Sonya Gillespie <shagnola@sbcglobal.net> Tue, Jul 20, 2021 at 7:31 AM
To: jcadoret@raymore.com

We are homeowners in Meadowood and understand there is an effort in place to change zoning in our area between Lucy
Webb and Cass parkway for “retirement” housing. We are against this zoning change in our area and do not feel this
type of property would be detrimental to our community and home values.

Sonya Cox

Wallace Cox Jr

Sent from my iPhone



Jim Cadoret <jcadoret@raymore.com>

Ridgeview Estates Comments
1 message

Michelle Rose <michelle-a-rose@att.net> Mon, Jul 26, 2021 at 4:16 PM
Reply-To: Michelle Rose <michelle-a-rose@att.net>
To: "jcadoret@raymore.com” <jcadoret@raymore.com>

Mr. Cadoret,

Thank you for speaking on the phone with me. | would like to express my thoughts online since |
cannot make the good neighbor meeting for Ridgeview Estates.

| am opposed to developing this piece of property because of flooding and storm water concerns
long with noise from HWY49/71. | live near this property and drive by there regularly. It floods
easily and often. The property holds water due to the nature of the soils and the runoff from the
highway. You can see ruts from the farm equipment now. Adding more impervious surfaces will
require extensive engineering and green infrastructure to offset the the increased runoff. We are
further East in Eagle Glen and can hear the highway noise easily. | think the road noise would be a
deterrent to prospective buyers. | believe it is best to maintain the property for agricultural use or
convert it for storm water management infrastructure.

Thank you,
Michelle

Michelle Rose

919-624-4407

"the Lord God then took the man and settled him in the garden of Eden to cultivate and care for
it." Gen 2:15



To: Planning and Zoning Commission

From: City Staff
Date: August 17, 2021
Re: Case # - 21024 - Whataburger Site Plan

GENERAL INFORMATION

Applicant: Alyssia Lester
Whataburger
300 Concord Plaza Drive
San Antonio, TX 78216

Requested Action: Site plan for Whataburger
Property Location: 1921 W. Foxwood Drive

Aerial Photograph:



Property Photographs:

(View from Traffic signal at 58 Hwy looking west)

(View from Traffic Signal at 58 Highway looking south)
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(View looking west along north property line)

(View looking west along south property line - access road)
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(View of shared access with Raymore Market Center to the west)

(View looking southwest at access to site off access drive)
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(View looking north along west property line)

Existing Zoning: C-3 “Regional Commercial District”

Existing Surrounding Uses: North: Commercial - China Star
South: Commercial -Lowe’s
East: Commercial (Vacant)
West: Commercial (Panda Express)

Total Tract Size: 80,124 square feet (1.839 acres)
Subdivision Plat: Raymore Galleria 1st Plat Lot 3

Growth Management Plan: The Future Land Use Plan Map contained in the Growth
Management Plan identifies this property as appropriate for commercial development.

Major Street Plan: The Major Thoroughfare Plan Map contained in the Growth
Management Plan has 58 Highway classified as a major arterial.
Advertisement: City Ordinance does not require advertisement for Site Plans.

Public Hearing: City Ordinance does not require a public hearing for Site Plans.
Whataburger Site Plan August 17, 2021



PROPOSAL

Outline of Requested Action: The applicant seeks to obtain site plan approval for
Whataburger, a 3,746 square foot fast food restaurant with dual drive-thru lanes. The
applicant proposes to demolish the existing vacant Golden Corral building and remove the
existing parking lot area. Most existing trees around the perimeter of the site will remain
with relocation of some of the existing trees.

SITE PLAN REQUIREMENTS AND STANDARDS

In order for the applicant to accomplish the aforementioned action, they must meet the
provisions of the Unified Development Code. Chapter 470 of the Unified Development
Code outlines the requirements and actions that need to be taken in order to site plan

property, specifically Section 470.160.

Section 470.160 Site Plan Review

A. Purpose
The City of Raymore recognizes that the nature of land development creates the
potential for traffic congestion, overcrowding, adverse visual and environmental impacts,
and health problems. The City strives to promote growth in Raymore while stabilizing
the established residential character of the area. Site plan review regulates the
development of structures and sites in a manner that takes into consideration the
following considerations:

1. the balancing of landowners’ rights to use their land, with the corresponding rights
of neighboring landowners, residents and the general public, to live without undue
disturbances (e.g., noise, smoke, vibration, fumes, dust, odor, glare, stormwater
runoff, etc.);

2. the convenience and safety of vehicular and pedestrian movement within the site
and in relation to adjacent areas or roads;

3. the adequacy of waste disposal methods and protection from pollution of surface or
ground water;

4. the protection of historic and environmental features on the site under review and in
adjacent areas;

5. the stability of the built environment, particularly residential neighborhoods, by
promoting urban development which is compatible with clearly identified natural
resources; and

6. the adequacy of provisions for resulting additional system demands which may be
imposed by the development upon roads and streets, water supply and storage,
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storm sewerage, and sanitary sewerage and wastewater treatment and the
consistency of the development with the City’s Growth Management Plan.

B. Applicability

1. All applications for building permits for developments in the multi-family, commercial
and industrial zoning districts are subject to site plan review in accordance with this
section. All nonresidential uses in residential districts require site plan review.

2. No building permit will be issued without being granted site plan approval when it is
required by this subsection.

C. Application

Applications for site plan review may be obtained from the Community Development
Director. The application must be completed in its entirety in accordance with Section
470.010C and filed with the Community Development Director. The applicant must
submit copies in accordance with the submission schedule regularly adopted by the
Planning and Zoning Commission.

D. Procedure
1. Community Development Director Action
a. All site plans will be reviewed by the Community Development Director.

b. The Community Development Director has the authority to take final action
(approve, conditionally approve or deny) on applications for:

(1) developments that have an approved site plan on file where the
application proposes to expand the existing use by less than 10 percent
or 5,000 square feet, whichever is less; or

(2) developments that have an approved site plan on file where the
application proposes to modify signage, parking, landscaping or other
minor feature and the proposed modifications will be in compliance with
all requirements of this Code.

c. The Community Development Director must complete the review within 20
days of receiving a complete application.

2. Planning and Zoning Commission Action

With the exception of those cases identified in paragraph 1 above, all other
applications for site plan review will be reviewed by the Community Development
Director, and forwarded to the Planning and Zoning Commission for review and
action. The Commission has the authority to take final action, and may approve,
approve with conditions or disapprove the application.
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3. Conditions of Approval
In approving a site plan, the Planning and Zoning Commission or, when applicable
the Community Development Director, may impose reasonable conditions,
safeguards and restrictions upon the applicant and the premises.

E. Findings of Fact

1. In order to be approved, the Community Development Director or Planning and
Zoning Commission must find that the following conditions are met:

a.

the plan complies with all applicable standards of this code and all other
applicable City ordinances and policies;

the plan does not conflict with the adopted plans of the City of Raymore or the
purpose and intent of this code;

the proposed use is allowed in the district in which it is located;

vehicular ingress and egress to and from the site, and circulation within the site
provides provides for safe, efficient, and convenient movement not only within
the site but also on adjacent roadways;

the plan provides for safe, efficient, and convenient movement of pedestrians
on and to the site;

the arrangement of structures and buildings on the site allows for efficient use
of the land, is compatible with development on adjacent property, and
minimizes potential adverse impacts on existing or planned municipal
infrastructure and services;

open space and natural features on the site are arranged in such a way that
unique natural resources are preserved and creates a desirable and functional
environment for site users;

the plan avoids unnecessary or unreasonable alterations to existing
topography, preserves existing healthy, mature trees and woodlands, and
designs drainage facilities to promote the use and preservation of natural
watercourses;

provides adequate parking for the use, including logical and safe parking and
circulation;

provides landscaping and screening as required by this code that creates
logical transitions to adjoining uses, screens incompatible uses, minimizes the
visual impact of the development on adjacent roads and properties, and utilizes
native plant materials selected to withstand the local climate and individual site
microclimates; and

includes site illumination that has been designed and located to minimize
adverse impacts on adjacent properties.
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F. Effect of Approval
If the Planning and Zoning Commission or, when applicable, the Community
Development Director approves a site plan, it will be considered permission to prepare
and submit a building permit application that complies with the approved site plan and
conditions of approval.

G. Appeals

1. The applicant may appeal the decision of the Community Development Director to
the Planning and Zoning Commission.

a. The applicant must notify the Community Development Director of their intent
to appeal within 10 days of the date of decision from the Community
Development Director.

b. The Community Development Director will schedule the appeal for the next
regularly scheduled Planning and Zoning Commission meeting which is no
sooner than 15 days from the date the intent to appeal was filed.

c. The applicant must provide an additional 15 review copies of the drawings and
the additional required fee along with the intent to appeal.

2. The applicant may appeal the decision of the Planning and Zoning Commission to
the City Council.

a. The applicant must notify the Community Development Director of their intent
to appeal, in writing, within 10 days of the date of the Planning and Zoning
Commission meeting when the application was considered.

b. The Community Development Director will schedule the appeal for the next
regularly scheduled City Council meeting provided it is at least 15 days from
the date the intent to appeal was filed.

c. The applicant will provide an additional 15 review copies of the drawings along
with the intent to appeal.

PREVIOUS ACTIONS ON THE PROPERTY

1.  The zoning of the property was reclassified to the “C-3" Regional Commercial
District on March 27, 2005.

2. The Raymore Galleria 1st Plat was approved by the City in 2005.

3. The existing building was constructed in 2014 and has been vacant since 2020.
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ENGINEERING DIVISION COMMENTS

Please refer to the attached memorandum.

STAFF COMMENTS

1. Development Standards: The development standards applicable to the property
are as follows:

C-3
Minimum Lot Area
per lot -
per dwelling unit 2,000
sq.ft.
Minimum Lot Width (ft.) 100
Minimum Lot Depth (ft.) 100
Yards, Minimum (ft.)
Front 30
rear 20
side 10
side, abutting residential district 20
Maximum Building Height (feet) 80
Maximum Building Coverage (%) 50

2. Special Use Conditions: A restaurant with drive-thru lanes must comply with
Section 420.030F and Section 420.030L of the Unified Development Code:

Section 420.030 Use-Specific Standards, Public and Civic Uses

F. Restaurant (Amendment 25 — Ordinance 2017-051 8.28.17)

1. The sale of alcoholic beverages will be permissible only as an adjunct, minor and incidental use
to the primary use which is the sale and service of food.

2. Restaurants with drive-through facilities must meet the requirements of Section 420.030L.

3. Outdoor patio dining areas are allowed provided the patio area is at least one hundred feet
(100°) from any residentially zoned property or area containing residential uses.

a.  Patio areas adjacent to vehicle access drives shall be protected with a railing or similar
barrier.

Note: There is no outdoor patio dining area provided.
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Section 420.030 Use-Specific Standards, Public and Civic Uses
L. Drive-through Facilities

1.  General
Drive-through facilities are permitted as indicated in the use table in Section 410.020.

2. Vehicle Stacking Areas

a.  Each drive-through facility must provide the minimum vehicle stacking spaces as
follows:

The following requirements shall be followed in determining the minimum

stacking length per lane:

Use Stacking Requirement

Financial Institution

- tellerlane 3

- ATM 3
Car Wash

- automatic service 4
Restaurant 4 behind menu board
Pharmacy 2
Other uses To be determined by the Director

b.  Vehicle stacking spaces include the space at the menu board, order box or service
window.

Each vehicle stacking space shall be 18 feet long by 9 feet wide.

Each vehicle stacking lane shall be separate from any access aisle, loading space, or

parking space.

€.  No vehicle stacking lane shall conflict with any vehicle entrance or exit, vehicle access
way or pedestrian crosswalk.

f. The Commission has the authority to allow a deviation to the stacking requirement
based upon a study submitted by a traffic engineer which provides evidence to allow the
reduction of these stacking requirements.
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3. Adjacent to Residential Districts

a.  Drive-through facilities, including stacking areas, must be separated from
residentially-zoned property by at least 40 feet.

b.  Speaker systems used in conjunction with drive-through facilities must be designed so
that they are not audible at the property line abutting residentially-zoned property.

The site plan complies with the use-specific standards for a restaurant use with
drive-thru facilities.

3. Parking: A restaurant must comply with the following parking standard:

Use Minimum Parking Spaces Required

COMMERCIAL USES
Eating and Drinking Establishment 1 per 4 seats or 1 per 50 square feet
of customer service area, whichever
is greater

Based on a seating capacity of 53, the required number of parking spaces is 14.
Based on the customer service area of 1,389 square feet, the required number of
parking spaces is 28.

A total of 86 parking spaces are provided for, including 4 ADA compliant spaces.
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The proposed site plan is in compliance with the parking standards for the City of
Raymore by providing the 86 parking spaces. The site plan also provides the
required number of accessible parking spaces. A total of 4 accessible spaces are
required and 4 spaces are provided.

4. Landscaping

Twenty percent (20%) of the lot is required to be reserved for landscaped area. A
landscaped area a minimum of six feet in width shall be provided along all street
frontages and along all perimeter property lines. A total of twenty-six percent
(26%) of the site is provided with impervious area and landscaping.

No screening is required along the west property line. The landscape plan reflects
9 trees to be planted between the drive-thru lanes of Whataburger and Panda
Express.

A total of 18 existing trees along the perimeter of the site will be protected during
construction activity and will remain. In addition, a total of 10 existing trees are
being relocated on the site. Additional trees are being planted in the landscaped
islands in the parking lot area.

The required trees and shrubs in the parking lot landscaping islands are provided.
Landscaping is provided around the proposed monument sign as required.
5. Building Design:

The proposed building is in compliance with the building design standards
contained in Section 440.010 listed below.

Section 440.010 Building Design Standards
C. Building Materials
1. Masonry Construction
A minimum of 50 percent of front and side facades shall consist of
materials described by this sub-section.

a. Masonry construction shall include all masonry construction which
is composed of solid, cavity, faced or veneered-wall construction, or
similar materials approved by the Planning and Zoning
Commission.

b. Stone materials used for masonry construction may consist of
granite, sandstone, slate, limestone, marble or other hard and
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durable all-weather stone. Ashlar, cut stone and dimensioned
stone construction techniques are acceptable.

c. Brick material used for masonry construction shall be composed of
hard-fired (kiln-fired), all weather common brick or other all-weather
common brick or all-weather-facing brick.

d. Concrete finish or precast concrete panel (tilt wall) construction
shall be exposed or aggregate, hammered, sandblasted or other
finish as approved by the Planning and Zoning Commission.

e. Stucco or approved gypsum concrete/plaster materials are also
permitted.

2. Glass Walls
Glass walls shall include glass-curtain walls or glass-block construction. A
glass-curtain wall shall be defined as an exterior wall which carries no
floor or roof loads and which may consist of a combination of metal, glass
and other surfacing materials supported in a metal frame.

3. Metal Walls

a. The use of metal siding is permitted only in industrial districts and
only for side and rear facades. The materials used on the front
facade shall be incorporated into any fagcade visible from a public
street to break up the monotony of those facades.

b. The use of corrugated panels, with a depth of less than
three-quarter inch or a thickness less than U.S. Standard 26 gauge
is prohibited.

c. The use of unpainted metal panels, excluding panels made from
copper, weathering steel, or stainless steel, is prohibited. The color
finish of metal panels and exposed fasteners shall have extended
durability with high resistance to fade and chalk.

d. Corrugated metal facades shall be complemented with masonry,
whether brick, stone, stucco or split-face block. Architectural metal
panels may be an acceptable substitute for masonry. Appropriate
landscaping shall be used to complement and enhance a building’s
design, color and material.

6. Pedestrian Access:

Pedestrian Access to the building has been provided. The existing sidewalk
connection between the site and the sidewalk along 58 Highway will be retained.
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10.

11.

12.

13.

Signage: Signage is not approved as part of the site plan but is shown for
illustration purposes only. A sign permit is required prior to installation of any sign.

The proposed location and design of the monument sign is in compliance with the
UDC. The sign will be in the same location as the monument sign for Golden
Corral.

The drive-thru menu boards are located to the west of the proposed building. The
boards are in a location compliant with Section 435.060H of the UDC.

Fire District Review: The site plan was reviewed by the South Metropolitan Fire
Protection District. A truck turning movement plan was submitted as required.

The South Metropolitan Fire Protection District requires the issuance of a building
permit from the district. This permit is in addition to the building permit issued by
the City of Raymore.

Stormwater Management: Stormwater will be collected on site and discharged
into the stormwater collection system for Raymore Galleria. Stormwater from the
site is collected and detained in the detention basin for Raymore Galleria.

A mechanical stormwater treatment structure is being installed to meet the City
BMP requirements.

Site Lighting: The proposed site lighting plan is in compliance with the outdoor
lighting performance standards of the City. Parking lot lighting poles will be 27.5’
tall with a 90 degree cutoff fixture.

Trash Enclosure:  The exterior of the trash enclosure will be constructed of the
same materials as the main building. The enclosure is located between the
building and the stacking lanes for the drive-thru.

Screening of Mechanical Equipment: All electrical and mechanical equipment
located adjacent to the building shall be screened from view from adjacent
properties and any adjacent street. Accessory utility facilities that are in excess of
3"z feet shall be screened. This requirement will be monitored when the
equipment is installed to determine the applicability of the requirement.

Site Access

Access to the site will be provided off of the east-west access road in the Raymore
Galleria Shopping Center.
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14. Building Demolition

An application to demolish the existing building has been submitted. The
demolition plan also indicates that the existing concrete parking lot will be
removed.

STAFF PROPOSED FINDINGS OF FACT

Section 470.160 of the Unified Development Code states that the Planning and Zoning
Commission and the City Council must make findings of fact taking into consideration
the following:

a. the plan complies with all applicable standards of this code and all other
applicable City ordinances and policies;

The site plan does comply with all applicable standards of the Unified
Development Code and all other applicable City ordinances and policies.

b. the plan does not conflict with the adopted plans of the City of Raymore or
the purpose and intent of this code;

The site plan does not conflict with any of the adopted master plans of the City or
the purpose and intent of the Unified Development Code.

c. the proposed use is allowed in the district in which it is located;

A fast food restaurant with drive-thru lanes is a permitted use in the C-3 zoning
district.

d. vehicular ingress and egress to and from the site, and circulation within the
site provides for safe, efficient, and convenient movement not only within the
site but also on adjacent roadways;

Vehicular ingress and egress to and from the site and circulation within the site
provides for safe, efficient and convenient movement of vehicles. Access to the
site is off of the internal access road for the Raymore Galleria shopping center.

e. the plan provides for safe, efficient, and convenient movement of
pedestrians on and to the site;

The site plan does provide for safe, efficient and convenient movement of
pedestrians. Sidewalks are provided to allow pedestrians to access the site from
58 Highway.
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f. the arrangement of structures and buildings on the site allows for efficient
use of the land, is compatible with development on adjacent property, and
minimizes potential adverse impacts on existing or planned municipal
infrastructure and services;

The placement of the building on the west side of the property allows for efficient
use of the land and minimizes potential adverse impacts on existing and planned
municipal infrastructure and services. There is adequate area for vehicle stacking
on site for the drive-thru lanes.

g. open space and natural features on the site are arranged in such a way that
unique natural resources are preserved and creates a desirable and
functional environment for site users;

There are no unique natural resource features on the site that need to be
preserved.

h. the plan avoids unnecessary or unreasonable alterations to existing
topography, preserves existing healthy, mature trees and woodlands, and
designs drainage facilities to promote the use and preservation of natural
watercourses;

This is a redevelopment of an existing commercial site. There are minor
alterations to the existing topography of the lot that will be made for this project.

i. provides adequate parking for the use, including logical and safe parking
and circulation;

Parking for the use exceeds the minimum requirement and is provided in a logical
manner. Circulation through the site is well planned.

j- provides landscaping and screening as required by this code that creates
logical transitions to adjoining uses, screens incompatible uses, minimizes
the visual impact of the development on adjacent roads and properties, and
utilizes native plant materials selected to withstand the local climate and
individual site microclimates; and

Adequate landscaping is provided for the site. Redevelopment of the site
preserves several existing trees. There is no screening required as part of this
project.

k. includes site illumination that has been designed and located to minimize
adverse impacts on adjacent properties.

The site illumination has been designed and located to minimize adverse impacts on
adjacent properties.
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REVIEW OF INFORMATION AND SCHEDULE

Action Planning Commission
Site Plan Review August 17, 2021

STAFF RECOMMENDATION

The staff recommends the Planning and Zoning Commission accept the staff proposed
findings of fact and approve Case #21025 Whataburger Site Plan subject to the
following conditions:

Prior to commencement of any land disturbance activities:

1. A City of Raymore land disturbance permit shall be obtained prior to the
commencement of any site grading or land disturbance activities.

2. All erosion control measures identified on the stormwater pollution protection
plan and required by the land disturbance permit must be installed prior to
grading and these measures must be maintained until the requirements of the
SWPPP are satisfied.

Prior to issuance of a Building Permit

3. Building construction plans shall be approved by the Building Official.

Prior to issuance of a Certificate of Occupancy:

4. All accessible parking spaces must be identified by signs complying with the
Manual of Uniform Traffic Control Devices and the Department of Justice,
Code of Federal Regulation 28 CFR Part 36, ADA Standards for Accessible
Design. The sign must be vertically mounted on a post or wall no more than
five feet from the space and centered on the width of the space.

5. One of the accessible parking spaces shall be served by an access aisle a
minimum of ninety-six inches wide and shall be designated “lift van accessible
only” with signs that meet the requirements of the federal Americans with
Disabilities Act.

6. If the electrical transformer box and any other accessory utility facility is taller
than three and one-half feet or covers more than twenty-five square feet in
area then it must be screened in accordance with Section 420.040D of the
Unified Development Code.
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7. All work shall be completed in accordance with the site plan approved by the
Planning and Zoning Commission.

8. All requirements of the South Metropolitan Fire Protection District shall have
been met.

Perpetual Conditions:

9. Prior to removing erosion control measures at the conclusion of the project,
the contractor must obtain concurrence from the City.

10. A signed copy of the weekly and post rain event erosion control inspection
reports shall be submitted to the City upon completion of each report.

11.  Owner must immediately notify City staff of any illicit discharge that enters or
has the potential to enter the storm sewer system.
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TO:

Memorandum

Jim Cadoret, Director Development Services

FROM: Michael Krass, Director of Public Works and Engineering

DATE: August 11, 2021

RE:

Whataburger Site Plan

The Whataburger site is located in the southwest quadrant of Westgate Drive
and 58 Highway within the Raymore Galleria Development.

Street Access

The site will access the private roadway system within the Raymore Galleria
Development. Traffic volumes are anticipated to be similar to the Steak and
Shake (which recently closed) and will have no adverse impact on the
Westgate/58 Highway Intersection.

Utility Service

Utility services will be provided by utilizing the existing sewer and water
services on the site.

Storm Water

Runoff from the site will be treated through the use of a sediment trap
manhole which meets the City of Raymore code requirements.
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=0 g N @ ™ 80 1 24 SF+ 11.8' °,3 ’ Q | // / g 8 / | BK 2605/291 in Book 2605 at Page 294. Subject to the terms, provisions and conditions set
% ; > \ } ('B ’ - ; / / _ s NN / forth in said instrument.
- o
moO < FO | / /7 v ==
> ) / / Z z Tract 4: .
] _ = = .
S E i ( @ /7 < - % / Non-exclusive driveway easement for access, pedestrian and vehicular traffic, ms COnSUIta ntS, INC.
>N [ N / s = ! , _
Z S > _ Ng ingress and egress created by Easement Agreement recorded March 23, 2016 engineers, architects, planners
E = \ | , |: HC / // g Sts | in Book 3983 at Page 742. Subject to the terms, provisions and conditions set 2221 Schrock Road
© \ 3l | |: ELECTRIC SIGN 4 , ’J(lj / 38'48’4372”‘:1 / (?) o | forth in said instrument. Sﬁéﬁrgbgfaggg;lfggg-ﬁﬂ
\ Sl BOXES X2 8 / 094°29'28.99"W // o —— 4 / fax 614.898.7570
o g ' / / / Ko e |
N 70.1° / / S /
| f IS / - / : /
/ /
— =7 / /
© [hd z
. o W 2 / / / ‘(
/ & ] 4| N % / 7 / |
! 2| g 2 y / J/ % BASIS OF BEARINGS
- / = o z / / A MO (W) STATE PLANE COORDINATE SYSTEM ALTA/ NSPS
Q ;I SPC (2403 MO W
8 / ——=% — _— | | ]J u JD IIILE
N
DUMPSTER ~L .y ( / &L —1T — // | 0 20 40 60
- ™ = e = SURVEY
S+ / |
-~ / | SCALE 1"=20'
——— o / |
w —
w — w W W w W B— ‘ OVVNER
/W s . .
- - e o ~ o o W e ’| TABLE A NOTES: SURVEY NOTES: INFORMATION
TOP=1093.86 ~CONCRETE AREA~ NAIL SET y, _ / ST MH 3 CRATE s | | .
E= 1086.66 IN - EL=1092.26 ~CONCRETEAREA~ TOP=1088.07——~ o =1085. ITEM2:  THE PHYSICAL ADDRESS OF THE SITE WAS OBTAINED INFORMATION REGARDING THE PRESENCE, SIZE AND LOCATION OF VAQUERO RAYMORE
IE= 108636 OUT ~ _— e s IE= 1082.87 IN N IE= 1082.00JN° | | FROM CASS COUNTY MISSOURI TAX ASSESSMENT UNDERGROUND UTILITIES IS SHOWN HEREON. THIS INFORMATION HAS BEEN PARTNERS LP
' r E= 108767 OUT / IE= 1081.80 OUT OFFICE. SHOWN BASED ON THE LOCATION ABOVE GROUND APPURTENANCES,
@m - / AQY AVAILABLE DESIGN PLANS, AND FLAGES AND PAINT PLACED BY THE
~ = [5"ST 15" 15/ST I —_— D\ / | ITEM 3: THIS PROPERTY IS LOCATED WITHIN AN AREA UNDERGROUND PROTECTION SERVICE. NO CERTIFICATION IS MADE AS TO THE PARCEL #
L~ 16T / / r \ HAVING ZONE DESIGNATIONS OF "X" BY THE FEDERAL ACCURACY OF THOROUGHNESS OF THE INFORMATION CONCERNING 04-04-17-200-000-039.005
/ 15" 5"ST e 24°ST 1 | EMERGENCY MANAGEMENT AGENCY, ON FLOOD UNDERGROUND UTILITIES AND STRUCTURES SHOWN HEREON. (MISSOURI ONE DB 4690. PG 92
__ _SSMH | /__ ] o I A INSURANCE RATE MAP NO.29037C0036F, WITH A MAP CALL 1-800-DIG-RITE). THIS SURVEY WAS PERFORMED WITHOUT THE BENEFIT ’
Y / — TOP=1092.79 ] o - J _ — —|— A — |— il i S — REVISED DATE OF JANUARY 2, 2013, IN CASS OF A PRIVATE UTILITY LOCATE.
— IE=1075.59 ) = TR = — / g'ss  — COUNTY, STATE OF MISSOURI, WHICH IS THE LOT 3, RAYMORE GALLERIA
/ B %sr/ 8"SS 8"SS 8"SS 7 i — CURRENT FLOOD INSURANCE RATE MAP FOR THE CONTACT PROPER AUTHORITIES BEFORE BUILDING NEAR UTILITY LINES, FOR BOOK 19, PG 47
7 8 / | — / / I S . - _ _/_/ XTA - 7¢ — COMMUNITY IN WHICH SAID PROPERTY IS SITUATED.” EASEMENT WIDTH AND RESTRICTIONS. UTILITIES ARE APPROXIMATE AND
T A \ [ — — — / — ﬁ — T 74 8_727_1;7(3E 68_'( = _ ﬁ - ﬁ o o SHOULD BE VERIFIED PRIOR TO ANY CONSTRUCTION.
XY — 8 _ . ) e : . _ s 1/2" IPF o ITEM 5: CONTOURS WERE DERIVED FROM RANDOM SHOTS
_____ @ T FOUND | s o - N 87°25'13" W 308.65' (R) o~ - MLS76D MLSTD | AND CROSS SECTIONS AND ARE SHOWN AT ONE UNLESS STATED OTHERWISE, ANY MONUMENT REFERRED TO HEREIN AS AN CITY OF RAYMORE
_ — — /F v : I — —— \ | FOOT INTERVALS. ELEVATIONS SHOWN HEREON "IRON PIN SET" IS A SET 5/8" DIAMETER REBAR, WITH AN YELLOW PLASTIC CAP
= 7 7— — { — , ARE BASED ON GPS OBSERVATIONS TOGETHER STAMPED "YOUNG-HOBBS" COUNTY OF CASS
Y / ! \ / / ) / \ // _ - \ > WITH AN OPUS SOLUTION, DATED 7/1/2021 STATE OF MISSOURI
/ | S & 10' SEWER EASEMENT / % S 61°2129" W 14.43' M'{ | (NAVD88,GEOID18). THIS SURVEY HAS BEEN PREPARED FOR THE EXCLUSIVE USE OF THE PERSON
s | y / ‘ = 2t o ASPHALT~ - N e BOOK 19, PG 47 / ~ASPHALT~ 7 S61°12'09" W 14,48‘/ R) / OR ENTITIES NAMED HERON. NO EXPRESS OR IMPLIED WARRANTIES WITH
N Bge ) % - 5 / ITEM6A: NO ZONING REPORT PROVIDED TO THIS SURVEYOR. RESPECT TO THE INFORMATION SHOWN HEREON IS TO BE EXTENDED TO ANY DRAWN BY- CLH/KAB
| ~ASPHALT~ / | & ‘ O 2 J/ / yd 7 yd | | B PERSONS OR ENTITIES OTHER THAN THOSE SHOWN HEREON. :
LOT 4 » 2 X / LOT 1 J & LOWE'S HOME CENTER INC_~ 7 oo o ITEM 16: THERE WAS NO EVIDENCE OF RECENT EARTH
BOOK 19, PG 47 / | ~ ouws / BOOK 19. PG 47 7 '\Q% 295 DEAN AVE / AN = MOVING, BUILDING CONSTRUCTION, OR BUILDING LIST OF ENCROACHMENTS: NONE, THE OWNERSHIP OF CURB, UTILITIES, APPROVED BY: DRH
| ~ @ / , / 2 5K 2605/201 / | = ADDITIONS OBSERVED IN THE PROCESS OF FENCES, AND/OR PERIMETER WALLS SHOWN HEREON ARE NOT KNOWN AND
| s y / / / | , CONDUCTING THE FIELDWORK. THUS ARE NOT LISTED AS ENCROACHMENTS. CURB, UTILITIES, FENCES, DATE: (FIELD 7/1/2021
! 6 1 - ————— | T AND/OR PERIMETER WALLS ARE SHOWN IN THEIR RELATIVE POSITION TO THE H( )
- ey [ - = ITEM17:  THERE WAS NO EVIDENCE OF RECENT CHANGES IN BOUNDARY.
10' WATER EASEMENT , STREET RIGHT OF WAY LINES. THERE WAS NO DATE: (OFFICE) 7/2/2021
| BOOK19,PG 47 k EVIDENCE OF RECENT OR STREET SIDEWALK | DO HEREBY STATE THAT THIS IS A TRUE, COMPLETE AND CORRECT SURVEY
. STOP CONSTRUCTION OR REPAIRS OBSERVED IN THE OF THE DESCRIBED REAL PROPERTY SITUATED IN THE COUNTY OF CASS, YHA PRO. # 111-21
|| | L SIGN PROCESS OF CONDUCTING THE FIELDWORK. MISSOURI AND THAT THIS SURVEY WAS EXECUTED IN ACCORDANCE WITH THE :
\ CURRENT MISSOURI MINIMUM STANDARDS FOR PROPERTY SURVEYS (URBAN
TBMPK SURVEY 1:20,000
NAIL SET +20,000)
eL-oas | SH.10OF1-C-2
| |
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REVISION /DATE /DESCRIPTION

- US 58 - W FOXWOOD DRIVE EQR%EES ngga CITY REVIEW 08,/06 /2021
b —— - /@ A.  ALL EXISTING CONDITIONS, TOPOGRAPHY, UTILITIES AND G. CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR AND TAKE
1 W FOXWOOD DRIVE . PROPERTY INFORMATION ARE TAKEN FROM A SURVEY OF LAND ALL PRECAUTIONS NECESSARY TO AVOID DAMAGE TO ADJACENT
1S = A ” | & SITUATED IN THE CITY OF RAYMORE, COUNTY OF CASS AND PROPERTIES DURING THE CONSTRUCTION PHASES OF THIS
e w W f 0} w — W — W e STATE OF MISSOURI, BY SURVEYOR: DAVE R. HOBBS, PLS PROJECT.
RW O = FOC — Foc FoC T —/ w 2014020711,
OHW 0 0 —Fo6———— OH - _
oy B w ORW ORW —— oo —— Sl — G OHW OHEG — NG OHW - H. CONTRACTOR SHALL PROVIDE TRAFFIC CONTROL IN
: Too———— ] o, E — B. BY GRAPHICAL PLOTTING ONLY, THIS SITE IS SITUATED IN FEMA ACCORDANCE WITH THE STATE MANUAL ON UNIFORM TRAFFIC
Fog — E o) [—
FoC FOC ———————— roc - FLOOD ZONE X PER FIRM #29037C0036F AND #29037C0036F, BOTH CONTROL DEVICES.
e b . L
z FOC — e | FOC ——— FOC g FoC Fog/ | EFFECTIVE JANUARY 2, 2013.
i ] FO FoC Foc Fod / <} | CONTRACTOR SHALL CONFINE ALL STOCKPILING OF DEMOLITION
SIDEWALK CLOSED C. CONTRACTOR IS RESPONSIBLE FOR LOCATING AND VERIFYING MATERIALS TO WITHIN THE LIMITS OF THE SUBJECT PROPERTY.
. 8 BARRICADE ALL EXISTING UNDERGROUND UTILITIES PRIOR TO
_/@ CONSTRUCTION, AND IS RESPONSIBLE FOR ANY DAMAGE TO J.  CONTRACTOR SHALL INSTALL EROSION CONTROL MEASURES
Y RW R THEM DURING CONSTRUCTION. PRIOR TO DEMOLITION, SEE SHEETS C-14 - C-16 FOR NOTES AND
L] L RW DETAILS.
# ﬁ D. CONTRACTOR TO REMOVE AND DISPOSE OF ALL DEBRIS AND
(32) . (34) OTHER MATERIALS RESULTING FROM DEMOLITION AND K. CONTRACTOR SHALL IMMEDIATELY NOTIFY OWNER'S
o F CONSTRUCTION OPERATIONS. DISPOSAL WILL BE IN REPRESENTATIVE AND ENGINEER IF UNDERGROUND TANKS ARE
: ACCORDANCE WITH ALL LOCAL, STATE AND FEDERAL ENCOUNTERED DURING CONSTRUCTION.
o = REGULATIONS GOVERNING SUCH OPERATIONS.
o L.  LOCATION OF EXISTING UNDERGROUND ELECTRICAL CIRCUITS, ————————————————
a r r 1] E.  ALL EXISTING UTILITIES ARE SHOWN HEREIN AS REFERENCE CONDUIT AND EXISTING IRRIGATION LINES UNDER PAVEMENT NOTICE
F JLLBOX > ONLY AND ARE BASED ON RECORD OF THE VARIOUS UTILITY ARE NOT KNOWN AND NOT SHOWN.
I g COMPANIES AND A FIELD SURVEY. CONTRACTOR IS RESPONSIBLE THIS ARCHITEGTURAL AND ENGI-
TTT7] [mmo X FOR DETERMINING THE EXACT LOCATIONS OF ALL UTILITIES M. THE EXISTING COMMERCIAL STRUCTURE IS TO BE RAZED. THE CONFIDENGE AND SHALL BE USED
N i) [ x| r 8 ° PRIOR TO DEMOLITION ACTIVITIES. ENTIRE STRUCTURE - INCLUDING ALL FOUNDATION AND UTILITY ONLY PURSUANT TO THE AGREE-
3 %QA 1091 60 - T FFFFT PP FFFFFFFFFFTT o~ L ( ELEMENTS - IS TO BE COMPLETELY REMOVED AND DISPOSED OF NO OTHER USE, DISSEMINATION,
3] P s E N 3 0 8 § F.  ALL CONSTRUCTION METHODS AND MATERIALS MUST CONFORM PER LOCAL PERMIT REQUIREMENTS. ORDUPLICATION MAY BE MADE
| O % 3 < TO CURRENT STANDARDS AND SPECIFICATIONS OF THE OF THE ARCHITECT. ALL COMMON
- =~ ~ (3 LAW RIGHTS OF COPYRIGHT AND
N . o n 7 FEDERAL, STATE, COUNTY, CITY OR LOCAL REQUIREMENTS, LAW RIGHTS OF COPYRIGHT AND
- /OZ_@ 7 WHICHEVER HAS JURISDICTION. CALLY RESERVED.
3 = ] «| NO SITE ACCESS
- | : - KEYED NOTES:
- = N PERMITTED FROM .
- N N THIS ACCESS DRIVE
fr N N Z (1) CuTANDPLUG. (21) EXISTING CONCRETE SIDEWALK TO BE REMOVED.
N al Q T B
3] 2 n @ EXISTING GAS SERVICE TO BE CUT AND PLUGGED BY UTILITY @ EXISTING CONCRETE SIDEWALK TO BE MAINTAINED.
3 a OWNER AT THE ROW LINE.
n N (23) NOT USED.
n . N (3) EXISTING GAS SERVICE LINE TO BE REMOVED.
3] = EXISTING CURBING AND/OR CURB & GUTTER TO BE REMOVED.
—LLH, » 20) @ EXISTING WATER SERVICE TO BE CUT AND PLUGGED AT THE
5;@ CORP STOP OR ROW LINE. <2:5> EXISTING CURB AND/OR CURB & GUTTER TO BE MAINTAINED.
& [ PROVIDE TEMPORARY 8-—FT
: : EXISTING DOMESTIC WATER SERVICE LINE TO BE REMOVED. EXISTING PAVEMENT TO BE PROTECTED AND MAINTAINED.
D]]]}O £ i@ CHAINLINK SECURITY FENCE R @
» S#;g\ﬁggDﬂggKFNNg "?S"I:_:Cv&%m ZG%E 7] @ EXISTING DOMESTIC WATER LINE TO BE MAINTAINED FOR REUSE @ EXISTING BUILDING/STRUCTURE TO BE REMOVED.
56 NOT DISTURE a1 N EXISTING STRUCTURE TO BE REMOVED.
ADJACENT Q - ELECTRIC ] @ EXISTING FIRE SERVICE WATER LINE TO BE REMOVED.
STRUCTURE OR T [ BOXES X2 3 EXISTING LANDSCAPING TO BE REMOVED.
UTILITIES [ 7] EXISTING FIRE SERVICE WATER LINE TO BE MAINTAINED FOR
/ e f@ . of REUSE AT CONTRACTORS OPTION. EXISTING LANDSCAPING OR TREE TO REMAIN AND BE
S o] o] of o] o] ol ] o] ] ] ol ol ] o] ] o o] o] o] ] ) e Toacoe | PROTECTED
5 . @ EXISTING FIRE HYDRANT TO BE MAINTAINED.
. 2 .‘ @ SAW CUT EXISTING PAVEMENT, CURB, OR CURB & GUTTER.
o N z _ REMOVE EXISTING FIRE DEPARTMENT CONNECTION AND
W 9 ASSOCIATED SITE PIPING. @ EXISTING LIGHT POLE TO BE REMOVED.
18} b .
e ms consultants, inc.
T =_—— G5 (11)  MAINTAIN EXISTING FIRE HYDRANT LEAD. (33) TREES TO BE REMOVED. _ ) ’
al [ / @ engineers, architects, planners
- ] (12) EXISTING ELECTRIC SERVICE CONDUIT TO BE REMOVED. TREES (10 TOTAL) TO BE RELOCATED BY A CERTIFIED ARBORIST. 2221 Schrook Road 1647
, ﬁj‘fﬁ SEE SHEET C-17 - LANDSCAPING PLAN FOR DETAILS. phone 614.898.7100
39 @ EXISTING ELECTRIC TO BE MAINTAINED AS REQUIRED FOR NEW fax 614.898.7570
| (20) PRIMARY SERVICE. @ THIS AREA IS A CRITICAL PUBLIC SAFETY ACCESS DRIVE AND
SHALL REMAIN OPEN FOR TWO-WAY DRIVING ACCESS WHENEVER
31 : ] EXISTING SANITARY SEWER LATERAL TO BE TO BE REMOVED. POSSIBLE. EXISTING PAVEMENT IN THIS AREA SHALL REMAIN IN
2V\X/ 2""V PLACE UNTIL PARKING LOT PAVING BEGINS. COORDINATE WITH
RS G"W. @ EXISTING GREASE TRAP TO BE EMPTIED AND REMOVED. CITY AND FIRE DISTRICT STAFF AT LEAST ONE WEEK IN ADVANCE PROJECT
(8) N 86.07 FOR EACH CLOSURE WITH CLOSURE/DETOUR SIGNAGE, ETC.
- PROVIDE TWO 10 IE= 1082.67 IN EXISTING STORM STRUCTURE TO BE REMOVED.
TROAD L s l (19 e OUT @ EXISTING STORM STRUCTURE TO BE MAINTAINED PROPOSED PT20M
NS e ‘ ' BUILDING TYPE
= Sl o 5T Sim EXISTING STORM CONDUIT TO BE REMOVED.
1921 W FOXWOQOOD DR.
5 : = — = — EXISTING STORM CONDUIT TO MAINTAINED FOR REUSE AT
D o (0) CONTRACTORS OPTION. (MO-58 AND
® LD > A (A
24 ﬁ ﬁ ﬁ 1 i EXISTING CONCRETE PAVEMENT TO BE REMOVED. WESTGATE DRIVE)
® @1\ Y RAYMORE, MO
. R B ~ \,_IE__I= rd i i rd d [ s <
SHEET TITLE
= \@ / \ LEGEND
SITE ACCESS AND PROVIDE SUITABLE TEMPORARY TRAFFIC DEMOLITION PLAN
| CONTROL DEVICES AS REQUIRED BY EXISTING CONCRETE TO BE DEMOLISHED AND REMOVED
DEMOLITION TRAFFIC
PERMITTED FROM THIS - ACCESS DRIVE LOCAL PERMIT PER MDOT. =3 ITEM TO BE REMOVED
EXISTING DRIVE ONLY.| | % == X o o
1 —X%—X%-  UTILITY TO BE REMOVED
R " . . . . ’ " ’ . | NOT FOR CONSTRUCTION
| — — CONSTRUCTION LIMITS
[ q
T =0 F
D E MOLITI O N N OTES 7. STORAGE OR SALE OF REMOVED ITEMS OR MATERIALS ON-SITE WILL NOT BE PERMITTED. 13. EXPLOSIVES: USE OF EXPLOSIVES WILL NOT BE PERMITTED 21. FILLING BELOW-GRADE AREAS: COMPLETELY FILL BELOW-GRADE AREAS AND VOIDS RESULTING
FROM DEMOLITION OF BUILDINGS AND PAVEMENTS WITH MATERIALS ACCORDING TO
1. REMOVE AND LEGALLY DISPOSE OF ITEMS EXCEPT THOSE INDICATED TO BE REINSTALLED, 8. OBTAIN APPROVED BORROW SOIL MATERIALS OFF-SITE WHEN SUFFICIENT SATISFACTORY SOIL 14. REMOVE AND TRANSPORT DEBRIS IN A MANNER THAT WILL PREVENT SPILLAGE ON ADJACENT REQUIREMENTS PER GEOTECHNICAL REPORT, CONTRACTOR SHALL CONTACT OWNER'S
SALVAGED, OR TO REMAIN. MATERIALS ARE NOT AVAILABLE ON-SITE. SURFACES AND AREAS. REPRESENTATIVE PRIOR TO FILLING ANY AREAS TO OBSERVE FILL PROCEDURES.
2. REMOVE ITEMS INDICATED; CLEAN, SERVICE, AND OTHERWISE PREPARE THEM FOR REUSE; 9. MAINTAIN EXISTING UTILITIES INDICATED TO REMAIN IN SERVICE AND PROTECT THEM AGAINST 15. CLEAN ADJACENT BUILDINGS AND IMPROVEMENT OF DUST, DIRT, AND DEBRIS CAUSED BY 22. CONDUCT DEMOLITION OPERATIONS AND REMOVE DEBRIS TO ENSURE MINIMUM INTERFERENCE
STORE AND PROTECT AGAINST DAMAGE. REINSTALL ITEMS IN LOCATIONS INDICATED. DAMAGE DURING DEMOLITION OPERATIONS. DEMOLITION OPERATIONS. RETURN ADJACENT AREAS TO CONDITION EXISTING BEFORE START OF WITH ROADS, STREETS, WALKS AND OTHER ADJACENT OCCUPIED AND USED FACILITIES.
A. DO NOT INTERRUPT EXISTING UTILITIES SERVING OCCUPIED OR OPERATING FACILITIES, DEMOLITION. A. DO NOT CLOSE OR OBSTRUCT STREETS, WALKS OR OTHER ADJACENT OCCUPIED OR USED m
3. PROTECT ITEMS INDICATED TO REMAIN AGAINST DAMAGE AND SOILING DURING DEMOLITION. EXCEPT WHEN AUTHORIZED IN WRITING BY ENGINEER AND AUTHORITIES HAVING FACILITIES WITHOUT PERMISSION FROM OWNER AND AUTHORITIES HAVING JURISDICTION. 0 10 20 30 40
WHEN PERMITTED BY THE ENGINEER ITEMS MAY BE REMOVED TO A SUITABLE, PROTECTED JURISDICTION. PROVIDE TEMPORARY SERVICES DURING INTERRUPTIONS TO EXISTING 16. DAMAGES: PROMPTLY REPAIR DAMAGES TO ADJACENT FACILITIES CAUSED BY DEMOLITION PROVIDE ALTERNATE ROUTES AROUND CLOSED OR OBSTRUCTED TRAFFIC WAYS IF
STORAGE LOCATION DURING DEMOLITION AND THEN CLEANED AND REINSTALLED IN THEIR UTILITIES, AS ACCEPTABLE TO OWNER AND TO GOVERNING AUTHORITIES. OPERATIONS AT THE CONTRACTORS COST. REQUIRED BY GOVERNING REGULATIONS. SCALE: 1"=20'
ORIGINAL LOCATIONS. DRAWN BY: DCS
10. DO NOT START DEMOLITION WORK UNTIL UTILITY DISCONNECTING AND SEALING HAVE BEEN 17. GENERAL: PROMPTLY DISPOSE OF DEMOLISHED MATERIALS. DO NOT ALLOW DEMOLISHED 23. CONTRACTOR TO NEATLY SAW CUT EXISTING PAVEMENT TO REMAIN PRIOR TO CURB, GUTTER,
4. CONTRACTOR SHALL SCHEDULE DEMOLITION ACTIVITIES WITH THE CONSTRUCTION/PROJECT COMPLETED AND VERIFIED IN WRITING. MATERIALS TO ACCUMULATE ON-SITE. PAVEMENT, ETC REMOVAL. CHECKED BY: P.JK
MANAGER INCLUDING THE FOLLOWING:
A. DETAILED SEQUENCE OF DEMOLITION AND REMOVAL WORK, WITH STARTING AND ENDING 11. UTILITY REQUIREMENTS: LOCATE, IDENTIFY, DISCONNECT, AND SEAL OR CAP OFF INDICATED 18. BURNING: OPEN BURNING IS NOT PERMITTED ON SITE. 24. THE CONTRACTOR SHALL REMOVE EXISTING PAVEMENT MARKINGS WITH SMALL HANDHELD
|
DATES FOR EACH ACTIVITY. UTILITY SERVING THE SITE. GRINDERS OR SCARIFIERS OR OTHER METHODS, WITH THE APPROVAL OF THE ENGINEER. TAKE \J?q_\ PROJECT NO: 40497-10
B. DATES FOR SHUTOFF, CAPPING, AND CONTINUATION OF UTILITY SERVICES. A. ARRANGE TO SHUT OFF AND CAP UTILITIES WITH UTILITY COMPANIES AND FOLLOW THEIR 19. ASBESTOS: IF ANY MATERIALS SUSPECTED OF CONTAINING ASBESTOS ARE ENCOUNTERED, DO CARE DURING MAKING REMOVAL NOT TO SCAR, DISCOLOR OR OTHERWISE DAMAGE THE
C. IDENTIFY AND ACCURATELY LOCATE UTILITIES AND OTHER SUBSURFACE RESPECTIVE UTILITY KILL AND CAP POLICIES. NOT DISTURB THE MATERIALS. IMMEDIATELY NOTIFY THE ENGINEER AND THE OWNER. PAYMENT SURFACE. DO NOT OVER PAINT OR USE OTHER METHODS OF COVERING MARKINGS MISSOURI DRAWING
STRUCTURAL, ELECTRICAL, OR MECHANICAL CONDITIONS. INSTEAD OF REMOVAL. ONE CALL SYSM
12. CONDUCT DEMOLITION OPERATIONS TO PREVENT INJURY TO PEOPLE AND DAMAGE TO ADJACENT 20. BELOW-GRADE DEMOLITION: DEMOLISH FOUNDATION WALLS AND OTHER BELOW-GRADE
6. REGULATORY REQUIREMENTS: COMPLY WITH LOCAL AND GOVERNING EPA NOTIFICATION SURFACES AND AREAS. DEMOLITION, AS FOLLOWS: I-SOO-DIG-RITE or 81 1 C_3
REGULATIONS BEFORE STARTING DEMOLITION. COMPLY WITH HAULING AND DISPOSAL A. ERECT TEMPORARY PROTECTION, BARRICADES AS PER LOCAL GOVERNING AUTHORITIES. A. COMPLETELY REMOVE, BELOW-GRADE DEMOLITION, INCLUDING FOUNDATION WALLS
REGULATIONS OF AUTHORITIES HAVING JURISDICTION. B. PROTECT EXISTING SITE IMPROVEMENTS AND APPURTENANCES TO REMAIN. FOOTINGS, AND BELOW GRADE CONCRETE SLABS. MAKE THE CALL ... IT'S THE LAW
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GENERAL NOTES #
PROPOSED DESCRIPTION A.  ALL EXISTING CONDITIONS, TOPOGRAPHY, UTILITIES AND PROPERTY INFORMATION ARE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR AND TAKE ALL PRECAUTIONS NECESSARY
TAKEN FROM A SURVEY OF LAND SITUATED IN THE CITY OF RAYMORE, COUNTY OF CASS AND TO AVOID DAMAGE TO ADJACENT PROPERTIES DURING THE CONSTRUCTION PHASES OF THIS
CONSTRUCTION LIMITS STATE OF MISSOURI. BY SURVEYOR: DAVE R. HOBBS, PLS 2014020711 PROJECT.
PROPERTY LINE
B. CONTRACTOR IS RESPONSIBLE FOR LOCATING AND VERIFYING ALL EXISTING UNDERGROUND REFER TO ARCHITECTURAL DRAWINGS FOR BUILDING DIMENSIONS AND ADDITIONAL
AE. UTILITIES PRIOR TO CONSTRUCTION, AND IS RESPONSIBLE FOR ANY DAMAGE TO THEM INFORMATION.
RIGHT-OF-WAY LINE
DURING CONSTRUCTION.
— < ELECTRIC TRANSFORMER ALL CONSTRUCTION METHODS AND MATERIALS MUST CONFORM TO CURRENT STANDARDS
C. PROVIDE SMOOTH TRANSITION FROM NEWLY PAVED AREAS TO EXISTING PAVED AREAS AS AND SPECIFICATIONS OF THE FEDERAL, STATE, COUNTY, CITY OR LOCAL REQUIREMENTS,
LIGHT POLE NECESSARY. THE EXISTING EDGE OF PAVEMENT SHALL BE FREE OF ALL LOOSE DEBRIS AT WHICHEVER HAS JURISDICTION.
C KN ALL AREAS WHERE PROPOSED PAVEMENT MEETS EXISTING PAVEMENT. THE EDGE OF
PARKING SPACE COUNT FOR ROW EXISTING ASPHALT PAVEMENT SHALL BE PROPERLY SEALED WITH A TACK COAT MATERIAL IN ALL EXCAVATED AREAS TO BE SEEDED AND/OR SODDED AFTER FINISH GRADING UNLESS
ALL AREAS WHERE NEW ASPHALT PAVEMENT IS INDICATED TO JOIN EXISTING. OTHERWISE NOTED. ALL NEWLY SEEDED/SODDED AREAS SHALL HAVE A MINIMUM OF 4" OF
T TOPSOIL. HOLD SOIL DOWN 1" FROM PAVEMENT ELEVATION. CONTRACTOR TO SUPPLY STRAW
R HEAVY DUTY CONCRETE PAVEMENT D.  ALL DIMENSIONS TO FACE OF CURB AND/OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED. MULCH WHERE GRASS SEED HAS BEEN PLANTED.

KEYED NOTES:

@ QP OO

@ @

PREE O

PROPOSED HEAVY DUTY ASPHALT PAVEMENT, SEE DETAIL A ON SHEET C-10.
PROPOSED HEAVY DUTY CONCRETE PAVEMENT, SEE DETAIL G ON SHEET C-10.
PROPOSED ASPHALT PAVEMENT TO BE FLUSH WITH EXISTING.

PROPOSED PAINTED PARKING STRIPING (TYPICAL). ALL PARKING STRIPES ARE TO BE 4"
PAINTED WHITE, UNLESS OTHERWISE NOTED ON THE PLANS, DETAILS OR SPECIFICATIONS.

PROPOSED 6" CONCRETE CURB. SEE DETAIL F ON SHEET C-10.
PROPOSED TYPE CG-1 CONCRETE CURB AND GUTTER.

PROPOSED CONCRETE SIDEWALK. INCLUDE TURN-DOWN OR TURN-UP WHERE INDICATED ON
PLANS. SEE DETAIL C ON SHEET C-10.

PROPOSED BOLLARD, TYP. OF 11. SEE ARCHITECTURAL AND STRUCTURAL PLANS FOR
DETAILS.

PROPOSED ILLUMINATED BOLLARD, TYP. OF 6. SEE ARCHITECTURAL AND STRUCTURAL PLANS
FOR DETAILS.

GENERAL CONTRACTOR TO PROVIDE AND INSTALL (3) POLE-MOUNTED HANDICAP PARKING
SIGNS. SIGNS PROVIDED BY CONTRACTOR TO MEET LOCAL REQUIREMENTS, SEE DETAIL D ON
SHEET C-10.

GENERAL CONTRACTOR TO PROVIDE AND INSTALL (1) POLE-MOUNTED HANDICAP PARKING
SIGN WITH "VAN ACCESSIBLE" SIGN. SIGNS PROVIDED BY CONTRACTOR TO MEET LOCAL
REQUIREMENTS, SEE DETAIL D ON SHEET C-10.

CONCRETE DUMPSTER ENCLOSURE APRON. SEE DETAIL B ON SHEET C-10.

PROPOSED PRE-CAST CONCRETE WHEEL STOP (TYP. OF 50), SEE DETAIL E ON SHEET C-10.
CONCRETE TO BE FLUSH WITH ADJACENT ASPHALT PAVEMENT. SEE DETAIL G ON SHEET C-11.
FLAGPOLE WITH GROUND-MOUNTED LIGHTS, UNITEDFLAG AND BANNER, GARRISON TYPE OR
OWNER APPROVED EQUAL, 30' HIGH, 5" BUTT ALUMINUM WITH 14 GAUGE ALUMINUM BALL
FINIAL. INCLUDE ALUMINUM ROLLER AND SLEEVE. HARDWARE TO INCLUDE STATIONARY

STRUCK, NYLON FLAGSNAPS, AND HALYARDS. ENTIRE ASSEMBLY (INCLUDING FOUNDATION)
TO CONFORM TO APPLICABLE CODES, INCLUDING WIND LOADS. SEE ARCHITECTURAL AND

REVISION /DATE /DESCRIPTION

CITY REVIEW 08,/06,/2021

STRUCTURAL PLANS FOR DETAILS.

®

SHEET C-8.

@ 00RO ERE B

PRODUCT DELIVERY RAMP

PROPOSED HEADACHE BAR. SEE ARCHITECTURAL PLANS FOR DETAILS.

PROPOSED CURB RAMP WITH ADA STRIPING. SEE DETAIL J ON SHEET C-10.

PROPOSED 1' WIDE CRUSHED GRANITE STRIP. SEE DETAIL C ON SHEET C-17.

PROPOSED CONCRETE ISLAND NOSE. SEE DETAIL H ON SHEET C-11.

PROPOSED 6" MONOLITHIC CURB. SEE DETAIL F ON SHEET C-11.

PROPOSED MONUMENT SIGN - CONTRACTOR TO COORDINATE WITH OWNER. SEE ELECTRICAL
PLANS AND SIGNAGE PACKAGE FOR DETAILS.

PROPOSED DUMPSTER ENCLOSURE AND CONCRETE PAD. SEE ARCHITECTURAL AND
STRUCTURAL PLANS FOR DETAILS.

PROPOSED MENU BOARD CANOPY. SEE ARCHITECTURAL PLANS FOR DETAILS.

PROPOSED EXTERIOR MENU BOARD. SEE ARCHITECTURAL PLANS FOR DETAILS.

LIGHTPOLE AND FOUNDATION. SEE STRUCTURAL PLANS AND SHEET C-19 FOR DETAILS.

PROPOSED STORM MANHOLE, CATCH BASIN, YARD DRAIN OR CURB INLET. SEE UTILITY PLAN,

EXISTING SANITARY MANHOLE. ADJUST CURB LOCATION AS REQUIRED TO ALLOW PROPER

CLEARANCE FOR MANHOLE LID AND FRAME. ADJUST FRAME AND LID AS REQUIRED TO MATCH

THE ELEVATION OF PROPOSED PAVEMENT.

@ ®

ON SHEET __.

®

FOUNDATION DETAILS

PROPOSED MASONRY RETAINING WALL. SEE DETAIL J ON SHEET C-11

PROPOSED 6" DIA. WHITE CERAMIC RAISED PAVEMENT MARKER, TYP. OF 10. SEE DETAIL __

SEE BUILDING STRUCTURAL PLANS AND SECTIONS FOR DRIVE-THRU AND BUILDING ENTRY

SITE DATA
SQ. FT. ACRES PERCENT
TOTAL SITE AREA 80,124 1.839 -
BUILDING 3,746 0.0860 4.68%
PAVEMENT AND WALK 55,081 1.2645 68.74%
EXISTING PERVIOUS 18,505 0.4248 23.10%
EXISTING IMPERVIOUS 61,619 1.4146 76.90%
TOTAL PROPOSED PERVIOUS 21,297 0.4889 26.58%
TOTAL PROPOSED IMPERVIOUS 58,827 1.3505 73.42%
PARKING DATA
REQUIRED PROVIDED
STANDARD 28 82
HANDICAP 2 4 e
TOTAL 30 86 0 10 20 30 40
CAR STACK LINE A: 13 LINE B: 14 SCALE: 1"=20’

RAYMORE PARKING REQUIREMENTS

COMMERCIAL - EATING AND DRINKING ESTABLISHMENT
GREATER OF: 1 SPACE PER 4 SEATS OR 1 SPACE PER

50 SQ.FT. OF CUSTOMER SERVICE AREA \[‘f‘——\,
53 SEATS / 4 = 13.25 = 14 SPACES MISSOURI
1389 SQ.FT. /50 = 27.78 = 28 SPACES

ONE CALL SYSTEM

ACCESSIBLE PARKING SPACES: 1 ACCESSIBLE PER 25 SPACES
28 SPACES = 2 ACCESSIBLE SPACES

1-800-DIG-RITE or 811
MAKE THE CALL . .. IT'S THE LAW

NOTICE

THIS ARCHITECTURAL AND ENGI-
NEERING DRAWING IS GIVEN IN
CONFIDENCE AND SHALL BE USED
ONLY PURSUANT TO THE AGREE-
MENT WITH THE ARCHITECT.

NO OTHER USE, DISSEMINATION,
OR DUPLICATION MAY BE MADE
WITHOUT PRIOR WRITTEN CONSENT
OF THE ARCHITECT. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND
OTHERWISE ARE HEREBY SPECIFI-
CALLY RESERVED.
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GENERAL NOTES: REVISION /DATE /DESCRIPTION
o A.  ALL EXISTING CONDITIONS, TOPOGRAPHY, UTILITIES AND PROPERTY INFORMATION ARE CITY REVIEW 08,/06,/2021
b — US 58 - W FOXWOOD DRIVE 9 TAKEN FROM A SURVEY OF LAND SITUATED IN THE CITY OF RAYMORE, COUNTY OF CASS AND
= STATE OF MISSOURI, BY SURVEYOR: DAVE R. HOBBS, PLS 2014020711.
@
Fde . ,:/ B. CONTRACTOR IS RESPONSIBLE FOR LOCATING AND VERIFYING ALL EXISTING UNDERGROUND
RW OHW—W onw  —2¢ T _Foc Srr—=0C OHW\EQG OHW  — A OHW UTILITIES PRIOR TO CONSTRUCTION, AND IS RESPONSIBLE FOR ANY DAMAGE TO THEM DURING
o e c \j% = CONSTRUCTION.
: E
FOc —  Foc FOC —— E %
e ¥ C. PROVIDE SMOOTH TRANSITION FROM NEWLY PAVED AREAS TO EXISTING PAVED AREAS AS
= T Foc Fod FOC NECESSARY. THE EXISTING EDGE OF PAVEMENT SHALL BE FREE OF ALL LOOSE DEBRIS AT ALL
¢ ————— Foc AREAS WHERE PROPOSED PAVEMENT MEETS EXISTING PAVEMENT. THE EDGE OF EXISTING
o ASPHALT PAVEMENT SHALL BE PROPERLY SEALED WITH A TACK COAT MATERIAL IN ALL AREAS
’ Q WHERE NEW ASPHALT PAVEMENT IS INDICATED TO JOIN EXISTING.
— —Rw RW RW “ RW RW—r RW. e RW D. ALL DIMENSIONS TO FACE OF CURB AND/OR EDGE OF PAVEMENT UNLESS OTHERWISE NOTED.
9 - E. CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR AND TAKE ALL PRECAUTIONS NECESSARY
o =] . : ~ L% S o TO AVOID DAMAGE TO ADJACENT PROPERTIES DURING THE CONSTRUCTION PHASES OF THIS
e 55' < | 155 |4 . « 58' _ PROJECT.
| a k r §
- - N
Slo \\ | A | F. REFER TO ARCHITECTURAL DRAWINGS FOR BUILDING DIMENSIONS AND ADDITIONAL
! N 4 o 18' L |
v 15 |65 o oo ( > NOTICE
0 : v G. ALL CONSTRUCTION METHODS AND MATERIALS MUST CONFORM TO CURRENT STANDARDS AND 1S ARGHITECTURAL AND ENGI
32"« 79 go', 54' 30 " a SPECIFICATIONS OF THE FEDERAL, STATE, COUNTY, CITY OR LOCAL REQUIREMENTS, NEERING DRAWING IS GIVEN IN
TTTT] [l]]]}}o < Y N i WHICHEVER HAS JURISDICTION. CONFIDENCE AND SHALL BE USED

- © \\ g B U) O ONLY PURSUANT TO THE AGREE-

% & > R4.5' 5" :i (D MENT WITH THE ARCHITECT.

2] . R J 3 g | H. ALL EXCAVATED AREAS TO BE SEEDED AND/OR SODDED AFTER FINISH GRADING UNLESS NO OTHER USE, DISSEMINATION,

N . O g | OTHERWISE NOTED. ALL NEWLY SEEDED/SODDED AREAS SHALL HAVE A MINIMUM OF 4" OF WITHOUT PRIOR WRITTEN CONSENT
Eﬁﬂ 9 5 -t i} < TOPSOIL. HOLD SOIL DOWN 1" FROM PAVEMENT ELEVATION. CONTRACTOR TO SUPPLY STRAW OF THE ARCHITECT. ALL COMMON
3 o h o | e MULCH WHERE GRASS SEED HAS BEEN PLANTED. OTHERWISE ARE HEREBY SPECIFI-
R 'g M s CALLY RESERVED.

3 i 6.5 D I.  ALL RADII ARE 3.0 FEET UNLESS OTHERWISE SHOWN. ALL RADII INDICATED ON PLANS SHALL BE
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SAWED CONSTRUCTION JOINT REQUIRED, TYPICAL. SEE DETAIL |
ON SHEET C-10.

DOWELED EXPANSION JOINT REQUIRED, TYPICAL. SEE DETAIL |
ON SHEET C-10.

EXPANSION JOINT REQUIRED WHERE CONCRETE OR CURB ABUTS
BUILDING FOUNDATION, STORM STRUCTURE, FLUME, OR
SIDEWALK OPENING. SEE DETAIL | ON SHEET C-10.

SCHEDULE 40 PVC IRRIGATION SLEEVE - SEE DETAIL SHEETS FOR
MORE INFORMATION.

"“ v HEAVY DUTY CONCRETE PAVEMENT
TR CONCRETE SIDEWALK
. 4
—IRR 4" SCHED. 40 PVC SLEEVE FOR IRRIGATION LINES

SAWN CONTRACTION JOINT
EXPANSION JOINT

A.

PAVEMENT SPECIFICATION AND RECOMMENDATIONS ARE TAKEN
FROM GEOTECHNICAL REPORT PROVIDED BY TERRACON
CONSULTANTS, INC. DATED JUNE 18, 2021.

PORTLAND CEMENT CONCRETE SHALL HAVE A MINIMUM 28-DAY
COMPRESSIVE STRENGTH OF 4,000 PSI.

MAXIMUM CONTROL JOINT SPACING SHALL NOT EXCEED 12 FEET.

EXPANSION JOINTS SHALL BE USED WHEREVER THE PAVEMENT
WILL ABUT A STRUCTURAL ELEMENT SUBJECT TO DIFFERENT
MAGNITUDE OF MOVEMENT (E.G., LIGHT POLES, RETAINING
WALLS, EXISTING PAVEMENT, STAIRWAYS, ENTRYWAY PIERS,
BUILDING WALLS, MANHOLES, ETC.)

EXPANSION JOINTS SHALL BE SEALED PER DETAILS TO MINIMIZE
MOISTURE INFILTRATION INTO SUBGRADE SOILS AND RESULTANT
CONCRETE DETERIORATION AT THE JOINTS.

SLEEVES SHOWN ARE FOR IRRIGATION ONLY. ADDITIONAL
SLEEVES MAY BE REQUIRED FOR OTHER FRANCHISE UTILITIES.
CONTRACTOR SHALL COORDINATE LOCATION AND SUPPLY
ADDITIONAL SLEEVES REQUIRED FOR ELECTRICAL AND
TELECOMMUNICATION SERVICES.

ALL CONCRETE JOINTS SHALL RUN CONTINUOUSLY THROUGH
CURBS.

ALL CONCRETE JOINTS SHALL BE PERPENDICULAR AT BOTH ENDS
TO STRAIGHT EDGES OR TO THE TANGENT AT THEIR
INTERSECTION WITH CURVES. SUCCESSIVE "BENT" JOINTS SHALL
BE LAID OUT WITH COORDINATED BEND LOCATIONS. ALL
CONCRETE JOINTS SHALL BE LAID OUT AND MARKED FOR
APPROVAL BY THE ENGINEER BEFORE SAW-CUTTING.

e = e
0 10 20 30 40
SCALE: 1"=20'

\,,%—\
MISSOURI
ONE CALL SYSTEM

1-800-DIG-RITE or 811
MAKE THE CALL . .. IT'S THE LAW
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ALL EXISTING CONDITIONS, TOPOGRAPHY, UTILITIES AND PROPERTY INFORMATION ARE TAKEN FROM A SURVEY OF LAND
SITUATED IN THE CITY OF RAYMORE, COUNTY OF CASS AND STATE OF MISSOURI, BY SURVEYOR:

ALL CONSTRUCTION METHODS AND MATERIAL MUST CONFORM TO CURRENT STANDARDS AND SPECIFICATIONS OF THE
FEDERAL, STATE, COUNTY, CITY OR LOCAL REQUIREMENTS, WHICHEVER HAS JURISDICTION.

ALL PROPOSED SPOT ELEVATIONS SHOWN ARE TOP OF CURB AND FINAL GRADE ELEVATIONS UNLESS OTHERWISE NOTED.
CONTRACTOR IS RESPONSIBLE FOR LOCATING AND VERIFYING ALL EXISTING UNDERGROUND UTILITIES PRIOR TO

CONSTRUCTION.

CONTRACTOR TO VERIFY ALL EXISTING GRADES AND CONTACT ENGINEER PRIOR TO BEGINNING WORK IF DISCREPANCY IS
FOUND. CONTRACTOR TO VERIFY ASSUMED FINISHED FLOOR ELEVATION PRIOR TO BEGINNING WORK.

THE EXCAVATING CONTRACTOR MUST TAKE PARTICULAR CARE WHEN EXCAVATING IN AND AROUND EXISTING UTILITY LINES
AND EQUIPMENT. VERIFY COVER REQUIREMENTS BY UTILITY CONTRACTORS AND/OR UTILITY COMPANIES SO AS TO NOT

CAUSE DAMAGE.

THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES 48 HOURS BEFORE CONSTRUCTION IS TO START, TO VERIFY IF
ANY UTILITIES ARE PRESENT ON SITE. ALL VERIFICATIONS (LOCATION, SIZE AND DEPTH) SHALL BE MADE BY THE
APPROPRIATE UTILITY COMPANIES. WHEN EXCAVATION IS AROUND OR OVER EXISTING UTILITIES, THE CONTRACTOR MUST
NOTIFY THE UTILITY SO A REPRESENTATIVE OF THAT UTILITY COMPANY CAN BE PRESENT TO INSTRUCT AND OBSERVE

DURING CONSTRUCTION.

ALL WORK SHALL BE PERFORMED FROM PRIVATE PROPERTY. ALL TRAFFIC LANES MUST REMAIN OPEN AT ALL TIMES.

CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE TO THE EXISTING UTILITIES DURING CONSTRUCTION AND ALL DAMAGE
SHALL BE REPAIRED TO ORIGINAL CONDITION AT NO ADDITIONAL COST TO THE OWNER OR CITY.

CONTRACTOR SHALL INSTALL AND BACKFILL STRUCTURES AND TRENCHES PER DETAIL SHEETS.
ALL EXISTING UTILITIES ARE TAKEN FROM SURVEY AND DO NOT NECESSARILY REPRESENT ALL UNDERGROUND UTILITIES

ADJACENT TO OR UPON PREMISES SHOWN ON PLAN.

ALL STORM CONDUITS ARE ADS N-12 SMOOTH INTERIOR HDPE PIPE OR APPROVED EQUAL, UNLESS OTHERWISE NOTED.

KEYED NOTES:

SESISISICIONICNCCICICIONS

CONTRACTOR TO MAINTAIN 2.00% MAX CROSS SLOPE ON SIDEWALK.

CONTRACTOR TO MAINTAIN MAX 2.00% SLOPE IN ALL DIRECTIONS IN HANDICAP ACCESSIBLE AREA.

CONNECT PROPOSED STORM SYSTEM OUTLET TO EXISTING STORM SEWER SYSTEM.

PROPOSED 48" STORM MANHOLE.

PROPOSED CATCH BASIN. SEE DETAIL SHEETS.

PROPOSED CURB INLET. SEE DETAIL SHEETS.

PROPOSED FINGER DRAIN, SEE DETAIL SHEETS.

PROPOSED HYDRODYNAMIC SEPARATOR, ADS BARRACUDA S6. SEE DETAIL SHEETS.

PROPOSED DOWNSPOUT AND BOOT CONNECTOR. SEE THE ARCHITECTURAL PLANS AND DETAIL SHEETS.

PROPOSED 8" HDPE PIPE, MIN. 1.0% SLOPE.

PROPOSED 12" HDPE COLLECTOR DRAIN, MIN. 1.0% SLOPE.

CONNECT TO PROPOSED STORM SEWER PIPE USING INSERT-A-TEE OR APPROVED EQUAL.

PROPOSED SITE GRADING TO TIE INTO GRADING OF THE CONCURRENT RIGHT-OF-WAY PROJECT. COORDINATE WITH
THE ROADWAY CONTRACTOR TO ENSURE POSITIVE DRAINAGE.

LEGEND

EXISTING PROPOSED DESCRIPTION
¢ 1088.20 TOP OF CURB
8 1087.70 TOP OF PAVEMENT
_1.00% GRADE SLOPE
HP HP  HigH POINT
ST STORM MAIN
________ ROOFDRAIN/UNDERDRAIN
CONSTRUCTION LIMITS
— —950— 950 MAJOR CONTOUR LINES
9B MINOR CONTOUR LINES
= (] CATCH BASIN
& ® STORM STRUCTURE

STORM STRUCTURE DATA

PROPOSED MANHOLE WITH
HYDRODYNAMIC SEPARATOR

TC: 1088.07

PR. 24"(E), EX.24"(W)INV = 1082.67

PROPOSED CURB INLET
TC: 1087.70

EX.15"(W), PR. 15"(N) INV = 1083.00
PR. 24" INV (E) = 1082.87

PROPOSED CATCH BASIN
TC: 1090.70
EX. 15" INV (E,W) = 1084.77

PROPOSED CURB INLET
TC: 1090.70
EX. 15" INV (E,W) = 1086.14

® ©© 6 0

®

®

@

EXISTING STORM MANHOLE
TC: 1092.40

EX. 15" INV (N) = 1086.66
EX. 15" INV (W) = 1086.36

PROPOSED CURB INLET
TC: 1092.50
PR. 15" INV (S) = 1088.00

PROPOSED CURB INLET
TC: 1092.50
PR. 15" INV (S) = 1088.00

MAJOR FLOOD ROUTING

e = e
0 10 20 30 40
SCALE: 1"=20'

\,,%—\
MISSOURI
ONE CALL SYSTEM

1-800-DIG-RITE or 811
MAKE THE CALL . .. IT'S THE LAW

CITY REVIEW 08,/06,/2021

NOTICE

THIS ARCHITECTURAL AND ENGI-
NEERING DRAWING IS GIVEN IN
CONFIDENCE AND SHALL BE USED
ONLY PURSUANT TO THE AGREE-
MENT WITH THE ARCHITECT.

NO OTHER USE, DISSEMINATION,
OR DUPLICATION MAY BE MADE
WITHOUT PRIOR WRITTEN CONSENT
OF THE ARCHITECT. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND
OTHERWISE ARE HEREBY SPECIFI-
CALLY RESERVED.

ms consultants, inc.

engineers, architects, planners
2221 Schrock Road

Columbus, Ohio 43229-1547
phone 614.898.7100

fax 614.898.7570

PROJECT

PROPOSED PT20M
BUILDING TYPE

1921 W FOXWOOD DR.
(MO-58 AND
WESTGATE DRIVE)
RAYMORE, MO

SHEET TITLE

SITE GRADING
PLAN AND
DRAINAGE PLAN

NOT FOR CONSTRUCTION

DRAWN BY: DCS

CHECKED BY: PJK

PROJECT NO: 40497-10

DRAWING

C-7



AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
STOP

AutoCAD SHX Text
T

AutoCAD SHX Text
1088

AutoCAD SHX Text
1089

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
1092.50

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.50

AutoCAD SHX Text
1092.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1088.20

AutoCAD SHX Text
1087.70

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
1092.50

AutoCAD SHX Text
1090.00x

AutoCAD SHX Text
1092.50x

AutoCAD SHX Text
1092.40x

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
1092.50

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.45

AutoCAD SHX Text
1092.95

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
1092.50

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.55

AutoCAD SHX Text
1092.05

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.24

AutoCAD SHX Text
1092.74

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.30

AutoCAD SHX Text
1090.80

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.20

AutoCAD SHX Text
1090.70

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.25

AutoCAD SHX Text
1090.75

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.70

AutoCAD SHX Text
1091.20

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.50

AutoCAD SHX Text
1091.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.60

AutoCAD SHX Text
1091.10

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.30

AutoCAD SHX Text
1091.80

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.20

AutoCAD SHX Text
1091.70

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.25

AutoCAD SHX Text
1091.75

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.70

AutoCAD SHX Text
1092.20

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.50

AutoCAD SHX Text
1092.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.60

AutoCAD SHX Text
1092.10

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.86

AutoCAD SHX Text
1092.36

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.35

AutoCAD SHX Text
1092.85

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.65

AutoCAD SHX Text
1093.15

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.40

AutoCAD SHX Text
1092.90

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.58

AutoCAD SHX Text
1093.08

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.97

AutoCAD SHX Text
1093.47

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.60

AutoCAD SHX Text
1093.10

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.01

AutoCAD SHX Text
1090.51

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.80

AutoCAD SHX Text
1091.30

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1090.90

AutoCAD SHX Text
1090.40

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1089.00

AutoCAD SHX Text
1088.50

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1088.50

AutoCAD SHX Text
1088.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1088.50

AutoCAD SHX Text
1088.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1090.50

AutoCAD SHX Text
1090.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1090.50

AutoCAD SHX Text
1090.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1090.71

AutoCAD SHX Text
1090.21

AutoCAD SHX Text
1090.40x

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.06

AutoCAD SHX Text
1090.56

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1090.90

AutoCAD SHX Text
1090.40

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1089.46

AutoCAD SHX Text
1088.96

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.00

AutoCAD SHX Text
1090.50

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1090.90

AutoCAD SHX Text
1090.40

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.34

AutoCAD SHX Text
1090.84

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.00

AutoCAD SHX Text
1091.50

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1091.61

AutoCAD SHX Text
1091.11

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1092.90

AutoCAD SHX Text
1092.40

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
x1093.00

AutoCAD SHX Text
x1092.88

AutoCAD SHX Text
x1094.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.35

AutoCAD SHX Text
1093.85

AutoCAD SHX Text
x1093.37

AutoCAD SHX Text
x1093.62

AutoCAD SHX Text
x1093.62

AutoCAD SHX Text
1093.35x

AutoCAD SHX Text
1093.62x

AutoCAD SHX Text
1093.62x

AutoCAD SHX Text
x1093.12

AutoCAD SHX Text
x1093.62

AutoCAD SHX Text
x1093.62

AutoCAD SHX Text
x1093.62

AutoCAD SHX Text
x1093.52

AutoCAD SHX Text
x1093.52

AutoCAD SHX Text
x1093.52

AutoCAD SHX Text
x1093.52

AutoCAD SHX Text
x1093.62

AutoCAD SHX Text
x1093.50

AutoCAD SHX Text
1093.50x

AutoCAD SHX Text
x1093.40

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.25

AutoCAD SHX Text
1092.75

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
x1092.95

AutoCAD SHX Text
x1093.00

AutoCAD SHX Text
x1092.75

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
1093.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.00

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1093.83

AutoCAD SHX Text
1093.33

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.50

AutoCAD SHX Text
1094.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.50

AutoCAD SHX Text
1094.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.66

AutoCAD SHX Text
1094.16

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.50

AutoCAD SHX Text
1094.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1095.55

AutoCAD SHX Text
1095.05

AutoCAD SHX Text
x1095.75

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1097.00

AutoCAD SHX Text
1096.50

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1095.86

AutoCAD SHX Text
1095.36

AutoCAD SHX Text
1095.00x

AutoCAD SHX Text
1094.91x

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.85

AutoCAD SHX Text
1094.35

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.80

AutoCAD SHX Text
1094.30

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.25

AutoCAD SHX Text
1093.75

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.50

AutoCAD SHX Text
1094.00

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1094.00

AutoCAD SHX Text
1093.50

AutoCAD SHX Text
950

AutoCAD SHX Text
951

AutoCAD SHX Text
950

AutoCAD SHX Text
1.00%

AutoCAD SHX Text
ST

AutoCAD SHX Text
DRAWING

AutoCAD SHX Text
CHECKED BY:

AutoCAD SHX Text
PROJECT NO:

AutoCAD SHX Text
DRAWN BY:

AutoCAD SHX Text
SHEET TITLE

AutoCAD SHX Text
PROJECT

AutoCAD SHX Text
NOTICE

AutoCAD SHX Text
REVISION/DATE/DESCRIPTION

AutoCAD SHX Text
SCALE: 1"=20'

AutoCAD SHX Text
0

AutoCAD SHX Text
10

AutoCAD SHX Text
20

AutoCAD SHX Text
30

AutoCAD SHX Text
40

AutoCAD SHX Text
CITY REVIEW

AutoCAD SHX Text
08/06/2021

AutoCAD SHX Text
1

AutoCAD SHX Text
5

AutoCAD SHX Text
2

AutoCAD SHX Text
6

AutoCAD SHX Text
3

AutoCAD SHX Text
7

AutoCAD SHX Text
4

AutoCAD SHX Text
TC:

AutoCAD SHX Text
BC:

AutoCAD SHX Text
1088.20

AutoCAD SHX Text
1087.70

AutoCAD SHX Text
1090.00x


REVISION /DATE /DESCRIPTION

KEYED NOTES:

@ PROPOSED PRIMARY ELECTRICAL SERVICE. CONTRACTOR TO COORDINATE CONDUIT SIZE,
NUMBER OF CONDUITS, CONNECTIONS, AND BEND RADII WITH UTILITY OWNER AND MEP
PLANS. CONTRACTOR TO COORDINATE CONNECTION WITH UTILITY OWNER.

CITY REVIEW 08,/06,/2021

; - US 58 - W FOXWOOD DRIVE

PROPOSED ELECTRIC TRANSFORMER. COORDINATE DETAILS AND LOCATION WITH UTILITY
OWNER AND ELECTRICAL PLANS.

|
i
-  _ FOC FoC
RW ORW ong OHW OHW OHW Y

PROPOSED SECONDARY ELECTRICAL SERVICE. CONTRACTOR TO COORDINATE CONDUIT SIZE,
NUMBER OF CONDUITS, CONNECTIONS, AND BEND RADII WITH UTILITY OWNER AND MEP
PLANS. CONTRACTOR TO COORDINATE CONNECTION WITH UTILITY OWNER.

2" PVC CONDUIT FOR UNDERGROUND TELEPHONE/COMM SERVICE. CONTRACTOR TO
COORDINATE WITH UTILITY OWNERS AS REQUIRED.

PROPOSED TYPE K COPPER 2" DOMESTIC WATER SERVICE. INCLUDE IN BASE BID ALL VALVES,
PIPING, STRUCTURES, ETC. THAT WILL BE REQUIRED. SEE MEP PLANS FOR CONTINUATION
INTO BUILDING.

_Fog

PROPOSED 6" SERVICE. INCLUDE IN BASE BID ALL VALVES, PIPING, STRUCTURES, ETC. THAT
WILL BE REQUIRED. SEE MEP PLANS FOR CONTINUATION INTO BUILDING.

"

PROPOSED 6" SANITARY SEWER. ASTM D3034, SDR-26. SEWER TO HAVE MINIMUM SLOPE OF NOTICE

2.00%. CONTRACTOR TO MAINTAIN A MINIMUM OF 48" OF COVER OVER SEWER LINES. THIS ARCHITECTURAL AND ENGI-
NEERING DRAWING IS GIVEN IN
CONFIDENCE AND SHALL BE USED
ONLY PURSUANT TO THE AGREE-
MENT WITH THE ARCHITECT.

NO OTHER USE, DISSEMINATION,
OR DUPLICATION MAY BE MADE
WITHOUT PRIOR WRITTEN CONSENT
OF THE ARCHITECT. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND
OTHERWISE ARE HEREBY SPECIFI-
CALLY RESERVED.

=l

PROPOSED 4" SANITARY SEWER. ASTM D3034, SDR-26. SEWER TO HAVE MINIMUM SLOPE OF
2.00%. CONTRACTOR TO MAINTAIN A MINIMUM OF 48" OF COVER OVER SEWER LINES.

@ Q0@ © 68 @O

Foc

PROPOSED SANITARY SEWER SERVICE CONNECTION TO EXISTING TAP/RISER.

ACCESS DRIVE

PROPOSED SANITARY CLEANOUT (TYP.). SEE DETAIL ON SHEET DETAIL B ON SHEET C-11.

GREASE TRAP REQUIRED. SEE PLUMBING SHEETS FOR DETAILS.

=7

|

PROPOSED UNDERGROUND BACKFLOW PREVENTER CONCRETE VAULT PER CITY OF
RAYMORE STANDARD SPECIFICATIONS. SEE DETAIL D ON SHEET C-12.

Ll bl bt bl L)L ,.,.,.,.,.3

PROPOSED FIRE DEPARTMENT CONNECTION WITH A 5" STORZ CONNECTION AND 30° DOWN
ANGLE TO BE APPROVED BY LOCAL FIRE DEPARTMENT. HEIGHT TO BE 36" TO CENTER OF CAP.
PROVIDE COLOR AND SIGNAGE PER LOCAL REQUIREMENTS.

<2

35' OF 6"

| ]
H
__ Ii ' 6 / PVC @ 2.08% H H \
: I ,} |
|

NN D0 OF 6NN
PVC @ 2.08%

7
|
GW

PROPOSED DOMESTIC WATER METER PER CITY OF RAYMORE STANDARD DRAWING.

PROPOSED 1" IRRIGATION LINE WITH METER VAULT, SEE IRRIGATION PLAN FOR MORE
INFORMATION.

'-E/- Ll L)) ] ]

2x<{10
8' OF 6"
PVC @ 2.08%

2x
(4

41' OF 6"
PVC @ 4.66%
FFE = 1093.62

PROPOSED 7 87'OF 6"

PT20M N
BUILDING
3,751 SF

1
/247,
7 N

Y

S

PROPOSED VALVE.

1]
|

XX
{(©)

y

PROPOSED SAMPLING WELL. SEE PLUMBING PLANS FOR DETAILS.

15"ST
8"ST

PROPOSED 6" TAP INTO EXISTING WATER MAIN.

/X

EXISTING TAP TO EXITING WATERMAIN

N
.

N
//////¢

FOC

EXISTING SANITARY SEWER MAIN.
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ms consultants, inc.

FOC

TC: 1092.35

PR. 6" INV = 1082.93

@ PROPOSED CLEANOUT

TC: 1091.33

PR. 6" INV = 1084.28

TC: 1093.50
PR. 6" INV = 1086.82

@ PROPOSED MONITORING WELL
TC: 1093.51
PR. 6" INV = 1087.32

engineers, architects, planners
2221 Schrock Road

Columbus, Ohio 43229-1547
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@ PROPOSED CLEANOUT @ PROPOSED GREASE TRAP
TC: 1092.55 TC: 1093.21
PR. 6" INV = 1086.09 PR. 6" INV = 1087.42

@ PROPOSED DOUBLE CLEANOUT PROPOSED CLEANOUT
TC: 1093.58 TC: 1093.45 PROJECT

PR. 6" INV =1088.00 PR. 6" INV = 1087.84
PROPOSED PT20M
BUILDING TYPE

1921 W FOXWOOD DR.
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/—@ AS REQUIRED
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6"W —A— 6"W.
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AS REQUIRED o _ 2
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‘ 65' OF 6"
N | e PVC @ 2.08%
EX SAN. MH #2 == L85
TOP = 1092.79 | ' ™ g TN\ ]
INV. 8”(E,S) = 1075.59 8
| | N NV S ER B | N I——
|
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@ PROPOSED DOUBLE CLEANOUT
TC: 1093.58
PR. 6" INV = 1088.00.

NOTE: CONTRACTOR TO VERIFY INVERT OF EXISTING SANITARY SEWER
MAIN PRIOR TO CONSTRUCTING PROPOSED SANITARY SEWER SERVICE

: ) . : , /L. LINE.
el " " - - N E 3" - / -
" " 3'S 8"S * : A — I M - AND
e &S e ) _ Q _ , ~ /A NOTE: CONTRACTOR TO FIELD VERIFY BUILDING FFE PRIOR TO INSTALLING (MO-58
@ | P — =A— — — ) — — — — —\ [ fe: ; 3 63 - Pre v ANY SANITARY STRUCTURES AND ADJUST PROPOSED ELEVATIONS WESTGATE DRIVE)
o N B \ ‘\ > o ACCORDINGLY. RAYMORE, MO
— — — R R NS ——P B————F - P— R R R R = R ¢
| | \_ ITNC . 'san w 43 SHEET TITLE
| b # 5 EX. SERVICE CONNECTION | TOP = 1086.35 LEGEND
| o 1|2 INV. 8”(E,W) = 1075.89+ | INV. 8”(EW) = 1077.65 SITE UTILITY PLAN
| IE ACCESS DRIVE |
EX SAN. MH #1 | | g EXISTING PROPOSED DESCRIPTION
TOP = 1091.10 = == u
— T — e — — — ST ST ——— STORM LINE
b NOT FOR CONSTRUCTION
- - =y - —m—————— UNDERDRAIN / ROOFDRAIN
q | — — — SAN — SAN SANITARY LINE
- "\ 0 GENERAL NOTES ‘ ' o) o’ SANITARY CLEANOUT
- qy @ SANITARY MANHOLE
A.  ALL EXISTING CONDITIONS, TOPOGRAPHY, UTILITIES AND PROPERTY INFORMATION ARE TAKEN FROM H. STORM SEWER SHOWN HERE FOR REFERENCE ONLY. SEE GRADING PLAN FOR DESIGN DATA.
A SURVEY OF LAND SITUATED IN THE CITY OF RAYMORE, COUNTY OF CASS AND STATE OF MISSOURI, SANITARY GREASE TRAP
BY SURVEYOR: DAVE R. HOBBS, PLS 2014020711. I.  THERE SHALL BE A MINIMUM 10 FOOT HORIZONTAL SEPARATION BETWEEN WATER TAPS, WATER
SERVICES, PRIVATE WATER SYSTEMS, AND ANY SANITARY AND/OR STORM SEWER SYSTEMS. WHERE Y W WATER LINE
B.  ALL EXISTING UTILITIES, ARE TAKEN FROM SURVEY AND DO NOT NECESSARILY REPRESENT ALL 10 FEET HORIZONTAL SEPARATION CANNOT BE OBTAINED, THE BOTTOM OF THE WATER LINE SHALL —— e —
UNDERGROUND UTILITIES ADJACENT TO OR UPON PREMISES SHOWN ON PLAN. BE AT LEAST 18 INCHES ABOVE THE TOP OF THE SEWER.
XX FIRE HYDRANT 0 10 20 30 40
C. CONTRACTOR IS RESPONSIBLE FOR LOCATING AND VERIFYING ALL EXISTING UNDERGROUND J.  THE EXCAVATING CONTRACTOR MUST TAKE PARTICULAR CARE WHEN EXCAVATING IN AND AROUND e SCALE: 1"=20'
UTILITIES PRIOR TO CONSTRUCTION, AND IS RESPONSIBLE FOR ANY DAMAGE TO THEM DURING EXISTING UTILITY LINES AND EQUIPMENT. VERIFY COVER REQUIREMENTS BY UTILITY CONTRACTORS UE UNDERGROUND ELECTRIC LINE DRAWN BY: DCS
CONSTRUCTION. AND/OR UTILITY COMPANIES SO AS TO NOT CAUSE DAMAGE.
= ELECTRIC PULLBOX CHECKED BY: PJK
D. CONTRACTOR RESPONSIBLE FOR MAINTAINING A MINIMUM COVER OF 42 INCHES OVER ALL WATER K. NOTE: UNDERGROUND ELECTRIC SERVICE TO PARKING LOT LIGHTING, LANDSCAPE LIGHTING, AND
MAINS AND SERVICES. SIGN NOT SHOWN. COORDINATE LOCATION AND UTILITY CROSSINGS AS REQUIRED. N — ELECTRIC TRANSFORMER L 2049710
e — PROJECT NO: -
E. CLEANOUT LOCATIONS ARE NUMBERED ON PLAN. ALL CLEANOUTS IN PAVEMENT AREAS ARE TO BE L. NOTE: UNDERGROUND SITE IRRIGATION LINES NOT SHOWN. COORDINATE LOCATIONS AND OTHER - ) — T UNDERGROUND TELEPHONE LINE 7
H-20 RATED. CLEANOUTS SHALL BE INSTALLED PER DETAIL B ON SHEET C-11. UTILITY CROSSINGS AS REQUIRED. MISSOURI DRAVING
F.  SEE PLUMBING PLANS FOR CONTINUATION OF UTILITY LINES INTO BUILDING. ﬁ UTILITY POLE ONE CALL SYSTEM
G. CONTRACTOR SHALL INSTALL AND BACKFILL ALL TRENCHES AND STRUCTURES PER DETAIL A ON X LIGHT POLE 1-800-DIG-RITE or 811 C'8
SHEET C-11. MAKE THE CALL . .. IT'S THE LAW
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REVISION /DATE /DESCRIPTION

US 58 - W FOXWOOD DRIVE GENERAL NOTES: CITY REVIEW 08,/06,/2021

DETAILS SHOWN ON THIS SHEET ARE SCHEMATIC. CONTRACTOR TO CONFIRM MARKINGS
CONFORM TO ALL CODES AND REGULATIONS.

\AL

B THE FIRE DEPARTMENT CONNECTION (FDC):
- MUST BE EQUIPPED WITH A 5" STORZ CONNECTION,;
- MUST BE ANGLED DOWN WITH A 30° DOWNTURN;
- MUST BE EQUIPPED WITH A LOCKING KNOX FDC CAP;
- MUST BE INSTALLED NO HIGHER THAN 48" ABOVE GRADE;
- AND MUST BE PROVIDED WITH PROTECTION POSTS NO CLOSER THAN 36".
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NOTICE

THIS ARCHITECTURAL AND ENGI-
NEERING DRAWING IS GIVEN IN
CONFIDENCE AND SHALL BE USED
ONLY PURSUANT TO THE AGREE-
MENT WITH THE ARCHITECT.
NO OTHER USE, DISSEMINATION,
OR DUPLICATION MAY BE MADE
WITHOUT PRIOR WRITTEN CONSENT
OF THE ARCHITECT. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND
e OTHERWISE ARE HEREBY SPECIFI-
CALLY RESERVED.
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U} w WATER LINE SCALE: 1"—20
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__________ FIRE LANE ﬁ CHECKED BY: PJK
= e e e e mwomwommomw F|RE HOSE HAND LAY ~—— ! .
,4_\ PROJECT NO: 40497-10
FIRE HOSE TRUCK PULL
MISSOURI DRAWING
~dF.D.C. FIRE DEPARTMENT CONNECTION ONE CALL SYSTEM
1-800-DIG-RITE or 811 C-9

MAKE THE CALL . ..IT'S THE LAW
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HEAVY DUTY PAVING

A =1.5" ASPHALT CONCRETE
(MODOT ITEM 403, SURFACE COURSE)
B = TACK COAT (0.05 GAL/S.Y.)
C = 2.5" ASPHALT CONCRETE
(MODOT ITEM 403, INTERMEDIATE COURSE)
D = 6" AGGREGATE BASE
(MODOT ITEM 304, TYPE 5)

NOTES

A. SUBGRADE COMPACTION: PER THE GEOTECHNICAL ENGINEERING REPORT PREPARED BY
TERRACON CONSULTANTS, INC., DATED JUNE 18, 2021.

B. BASE COURSE TO CONFORM TO MODOT STANDARDS FOR BASE COURSE COMPACTED TO
100% OF THE MODIFIED PROCTOR (ASTM D-1557) MAXIMUM DRY DENSITY.

C. ALL SUBGRADE AND PAVEMENT OPERATIONS AND MATERIALS SHALL MEET THE MINIMUM
REQUIREMENTS OF THE CURRENT MODOT SPECIFICATIONS.

D. PROOF ROLL PAVEMENT SUBGRADE WITHIN TWO (2) DAYS PRIOR TO COMMENCEMENT OF
PAVING OPERATIONS. PROOF ROLL SHOULD BE COMPLETED USING A LOADED
TANDEM-AXLE DUMP TRUCK WITH A MINIMUM GROSS WEIGHT OF 20 TONS OR SIMILARLY
LOADED RUBBER-TIRE EQUIPMENT.

(" ANASPHALT PAVING SECTION
C-10/N.T.S.

PLAN

GROUT HOLE FULL
HOLE FOR 1/2" STD.

BROOM FINISH

" MODOT ITEM 502,

6"x6" 4/4 W.W.F.
3,000 PSI PORTLAND /7

CEMENT CONCRETE TS / o e T
NERPVEVREVY ARV RIS B
A N TATT AT A R
‘; ‘4 g Lt -« 4‘9 4] A_t
= o S
4" ASTM C33 R LR
202, SUB-BASE PER VR
SIZE NO. 57 AGGREGATE NN NN
| | souskeroRT
R R R,

NSNS
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2

N
N
X
N
AN

2 R I TSN IR

/B \TRASH ENCLOSURE APRON DETAIL
C-10/N.T.S.

o 61/2" 6 1/2"
4" J PIPE OR 3/4" DIA. 5
) "T—"‘ REINFORCEDROD = ﬁl‘ ‘ ‘ & "
N " " n B
q e (OPTIONAL 1:x3" HOLE)*® 1/2" MAX. CLEARANCE —F
(ol JE — I LRy
(ﬂi of= ~~ DRAINAGE ~ 3/8" TOOLED EDGE (TYP.) ADJACENT PAVING ~
DRAINAGE BN
8" . OPENING OPEN| RPN o
VNG 10" | 2-0"(MIN.) | 10" | 2-0 FA}ENS\' 1'-Q" R\ /\\\/\\\/\\\
& 1 7 1 - X
ENDVIEws & 70" (MIN.) A\ R NI
'_\' 8'-0“ (MAX) ( l \ 2 #3 N 2- #3 °°o°°<§ oooo°°<§ °o°°o°<§ °o°°o°<§ °o°°o°<§ °o°°o°<§ °o°° ' ~:, <\>/\\\>/\\\
N - W8 Go 0 o8 Go 0 o8 o 0 o8 Go nod G ned Go nad| /\//\//\ X
P % %+ BASE PER SOILS REPORT %7 # - NANANY &
1/2" STD PIPE OR 3/4" REINF. ROD —] SECTION o Fgo0 g 00 Fg o0 Fg oo Fg oo Fo oo § R
M 5 2o 2o 2o 2o oo N R NN
SHALL BE PLACED PRIORTO “f—" o sdood s deade,de 3 /\///\///\
SURFACING OR IN A HOLE DRILLED N N N N N AN NN NSNS
IN THE FINISHED SURFACE WITH A /<\\/<\\/<\\/<\\4\\/<\\/<\\/<\\/<Q/<\\/<\\/<\\/<Q/<\\/<\\/<Q/<\\
TIGHT FIT OBTAINED BY AN ELEVATION <§///////////////////////\ //////////////////////////(
APPROVED METHOD. OR DRIVEN I SANANK SUB-GRADE PER SOILS REPORT SASANANAS

INTO THE SURFACING ~ WHEEL STOP TO BE

PAINTED YELLOW

16" TO OF _— ° °

PARKING STALL
EDGE

1 |_6u

PAINTED STRIPES

INSTALLATION PLAN

/E \PRE—CAST CONCRETE WHEEL STOP

C-10/N.T.S.

1/4" WIDE BY 1/4 X PAVEMENT
THICKNESS DEEP SAWCUT

0= ‘ N Wt T %)
EnzZ Ted gl ey DI PR AR =27
LULUE ce A' A,'q A'AA‘A,. \-‘1 L. e q>:44 Lu[_u
EED_ N ’ A A A, D SZ
L " a C . < . . . L7 4 ag L X
< T ¢ a AU ol 4 <T
o< a a9 . a4, 4 = . f’d' 4 a8 o+

3/4" DIAMETER DOWEL FOR PAVEMENTS
LESS THAN 7" THICK. DOWELS TO BE 14"
LONG CENTERED WITH JOINT SPACED
AT 12" ON CENTER. DOWEL TO BE
INSTALLED IN FORM WITH AN APPROVED

NOTE:
A. SEE PLAN FOR JOINT SPACING.

P CENTERLINE PARKING STALL

oUB-LRAUE PER oUILe REFPURT S OSONONON
N NI SN NN I NN

RO
NNV NN N NN AN N AR AN NN
AR QRIS

SUBGRADE COMPACTED TO NO LESS
THAN 98% OF STANDARD PROCTOR
AND PROOF ROLLED

/F \CURB DETAIL
C—-10/N.T.S.

1/4" WIDE BY 1/4 X PAVEMENT
THICKNESS DEEP SAWCUT

(FIRST PLACEMENT)  , - (FIRST PLACEMENT)

(SEE PLAN)

EQ , EQ

o R 2
o <. q{l

< ST R . B -

B PR ‘e, . . . L

APPLY CURING COMPOUND TO
SLAB FACE AT A COVERAGE
RATE OF 300 S.F. MAX PER
GALLON TO ACT AS A BOND
BREAKER AT LEAST 48 HOURS
PRIOR TO PLACING NEW SLAB.

ALIGNMENT DEVICE. LIGHTLY OIL FULL

CONTRACTION JOINT

LENGTH OF DOWEL.

CONSTRUCTION JOINT

/I \CONCRETE JOINT DETAILS
C-10/N.T.S.

LANDSCAPE AREA) SLOPE TO 2" BELOW

PULVERIZED TOPSOIL (TYPICAL
SEE SITE PLAN FOR WALK WIDTH

THE TOP OF SIDEWALK ¢ 1" EASED
(ALSO APPLIES TO BUILDING PERIMETER) 1/4” TOOLED CONTROL JOINT |, EDGE
CROSS SLOPE 1% MIN., 2% y
4" CONCRETE WALK (LIGHT MAX. - ADJACENT
BROOM FINISH)WITH KON, ——————— — PAVEMENT
6x6-W1.4xW1.4 W.W.F. \///\\///\\\%, S S R A }
///\//\// ¢ /"/-98/ 7 74 93/ A 98/ e
SUB-GRADE PER MODOT ITEM 209 — > ///\\ \\\///\\\/ {(\Q\///\\\///\\\//\\\//\\ B
K UK, LA ,
4" COMPACTED AGGREGATE —RIX 0 N SR 3 o L
PER MODOT ITEM 304 M A A IR AN
(NO VAPOR BARRIER) TYPICAL TYPICAL SECTION
SECTION IN ADJACENT TO =
172" EXPANSION JOINT NOT LAWN AREAS DRIVES 1/4" WIDE x 1" DEEP
TO EXCEED 25'-0" APART. CONTROL JOINT AT
INSTALL VINYL "ZIP-STRIP" 100" O.C. MAXIMUM
BY VINYLEX CORP. o |
#4 DOWELS, 18" LENGTH AT === - =<' = . .

SIZE NO. 57 AGGREGATE

3' 0.C. MAX. USE SMOOTH
GREASED DOWELS OR
PLASTIC SLEEVES.

CONCRETE WALK
(LIGHT BROOM FINISH)

COMPACTED SOIL SUB-BASE
EXPANSION JOINT  CONTROL JOINT

/¢ \CONCRETE WALK
C-10/N.T.S.

3/4" DOWELS, 14" LENGTH AT 1'-0"
0.C. MAXIMUM. USE SMOOTH
GREASED DOWELS OR PLASTIC

SLEEVES
1/4" WIDE x 1/4 PAVEMENT
CONSTRUCTION JOINT DEPTH DEEP CONTROL JOINT
AT 150" O.C. MAXIMUM
APPLY JOINT SEALER
SECOND POUR \ CONFORMING TO ASTM D
H 6690, TYPE I
B
-
” ‘I/ : AN
4" ASTM €33 — ||| | Hi—H11/ |
H= T TH=H St
‘ R 3,000 PS| CONCRETE
FIRST POUR
MOISTURE CONDITIONED
SUB-GRADE PER SOILS REPORT
NOTES

A. SUB-GRADE COMPACTION PER SOILS REPORT.

B. ALL SUB-GRADE AND PAVEMENT OPERATIONS AND MATERIALS
SHALL MEET THE MINIMUM REQUIREMENTS OF THE CURRENT
MODOT SPECIFICATIONS.

C. ANY CONCRETE WITHIN PUBLIC RIGHT-OF-WAY SHALL MEET
SPECIFICATIONS OF KCMMB 4K MIX.

/"6 \HEAVY DUTY CONCRETE PAVEMENT

C—10/N.T.S.
GREENSTREAK #610
1" X 6" REDWOOD
,,: ,' e q ‘v{»'qna,"}‘f' e '; o “'q"" - ® =
; -3 a AQ 4 ' I RN . . ."qu - Ezi
< .0 2 '\A RN Y4 w X
R ¢ T N LT >ou
: <. R < 4 a \ - <4 X P <ILU
L A'aq . < '43741-“":;4'-“4,&'-»»Aa‘ D.I—(\D./
\ 3/4" DIA. X 14" DOWELS AT 12" O.C.
PROVIDE PLASTIC CAP ONE END
NOTES:
A. ENSURE JOINTS ARE CLEAN AND DRY PRIOR TO THE

APPLICATION OF THE GREENSTREAK #610.

B. INSTALL REDWOOD PLANK AFTER JOINTS HAVE BEEN
CLEANED AND DRIED.

C. GREENSTREAK #610 APPLICATION SHALL BE IN STRICT
COMPLIANCE WITH MANUFACTURER'S REQUIREMENTS.

EXPANSION JOINT

"ACCESSIBLE" PARKING SIGN INCLUDING
THE INTERNATIONAL SYMBOL OF
ACCESSIBILITY, 70 SQ. IN. MINIMUM,
COMPLYING WITH ADA GUIDELINES

SECTION VIEW

"VAN ACCESSIBLE" PARKING
SIGNAGE WHERE REQUIRED,

STEEL PIPE CAP

REVISION /DATE /DESCRIPTION

CITY REVIEW 08,/06,/2021

SIGNAGE

ELEVATION

MAY BE ON SAME SIGN
PANEL AS INTERNATIONAL
SYMBOL OF ACCESSIBILITY

FINE SIGNAGE, WHERE
REQUIRED, FINE TEXT PER LOCAL
AUTHORITY, MAY BE ON SAME
SIGN PANEL AS ABOVE SIGNAGE

RESERVED
PARKING

1
VAN
ACCESSIBLE
1

FINES/
PENALTIES

—— 3,000 PSI CONCRETE FOOTING
| 18" DIA. |

mETOSLE—MOUNTED HANDICAP PARKING
C-10/N.T.S.

SIGN

/ H \CURB RAMP
C—10/N.T.S.

ILLUMINATED STEEL BOLLARD

\-’/‘
= _ B

/I \PARKING STRIPING

2" ROUND STEEL PIPE
z == SET IN CONCRETE NE
DO 0
Ml 6" PIPE BOLLARD (FILL WITH NON-SHRINK GROUT, ROUND
v 9o TOP) WITH IDEAL SHIELDS - URBAN BRONZE PLASTIC
S 2 “;J 5 | BOLLARD COVER. VERIFY LOCAL CODES FOR COLOR
5350 o REQUIREMENTS.
93 2o
[t Hdr PREMOLDED EXPANSION
/ L \QINT MATERIAL
SIDEWALK
~| SIDEWALK J
= FOOTING NOTE:
% SIGN FOOTING IS NOT TO INTERFERE
@ N WITH THE SIDEWALK FOOTING
o

C-10/N.T.S.

MISSOURI

ONE CALL SYSTEM

1-800-DIG-RITE or 811
MAKE THE CALL . .. IT'S THE LAW

NOTICE

THIS ARCHITECTURAL AND ENGI-
NEERING DRAWING IS GIVEN IN
CONFIDENCE AND SHALL BE USED
ONLY PURSUANT TO THE AGREE-
MENT WITH THE ARCHITECT.

NO OTHER USE, DISSEMINATION,
OR DUPLICATION MAY BE MADE
WITHOUT PRIOR WRITTEN CONSENT
OF THE ARCHITECT. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND
OTHERWISE ARE HEREBY SPECIFI-
CALLY RESERVED.

ms consultants, inc.

engineers, architects, planners
2221 Schrock Road

Columbus, Ohio 43229-1547
phone 614.898.7100

fax 614.898.7570

PROJECT
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#3 REBAR EACH WAY ~\ -
1-Q"

2.5'x2.5' CONCRETE
COLLAR (8" THICKNESS
MINIMUM)

ASPHALT OR CONCRETE —
PAVING SEE GRADING PLAN

CLEANOUT PLUG, 3" —
BELOW PAVING OR 1"
ABOVE FINAL
LANDSCAPE GRADE

LONG SWEEP WYE —

CRUSHED AGGREGATE,
COMPACTED TO 98% STD.
PROCTOR

5 SEE PAVEMENT DETAIL
zZzZ
Z' XEEQVED g FOR PAVEMENT
o Lo
% (SEE NOTE C) o PAVED SECTION
S SUITABLE ONSITE MATERIAL, & ® SURFACE
= COMPACTED TO 95% STD. =~ — COMPACTED AGGREGATE
OU%|  PROCTOR(TOBEPLACEDIN | [ 21/ 1" MAX DIAMETER,
>3 //;\\i//;\\i//;\\i/ 8" LIFTS MAX.) 2z % °4|  COMPACTED TO 98% STD.
= 2]~ TRACERWIRE #14 THINBLUE Z| [ "< |{— TRACER WIRE #14 THIN BLUE
=3| (x4  FORWATER, GREEN FOR ] I FOR WATER, GREEN FOR
RS SEWER, YELLOW FOR GAS, _ &5 — SEWER, YELLOW FOR GAS,
& K vo% ORANGE FOR COMMUNICATIONS = & 3o, 3‘% ORANGE FOR COMMUNICATIONS
M NmaL BAcKFILL J—{ ‘f\i\— INITIAL BACKFILL
b & HEY colade
) Bc| [N— BEDDING AND INITIAL <] \— BEDDING AND INITIAL
BACKFILL TO BE COMPACTED BACKFILL TO BE COMPACTED
B0+ 12 MIN. GRANULAR MATERIAL 172" Bo+12'MIN.  GRANULAR MATERIAL 1/2"
SEENOTED  NOMINAL DRAINAGE FILL. SEENOTED  NOMINAL DRAINAGE FILL
NOT TO SCALE NOT TO SCALE

TRENCH / BACKFILL NOTES

A. BEDDING THICKNESS UNDER PIPE BARREL b, SHALL BE 1/8 OF Bc; 6" MIN. Bc IS OUTSIDE

DIAMETER OF PIPE AT BELL.

B. THE HAUNCH AREA OF THE PIPE MUST BE FULLY SUPPORTED; THEREFORE THE BEDDING
MATERIAL SHALL BE HAND PLACED AND COMPACTED UNDER THE PIPE HAUNCH.

C. IF UNPAVED AREA IS WITHIN 10' OF PAVEMENT OR STRUCTURE THEN FOLLOW TRENCH
GUIDELINES FOR PAVED AREA.

D. PIPE DIAMETER OF 4" OR SMALLER SHALL HAVE A MAXIMUM TRENCH WIDTH OF 12".

E. BEDDING AND INITIAL BACKFILL SHALL BE SAND FOR ALL UTILITY CONDUIT CARRYING
WATER, ELECTRIC, GAS, AND TELEPHONE.

/ A NTRENCH BACKFILL DETAIL

C—11/N.T.S.

CASTING SPECIFICATIONS

6" DOUBLE BOX FRAME

NEENAH

EAST JORDAN

SINGLE BOX FRAME R-3290

7030

R-3295-A

7031

TRIPLE BOX FRAME R-3295-B

7032

GRATE (SUMPS) TYPEC

1
r 85
I: 211"
I ' ’
INLET/OUTLET | i L )
PIPE LOCATION 8ar
PER PLAN ‘L/@ 2
A ———
PLAN VIEW

(CASTING REMOVED)

TYPE M2

VANE GRATE (SLOPES) TYPEV

TYPE M4

DRIVEWAY FRAME & GRATE R-3290-A

7034

ALL FRAMES, GRATES & CURB BOXES FOR CURB &
GUTTER INLETS SHALL MEET THE ABOVE
SPECIFICATIONS, OR SHALL BE APPROVED EQUALS.

1

MANHOLE STEPS
SEE NOTE 9

39"

s

[ SINGLE BOX

4'-6" SINGLE BOX

ELEVATION

SEE NOTE 4 FACE OF
PROPOSED
CURB
B 172"
MORTAR
BED
MAX. DEPTH L= 1/2" THICK
T LIME
/ — CEMENT
b L — MORTAR
— 1' SUMP ]
1 L 6" CLASS 1n 21" 1
8 8" —=— ~— 87
2 "C" CONCRETE 2 2
36"
SECTION A-A

TRENCH BACKFILL /
PER DETAIL

NOTES:

MANHOLE FOR PAVED
AREAS

INSTALL FLUSH WITH GRADE
/ IN LANDSCAPE AREA ONLY

INVERT VARIES - SEE PLAN

SINGLE CLEANOUT-
INDICATED "C.O." ON PLANS

DOUBLE CLEANOUT - INDICATED "D.C.O." ON PLANS

st

A CLEANOUT LOCATIONS INDICATED ON GRADING AND UTILITY PLANS AS "CO" FOR
SINGLE CLEANOUT AND "DCO" FOR DOUBLE CLEAN OUT.

B PROVIDE CLEANOUTS AS SPECIFIED:

1. ZURN Z-1400 CLEANOUTS IN NON-TRAFFIC AREAS AND SIDEWALKS

2. ZURN-1449 CLEANOUTS IN LANDSCAPED AREAS

3 ZURN Z-1400 HD CLEANOUTS IN TRAFFIC AREAS WITH A "SERVICE STATION" TYPE
MANHOLE, OPW #104 A12 - DOVER CORP./OPW DIV.

NOTES:

1. PRECAST WALLS SHALL HAVE A MINIMUM
THICKNESS OF 6" AND BE REINFORCED SUFFICIENTLY
TO PERMIT SHIPPING AND HANDLING WITHOUT
DAMAGE.

2. THE INLET BOTTOM SHALL BE SHAPED TO PROVIDE
SLOPE OF 3" TO 4" TO OUTLET PIPE. THE CROSS
SECTIONAL FORM OF BOTTOM AND LONGITUDINAL
SLOPE IS TO BE ADAPTED TO LOCATION OF OUTLET
PIPE AS DIRECTED.

3. INLET/OUTLET PIPE LOCATION PER PLAN.

4. THE EXISTING GUTTER WITHIN THE AREA AROUND
THE INLET WHERE CUT OUT, SHALL BE REPLACED
WITH CLASS QC1 CONCRETE OR ASPHALT CONCRETE
PAVING AS ORDERED.

5. THE BACKFILLING WITHIN PROPOSED PAVED
AREAS SHALL BE WELL TAMPED IN LAYERS NOT
EXCEEDING 4" IN THICKNESS, LOOSE MEASUREMENT,
OR BACKFILLED WITH AN APPROVED MATERIAL.

6. WALLS MAY BE BRICK, PRECAST SOLID CONCRETE
BLOCKS, OR CAST IN PLACE CONCRETE, CLASS QC1
OR PRECAST CONCRETE.

7. MAXIMUM PIPE DIAMETERS ARE 18" INTO SIDE
WALLS AND 27" INTO FRONT AND BACK WALLS FOR
SINGLE BOX INLETS.

8. STEPS SHALL MEET THE REQUIREMENTS OF ASTM
C478, AND SHALL BE INSTALLED WITH A UNIFORM
VERTICAL SPACING OF 12" TO 16".

/E \CURB INLET DETAIL

C—11/N.T.S.

BUILDING
INTERIOR

J\/,

/ B \PIPE CLEANOUT DETAIL

NON WOVEN GEOTEXTILE
FABRIC OVER SOIL AT
EACH FINGER DRAIN

NOTES

4" PERFORATED HDPE, AASHTO M252 CLASS Il, PRE-WRAPPED —1
WITH FILTER FABRIC - (4) PER CATCH BASIN. EACH 10'-0" LONG
SLOPED AT 2.0% MINIMUM BACK TO STORM STRUCTURE

PAVEMENT OVER COMPACTED
GRAVEL BASE - DO NOT CRUSH
PIPE
'_
S ® o B B B[, ® o8 B o® 8586
eoo:é) ooooo:é) ooooo: ooeoo:é) o 0006) ooooog ooooo:é) oooooo ooeoo:é) S |:
G 008 O oad G g8 G o8 G o2 O oe8 O od G gu8 G g
o RSN St . g U KO
.S . . ° %8
O\
< %
Y
\¢ N
XA F
N
K
N
A

A. THE INTENTION OF THE FINGER DRAIN SYSTEM IS TO PREVENT EXCESS WATER
ACCUMULATION AT THE LOW POINTS IN THE GRAVEL BASE AT DRAINAGE STRUCTURES.
SYSTEM TO BE INSTALLED TO ASSURE ADEQUATE DRAINAGE OF PAVEMENT BASE.

/¢ \FINGER DRAIN

INFLUENCE TRENCH OF

STRUCTURE
[ FINISH GRADE OR SUB GRADE
A S
AN %
M 2
X X
N X
/\\//\ //\\4
R STRUCTURE " 7Y
% N
KA K
N SN
R G
N N
7R / R
N SN
A RR
\'\\///\\\ T T T T (3 T T NA
NIRRT A AT R AR AR SAEE
QB v B e %(? O P P PN AT AR AT A . i
CONTRACTOR TO BACKEFILL
INFLUENCE TRENCH OF
STRUCTURE WITH

CONTRACTOR TO UNDERCUT
STRUCTURE BASE BY 8".
REPLACE WITH COMPACTED
GRANULAR BACKEFILL, 95%
STANDARD PROCTOR

COMPACTED GRANULAR
BACKEFILL, 98% STANDARD
PROCTOR (FULL DEPTH).

STRUCTURE BACKFILL NOTES

A. BACKFILL TO BE PLACED IN 8" LIFTS
B. NO ON SITE FILL WILL BE ALLOWED FOR UTILITY STRUCTURES.

/"D \STRUCTURE BACKFILL
C—11/N.T.S.

WIDTH AS SHOWN ON PLANS

2.0% MAX. SLOPE

-

—_— -7 n o Z . B . a, .
— — . - B Coea T S . E
B A' A A : L A 9po -3 -
<r 4 & . - — -A—V"g‘r_ I g X I
oo A — ‘\' B - - T ‘a

<qA. k Ay\ - A

. na

Ta

6"x6" OR 4"x4" RECTANGULAR DOWNSPOUT

L

2'-0" MIN. UNLESS
NOTED ON PLAN

PROPOSED FINISH GRADE

NN NSNS

N

$ \

R

_FOR CONTINUATION
RO

QNN NN A
NN AN AN

K \\//\x//\\/ \\/\ \\//\\//\\//\\//\\//\\
> CONNECT TO STORM LINE

N
%

>y SEE STORMWATER PLAN///\\
\//\/ \y‘//\{

FLOW

CONNECTED TO ROOF DRAIN LINE WITH
BOOT REDUCER

‘A" L A\ D <, C .
\ \~ #3 BARS @ 12" O.C.E.W.
2" GRAVEL

C-11/N.TS. \C-1PN.TS.
NOTE:
6" PROVIDE EXPANSION JOINT IN
FINISHED CURB AT SLAB JOINT LOCATION
GRADE / R
A ASPHALT PAVEMENT
4 | ] ) MATCH BASE MATERIAL THICKNESS
: © — B@18OCEW. PROPOSED CONCRETE PAVEMENT
PER CONCRETE PAVEMENT DETAIL
L A < 4|
L3 2\ A "
ow=z© oy </ o 0 A (L ' o <
z=20H| <7 A ]
QYW ' g .
Z wa Won
= w0 e
2 Z i
Jo 5o
° 3 #4 DIA. CONT. SUBGRADE COMPACTED THICKENED
\ TO 95% MAXIMUM DRY EDGE
3 ~~—— #3@ 18" 0.C DENSITY (MIN.)
/ F \MONOLITHIC CURB DETAIL /G \PAVEMENT TRANSITION
C-11/N.T.S. C-11/N.T.S.
8" ROOF
DRAIN PIPE

R

> (2) 45° WIPE SWE AX

BUILDING FOOTING

\/ ELBOWS, ASSURE

/. CLEARANCE OF FOOTING.

”> MATERIAL TO MATCH

//" DOWNSPOUT RUNS SHOW
¢ ON STORMWATER PLAN.

NIRRT AN AN N ANANN
RN \//\E//g\//\//k\//

IR

N

/I \EXTERIOR DOWNSPOUT BOOT

C—-11/N.T.S.

/“J \FREESTANDING MODULAR BLOCK WALL WITH CAP UNIT

C—-11/N.T.S.

CENTERED IN SLAB
NOTES:

CLASS "A" CONCRETE
BASE MATERIAL
1. CONCRETE FOR SIDEWALK SHALL BE 3,000 PSI MINIMUM.

2. CONCRETE NOSE SHALL BE DOWELED INTO ADJACENT CURB

/ H\CONCRETE CURB NOSE DETAIL
C-11/N.T.S.

\,%\
MISSOURI
ONE CALL SYSTEM

1-800-DIG-RITE or 811
MAKE THE CALL . .. IT'S THE LAW

REVISION /DATE /DESCRIPTION

CITY REVIEW 08,/06,/2021

NOTICE

THIS ARCHITECTURAL AND ENGI-
NEERING DRAWING IS GIVEN IN
CONFIDENCE AND SHALL BE USED
ONLY PURSUANT TO THE AGREE-
MENT WITH THE ARCHITECT.

NO OTHER USE, DISSEMINATION,
OR DUPLICATION MAY BE MADE
WITHOUT PRIOR WRITTEN CONSENT
OF THE ARCHITECT. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND
OTHERWISE ARE HEREBY SPECIFI-
CALLY RESERVED.

ms consultants, inc.

engineers, architects, planners
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Columbus, Ohio 43229-1547
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METER VALLY FOR SPLIT SERVICE WITH RIRE DEPARTMENT DOMMEDTION REVISION/DATE/DESCRIPTION
~FIRE DEPARTMENT
COMMECTION TO MWEET
SEE NOTE NO. 7 ALL STANDARDS BY GEMERAL RULES: CITY REVIEW 08,/06,/2021
BN NEXT ) PAGE .. 1. METER VAULT WALLS TO BE POURED COMCRETE, CONCRETE BLOCK OR PRECAST CONCRETE.
REINFORCED CONCRETE 2. METER VAULT ROOF TO BE REIMFORCED COMCRETE WITH OPEMING CENTERED OVER GENERAL SERVICE METER
SLAB B MIN, e s i ON FIRE UNE DETECTOR CHECK VALVE,
| 3.METER VAULT TD BE LOCATED, WHMEN POSSIBLE, OUTSIDE TRAFFIC AREA AND WHERE SURFACE WATER WiLL
e —— i e i I . O e . WOT DRAIN INTO IT. WAULT MUST BE KEPT FREE OF WATLHR,
XS, ey | i . h ey 4, DUCTILE RON CLASS 52 OR TYPE "K" OR "L" COPPER THROUGH WAULT,
; e | o N 5.CAST IRON STEFS CLAY & BAILEY 2104 OR APPROVED EQUAL TO BE ON 16" CENTERS.
= - e R 8. VALVES ON EACH SIDE OF GENERAL SERYICE METER FOR 1-1/2" OR 2" SERVICE TO HAVE SCREW ENDS,
> | ig" |+ - LP. THREADS: FOR 3" AND ABOVE VALVES MUST HAVE FLANGED ENDS. BE N ALIGHMEMT AND BE
CAST IRON— = . - ADEQUATELY SECURED TO WITHSTAND WATER THRUST WITH METER REMOVED.
STOP BOX =] 3 p { 7. HOM=TRAFFIC: BELCO “K-—I" SINGLE LEAF ALUMIMUM, CLAY & BAILEY 2213 OR APPROVED EQUAL.
= 1 N TRAFFIC: CLAY & BAILEY 2215, RING AND LID WITH HANDLE AND OUTER LD OR APPROVED EQUAL
o {8 | A 1 DL Cl 52 | NON-TRAFFIC METERS ARE PREFERED; HOWEVER, If A MON-TRAFFIC AREA IS MOT PROVIDED, VAULTS N
e | | s I omE ] TRAFFIC WILL BE ALLOWED UNDER THE FOLLOWING CIRCUMSTAMCES: IF IM PAVED OR CONCRETE AREA
o { | WHERE CARS WILL DRIVE OS5 PARK, THE METER VAULT MUST HAVE 4" STEEL POST BOLLARDS INSTALLED
£ bt 3 i @4 —|=—ueren L AROUND IT. BOIWLARDS ARE TO BE FILLED WITH COMCRETE EXTEMDING 48" ABOVE GROUND.
= : I FLANGE x| A. A DEPARTMENT OF MATURAL RESOURCES (DNR) APPROVED DOUBLE CHECK DETECTOR CHECK BACKFLOW
B &l { PREVENTER MUST BE USED. AS OF 1 JANUARY 1987 THE DNR REQUIRES THAT FIRE SPRIMKLER SYSTEMS
""" a i _F' L 1 i USiNG CHEMICALS MUST HAVYE A DNR APPROVED REDUCED PRESSURE FRINCIFAL BACKFLOW PEEVENTER
o STy AT g A ]‘—T—";' _] 8" INSTALLED., THIS DEVICE CAMN BE INSTALLED IN AN UNDERGROUND VAULT ONLY WITH THE WRITTEM
T ¥ e L7 .'.-[ - ‘ AFFROVAL OF THE DNE WiTH A COPY TO THE ENGINEERIMNG OIVISION OF THE WATER DEPARTMEWT
- - ',k l!-_.E' TR e e 9. CONTACT THE SERVICE DIVISION OF THE WATER DEPARTMENT BEFORE MNSTALLING THE VALULT.
COMCRETE FLOOR CONCRETE .-i'.::[»_ﬁﬁ SHOWN WITH CLEAN
SLOPED TO DRAIN BLOCKS FOR ™ GRAVEL, COMKECT TO
METER SUPPORT OE&IN FIELD
|
HRS GATE VALVE . S —————— r - .
| FIRELI NOTICE
— OPEMING LEFT — DOUBLE CHECK DETECTOR CHECK ; FENEIR, SRS | = ."ELHE.. ]
| | VARIES BACKFLOW PREVENTER W/FITTINGS S | BY-Pass ool S LS KL THIS ARCHITECTURAL AND ENGI-
STOP COCK/ PO, RNV e (%) | SeE (%) A | 8 & | € | e | & | CONFIDENCE AND SHALL BE USED
- L = - - - - - ONLY PURSUANT TO THE AGREE-
GATE YALVE ™3 I ".-"'!! o = | s L ! i L L MENT WITH THE ARCHITECT.
OPEMING LEFT L 3 (] ™ M 1™ = jag™ | 130~ | 130 | 130" NO OTHER USE, DISSEMINATION,
I FRE LINE o | ok e "!'g;_-ﬁ;.-;.i‘.' R T p—— ] [R— | OR DUPLICATION MAY BE MADE
e —— E;a._ 3 [ - - —— e i — 3 =17 19378 | 24" | 158" | 17 | 156" | EET | \éVITHOUTPCRIOREI:VRITTEI(\;OCONgENT
. 1 T ™ - < | i | - - - F THE ARCHITECT. ALL MMON
= ] q & 3*  |35-3/4 | . | 174" | 72t | " | T LAW RIGHTS OF COPYRIGHT AND
- f—wr—ENGLE CHICK VALVE g" L IT=374" 48* | »o8° | ma® | 302" | 22" OTHERWISE ARE HEREBY SPECIFI-
= ‘. [ L 1 | 1 CALLY RESERVED.
] ————
E CEMIAAL SERVICE {*) IF HIGH CONTINUOUS RATE OF FLOW IS REQUIRED, A e ————————
- LARGER BY-PASS MAY BE PERMITTED, BUT NOT LARGER
ﬁ ” THAN PRIMARY DOMESTIC SERVICE
- THRLADS
-V (**) FORD METER SETTER VVBGS OR VVBT7 WITHOUT
SECURE PIPE WITH gz N i BTN O ARCIRIVED: RIUAL
%ﬁ;ﬁr‘mﬁmﬂc& i.P. THREAD _J \\ N—FI-PE PIPE WITH TEST {***) FOR 5/8", 3/4" AND 1" METERS USE FORD YOKE $501,
BLOCK LOCKED VALVE \ NIPPLE 2 502 OR 503 OR APPROVED EQUAL. NO BY-PASS REQUIRED.
BY=PASS REQUIRED. SUPPLIED CAST |RON STEPS
BY CONTRACTOR AND TO BE (SEE MNOTE NO. & ON NEXT PAGE)
SECURED TO WALL
- - METER VAULT FOR SFLIT BERVICE WITH
METER VAULT FOR SPLIT SERVICE WITH FIRE DESARTMENT COMKECTION
FIRE DEPARTMENT CONNECTION
"REFER TO NEXT PAGE FOR GENERAL
HOTES AND OTHER SPECIFICATIONS
/ ¢ \OUTLET CONTROL STRUCTURE
C—12/N.T.S.
WIDTH —B
VARIES SRATE AL /"D \BACKFLOW PREVENTER METER VAULT FOR SPLIT SERVICE WITH FDC
—B EDGES TO BE C-12/N.T.S.

ROUNDED TO 1/4" |

—\/<
RADII | | C )1
P REINFORCING - — S ———

[

I A CONSTRUCTION
A A " " . msS consultants, INncC.
T a‘ Jggt QH @ T COLR ’l = ’l O UCTION = | CONGRETR. BLOCK engineers, architects, pl;nners
oouoguu o - ——— R ——— . | 2221 Schrock Road
m”[ ”” é of Loiy .| EEm— o e 12°% _|  VARIES ’ . Columbus, Ohio 43229-1547
A A R Oal : h SASKS, [ phone 614.898.7100
DDDDUDDU @ STOPF BOX | v fax 614.898.7570
T N N0ANANA T CONCRETE CONCRETE \ i \ \——— SOMO-LOC PVC,
> B @ Uuyluuuy COLLAR COLLAR - E f CONCRETE OR
6" imnm _ B Sy O] AR S it : B APPROVED EQUAL
8" COMPACTED N COMPACTED \¥ ' ' 1 f S S
PLAN GRAVEL GRAVEL £ ; ') W /HANDLE PROJECT
ol 5
; CONCRETE BLOCK
BASIN SIZING SECTION 2
£
INSIDE TOP SLAB « | METER FURNISHED BY | PROPOSED PT20M
DIMENSION | FIPE SIZE | RETIFORCING NOTES WATER DEPT. ALL OTHER BUILDING TYPE
- B A. CONCRETE SHALL HAVE A MINIMUM COMPRESSIVE STRENGTH OF 4000 PS| DO T T prvefft-fgrgy T
3-0"x3-0" | 12"TO 33" (8) #4 BARS — : AND LID OR APPROVED EQUAL
PLAN B. CONCRETE COLLAR SHALL SLOPE TO GRATE AT 5.0% 1921 W FOXWOOD DR.
4|_On X 4|_0|| 36“ TO 42“ (12) #4 BARS _r_'-lq_-_ f B! (MO-58 AND
1/4" TYP g;g; ngﬂ 19" Wik a WESTGATE DRIVE)
GRATE. ALL EDGES AROUND mCATCH BASIN CONCRETE COLLAR - (SEE MOTE 4) | RAYMORE. MO
TO BE ROUNDED GRATE \C-12/N.T.S N B - ,
TO 1/4" RADII T e = v
CONCRETE TABLE —B —A z TL SHEET TITLE
2-3 35/64" REINFORCING 3 —
CEMENT WATER-
DRY AGGREGATES (LB/C.Y. i
AGGREGATE ( ) CONTENT |CEMENT RATIO L o[[— STEEL \~ e Y SITE DETAILS
9 " 7 " - -
FINE COARSE | TOTAL [ (LB/C.Y.) (MAX) 2 8 20 8 CONSTRUCTION —] 48" MIN. |
GRAVEL 1160 1735 2895 600 0.5 0 S VARIES - SEE JOINT “A” -
LIMESTONE 1285 1630 2915 600 0.5 o E BASIN SIZING z % R | I_T[
SLAG 1350 1360 2710 600 0.5 =g ~ OPTIONAL PRECAST 41/2" == @
= A JOINT \ No| : 1“% J
% - Qo
© g —4 SOUD CONC. BLOCKS
A. GRATE: EJ NO. 5115M2, 5115Z OR APPROVED EQUAL. N N Z s \\_ "
NEENAH NO. 4852, 1893-0018 OR APPROVED EQUAL. V Vv T e KWW O SR
WALLS: CAST-IN-PLACE WALLS SHALL HAVE A NOMINAL THICKNESS OF 8". PRECAST iy : L" COPPER
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PRECAST BASE: IF A PRECAST BASE IS USED, IT SHALL BE SET DEEP ENOUGH SO THAT THE 3, Z 3. WHEN SERVING MULTI -LEVEL : B
TOP CAN BE PLACED ON THE BASE TO PROVIDE THE GRATE ELEVATION SPECIFIED IN THE = L STRUCTURE, SHUT OFF IS REQUIRED
PLANS. PRECAST GRADE RINGS MAY BE USED TO ADJUST THE TOP ELEVATION. //////////w//// ON BOTH SIDES OF METER.
MINIMUM OF TWO COURSES OF BRICK SHALL BE USED TO ADJUST THE TOP ELEVATION.
LOCATION AND ELEVATION: WHEN GIVEN ON THE PLANS, THE LOCATION AND THE ELEVATION 4, FOR 1" SERVICE USE 24" DIAMETER DRAWN BY: DCS
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PREFABRICATED OR FIELD CUT. THE INTERSTITIAL SPACE SHALL BE FILLED WITH GROUT. GRAVEL BEDDING. ~— PROJECT NO 40497-10
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/A NTAP HOLE DIMENSIONS FOR SERVICE CONNECTIONS

Flumber 1o weop twe or thres layscs
of poly fop Complelely aroind 'the plps
‘where the tapping maching: will be
placed,

City d0 mount the fopping machine an
tha loped area and moke the lap(s),
diractly through the taps: and polywrap:
insiall corparotion sfep. '

Fiurmbar to wrdp coppoet seRvice fne
within 'threa (3] feal @f the pipe wiih

Plamber ¥ inspoct ‘the Bnfice Gred Tor
domage @nd repair -ony' domaged
polywrap If necessory. polyettiylana,

EOLYWRAP INSTALLATIGNFOR SERVIOE LINE

C-13/N.T.S.

NOTES;
1. TEST COCK LOCATION MAY WARY WITH EACH BRAND. DOUBLE

CHECK AND REDUCED PRESSURE WILL HAVE 4 TEST COCKS
EACH AND DOUBLE CHECK DETECTOR CHECK WILL HAVE T TEST

COCKS,
2, MEASUREMENTS ARE MIMIMUM FROM ALL WALLS AND OTHER
PPURTEMAMNCES,

[

% DOUBLE CHECK AMD DOUBLE CHECK DETECTOR MAY BE

INSTALLED IN BUILDENG OR WATER DEPARTMENT APPROVED

VAULT. REDUCED PRESSURE PRINCIPLE MAY BE INSTALLED
EITHER ABOVE GROUND OR N BUILDING.

4, ALL ASSEMBLIES WILL BE INSTALLED IN THE HORZONTAL

POSITION,

5. ALL ASSEMBLIES WILL OC INSTALLED WITH EASY ACCESS FOR
MAINTEMANCE AND REPAIRS.

6, MINIMUM CLEARAMCE FROM BOTTOM OF VAULT WILL BE NO
LESS THAM 18",

TYFICAL INSTALLATION OF BACKFLOW PREVENTION
ASSEMBLIES

/"E \BACKFLOW PREVENTER ASSEMBLIES
C-13/N.T.S.

/"B \INSTALLATION OF A FDC IN A METER VAULT
C-13/N.T.S.

MISSOURI
DNR REGULATION CLAUSE

REGARDING BACKFLOW PREVENTION

Effective January 1, 1987 the Missourl Department of Matural Resourcas
established o new regulalion governing the instollation ond testing of

"bockflow preventers.”

To insure that the backflow preventer required ot the project is in proper
warking order, the customer or owner shall hove the device inspected
and tested by o State cerlified bockflow prevention tester, and the report
of the test returned to the Independence Water Department.

if the report of test is nol received by the Independence Water
Department within thirty (30) days after the instollation of the bockflow
prevenfion device, woter service to this project will be subject to
discontinuance.

Install device in @ horizontal and upright position, before any tees or
wyes.

The test reports for the new backMow device(s) mosi be received by the Independence Water
Department before the Final Inspection of the project can be approved.,

/ F \MODNR REGUIATION CLAUSE
C-13/N.TS.

B_..

- lg TO BUILDING SPRINKLER SYSTEM

THE CHECK VALVE INSTALLED
OM THE FIRE LINE TD THE FIRE
DEPARTMENT CONNECTION (FDC) IS 5
REQUIRED TO BE A SPRING LOADED |
CHECE WVALVE INSTALLED IN THE
CLOSED POSITION. THE EQUIPMENT
USED FOR THE FDC IS TO BE UL
LISTED FOR THE APPLICATION PER
HFPA 13 STANDARDE.
2. AN AUTOMATIC BALL
HE INSTALLED ON THE LOWEST
POINT OF THE FDC PIPING,

M-
4"x4" ETROZ WITH A
NOTE: -
CHECK VALVE CHECK VALVE | s
SPECIFICATIONS| THE CONNECTION
BELOW b ABOVE FINISHED GRADE
TO FIRE ' -
DEPARTMENT 88
CONNECTION = Br—y
. W s & F ol L e m
PLAN VIEW [
=
= o
| A
FILL SPACE WITH SN
WATER PROOF MASTIC a7
MOTES:

FROM CITY WATER MAIN  ——=— —-19
ALVE

oRIP IS TO INSTALLATION OF FIRE DEPARTMENT
CONNECTION IN A METER VAULT

/"¢ \INSTALLATION OF A FDC IN A METER VAULT

C-13/N.T.S.

MISSOURI DNR

TO YARD HWYDRANT OR

LAWH SPRINKLER ———=

APPROVED DOUBLE CHECK
BACKFLOW PREVENTER

WATER MAIN AND SERVICE
LIME FROM MAIN TD 3°
FROM MAIN.

L CORPORATION COCK

FLUMBER TD POLYWRAP

1
\

|
|
“l
\
1\\
L WATER MAIN MAY BE ON
OTHER SIOE OF STREET

|

\

\

BACKFLOW PREVENTER - DUTSIDE IN PIT

/"6 \TYP. WATER SERVICE W/DBL CHECK BACKFLOW PREVENTER OUTSIDE

12"

PRESSURE PRINCIFLE
BACKFLOW PREVENTOR

¥
MISSOUR DNR
APPROVED REDUCED

:

"L" COPPER

\—m "K™ OR —/

WATER MAIN AND SERVICE
LINE FROM MAMN TO 3

FROM MAIN,
CORPORATION COCK
MATH
SIDE

\
\FLIIHEEH T8 POLYWRAP

\.

/D \TYP. WATER W/RED. BACKFLOW PREVENTER INSIDE
\C-13/N.TS.

COPPER PIPE

METER SET FOR 34", 1" AND 1-1M4" SERVICE LINES
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KEYED NOTES:

SIOROIONS

TEMPORARY SILT FENCE, SEE DETAIL A ON THIS SHEET.
INLET PROTECTION, SEE DETAIL A ON SHEET C-15.
CONCRETE WASHOUT, SEE DETAIL B ON SHEET C-15.
CONSTRUCTION ENTRANCE, SEE DETAIL ON SHEET C-16.

EXISTING DRIVE PAVEMENT USED TO MAINTAIN VEHICLE ACCESS TO
ADJACENT BUSINESSES. SEE DEMOLITION PLAN, SHEET C-3.

@(ﬁ%} CONSTRUCTION ENTRANCE
~ )
CONCRETE WASHOUT
Y INLET PROTECTION (DANDY BAG)
—_——— CONSTRUCTION LIMIT
—SsF—— SILT FENCE
EXISTING CONTOUR
—1094— PROPOSED CONTOUR

GENERAL NOTES:

1.

10.

THIS SEDIMENT BARRIER UTILIZES STANDARD STRENGTH OR EXTRA
STRENGTH SYNTHETIC FILTER FABRICS. IT IS DESIGNED FOR
SITUATIONS IN WHICH ONLY SHEET OR OVERLAND FLOWS ARE
EXPECTED.

THE HEIGHT OF A SEDIMENT FENCE SHALL NOT EXCEED 36-INCHES
(HIGHER FENCES MAY IMPOUND VOLUMES OF WATER SUFFICIENT TO
CAUSE FAILURE OF THE STRUCTURE).

THE FILTER FABRIC SHALL BE PURCHASED IN A CONTINUOUS ROLL CUT
TO THE LENGTH OF THE BARRIER TO AVOID THE USE OF JOINTS. WHEN
JOINTS ARE NECESSARY, FILTER CLOTH SHALL BE SPLICED TOGETHER
ONLY AT A SUPPORT POST, WITH A MINIMUM 6-INCH OVERLAP, AND
SECURELY SEALED.

POSTS SHALL BE SPACED A MAXIMUM OF 10 FEET APART AT THE
BARRIER LOCATION AND DRIVEN SECURELY INTO THE GROUND
(MINIMUM OF 12 INCHES). WHEN EXTRA STRENGTH FABRIC IS USED
WITHOUT THE WIRE SUPPORT FENCE, POST SPACING SHALL NOT
EXCEED 6 FEET.

A TRENCH SHALL BE EXCAVATED APPROXIMATELY 4 INCHES WIDE AND
4 INCHES DEEP ALONG THE LINE OF POSTS AND UPSLOPE FROM THE
BARRIER.

WHEN STANDARD STRENGTH FILTER FABRIC IS USED, A WIRE MESH
SUPPORT FENCE SHALL BE FASTENED SECURELY TO THE UPSLOPE
SIDE OF THE POSTS USING HEAVY DUTY WIRE STAPLES AT LEAST
1-INCH LONG, TIE WIRES OR HOG RINGS. THE WIRE SHALL EXTEND
INTO THE TRENCH A MINIMUM OF 2 INCHES AND SHALL NOT EXTEND
MORE THAN 36 INCHES ABOVE THE ORIGINAL GROUND SURFACE.

THE STANDARD STRENGTH FILTER FABRIC SHALL BE STAPLED OR
WIRED TO THE FENCE, AND 8-INCHES OF THE FABRIC SHALL BE
EXTENDED INTO THE TRENCH. THE FABRIC SHALL NOT EXTEND MORE
THAN 36 INCHES ABOVE THE ORIGINAL GROUND SURFACE. FILTER
FABRIC SHALL NOT BE STAPLED TO EXISTING TREES.

WHEN EXTRA STRENGTH FILTER FABRIC AND CLOSURE POST SPACING
ARE USED, THE WIRE MESH SUPPORT FENCE MAY BE ELIMINATED IN
SUCH A CASE, THE FILTER FABRIC IS STAPLED OR WIRED DIRECTLY TO
THE POSTS WITH ALL OTHER PROVISIONS OF ITEM NO. 6 APPLYING.

THE TRENCH SHALL BE BACKFILLED AND SOIL COMPACTED OVER THE
FILTER FABRIC.

SEDIMENT FENCES SHALL BE REMOVED WHEN THEY HAVE SERVED
THEIR USEFUL PURPOSE, BUT NOT BEFORE THE UPSLOPE AREA HAS
BEEN PERMANENTLY STABILIZED.

MAINTENANCE:

1.

SEDIMENT FENCES AND FILTER BARRIERS SHALL BE INSPECTED
IMMEDIATELY AFTER EACH RAINFALL AND AT LEAST DAILY DURING
PROLONGED RAINFALL. ANY REQUIRED REPAIRS SHALL BE MADE
IMMEDIATELY.

SHOULD THE FABRIC ON A SEDIMENT FENCE OR FILTER BARRIER
DECOMPOSE OR BECOME INEFFECTIVE PRIOR TO THE END OF THE
EXPECTED USABLE LIFE AND THE BARRIER IS STILL NECESSARY, THE
FABRIC SHALL BE REPLACED PROMPTLY.

SEDIMENT DEPOSITS SHOULD BE REMOVED AFTER EACH STORM
EVENT. THEY MUST BE REMOVED WHEN DEPOSITS REACH
APPROXIMATELY ONE-HALF THE HEIGHT OF THE BARRIER.

ANY SEDIMENT DEPOSITS REMAINING IN PLACE AFTER THE SEDIMENT
FENCE OR FILTER BARRIER IS NO LONGER REQUIRED SHALL BE
DRESSED TO CONFORM WITH THE EXISTING GRADE, PREPARED, AND
SEEDED.

(A NTEMPORARY SILT FENCE

C-14/N.T.S.

e = e
0 10 20 30 40
SCALE: 1"=20'

\,%—\
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PROJECT NAME AND LOCATION

WHATABURGER
1921 W FOXWOOD DR (US HWY 58 & BANKS RD)
RAYMORE, MO 64083

OWNER NAME AND ADDRESS

WHATABURGER

300 CONCORD PLAZA DR.

SAN ANTONIO, TX 78216

PHONE: (210) 476-6625

CONTACT: MATT BARTHOLOMEW
EMAIL: mbartholomew@wbhg.com

SITE CONTACT

ms consultants, inc.

2221 SCHROCK ROAD
COLUMBUS, OHIO 43229

PHONE: (614) 898-7100

CONTACT: IAN AULTMAN

EMAIL: iaultman@msconsultants.com

GENERAL SCOPE OF PROJECT

THIS PROJECT WILL CONSIST OF A RESTAURANT AND THE CONSTRUCTION OF
ASSOCIATED DRAINAGE FACILITIES AND OTHER MISCELLANEOUS SITE WORK.

NATURE OF CONSTRUCTION ACTIVITY (CHECK ALL THAT APPLY)

SUBDIVISION
COMMERCIAL X
INDUSTRIAL

P.U.D.

OTHER

SOIL TYPES

RESIDUAL CLAY - FAT CLAY, MEDIUM STIFF TO STIFF, WET
LIMESTONE - HIGHLY TO COMPLETELY WEATHERED, FRACTURED, WITH CLAY (ARGENTINE
LIMESTONE MEMBER)

CONSTRUCTION SITE ESTIMATES

OTHER SEDIMENT AND EROSION CONTROL NOTES

e TEMPORARY EROSION CONTROLS WILL BE APPLIED PRIOR TO ONSET OF WINTER WEATHER
FOR DISTURBED AREAS THAT WILL BE LEFT IDLE OVER WINTER.

e PERMANENT EROSION CONTROLS WILL BE APPLIED WITHIN 7 DAYS FOR DISTURBED AREAS
REMAINING DORMANT FOR OVER 1 YEAR OR AT FINAL GRADE.

e SEDIMENT CONTROL DEVICES WILL BE IMPLEMENTED FOR ALL AREAS REMAINING DISTURBED
OVER 7 DAYS.

ADDITIONAL BMP'S

OPEN BURNING: NO MATERIALS MAY BE BURNED WHICH CONTAIN RUBBER, GREASE, ASPHALT, OR

PETROLEUM PRODUCTS SUCH AS TIRES, CARS, AUTO PARTS, PLASTICS OR PLASTIC COATED WIRE.
OPEN BURNING IS NOT ALLOWED IN RESTRICTED AREAS. RESTRICTED AREAS ARE DEFINED AS:

1. WITHIN CORPORATION LIMITS
2. WITHIN 1,000 FEET OF A MUNICIPAL CORPORATION
3. WITHIN A ONE MILE ZONE OUTSIDE OF A CORPORATION OF 10,000 OR MORE

OUTSIDE THE RESTRICTED AREA, NO OPEN BURNING CAN TAKE PLACE WITHIN 1,000 FEET OF AN
INHABITED BUILDING LOCATED OFF THE PROPERTY WHERE THE FIRE IS SET. OPEN BURNING IS
PERMISSIBLE IN A RESTRICTED AREA FOR THE FOLLOWING ACTIVITIES: HEATING TAR, WELDING AND
ACETYLENE TORCHES, SMUDGE POTS AND SIMILAR OCCUPATIONAL NEEDS, AND HEATING OR
WARMTH FOR OUTDOOR BARBEQUES. OUTSIDE OF RESTRICTED AREAS, OPEN BURNING IS
PERMISSIBLE FOR LANDSCAPE WASTES (PLANT MATERIAL), LAND-CLEARING WASTES (PLANT
MATERIAL, WITH PRIOR WRITTEN PERMISSION FROM EPA), AND AGRICULTURAL WASTES (MATERIAL
GENERATED BY CROP, HORTICULTURAL, OR LIVESTOCK PRODUCTION PRACTICES.

DUST CONTROL/SUPPRESSANTS: DUST CONTROL IS REQUIRED TO PREVENT NUISANCE

TOTAL SITE AREA: 1.839 ACRES
CONSTRUCTION SITE AREA TO BE DISTURBED: 1.839 ACRES
PERCENTAGE IMPERVIOUS AREA BEFORE CONSTRUCTION: 76.90%
RUNOFF COEFFICIENT BEFORE CONSTRUCTION: 0.84
PERCENTAGE IMPERVIOUS AREA AFTER CONSTRUCTION: 73.42%
RUNOFF COEFFICIENT AFTER CONSTRUCTION: 0.86

CONDITIONS. DUST CONTROLS MUST BE USED IN ACCORDANCE WITH MANUFACTURER'S
SPECIFICATION AND NOT BE APPLIED IN A MANNER, WHICH WOULD RESULT IN A DISCHARGE TO
WATERS OF THE STATE. ISOLATION DISTANCES FROM BRIDGES, CATCH BASINS, AND OTHER
DRAINAGE WAYS MUST BE OBSERVED. APPLICATION (EXCLUDING WATER) MAY NOT OCCUR WHEN
PRECIPITATION IS IMMINENT AS NOTED IN THE SHORT TERM FORECAST. USED OIL MAY NOT BE
APPLIED FOR DUST CONTROL.

AIR PERMITTING REQUIREMENTS: ALL CONTRACTORS AND SUB CONTRACTORS MUST BE MADE

RECEIVING WATERS

UNIDENTIFIED WATER (460) (RETENTION BASIN/POND)

CONSTRUCTION SEQUENCE

THE ORDER OF MAJOR ACTIVITIES WILL BE AS FOLLOWS:

1. PRE-CONSTRUCTION MEETING
2. BEFORE AND SITE GRADING ACTIVITIES BEGIN
a.INSTALL PERIMETER SILT FENCES

b.INSTALL INLET PROTECTION ON EXISTING INLETS
c. CONSTRUCT TEMPORARY CONSTRUCTION ENTRANCE

3. BEGIN SITE GRADING AND TOPSOIL STRIPPING
a. ESTABLISH TOPSOIL STOCKPILE WITHIN SILT FENCE PERIMETER

b. STABILIZE DENUDED AREAS AND STOCKPILES WITHIN 14 DAYS OF LAST CONSTRUCTION
ACTIVITY IN THAT AREA

c. INSTALL EROSION CONTROL MATTING AT LOCATIONS INDICATED ON PLAN

4. INSTALL UTILITIES, SANITARY SEWERS, WATER SERVICES AND STORM SEWERS
6. BEGIN CONSTRUCTION OF BUILDING FOUNDATION AND STRUCTURE

7. INSTALL CURBS, PREPARE PAVEMENT SUBGRADE AND PROVIDE GOOD AGGREGATE BASE TO
AREAS TO BE PAVED.

8. PAVE AREAS AND EXTERIOR BUILDING CONSTRUCTION.
9. FINAL GRADING AND PERMANENT SEEDING OF THE NON-PAVED AREAS OF THE SITE WITHIN 7

AWARE THAT CERTAIN ACTIVITIES ASSOCIATED WITH CONSTRUCTION WILL REQUIRE AIR PERMITS.
ACTIVITIES INCLUDING BUT NOT LIMITED TO MOBILE CONCRETE BATCH PLANTS, MOBILE ASPHALT
PLANTS, CONCRETE CRUSHERS, LARGE GENERATORS, ETC., WILL REQUIRE SPECIFIC MISSOURI EPA
AIR PERMITS FOR INSTALLATION AND OPERATION. THESE ACTIVITIES MUST SEE AUTHORIZATION
FROM THE CORRESPONDING OF MISSOURI EPA. NOTIFICATION FOR RESTORATION AND DEMOLITION
MUST BE SUBMITTED TO MISSOURI EPA FOR ALL COMMERCIAL SITES TO DETERMINE IF ASBESTOS
CORRECTIVE ACTIONS ARE REQUIRED.

WASTE DISPOSAL: THE CONTRACTOR SHALL PROVIDE LITTER CONTROL AND COLLECTION OF

MATERIALS WITHIN THE PROJECT BOUNDARIES DURING CONSTRUCTION. ALL FERTILIZER,
HYDROCARBON, OR OTHER CHEMICAL CONTAINERS SHALL BE DISPOSED OF BY THE CONTRACTOR
IN ACCORDANCE WITH THE EPA'S STANDARD PRACTICES. NO SOLID MATERIAL INCLUDING BUILDING
AND CONSTRUCTION MATERIAL SHALL BE DISPOSED OF, DISCHARGED OR BURIED ONSITE.

OFFSITE VEHICLE TRACKING: LOADED HAUL TRUCKS SHALL BE COVERED WITH A TARPAULIN.

EXCESS DIRT MATERIAL ON THE ROADS SHALL BE REMOVED IMMEDIATELY. HAULING ON UNPAVED
SURFACES SHALL BE MONITORED TO MINIMIZE DUST AND CONTROL EROSION. HAUL ROADS SHALL
BE WATERED OR OTHER CONTROLS PROVIDED AS NECESSARY TO REDUCE DUST AND CONTROL
SEDIMENTS.

SANITARY WASTE: THE CONTRACTOR SHALL PROVIDE PORTABLE SANITARY WASTE FACILITIES.

THESE FACILITIES SHALL BE COLLECTED OR EMPTIED BY A LICENSED SANITARY WASTE
MANAGEMENT CONTRACTOR AS REQUIRED BY STATE REGULATIONS.

FERTILIZERS AND PESTICIDES: FERTILIZER SHALL BE APPLIED AT A RATE SPECIFIED BY THE

DAYS OF FINISHING FINAL GRADE

10. ONCE 70% VEGETATIVE COVERAGE IS ACHIEVED, REMOVE EROSION PROTECTION.

POTENTIAL SOURCES OF POLLUTION

CONCRETE

DETERGENTS

WOOD

FERTILIZERS

PAINTS (ENAMEL AND LATEX)
CLEANING SOLVENTS
PETROLEUM BASED PRODUCTS

EROSION AND SEDIMENT CONTROLS

BMP DESCRIPTION:
MAINTENANCE AND INSPECTION:
REFERENCE:

BMP DESCRIPTION:
MAINTENANCE AND INSPECTION:
REFERENCE:

BMP DESCRIPTION:
MAINTENANCE AND INSPECTION:
REFERENCE:

BMP DESCRIPTION:
MAINTENANCE AND INSPECTION:
REFERENCE:

BMP DESCRIPTION:
MAINTENANCE AND INSPECTION:
REFERENCE:

BMP DESCRIPTION:

MAINTENANCE AND INSPECTION:
REFERENCE:

POST CONSTRUCTION BMP'S

e 12" SUMPS AT CATCH BASINS
e ADS - HYDRODYNAMIC SEPARATOR
e GREEN SPACE

CLEARING AND GRUBBING
AS NEEDED
TECHNICAL SPECIFICATION

DUST CONTROL
AS NEEDED
E&S DETAILS

TEMPORARY SEEDING AND MULCHING
WEEKLY AND AFTER HEAVY RAIN
E&S DETAILS

PERMANENT SEEDING AND MULCHING
WEEKLY AND AFTER HEAVY RAIN
E&S DETAILS

CONSTRUCTION ENTRANCE
AS NEEDED
E&S DETAILS

ADS - HYDRODYNAMIC SEPARATOR
AS NEEDED
O&M MANUAL

SPECIFICATIONS OR THE MANUFACTURER. THE APPLICATION OF FERTILIZERS SHALL BE
ACCOMPLISHED IN A MANNER AS DESCRIBED BY THE SPECIFICATION OR MANUFACTURER TO
ENSURE THE PROPER INSTALLATION AND TO AVOID OVER FERTILIZING. PESTICIDES ARE NOT
ANTICIPATED FOR THIS PROJECT.

MAINTENANCE

THE CONTRACTOR WILL BE RESPONSIBLE FOR MAINTENANCE AND REPAIRS OF EROSION AND
SEDIMENT CONTROL DEVICES AND THE REMOVAL OF THE EROSION AND SEDIMENT CONTROL
DEVICES AFTER THE NOTICE OF TERMINATION IS EXECUTED.

THE CONTRACTOR SHALL REVIEW THE PROJECT AND ALL EROSION AND SEDIMENT CONTROLS ON A
DAILY BASIS AND DURING AND FOLLOWING RAINFALL EVENTS. AN INSPECTION FORM HAS BEEN
PROVIDED IN THE SPECIFICATIONS. THE CONTRACTOR SHALL BE REQUIRED TO KEEP A LOG OF ALL
THE DAILY INSPECTION REPORTS, GRADING AND STABILIZATION ACTIVITIES, AND SWPPP
AMENDMENTS AT THE SITE. THE FOLLOWING PRACTICES WILL BE IMPLEMENTED TO MAINTAIN AND
MONITOR EROSION AND SEDIMENT CONTROLS.

A. PROJECT REVIEW ON A DAILY BASIS.

B. PROVIDE AND MAINTAIN RAIN GAUGES ONSITE (IF NOT AVAILABLE IN THE AREA) TO RECORD
RAINFALL DATA DAILY.

C. REVIEW STABILIZATION PRACTICES AND CONTROLS ON A DAILY BASIS AND MAINTAIN AND
REPAIR THESE MEASURES AND CONTROLS AS NECESSARY. TEMPORARY AND/OR PERMANENT
SEEDING, MULCHING AND SODDING SHALL BE REPAIRED IN BARE SPOTS AND WASHOUTS, AND
HEALTHY GROWTH ESTABLISHED.

D. ONCE HEALTHY GROWTH OF TURF IS ESTABLISHED, THE CONTRACTOR SHALL MAINTAIN THESE
AREAS TO INSURE THE HEIGHT OF THE GRASS DOES NOT REACH MORE THAN 6 INCHES ABOVE
THE ESTABLISHED GRADE.

E. REVIEW STRUCTURAL PRACTICES ON A DAILY BASIS AND MAINTAIN AND REPAIR THESE
MEASURES AND CONTROLS AS NECESSARY. BUILT UP SEDIMENTS SHALL BE REMOVED FROM
SILT FENCES AND FILTER CLOTH SHALL BE REPLACED AS NECESSARY AND WHEN THEY HAVE
SERVED THEIR USEFULNESS.

F. AN INSPECTION AND MAINTENANCE REPORT SHALL BE COMPLETED WEEKLY AND WITHIN 24
HOURS OF A RAINFALL EVENT OF 0.5 INCHES OR MORE. THE CONTRACTOR SHALL CREATE AN
INSPECTION AND MAINTENANCE REPORT LOG AND NOTE ANY AMENDMENTS TO THE SWPPP
THAT OCCUR DURING CONSTRUCTION.

G. IF THE CONTRACTOR ELECTS TO APPLY FOR PERMITS FOR DISCHARGE OF STORMWATER FROM
THE SITE DURING CONSTRUCTION, ALL POINTS OF DISCHARGE OF STORMWATER RUNOFF FROM
THE SITE SHALL BE INSPECTED ON A DAILY BASIS AND CONTROLS AND MEASURES REPAIRED
AS NECESSARY TO MAINTAIN ACCEPTABLE WATER QUALITY AND DISCHARGE VOLUMES IN
ACCORDANCE WITH THE PERMIT.

INSPECTIONS

QUALIFIED PERSONNEL SHALL INSPECT ALL POINTS OF DISCHARGE, AS APPLICABLE, FROM THE
PROJECT SITE AND ALL DISTURBED AREAS OF THE CONSTRUCTION SITE THAT HAVE NOT BEEN
STABILIZED. DISTURBED AREAS AND AREAS USED FOR STORAGE OF MATERIALS EXPOSED TO
PRECIPITATION SHALL BE INSPECTED FOR EVIDENCE OF, OR POTENTIAL FOR POLLUTANTS
ENTERING THE STORMWATER MANAGEMENT SYSTEM. THE STORMWATER MANAGEMENT SYSTEM
AND EROSION AND SEDIMENT CONTROL MEASURES SHALL BE OBSERVED TO ENSURE THAT THEY
ARE OPERATING CORRECTLY. INSPECTION AND MAINTENANCE REPORTS SHALL BE COMPLETED AT
LEAST EVERY WEEK AND FOLLOWING A RAINFALL EVENT OF 0.5 INCHES OF WATER OR GREATER

(SEE ATTACHED FORM). THESE FORMS SHALL BE RETAINED FOR A PERIOD OF AT LEAST 3 YEARS
FOLLOWING THE DATE THE SITE IS FINALLY STABILIZED.

ALLOWABLE NON-STORMWATER DISCHARGE MANAGEMENT

ALLOWABLE NON-STORMWATER DISCHARGES AND THE MEASURES USED TO ELIMINATE OR REDUCE
THEM AND TO PREVENT THEM FROM BECOMING CONTAMINATED MAY INCLUDE DEPENDING ON THE
PERMIT:

1.  WATERS USED TO WASH VEHICLES WHERE DETERGENTS ARE NOT USED
WATER USED TO CONTROL DUST

POTABLE WATER INCLUDING UNCONTAMINATED WATER LINE FLUSHINGS
ROUTINE EXTERNAL BUILDING WASH DOWN THAT DOES NOT USE DETERGENTS

PAVEMENT WASH WATER WHERE SPILLS OR LEAKS OF TOXIC OR HAZARDOUS MATERIALS HAVE
NOT OCCURRED (UNLESS ALL SPILLED MATERIAL HAS BEEN REMOVED) AND WHERE
DETERGENTS ARE NOT USED

UNCONTAMINATED AIR CONDITIONING OR COMPRESSOR CONDENSATE
7. UNCONTAMINATED GROUND WATER OR SPRING WATER

8. FOUNDATION OR FOOTING DRAINS WHERE FLOWS ARE NOT CONTAMINATED WITH PROCESS
MATERIALS SUCH AS SOLVENTS

9. UNCONTAMINATED EXCAVATION DEWATERING
10. LANDSCAPE IRRIGATION

ok~ ownN

o

ESTABLISH PROPER EQUIPMENT/VEHICLE FUELING AND MAINTENANCE PRACTICES

EQUIPMENT FUELING AND MAINTENANCE, OIL CHANGING, ETC., SHALL BE PERFORMED AWAY FROM
WATERCOURSES, DITCHES, OR STORM DRAINS, IN AN AREA DESIGNATED FOR THAT PURPOSE. THE
DESIGNATED AREA SHALL BE EQUIPPED FOR RECYCLING OIL AND CATCHING SPILLS. SECONDARY
CONTAINMENT SHALL BE PROVIDED FOR ALL FUEL OIL STORAGE TANKS. THESE AREAS MUST BE
INSPECTED EVERY SEVEN DAYS AND WITHIN 24 HOURS OF A 0.5 INCH OR GREATER RAIN EVENT TO
ENSURE THERE ARE NO EXPOSED MATERIALS WHICH WOULD CONTAMINATE STORM WATER.

SPILL PREVENTION CONTROL PLAN

SITE OPERATORS MUST BE AWARE THAT SPILL PREVENTION CONTROL AND COUNTERMEASURES
(SPCC) REQUIREMENTS APPLY. AN SPCC PLAN IS REQUIRED FOR SITES WITH ONE SINGLE
ABOVEGROUND STORAGE OF 1,320 GALLONS OR MORE, OR 42,000 GALLONS OF UNDERGROUND
STORAGE. SOILS THAT HAVE BEEN CONTAMINATED MUST BE DISPOSED OF IN ACCORDANCE WITH
SECTION "CONTAMINATED SOILS" FOUND BELOW.

SPILLS ON PAVEMENT SHALL BE ABSORBED WITH SAWDUST, CAT LITTER OR OTHER ABSORBENT
MATERIAL AND DISPOSED OF WITH THE TRASH AT A LICENSED SANITARY LANDFILL. HAZARDOUS OR
INDUSTRIAL WASTES SUCH AS MOST SOLVENTS, GASOLINE, OIL-BASED PAINTS, AND CEMENT
CURING COMPOUNDS REQUIRE SPECIAL HANDLING. SPILLS SHALL BE REPORTED TO THE EPA
(1-913-281-0991). SPILLS OF 25 GALLONS OR MORE OF PETROLEUM PRODUCTS SHALL BE REPORTED
TO EPA (1-913-281-0991), THE LOCAL FIRE DEPARTMENT, AND THE LOCAL EMERGENCY PLANNING
COMMITTEE WITHIN 30 MINUTES OF THE DISCOVERY OF THE RELEASE. ALL SPILLS, WHICH RESULT
IN CONTACT WITH WATER OF THE STATE, MUST BE REPORTED TO THE EPA'S HOTLINE.

CONTAMINATED SOILS

IF SUBSTANCES SUCH AS OIL, DIESEL FUEL, HYDRAULIC FLUID, ANTIFREEZE, ETC., ARE SPILLED,
LEAKED, OR RELEASED ONTO THE SOIL, THE SOIL SHOULD BE DUG UP AND DISPOSED OF AT A
LICENSED SANITARY LANDFILL OR OTHER APPROVED PETROLEUM CONTAMINATED SOIL
REMEDIATION FACILITY (NOT A CONSTRUCTION/DEMOLITION DEBRIS LANDFILL). PLEASE BE AWARE
THAT STORM WATER RUN OFF ASSOCIATED WITH CONTAMINATED SOILS ARE NOT BEING
AUTHORIZED UNDER THE EPA'S GENERAL STORMWATER PERMIT ASSOCIATED WITH
CONSTRUCTION ACTIVITIES. IN THE EVENT THERE ARE LARGE EXTENSIVE AREAS OF
CONTAMINATED SOILS ADDITIONAL MEASURES ABOVE AND BEYOND THE CONDITIONS OF THE EPA'S
GENERAL CONSTRUCTION STORMWATER PERMIT WILL BE REQUIRED. DEPENDING ON THE EXTENT
OF CONTAMINATION, ADDITIONAL TREATMENT AND/OR COLLECTION AND DISPOSAL MAY BE
REQUIRED. ALL STORMWATER DISCHARGES ASSOCIATED WITH CONTAMINATED SOILS MUST BE
AUTHORIZED UNDER AN ALTERNATE NPDES PERMIT.

STRAW BALES
TIGHTLY STACKED

2"%x2" WOOD AS SHOWN
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SECTION A-A

NOTES:
A. THE RESIDUE OR CONTENTS OF ALL CONCRETE MIXERS, DUMP TRUCKS, OTHER CONVEYANCE

EQUIPMENT AND FINISHING TOOLS SHALL BE WASHED INTO CONCRETE CLEAN-OUT STRUCTURES
CONSISTING OF A STRAW BALE BARRIER WITH GRAVEL BACKFILL. THE LENGTH AND WIDTH OF
THESE STRUCTURES SHALL BE AS DETERMINED BY THE CONTRACTOR TO FACILITATE THE
PARTICULAR EQUIPMENT USED. THESE STRUCTURES SHALL BE CONSTRUCTED ON LEVEL
GROUND AT LEAST 100' FROM THE NEAREST WATERCOURSE, DRAINAGE SWALE OR INLET. AT NO

REVISION /DATE /DESCRIPTION

TIME SHALL THE STRUCTURE BE ALLOWED TO BE MORE THAN 50% FULL. THE CONTRACTOR
SHALL MAINTAIN THESE PONDS UNTIL ALL CONCRETE PLACEMENT IS COMPLETE FOR THE
PROJECT.

. EMBED THE STRAW BALES 4" INTO THE SOIL. PROVIDE TWO ROWS OF BALES, AS SHOWN ON THE

DETAIL, WITH ENDS AND CORNERS TIGHTLY ABUTING. ORIENT THE STRAW BALES LENGTHWISE
WITH BINDINGS AROUND THE SIDES OF THE BALES SO THE WIRE DOES NOT CONTACT THE SOIL.
DRIVE 2"X2" WOOD STAKES THROUGH EACH BALE, TO SECURELY ANCHOR THE BALE AND
CONNECT ADJACENT BALES. GRAVEL BACKFILL SHALL BE PROVIDED AND TAMPED AROUND THE
OUTSIDE PERIMETER OF THE BALES TO PREVENT EROSION AND FLOW AROUND THE BALES.

. THE INTENT OF THESE STRUCTURES IS TO COLLECT ALL CONCRETE WASH OUT WATER AND

ALLOW IT TO DRY TO A SOLID MATERIAL. AFTER DRYING, THE SOLID MATERIAL CAN BE REMOVED
WITH A LOADER OR EXCAVATOR FOR PROPER DISPOSAL. WASH OUT WILL NOT BE PERMITTED IN
ANY OTHER AREAS.

. USE THE MINIMUM AMOUNT OF WATER TO WASH THE VEHICLES AND EQUIPMENT. NEVER

DISPOSE OF WASH OUT INTO THE STREET, STORM INLET, DRAINAGE SWALE OR WATERCOURSE.
DISPOSE OF SMALL AMOUNTS OF EXCESS DRY CONCRETE, GROUT AND MORTAR IN THE TRASH.
ANY SOAPS THAT ARE UTILIZED SHALL BE PHOSPHATE-FREE AND BIODEGRADABLE.

. ADDITIONAL CONCRETE CLEAN-OUT STRUCTURES SHALL BE CONSTRUCTED WITHIN THE

SPECIFIED AREA AS NEEDED BASED UPON THE VOLUME OF WASH OUT GENERATED DAILY.

/“AN\CONCRETE WASHOUT
C-15/N.T.S.
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INSTALLATION AND MAINTENANCE GUIDELINES

INSTALLATION:

THE EMPTY BAG SHOULD BE PLACED OVER THE GRATE AS THE GRATE STANDS ON END. IF USING
OPTIONAL OIL ABSORBENTS; PLACE ABSORBENT PILLOW IN POUCH, ON THE BOTTOM
(BELOW-GRADE SIDE) OF THE UNIT. ATTACH ABSORBENT PILLOW TO TETHER LOOP. TUCK THE
ENCLOSURE FLAP INSIDE TO COMPLETELY ENCLOSE THE GRATE. HOLDING THE LIFTING DEVICES
(DO NOT RELY ON LIFTING DEVICES TO SUPPORT THE ENTIRE WEIGHT OF THE GRATE), PLACE THE
GRATE INTO ITS FRAME.

MAINTENANCE:

REMOVE ALL ACCUMULATED SEDIMENT AND DEBRIS FROM SURFACE AND VICINITY OF UNIT AFTER
EACH STORM EVENT. REMOVE SEDIMENT THAT HAS ACCUMULATED WITHIN THE CONTAINMENT
AREA OF THE BAG AS NEEDED. IF USING OPTIONAL OIL ABSORBENTS; REMOVE AND REPLACE
ABSORBENT PILLOW WHEN NEAR SATURATION.

/B \INLET PROTECTION
C-15/N.TS.
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TEMPORARY SEEDING

DESCRIPTION

TEMPORARY SEEDINGS ESTABLISH TEMPORARY COVER ON DISTURBED AREAS BY PLANTING APPROPRIATE RAPIDLY GROWING ANNUAL
GRASSES OR SMALL GRAINS. TEMPORARY SEEDING PROVIDES EROSION CONTROL ON AREAS IN BETWEEN CONSTRUCTION OPERATIONS.
GRASSES, WHICH ARE QUICK GROWING, ARE SEEDED AND USUALLY MULCHED TO PROVIDE PROMPT, TEMPORARY SOIL STABILIZATION. IT
EFFECTIVELY MINIMIZES THE AREA OF A CONSTRUCTION SITE PRONE TO EROSION AND SHOULD BE USED EVERYWHERE THE SEQUENCE OF
CONSTRUCTION OPERATIONS ALLOWS VEGETATION TO BE ESTABLISHED.

SPECIFICATIONS FOR TEMPORARY SEEDING

TEMPORARY SEEDING SPECIES SELECTION
SEEDING DATES SPECIES LB/1000 SF LB/ACREA

MAR 1 TO AUG 15 OATS 3 128-4 BUSHEL
TALL FESCUE 1 40
ANNUAL RYEGRASS 1 40
PERENNIAL RYGRASS 1 40
TALL FESCUE 1 40
ANNUAL RYEGRASS 1 40
ANNUAL RYEGRASS 1.25 55
PERENNIAL RYEGRASS 3.25 142
CREEPING RED FESCUE 0.40 17
KENTUCKY BLUEGRASS 0.40 17
OATS 3 128-3 BUSHEL
TALL FESCUE 1 40
ANNUAL RYEGRASS 1 40

AUG 16 TO NOV RYE 3 112-3 BUSHEL
TALL FESCUE 1 40
ANNUAL RYEGRASS 1 40
WHEAT 3 120-2 BUSHEL
TALL FESCUE 1 40
ANNUAL RYEGRASS 1 40
PERENNIAL RYE 1 40
TALL FESCUE 1 40
ANNUAL RYEGRASS 1 40
ANNUAL RYEGRASS 1.25 40
PERENNIAL RYEGRASS 3.25 40
CREEPING RED FESCUE 0.40 40
KENTUCKY BLUEGRASS 0.40

NOV 1 TO FEB 29 USE MULCH ONLY OR DORMANT SEEDING

1. STRUCTURAL EROSION AND SEDIMENT CONTROL PRACTICES SUCH AS DIVERSIONS AND SEDIMENT TRAPS SHALL BE INSTALLED AND
STABILIZED WITH TEMPORARY SEEDING PRIOR TO GRADING THE REST OF THE CONSTRUCTION SITE.

2. TEMPORARY SEED SHALL BE APPLIED BETWEEN CONSTRUCTION OPERATIONS ON SOIL THAT WILL NOT BE GRADED OR REWORKED FOR 14
DAYS OR GREATER. THESE IDLE AREAS SHALL BE SEEDED WITHIN 7 DAYS AFTER GRADING.

3. THE SEEDBED SHOULD BE PULVERIZED AND LOOSE TO ENSURE THE SUCCESS OF ESTABLISHING VEGETATION. TEMPORARY SEEDING
SHOULD NOT BE POSTPONED IF IDEAL SEEDBED PREPARATION IS NOT POSSIBLE.

4.  SOIL AMENDMENTS—TEMPORARY VEGETATION SEEDING RATES SHALL ESTABLISH ADEQUATE STANDS OF VEGETATION, WHICH MAY
REQUIRE THE USE OF SOIL AMENDMENTS. BASE RATES FOR LIME AND FERTILIZER SHALL BE USED.

5.  SEEDING METHOD—SEED SHALL BE APPLIED UNIFORMLY WITH A CYCLONE SPREADER, DRILL, CULTIPACKER SEEDER, OR HYDROSEEDER.
WHEN FEASIBLE, SEED THAT HAS BEEN BROADCAST SHALL BE COVERED BY RAKING OR DRAGGING AND THEN LIGHTLY TAMPED INTO
PLACE USING A ROLLER OR CULTIPACKER. IF HYDROSEEDING IS USED, THE SEED AND FERTILIZER WILL BE MIXED ON-SITE AND THE
SEEDING SHALL BE DONE IMMEDIATELY AND WITHOUT INTERRUPTION.

MULCHING TEMPORARY SEEDING:

1. APPLICATIONS OF TEMPORARY SEEDING SHALL INCLUDE MULCH. WHICH SHALL BE APPLIED DURING OR IMMEDIATELY AFTER SEEDING.
SEEDINGS MADE DURING OPTIMUM SEEDING DATES ON FAVORABLE, VERY FLAT SOIL CONDITIONS MAY NOT NEED MULCH TO ACHIEVE
ADEQUATE STABILIZATION.

2.  MATERIALS:

2.1. STRAW—IF STRAW IS USED, IT SHALL BE UNROTTED SMALL-GRAIN STRAW APPLIED AT A RATE OF 2 TONS PER ACRE OR 90 LBS./ 1,000
SQ. FT. (2-3 BALES)

2.2. HYDROSEEDERS—IF WOOD CELLULOSE FIBER IS USED, IT SHALL BE USED AT 2000 LBS./ AC. OR 46 LB./ 1,000-SQ.-FT.

2.3. OTHER—OTHER ACCEPTABLE MULCHES INCLUDE MULCH MATTINGS APPLIED ACCORDING TO MANUFACTURER'S RECOMMENDATIONS

OR WOOD CHIPS APPLIED AT 6 TON/ AC.

3. STRAW MULCH SHALL BE ANCHORED IMMEDIATELY TO MINIMIZE LOSS BY WIND OR WATER. ANCHORING METHODS:

3.1. MECHANICAL—A DISK, CRIMPER, OR SIMILAR TYPE TOOL SHALL BE SET STRAIGHT TO PUNCH OR ANCHOR THE MULCH MATERIAL INTO
THE SOIL. STRAW MECHANICALLY ANCHORED SHALL NOT BE FINELY CHOPPED BUT LEFT TO A LENGTH OF APPROXIMATELY 6 INCHES.

3.2. MULCH NETTING—NETTING SHALL BE USED ACCORDING TO THE MANUFACTURERS RECOMMENDATIONS. NETTING MAY BE NECESSARY
TO HOLD MULCH IN PLACE IN AREAS OF CONCENTRATED RUNOFF AND ON CRITICAL SLOPES.

3.3. SYNTHETIC BINDERS—SYNTHETIC BINDERS SUCH AS ACRYLIC DLR (AGRI-TAC), DCA-70, PETROSET, TERRA TRACK OR EQUIVALENT MAY
BE USED AT RATES RECOMMENDED BY THE MANUFACTURER.

3.4. WOOD-CELLULOSE FIBER—WOOD-CELLULOSE FIBER BINDER SHALL BE APPLIED AT A NET DRY WT. OF 750 LB./AC. THE
WOOD-CELLULOSE FIBER SHALL BE MIXED WITH WATER AND THE MIXTURE SHALL CONTAIN A MAXIMUM OF 50 LB. / 100 GAL.

DUST CONTROL

DESCRIPTION

DUST CONTROL INVOLVES PREVENTING OR REDUCING DUST FROM EXPOSED SOILS OR OTHER SOURCES DURING LAND DISTURBING,
DEMOLITION AND CONSTRUCTION ACTIVITIES TO REDUCE THE PRESENCE OF AIRBORNE SUBSTANCES WHICH MAY PRESENT HEALTH
HAZARDS, TRAFFIC SAFETY PROBLEMS OR HARM ANIMAL OR PLANT LIFE.

SPECIFICATIONS FOR DUST CONTROL

1.  VEGETATIVE COVER AND/MULCH — APPLY TEMPORARY OR PERMANENT SEEDING AND MULCH TO AREAS THAT WILL REMAIN IDLE FOR
OVER 21 DAYS. SAVING EXISTING TREES AND LARGE SHRUBS WILL ALSO REDUCE SOIL AND AIR MOVEMENT ACROSS DISTURBED
AREAS. SEE TEMPORARY SEEDING; PERMANENT SEEDING; MULCHING PRACTICES; AND TREE AND NATURAL AREA PROTECTION
PRACTICES.

2. WATERING — SPRAY SITE WITH WATER UNTIL THE SURFACE IS WET BEFORE AND DURING GRADING AND REPEAT AS NEEDED,
ESPECIALLY ON HAUL ROADS AND OTHER HEAVY TRAFFIC ROUTES. WATERING SHALL BE DONE AT A RATE THAT PREVENTS DUST BUT
DOES NOT CAUSE SOIL EROSION. WETTING AGENTS SHALL BE UTILIZED ACCORDING TO MANUFACTURERS INSTRUCTIONS.

3. SPRAY-ON ADHESIVES — APPLY ADHESIVE ACCORDING TO THE FOLLOWING TABLE OR MANUFACTURER'S INSTRUCTIONS.

4. STONE — GRADED ROADWAYS AND OTHER SUITABLE AREAS WILL BE STABILIZED USING CRUSHED STONE OR COARSE GRAVEL AS
SOON AS PRACTICABLE AFTER REACHING AN INTERIM OR FINAL GRADE. CRUSHED STONE OR COARSE GRAVEL CAN BE USED AS A
PERMANENT COVER TO PROVIDE CONTROL OF SOIL EMISSIONS.

5. BARRIERS - EXISTING WINDBREAK VEGETATION SHALL BE MARKED AND PRESERVED. SNOW FENCING OR OTHER SUITABLE BARRIER
MAY BE PLACED PERPENDICULAR TO PREVAILING AIR CURRENTS AT INTERVALS OF ABOUT 15 TIMES THE BARRIER HEIGHT TO
CONTROL AIR CURRENTS AND BLOWING SOIL.

6. OPERATION AND MAINTENANCE - WHEN TEMPORARY DUST CONTROL MEASURES ARE USED; REPETITIVE TREATMENT SHOULD BE
APPLIED AS NEEDED TO ACCOMPLISH CONTROL. STREET CLEANING - PAVED AREAS THAT HAVE ACCUMULATED SEDIMENT FROM
CONSTRUCTION SHOULD BE CLEANED DAILY, OR AS NEEDED, UTILIZING A STREET SWEEPER OR BUCKET -TYPE END LOADER OR
SCRAPER.

PERMANENT SEEDING

DESCRIPTION

PERENNIAL VEGETATION IS ESTABLISHED ON AREAS THAT WILL NOT BE RE-DISTURBED FOR PERIODS LONGER THAN 12 MONTHS. PERMANENT
SEEDING INCLUDES SITE PREPARATION, SEEDBED PREPARATION, PLANTING SEED, MULCHING, IRRIGATION AND MAINTENANCE.

PERMANENT VEGETATION IS USED TO STABILIZE SOIL, REDUCE EROSION, PREVENT SEDIMENT POLLUTION, REDUCE RUNOFF BY PROMOTING

INFILTRATION, AND PROVIDE STORMWATER QUALITY BENEFITS OFFERED BY DENSE GRASS COVER.

SPECIFICATION FOR PERMANENT SEEDING

SITE PREPARATION:

1.  SUBSOILER, PLOW, OR OTHER IMPLEMENT SHALL BE USED TO REDUCE SOIL COMPACTION AND ALLOW MAXIMUM INFILTRATION.
(MAXIMIZING INFILTRATION WILL HELP CONTROL BOTH RUNOFF RATE AND WATER QUALITY.) SUBSOILING SHOULD BE DONE WHEN THE
SOIL MOISTURE IS LOW ENOUGH TO ALLOW THE SOIL TO CRACK OR FRACTURE. SUBSOILING SHALL NOT BE DONE ON SLIP-PRONE AREAS

WHERE SOIL PREPARATION SHOULD BE LIMITED TO WHAT IS NECESSARY FOR ESTABLISHING VEGETATION.

2. THE SITE SHALL BE GRADED AS NEEDED TO PERMIT THE USE OF CONVENTIONAL EQUIPMENT FOR SEEDBED PREPARATION AND SEEDING.

3. TOPSOIL SHALL BE APPLIED WHERE NEEDED TO ESTABLISH VEGETATION.

SEEDBED PREPARATION:

1. TEST THE SOIL CONDITIONS FOR FEEDING BEFORE STARTING SEEDING AND MULCHING.
2. LIME—AGRICULTURAL GROUND LIMESTONE SHALL BE APPLIED TO ACID SOIL AS RECOMMENDED BY A SOIL TEST. IN LIEU OF A SOIL TEST, Than Widh of = H
LIME SHALL BE APPLIED AT THE RATE OF 100 POUNDS PER 1,000-SQ. FT. OR 2 TONS PER ACRE.

3. FERTILIZER—FERTILIZER SHALL BE APPLIED AS RECOMMENDED BY A SOIL TEST. CONTRACTOR SHALL PERFORM LAB TESTING ON SOIL

AND PROVIDE A CERTIFIED FERTILIZER RATIO FOR THE SITE SOILS AND SPECIFIED SEED MIX.

4. THE LIME AND FERTILIZER SHALL BE WORKED INTO THE SOIL WITH A DISK HARROW, SPRING-TOOTH HARROW, OR OTHER SUITABLE FIELD S ieec

IMPLEMENT TO A DEPTH OF 3 INCHES. ON SLOPING LAND, THE SOIL SHALL BE WORKED ON THE CONTOUR.

SEEDING DATES AND SOIL CONDITIONS:

SEEDING SHOULD BE DONE MARCH 1 TO MAY 31 OR AUGUST 1 TO SEPTEMBER 30. IF SEEDING OCCURS OUTSIDE OF THE ABOVE SPECIFIED
DATES, ADDITIONAL MULCH AND IRRIGATION MAY BE REQUIRED TO ENSURE A MINIMUM OF 80% GERMINATION. TILLAGE FOR SEEDBED

CONSTRUCTION ENTRANCE

DESCRIPTION

A CONSTRUCTION ENTRANCE IS A STABILIZED PAD OF STONE UNDERLAIN WITH GEOTEXTILE AND IS USED

TO REDUCE THE AMOUNT OF MUD TRACKED OFF-SITE WITH CONSTRUCTION TRAFFIC. LOCATED AT
POINTS OF INGRESS/EGRESS, THE PRACTICE IS USED TO REDUCE THE AMOUNT OF MUD TRACKED

OFF-SITE WITH CONSTRUCTION TRAFFIC.

SPECIFICATIONS FOR CONSTRUCTION ENTRANCE

(Not To Scale)
~— 70 fi. (or 30ft for Access to Individual House Lot) ——‘

— 3 M@f ConIEer H

14ft Minimum

Ingress or Egress \
PLAN VIEW
Right of Way Diversion

Road or Other Existing

/ Paved Surface

S '-r.L?.}.I_-E =
) e P B @,
18" or Sufficient AN
of Divert Runoff '.Q.l’ Bliivert
ulvert as
PROFILE Needed

PREPARATION SHOULD BE DONE WHEN THE SOIL IS DRY ENOUGH TO CRUMBLE AND NOT FORM RIBBONS WHEN COMPRESSED BY HAND. FOR
WINTER SEEDING, SEE THE FOLLOWING SECTION ON DORMANT SEEDING.

DORMANT SEEDINGS:

1. SEEDINGS SHOULD NOT BE MADE FROM OCTOBER 1 THROUGH NOVEMBER 20. DURING THIS PERIOD, THE SEEDS ARE LIKELY TO

GERMINATE BUT PROBABLY WILL NOT BE ABLE TO SURVIVE THE WINTER.
2. THE FOLLOWING METHODS MAY BE USED FOR “DORMANT SEEDING”:
2.1 FROM OCTOBER 1 THROUGH NOVEMBER 20, PREPARE THE SEEDBED, ADD THE REQUIRED AMOUNTS OF LIME AND FERTILIZER, THEN

MULCH AND ANCHOR. AFTER NOVEMBER 20, AND BEFORE MARCH 15, BROADCAST THE SELECTED SEED MIXTURE. INCREASE THE

SEEDING RATES BY 50% FOR THIS TYPE OF SEEDING.
2.2. FROM NOVEMBER 20 THROUGH MARCH 15, WHEN SOIL CONDITIONS PERMIT, PREPARE THE SEEDBED, LIME AND FERTILIZE, APPLY THE

SELECTED SEED MIXTURE, MULCH AND ANCHOR. INCREASE THE SEEDING RATES BY 50% FOR THIS TYPE OF SEEDING.
2.3. APPLY SEED UNIFORMLY WITH A CYCLONE SEEDER, DRILL, CULTIPACKER SEEDER, OR HYDRO-SEEDER (SLURRY MAY INCLUDE SEED

AND FERTILIZER) ON A FIRM, MOIST SEEDBED.

2.4. WHERE FEASIBLE, EXCEPT WHEN A CULTIPACKER TYPE SEEDER IS USED, THE SEEDBED SHOULD BE FIRMED FOLLOWING SEEDING 5. GEOTEXTILE - A GEOTEXTILE SHALL BE LAID OVER THE ENTIRE AREA, PRIOR TO PLACING
STONE. IT SHALL BE COMPOSED OF STRONG ROT-PROOF POLYMERIC FIBERS AND MEET THE

OPERATIONS WITH A CULTIPACKER, ROLLER, OR LIGHT DRAG. ON SLOPING LAND, SEEDING OPERATIONS SHOULD BE ON THE

CONTOUR WHERE FEASIBLE.

MULCHING:

1. MULCH MATERIAL SHALL BE APPLIED IMMEDIATELY AFTER SEEDING. DORMANT SEEDING SHALL BE MULCHED. 100% OF THE GROUND

SURFACE SHALL BE COVERED WITH AN APPROVED MATERIAL.

2. MATERIALS:

2.1. STRAW—IF STRAW IS USED IT SHALL BE UNROTTED SMALL-GRAIN STRAW APPLIED AT THE RATE OF 2 TONS PER ACRE OR 90 POUNDS
(TWO TO THREE BALES) PER 1,000-SQ. FT. THE MULCH SHALL BE SPREAD UNIFORMLY BY HAND OR MECHANICALLY APPLIED SO THE
SOIL SURFACE IS COVERED. FOR UNIFORM DISTRIBUTION OF HAND-SPREAD MULCH, DIVIDE AREA INTO APPROXIMATELY 1,000-SQ.-FT.

SECTIONS AND SPREAD TWO 45-LB. BALES OF STRAW IN EACH SECTION.

2.2. HYDROSEEDERS—IF WOOD CELLULOSE FIBER IS USED, IT SHALL BE APPLIED AT 2,000 LB./AC. OR 46 LB./1,000 SQ. FT.
2.3. OTHER—OTHER ACCEPTABLE MULCHES INCLUDE ROLLED EROSION CONTROL MATTINGS OR BLANKETS APPLIED ACCORDING TO

MANUFACTURER'S RECOMMENDATIONS OR WOOD CHIPS APPLIED AT 6 TONS PER ACRE.

3.  STRAW AND MULCH ANCHORING METHODS-STRAW MULCH SHALL BE ANCHORED IMMEDIATELY TO MINIMIZE LOSS BY WIND OR WATER:

1.  STONE SIZE - 1.5-2.5 INCH STONE SHALL BE USED, OR RECYCLED CONCRETE EQUIVALENT.

2. LENGTH- THE CONSTRUCTION ENTRANCE SHALL BE AS LONG AS REQUIRED TO STABILIZE HIGH
TRAFFIC AREAS BUT NOT LESS THAN 70 FT. (EXCEPTION: APPLY30 FT. MINIMUM TO SINGLE

RESIDENCE LOTS).

3. THICKNESS - THE STONE LAYER SHALL BE AT LEAST 6 INCHES THICK FOR LIGHT DUTY

ENTRANCES OR AT LEAST 10 INCHES FOR HEAVY DUTY USE.

4. WIDTH - THE ENTRANCE SHALL BE AT LEAST 14 FEET WIDE, BUT NOT LESS THAN THE FULL

WIDTH AT POINTS WHERE INGRESS OR EGRESS OCCURS.

FOLLOWING SPECIFICATIONS:

FIGURE 7.4.1
GEOTEXTILE SPECIFICATION FOR CONSTRUCTION ENTRANCE
MINIMUM TENSILE STRENGTH 200 LBS.
MINIMUM PUNCTURE STRENGTH | 80 PSI.
MINIMUM TEAR STRENGTH 50 LBS.
MINIMUM BURST STRENGTH 320 PSI.
MINIMUM ELONGATION 20%
EQUIVALENT OPENING SIZE EOS < 0.6 MM.
PERMITTIVITY 1X10-3 CM/SEC.

3.1.  MECHANICAL—A DISK, CRIMPER, OR SIMILAR TYPE TOOL SHALL BE SET STRAIGHT TO PUNCH OR ANCHOR THE MULCH MATERIAL INTO
THE SOIL. STRAW MECHANICALLY ANCHORED SHALL NOT BE FINELY CHOPPED BUT, GENERALLY, BE LEFT LONGER THAN 6 INCHES. 6. TIMING - THE CONSTRUCTION ENTRANCE SHALL BE INSTALLED AS SOON AS IS PRACTICABLE

3.2. MULCH NETTING—NETTING SHALL BE USED ACCORDING TO THE MANUFACTURERIFS RECOMMENDATIONS. NETTING MAY BE

NECESSARY TO HOLD MULCH IN PLACE IN AREAS OF CONCENTRATED RUNOFF AND ON CRITICAL SLOPES.

3.3. ASPHALT EMULSION—ASPHALT SHALL BE APPLIED AS RECOMMENDED BY THE MANUFACTURE OR AT THE RATE OF 160 GALLONS PER

ACRE.

3.4. SYNTHETIC BINDERS—SYNTHETIC BINDERS SUCH AS ACRYLIC DLR (AGRI-TAC), DCA-70, PETROSET, TERRA TACK OR EQUIVALENT MAY
BE USED AT RATES SPECIFIED BY THE MANUFACTURER.

BEFORE MAJOR GRADING ACTIVITIES.

7. CULVERT - A PIPE OR CULVERT SHALL BE CONSTRUCTED UNDER THE ENTRANCE IF NEEDED

TO PREVENT SURFACE WATER FROM FLOWING ACROSS THE ENTRANCE OR TO PREVENT RUNOFF

FROM BEING DIRECTED OUT ONTO PAVED SURFACES.

35. WOOD CELLULOSE FIBER—WOOD CELLULOSE FIBER SHALL BE APPLIED AT A NET DRY WEIGHT OF 750 POUNDS PER ACRE. THE WOOD 8. WATER BAR - AWATER BAR SHALL BE CONSTRUCTED AS PART OF THE CONSTRUCTION

CELLULOSE FIBER SHALL BE MIXED WITH WATER WITH THE MIXTURE CONTAINING A MAXIMUM OF 50 POUNDS CELLULOSE PER 100

GALLONS OF WATER.

IRRIGATION:

PERMANENT SEEDING SHALL INCLUDE IRRIGATION TO ESTABLISH VEGETATION DURING DRY WEATHER OR ON ADVERSE SITE CONDITIONS,
WHICH REQUIRE ADEQUATE MOISTURE FOR SEED GERMINATION AND PLANT GROWTH. IRRIGATION RATES SHALL BE MONITORED TO PREVENT
EROSION AND DAMAGE TO SEEDED AREAS FROM EXCESSIVE RUNOFF. CONTRACTOR SHALL MAINTAIN PERMANENT SEEDING FOR UP TO ONE

YEAR FROM SUBSTANTIAL COMPLETION TO FIX, REPAIR, WATER, REFERTILIZE AND/OR RESEED GRASSED AREAS.

SEED MIX

SEEDING RATE

LBS/ACRE

LBS/1,000 SF

NOTES

CONSTRUCTION ENTRANCE AND OUT ONTO PAVED SURFACES.

ENTRANCE IF NEEDED TO PREVENT SURFACE RUNOFF FROM FLOWING THE LENGTH OF THE

9. MAINTENANCE - TOP DRESSING OF ADDITIONAL STONE SHALL BE APPLIED AS CONDITIONS
DEMAND. MUD SPILLED, DROPPED, WASHED OR TRACKED ONTO PUBLIC ROADS, OR ANY SURFACE

REMOVAL SHALL BE ACCOMPLISHED BY SCRAPING OR SWEEPING.

WHERE RUNOFF IS NOT CHECKED BY SEDIMENT CONTROLS, SHALL BE REMOVED IMMEDIATELY.

10. CONSTRUCTION ENTRANCES SHALL NOT BE RELIED UPON TO REMOVE MUD FROM VEHICLES
AND PREVENT OFF-SITE TRACKING. VEHICLES THAT ENTER AND LEAVE THE CONSTRUCTION-SITE

SHALL BE RESTRICTED FROM MUDDY AREAS.

11. REMOVAL - THE ENTRANCE SHALL REMAIN IN PLACE UNTIL THE DISTURBED AREA IS

STABILIZED OR REPLACED WITH A PERMANENT ROADWAY OR ENTRANCE.

PERMANENT STABILIZATION

GENERAL USE

AREA REQUIRING PERMANENT STABILIZATION TIME FRAME TO APPLY EROSION CONTROLS

ANY AREA THAT WILL LIE DORMANT FOR ONE YEAR | WITHIN 7 DAYS OF THE MOST RECENT
OR MORE. DISTURBANCE.

ANY AREA WITHIN 50 FEET OF A STREAM OR A WITHIN 2 DAYS OF REACHING FINAL GRADE.
RIPARIAN SETBACK AREA AND AT FINAL GRADE.

CREEPING RED FESCUE 20-40 5-1 FOR CLOSE MOWING AND FOR
WATERWAYS WITH <2.0 FT/SEC

DOMESTIC RYEGRASS 10-20 Y- VELOCITY

KENTUCKY BLUEGRASS 20-40 Y51

TALL FESCUE 40-50 1-1%

TURF-TYPE (DWARF) FESCUE 90 2%,

STEEP BANKS OR CUT SLOPES

ANY AREA AT FINAL GRADE. WITHIN 7 DAYS OF REACHING FINAL GRADE WITHIN

THAT AREA.

TEMPORARY STABILIZATION

TALL FESCUE 40-50 1-1%

CROWN VETCH 10-20 Vs DO NOT SEED LATER THAN
AUGUST

TALL FESCUE 20-30 Y-

FLAT PEA 20-25 -, DO NOT SEED LATER THAN
AUGUST

TALL FESCUE 20-30 Y-

AREA REQUIRING TEMPORARY STABILIZATION TIME FRAME TO APPLY EROSION CONTROLS

ROAD DITCHES AND SWALES

ANY DISTURBED AREA WITHIN 50 FEET OF A WITHIN 2 DAYS OF THE MOST RECENT
STREAM OR A RIPARIAN SETBACK AREA AND NOT DISTURBANCE IF THAT AREA WILL REMAIN IDLE FOR
AT FINAL GRADE. MORE THAN 14 DAYS.

FOR ALL CONSTRUCTION ACTIVITIES, ANY WITHIN 7 DAYS OF THE MOST RECENT
DISTURBED AREA, INCLUDING SOIL STOCKPILES DISTURBANCE WITHIN THE AREA.
THAT WILL BE DORMANT FOR MORE THAN 14 DAYS
BUT LESS THAN ONE YEAR.

DISTURBED AREAS THAT WILL BE IDLE OVER
WINTER.

PRIOR TO NOVEMBER 1.

TALL FESCUE 40-50 1%,

TURF-TYPE (DWARF) FESCUE 90 2%

KENTUCKY BLUE GRASS 5 Yo

LAWNS

KENTUCKY BLUEGRASS 100-120 2

PERENNIAL RYEGRASS 2

KENTUCKY BLUEGRASS 100-120 2 FOR SHADED AREAS
CREEPING RED FESCUE 1%

NOTE: WHERE VEGETATIVE STABILIZATION TECHNIQUES MAY CAUSE STRUCTURAL INSTABILITY OR ARE
OTHERWISE UNOBTAINABLE, ALTERNATIVE STABILIZATION TECHNIQUES MUST BE EMPLOYED. THESE
TECHNIQUES MAY INCLUDE MULCHING OR EROSION MATTING.
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A. ALL PLANT MATERIALS TO COMPLY WITH THE LATEST EDITION OF A.N.A.
STANDARDS FOR NURSERY STOCK AND BE GUARANTEED UNTIL THE CERTIFICATE OF
OCCUPANCY IS OBTAINED OR FOR A PERIOD OF ONE (1) YEAR FROM DATE OF FINAL
ACCEPTANCE, WHICHEVER IS GREATER. ANY PLANTINGS NEEDING REPLACEMENT
WILL BE GUARANTEED FROM THE TIME OF REPLACEMENT IF AFTER FINAL
ACCEPTANCE.

B. LANDSCAPE CONTRACTOR IS TO VERIFY LOCATION OF ALL UNDERGROUND
UTILITIES AND RECEIVE APPROVAL FROM GENERAL CONTRACTOR OR SITE
SUPERVISOR, IF NECESSARY, TO MAKE CHANGES IN PLANT LOCATIONS.

C. LANDSCAPE CONTRACTOR MUST COORDINATE WITH GENERAL CONTRACTOR
AND OTHER SITE OPERATIONS.

D. MINOR ADJUSTMENTS TO THE PLANT LOCATIONS ARE TO BE MADE IN THE CASE
OF ANY CONFLICTS WITH PROPOSED UTILITIES.

NURSERY STOCK IDENTIFICATION TAGS
SHALL NOT BE REMOVED FROM ANY
PLANTING PRIOR TO INSPECTION AND

PRUNE TO PROPER SHAPE.
PAINT WOUNDS AND SCARS.

OR 5/8" BLK. RUBBER HOSE & WIRE
2" X 2" OAK STAKE SET AT APPX.

APPROVAL OF FINAL INSTALLATION.

FASTEN WITH NEOPRENE TIE WRAPS

REMOVE DEAD AND DAMAGED LIMBS.

70° DRIVEN MIN. 18" DEPTH FIRMLY INTO
SUBGRADE AND SET INTO PREVAILING WINDS.

HARDWOOD MULCH AS PER SPECIFICATIONS,
6' DIA. MIN. WITH EDGING IN GRASS AREAS

METAL EDGING IN GRASS AREAS. MATCH
EDGING USED IN GRANITE DETAIL BELOW.

FORM EARTH SAUCER WITH 3" HIGH BERM.
FLOOD WITH WATER TWICE DURING FIRST 24 HOURS.

BURLAP REMOVED FROM THE TOP 1/3 OF THE BALL.

o AL
BB NEKK
N e P
/\\\/\/\\/\\/\X/\ \ \/ PLACE ROOT BALL ON UNDISTURBED SUBGRADE.
TR ALK

/A \DECIDUOUS TREE PLANTING DETAIL

C-17N.T.S.

PROPOSED PLANT SCHEDULE

NURSERY STOCK IDENTIFICATION TAGS SHALL
NOT BE REMOVED FROM ANY PLANTING PRIOR

TO INSPECTION AND APPROVAL OF FINAL
INSTALLATION.

NAVASASANN

//\

N

REMOVE DEAD AND
DAMAGED LIMBS. PRUNE
TO PROPER SHAPE. PAINT
WOUNDS AND SCARS.

TOP OF BALL TO BE AT
LAWN GRADE.

HARDWOOD MULCH AS PER
SPECIFICATIONS, 4' DIA. MIN.

METAL EDGING IN GRASS
AREAS. MATCH EDGING USED
IN GRANITE DETAIL BELOW.

FORM EARTH SAUCER
WITH 3" HIGH BERM.
FLOOD WITH WATER TWICE
DURING FIRST 24 HOURS.

NN 2\
KRR 4

BURLAP REMOVED FROM
THE TOP 1/3 OF THE BALL.

PLACE ROOT BALL ON

N
X
\/\\/\\/\\/s UNDISTURBED
NSNS
XKLL

SUBGRADE.

/B \SHRUB PLANTING DETAIL

C—17/N.T.S.

DECIDUOUS TREES BOTANICAL NAME

ULMUS PARVIFOLIA

ACER TRUNCATUM
CORNUS DRUMMONDII
RELOCATED EXISTING TREE

%up
% ar
R w
5

SHRUBS/GRASSES BOTANICAL NAME
ng RA RIBES AUREUM

\Y

ITEA VIRGINICA

METAL EDGING SHALL BE AS MANUFACTURED BY COL-MET OR EQUAL

IS UNACCEPTABLE. SUBMIT SAMPLE TO OWNER FOR APPROVAL

CRUSHED STONE SHALL BE INSTALLED ON TOP OF NONWOVEN FILTER FABRIC.
INSTALL METAL EDGING BETWEEN CRUSHED STONE AND SOD/MULCH. LAVA ROCK

TOP OF CURB
SET TOP OF ROCK 2"
BELOW TOP OF CURBING
2" #57 CRUSHED STONE
NON-WOVEN FILER FABRIC
METAL EDGING
TURF OR MULCH

SET TOP OF EDGING LEVEL WITH

EDGING SHALL BE7f" X

COMMON NAME

LACEBARK ELM

SHANTUNG MAPLE

ROUGHLEAF DOGWOOD

(SPECIES UNKNOWN)

COMMON NAME

GOLDEN CURRANT

VIRGINIA SWEETSPIRE

LEGEND

CAL

CONT

2.0" MIN.

1.5" MIN.

1.5" MIN.

4"_6"

HEIGHT

LB CONCRETE

18" MIN.

18" MIN.

"‘ i STRUCTURAL CONCRETE

B+B

B+B

B+B

B+B

vorLY GRASS SEEDED / SOD AREA

LANDSCAPED / MULCHED AREA

WITH EDGING IN GRASS AREAS.

[———m I

E. ALL PLANTING BEDS AND FREE STANDING TREES TO BE MULCHED WITH 4" OF
SHREDDED HARDWOOD MULCH. BEDS ARE TO BE GRADED SMOOTH AND FREE OF
SOIL CLODS AND STONES. ALL TREES TO BE STAKED AND WRAPPED WITH KRAFT
TREE WRAP.

F. ALL PLANTS ARE TO BE REMOVED FROM CONTAINERS, CAGES AND
NON-BIODEGRADABLE MATERIALS.

G. GENERAL CONTRACTOR IS RESPONSIBLE FOR FINISHED GRADES; LANDSCAPE
CONTRACTOR IS RESPONSIBLE FOR FINE GRADING AND TO PROVIDE 4" OF AMENDED
TOPSOIL FOR PLANTING BEDS.

H. ALL ORGANIC MATTER AND DEBRIS ARE TO BE REMOVED FROM THE SITE BY
THE LANDSCAPE CONTRACTOR. LAWN AREAS AND BEDS SHOULD BE FREE OF
STONES GREATER THAN 2".

l. PLANT QUANTITIES HAVE BEEN PROVIDED FOR CONVENIENCE ONLY; THE
LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR HIS OWN "TAKE OFFS". DRAWING
PREVAILS OVER WRITTEN QUANTITIES.

ki

J. THE LANDSCAPE CONTRACTOR SHALL SUBMIT A ONE (1) YEAR MAINTENANCE
CONTRACT FOR CONSIDERATION BY THE OWNER. CONTRACT SHALL BE SEPARATE
FROM INSTALLATION CONTRACT.

K. PLANTING BEDS SHALL BE TREATED WITH A PRE-EMERGENT HERBICIDE
APPLIED AT PRODUCT SPECIFIED RATE UNLESS OTHERWISE NOTED.

L. PLANTING SHALL BE FERTILIZED UPON INSTALLATION. RECOMMENDED
FERTILIZER SHALL BE MIXED WITH BACKFILL AT PRODUCT SPECIFIED RATE.

M. BED EDGE SHALL BE SMOOTH, CONSISTENT 4 1/2" DEEP AND HAND CUT, EDGES
TO BE LOCATED BETWEEN ALL BEDS (INCLUDING TREES) AND LAWN AREAS.

N. CONTRACTOR TO SEED ALL DISTURBED AREAS WITH A LOCALLY ADAPTIVE
SEED MIX UNLESS OTHERWISE DIRECTED BY THE GENERAL CONTRACTOR.

0. TOPSOIL SHALL BE BACK FILLED TO PROVIDE POSITIVE DRAINAGE OF ALL
LANDSCAPE AREAS. SEE GRADING AND DRAINAGE PLAN SHEET C-5.

5% BLACK OR GREEN
ANODIZED FINISH

12" LONG METAL STAKE

/ ¢ \GRANITE DETAIL
C-17/N.T.S.

PROJECT AREAS

SQFT ACRES

PROPERTY

BUILDING

WALKS & PADS

PAVING & CURBS

LANDSCAPING
TOTALS

LANDSCAPING REQUIREMENTS

REQUIREMENT PROVIDED

1 CANOPY TREE/40' OF STREET FRONTAGE | PROVIDED

1 TREE AND 3 SHRUBS PER PARKING

ENDCAP PROVIDED

20% OF PROPERTY TO BE LANDSCAPED PROVIDED

80124 1.8394

3751 0.0860 4.7%
3785 0.0869 4.7%
50678 1.1635 63.2%
21910 0.5030 27.3%

80124 1.8394  100.0%

e = e

0

SCALE: 1"=20'

\,,%—\
MISSOURI
ONE CALL SYSTEM

1-800-DIG-RITE or 811
MAKE THE CALL . .. IT'S THE LAW

REVISION /DATE /DESCRIPTION

CITY REVIEW 08,/06,/2021

NOTICE

THIS ARCHITECTURAL AND ENGI-
NEERING DRAWING IS GIVEN IN
CONFIDENCE AND SHALL BE USED
ONLY PURSUANT TO THE AGREE-
MENT WITH THE ARCHITECT.

NO OTHER USE, DISSEMINATION,
OR DUPLICATION MAY BE MADE
WITHOUT PRIOR WRITTEN CONSENT
OF THE ARCHITECT. ALL COMMON
LAW RIGHTS OF COPYRIGHT AND
OTHERWISE ARE HEREBY SPECIFI-
CALLY RESERVED.

ms consultants, inc.

engineers, architects, planners
2221 Schrock Road

Columbus, Ohio 43229-1547
phone 614.898.7100

fax 614.898.7570

PROJECT

PROPOSED PT20M
BUILDING TYPE

1921 W FOXWOOD DR.
(MO-58 AND
WESTGATE DRIVE)
RAYMORE, MO

SHEET TITLE

LANDSCAPE PLAN,
NOTES & DETAILS

NOT FOR CONSTRUCTION
DRAWN BY: DCS
CHECKED BY: PJK
PROJECT NO: 40497-10
DRAWING

C-17



AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
D

AutoCAD SHX Text
Y

AutoCAD SHX Text
H

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
ST

AutoCAD SHX Text
STOP

AutoCAD SHX Text
T

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
6"

AutoCAD SHX Text
5"

AutoCAD SHX Text
5"

AutoCAD SHX Text
5"

AutoCAD SHX Text
5"

AutoCAD SHX Text
5"

AutoCAD SHX Text
5"

AutoCAD SHX Text
5"

AutoCAD SHX Text
%%UDECIDUOUS TREE PLANTING DETAIL

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
C-17

AutoCAD SHX Text
A

AutoCAD SHX Text
%%USHRUB PLANTING DETAIL

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
C-17

AutoCAD SHX Text
B

AutoCAD SHX Text
DRAWING

AutoCAD SHX Text
CHECKED BY:

AutoCAD SHX Text
PROJECT NO:

AutoCAD SHX Text
DRAWN BY:

AutoCAD SHX Text
SHEET TITLE

AutoCAD SHX Text
PROJECT

AutoCAD SHX Text
NOTICE

AutoCAD SHX Text
REVISION/DATE/DESCRIPTION

AutoCAD SHX Text
SCALE: 1"=20'

AutoCAD SHX Text
0

AutoCAD SHX Text
10

AutoCAD SHX Text
20

AutoCAD SHX Text
30

AutoCAD SHX Text
40

AutoCAD SHX Text
CITY REVIEW

AutoCAD SHX Text
08/06/2021

AutoCAD SHX Text
%%UGRANITE DETAIL

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
C-17

AutoCAD SHX Text
C


ger_Raymore_MO\Drawings\Dwg-set\WAB_Raymore_Irrigation_P&N.dwg, Tab: Sheet_1 - plotted: 8/9/2021 2:10 PM by dseslar

P:\21-0019-00_MS-Consultants_ MSA\02_Whatabur:

GENERAL D. QUICK COUPLER: GALVANIZED. REVISION /DATE /DESCRIPTION
2.3 MANUAL VALVES
A. THE LANDSCAPE IRRIGATION SYSTEM SHALL IRRIGATE ALL PROPOSED A. VALVES: HIGHLY CORROSION RESISTANT CONSTRUCTION (BRASS,
CITY REVIEW 08,06 /2021
b US 58 - W FOXWOOD DRIVE ) LANDSCAPE AND GRASS AREAS ON THE PROPERTY. THE DESIGN, PERMITTING, STAINLESS STEEL, ETC.). ALL VALVES SHALL BE ACCESSIBLE FROM ABOVE
AND INSTALLATION OF THE SYSTEM SHALL BE THE RESPONSIBILITY OF THE THROUGH A VALVE BOX.
] LANDSCAPE/IRRIGATION CONTRACTOR (CONTRACTOR). B. BACKFLOW PREVENTERS: BRONZE BODY CONSTRUCTION, REDUCED
B. THE CONTRACTOR IS TO INSTALL EQUIPMENT NECESSARY TO PROVIDE A PRESSURE TYPE OR AS DESIGNATED BY LOCAL PLUMBING CODE
— COMPLETE, FUNCTIONAL SYSTEM THAT IS IN COMPLIANCE WITH APPLICABLE REQUIREMENTS.
© ] /X, ’
CODES AND REGULATIONS. C. VALVE BOX AND COVER: HDPE RESIN THAT IS RESISTANT TO UV LIGHT,
I % C. THE IRRIGATION CONTRACTOR SHALL SUBMIT SHOP DRAWINGS TO THE OWNER'S CORROSION, MOISTURE, AND CHEMICALS.
b REPRESENTATIVE FOR APPROVAL, PRIOR TO CONSTRUCTION, WHICH WILL 2.4 CONTROLS AND CONTROL VALVES
z D ILLUSTRATE TYPE OF HEADS, VALVES, CONTROLLER, PIPING AND ACCESSORIES. A. CONTROLLER: MUST WORK WITH MANUFACTURER FLOW SENSOR, RAIN
IRRIGATION HEADS, VALVES AND CONTROLLER ARE TO BE FROM A SINGLE SENSOR, AND **** [OR] ******
MANUFACTURER. ALL EQUIPMENT MUST HAVE A MANUFACTURERS FIVE YEAR B. CONTROLLER: AUTOMATIC CONTROLLER, MICROPROCESSOR SOLID STATE
WARRANTY. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROPER CONTROL WITH VISIBLE READOUT DISPLAY, TEMPORARY OVERRIDE FEATURE
RV RW o R RW— o R - Rt - — o W - INSTALLATION AND FIELD ADJUSTMENT OF THE ABOVE ITEMS. TO BYPASS CYCLE FOR INCLEMENT WEATHER, PROGRAMMABLE FOR 7 DAYS
L L s e e e e e e e e e e e e o YUY UTTIRR '-mv”JﬁvWﬁﬁ%@%%mm%mm”ﬁwv”ﬁﬁ 5 VLV LYY LTLY NV Y D. THE CONTRACTOR IS RESPONSIBLE FOR COORDINATING WITH THE OWNER THE IN QUARTER HOUR INCREMENTS, WITH AUTOMATIC START AND SHUTDOWN.
”Jﬁjﬁjﬁjﬁﬁ;}% O N AN AN jv%”jjJjjﬁjvmmmmm%mmmmmm”j NV Y FINAL LOCATION OF THE CONTROL PANEL(S). NO ADDITIONAL COSTS SHALL BE C. CONTROLLER HOUSING: NEMA 250 TYPE 3R; WEATHERPROOF, WATERTIGHT,
Lo 2 1 —— S I ALLOWED FOR ANY ADJUSTMENTS MADE TO THE FINAL LOCATION OF ALL WITH LOCKABLE ACCESS DOOR.
VY LYY LYYV YLY v,y vV EQUIPMENT. D. VALVES: HYDRAULIC; NORMALLY CLOSED, INCLUDING REQUIRED FITTINGS AND
VYLV LYY LY LYY vV VIV v E. THE IRRIGATION CONTRACTOR SHALL SUBMIT A WARRANTY POLICY TO THE ACCESSORIES.
VY Y VY Y Y Y _ N——— v OWNER WHICH SHALL COVER THE FUNCTION OF THE ENTIRE SYSTEM FOR A E. WIRE CONDUCTORS: COPPER CONDUCTOR, DIRECT BURIAL TYPE. —————————
b - a4 - &, k&, A T = L — —
L ARSI aA e e T Sy B AN B i L PERIOD OF ONE YEAR AFTER THE ACCEPTANCE OF THE SYSTEM BY THE OWNER. F. RAIN SENSORS: PER SELECTED MANUFACTURER. NOTICE
N RN N N N N N [P . > - L R L T W
DASASASUMVAIUAARY R I R AR P L AR A E F. CONTRACTOR WILL VERIFY STATIC PRESSURE AND VOLUME OF SITE WATER 2.5 ELECTRICAL CHARACTERISTICS AND COMPONENTS
YL L L L, > o ) e R e T ML T o S A o SUPPLY AND ADJUST ENTIRE IRRIGATION SYSTEM ACCORDINGLY. EACH ZONE OF A. ELECTRICAL CHARACTERISTICS: N s A
Mo [vovovovuvuvyy L — e AV I n IRRIGATION SYSTEM IS TO BE DESIGNED WITH A MINIMUM OPERATING PRESSURE 1. 120 VOLTS, SINGLE PHASE, 60 HZ. CONFIDENCE AND SHALL BE USED
GV Y VYV v Y e FRR ﬁ;; (uﬁ OF 45 PSI. IF THE PRESSURE IS BELOW 45 PSI, A PROPERLY SIZED BOOSTER B. DISCONNECT SWITCH: FACTORY MOUNT DISCONNECT SWITCH IN CONTROL MENT WITH THE ARCHITECT,
TR S S e AT = S S A 2 e 3 PUMP WILL BE REQUIRED. AS PART OF THE SHOP DRAWINGS, THE IRRIGATION PANEL. DR DU IGATION My B MADE "
LT L A e L e o CONTRACTOR WILL PROVIDE CALCULATIONS SHOWING PRESSURE LOSS FROM WITHOUT PRIOR WRITTEN CONSENT
Lov ey | et R v v v v v s . RO < THE POINT OF CONNECTION TO THE FURTHEST HEAD (AND FOR THE FURTHEST PART 3 EXECUTION LAW RIGHTS OF COPYRIGHT AND
Vv v v v v | RN N (% v v v s 4 2 S HEAD ON THE LARGEST ZONE). ADJUST DESIGN TO MEET AVAILABLE PRESSURES 3.1 EXAMINATION R ArE YIEREBY SPECIFI-
N v N | '8 | R A \’_’ NV | P ° NN c S
DASASASUASUAARY , IS MR ‘g v Y] EVREVRRUREU! N RN v AND VOLUMES. A CURRENT STATIC PRESSURE READING AT THE POINT OF A. VERIFY LOCATION OF EXISTING UTILITIES.
UMY L AR LY DR I IRR IRR 7 CONNECTION WAS NOT AVAILABLE PRIOR TO DESIGN. B. VERIFY REQUIRED UTILITIES ARE AVAILABLE, IN PROPER LOCATION, AND READY T —
LAV M RS LT kR : R G. THE CONTRACTOR IS TO INSTALL ALL EQUIPMENT SUCH THAT THE BUILDING, FOR USE.
SRR SRS ey T “"jﬁjﬁjﬁjﬁj‘ . w" - MY PARKING AREAS, AND SIDEWALKS ARE NOT SPRAYED OR SUBJECT TO 3.2 PREPARATION
VLYYV bt Wjjjjv L v, EXCESSIVE RUNOFF. FIELD ADJUSTMENTS MAY BE NECESSARY TO AVOID A. ROUTE PIPING TO AVOID PLANTS, GROUND COVER, AND STRUCTURES.
VoV v v v vy R AR e | vovov UNFORESEEN OBSTACLES AND SIMPLIFY INSTALLATION. IRRIGATION SYSTEM B. LAYOUT AND STAKE LOCATIONS OF SYSTEM COMPONENTS.
NN N N R NN N P 2RV b
BY VOV Vv VoY ’ Vo oy TS v v v v ) vEsgv ACCESSORIES SUCH AS QUICK COUPLER VALVES, ISOLATION VALVES, AND C. REVIEW LAYOUT REQUIREMENTS WITH OTHER AFFECTED WORK.
Vv v v v vy U NI - v v MANUAL DRAIN VALVES ARE TO BE LOCATED AS NECESSARY TO COMPLETE THE COORDINATE LOCATIONS OF SLEEVES UNDER PAVING TO ACCOMMODATE
N R N RN N NN IS - : b D e v v
RN 18T T R Ry N & v oy ov SYSTEM. SYSTEM.
AN LR = TN § RS v v wa H. THE IRRIGATION CONTROLLER IS TO BE A HYBRID SOLID STATE TYPE WITH 3.3 TRENCHING
ORISR G § \ PR DA PLASTIC LOCKABLE CABINET. CONTROLLER MUST HAVE DUAL PROGRAMMING A. TRENCH SIZE:
» B s N . .
RS SUR R SUEIN § B )} DR FOR TURF SPRAY ZONES AND SHRUB SPRAY ZONES AND BE CAPABLE OF 1. MINIMUM COVER OVER INSTALLED SUPPLY PIPING: 18 INCHES.
DRSS RIS 5| NN\ \ :: - - LYYy OPERATING MULTIPLE VALVES PER STATION. 2. MINIMUM COVER OVER INSTALLED BRANCH PIPING: 15 INCHES.
LU AU PR "l% -_‘S %-..-,_- B / SR . PROVIDE DESIGNATED PVC SLEEVES FOR IRRIGATION PIPES AND WIRING THAT B. TRENCH TO ACCOMMODATE GRADE CHANGES AND SLOPE TO DRAIN(S).
[I]}=o YLV ] § \ AR . ' R : VLY, CROSSES UNDER WALKS, STREETS AND CONCRETE PADS. COMBINE PIPING C. MAINTAIN TRENCHES FREE OF DEBRIS, MATERIAL, OR OBSTRUCTIONS
YLV LYY LY R § § A (@%%%y@/ _\\ IRR ( ot ; R UV WHENEVER POSSIBLE TO REDUCE QUANTITY OF SLEEVING MATERIALS. WHEN DAMAGING TO PIPE.
b . ' h ol -
YLV Y VLYY BRI S S \ : ; ! J (U vk INSTALLING IRRIGATION PIPE ALONG CURBS OR IN ISLANDS, PLACE PIPE AS 3.4 INSTALLATION
By vy v v RN § §4 Y v v {f@ CLOSE TO CURB AS POSSIBLE TO ALLOW FOR PLANTING OF FUTURE TREES AND A. CONNECT TO UTILITIES.
N v N ’:I'b\ \ NV %
DASASASUASUAARY COITOR N v v SHRUBS. B. SET OUTLETS AND BOX COVERS AT FINISH GRADE ELEVATIONS.
N0 2 2 N R N aa.g,'\ \ O Voo
DASASASUASUAITARY I N NI v v C. PROVIDE FOR THERMAL MOVEMENT OF COMPONENTS IN SYSTEM.
AN EE §\\\ PROPOSED § Y oV e PART 1 GENERAL D. SLOPE PIPING FOR SELF DRAINAGE TO DAYLIGHT.
RIS U S R PT20M N b TR 1.1 REFERENCES E. USE THREADED NIPPLES FOR RISERS TO EACH OUTLET
NN v N a - Ba | § . ! N . - "
N RN NN N ey -2 ' NN . '
A e N BUILDING ! UL A. ASTM INTERNATIONAL: F. INSTALL CONTROL WIRING IN ACCORDANCE WITH MANUFACTURER'S
AN sl i N 3.751 SF ; oLy 1. ASTM B32 - STANDARD SPECIFICATION FOR SOLDER METAL. RECOMMENDED INSTALLATION PRACTICES. PROVIDE 10 INCH EXPANSION  COIL
AT AT :‘\U\ ’ 5 S v v 2. ASTM B42 - STANDARD SPECIFICATION FOR SEAMLESS COPPER PIPE, AT EACH CONTROL VALVE, AND AT 100 FT INTERVALS. BURY WIRE
Vv ov v v v v SR O N N\ v ovov STANDARD SIZES. BESIDE PIPE. MARK VALVES WITH NEOPRENE VALVE MARKERS CONTAINING
ASTASOA VA S S A R l‘, ' § ) AL 3. ASTM B88 - STANDARD SPECIFICATION FOR SEAMLESS COPPER WATER LOCKING DEVICE. SET VALVE MARKERS IN VALVE BOXES SET TO ms consultants. inc
NN v N » A N
DASASASUASVAIUASY S RN IRR IRR L) TUBE. FINISH GRADE. _ ) d .
. % RSO 4. ASTM D2235 - STANDARD SPECIFICATION FOR SOLVENT CEMENT FOR G. AFTERPIPING IS INSTALLED, BUT BEFORE OUTLETS ARE INSTALLED AND ggg;"g?;fo Cak“;‘c:;c‘& planners
A ACRYLONITRILE-BUTADIENE-STYRENE (ABS) PLASTIC PIPE AND FITTINGS. BACKFILLING COMMENCES, OPEN VALVES AND FLUSH SYSTEM WITH FULL Columbus, Ohio 43229-1547
- v 5.  ASTM D2241 - STANDARD SPECIFICATION FOR POLYETHYLENE (PE) HEAD OF WATER. phone 614.898.7100
y s@__ IRR Ve PLASTIC PIPE (SIDR-PR) BASED ON CONTROLLED INSIDE DIAMETER. 3.5 BACKFILLING fax 614.898.7570
N cpol v 6. ASTM D2564 - STANDARD SPECIFICATION FOR SOLVENT CEMENTS FOR A. BACKFILL WITH COMPACTED BACKFILL IN ACCORDANCE WITH DETAIL A ON
2 v, POLY (VINYL CHLORIDE) (PVC) PLASTIC PIPING SYSTEMS. SHEET C-10.
v, B. NATIONAL ELECTRICAL MANUFACTURERS ASSOCIATION: B. INSTALL 3 INCH SAND BEDDING BELOW AND COVER OVER PIPING.
v v ¥ 1. NEMA 250 - ENCLOSURES FOR ELECTRICAL EQUIPMENT (1000 VOLTS C. PROTECT PIPING FROM DISPLACEMENT.
VA MAXIMUM). 3.6 FIELD QUALITY CONTROL PROJECT
vLrLY 1.2 SYSTEM DESCRIPTION A. PRIOR TO BACKFILLING, TEST SYSTEM FOR LEAKAGE FOR WHOLE SYSTEM TO
7§>y o C. HYBRID SOLID STATE CONTROLLED UNDERGROUND IRRIGATION SYSTEM, WITH MAINTAIN 100 PSI PRESSURE FOR ONE HOUR. PROPOSED PT20M
MO XY v v PRESSURE BLOW-OUT DRAIN. B. SYSTEM IS ACCEPTABLE WHEN NO LEAKAGE OR LOSS OF PRESSURE BUILDING TYPE
| B IR R N D. SOURCE POWER: 120 VOLT. OCCURS DURING TEST PERIOD.
_If YAy v v v 1.3 SUBMITTALS C. PROVIDE ONE COMPLETE SPRING SEASON START-UP AND FALL SEASON
YLV Qv v v v v v e A. SHOP DRAWINGS: INDICATE PIPING LAYOUT TO WATER SOURCE, LOCATION OF SHUTDOWN. 1921 W FOXWOOD DR.
IRR v v v v ie————— TV v v v v SLEEVES UNDER PAVEMENT, LOCATION AND COVERAGE OF SPRINKLER 3.7 ADJUSTING (MO-58 AND
VASASASUASUASUM AR i HEADS, COMPONENTS, PLANT AND LANDSCAPING FEATURES, SITE A. ADJUST CONTROL SYSTEM TO ACHIEVE TIME CYCLES REQUIRED WESTGATE DRIVE)
N N N NN RN v W \
DASASASUMVAIUAARY g AR K SRV VD ANV 2 | STRUCTURES, SCHEDULE OF OUTLETS AND FITTINGS TO BE USED. B. ADJUST HEAD TYPES FOR FULL WATER COVERAGE AS DIRECTED BY RAYMORE. MO
P ? M O OO MMM MUAUAOMUAOOMPOMOMONS L0 B. PRODUCT DATA: SUBMIT COMPONENT AND CONTROL SYSTEM AND WIRING OWNER'S REPRESENTATIVE. )
= DIAGRAMS. 3.8 DEMONSTRATION AND TRAINING
1.4 CLOSEOUT SUBMITTALS A. INSTRUCT OWNER'S PERSONNEL IN OPERATION AND MAINTENANCE OF SHEET TITLE
| A. PROJECT RECORD DOCUMENTS: RECORD ACTUAL LOCATIONS OF SYSTEM, INCLUDING ADJUSTING OF SPRINKLER HEADS. USE OPERATION AND
| CONCEALED COMPONENTS BY NORTHING AND EASTING. MAINTENANCE MATERIAL AS BASIS FOR DEMONSTRATION. SITE IRRIGATION
ACCESS DRIVE B. OPERATION AND MAINTENANCE DATA TO OWNER: PLAN
= 1. SUBMIT INSTRUCTIONS FOR OPERATION AND MAINTENANCE OF SYSTEM
AND CONTROLS, SEASONAL ACTIVATION AND SHUTDOWN, AND
— MANUFACTURER'S PARTS CATALOG.
2. SUBMIT SCHEDULE INDICATING LENGTH OF TIME EACH VALVE IS NOT FOR CONSTRUCTION
I REQUIRED TO BE OPEN TO DELIVER DETERMINED AMOUNT OF WATER.
I, - 15 QUALITY ASSURANCE
S | m A. PERFORM WORK IN ACCORDANCE WITH MANUFACTURER'S STANDARDS.
LEGEND 1.6 COORDINATION
A. COORDINATE THE WORK WITH SITE BACKFILLING, PAVING, LANDSCAPE
GRADING AND DELIVERY OF PLANT LIFE.
vorLY GRASS SEEDED / SOD AREA
ALY PART 2 PRODUCTS
2.1 PIPE MATERIALS
y@ LANDSCAPED / MULCHED AREA A. PVC PIPE: ASTM D2241, SDR 26; 160 PS| SOLVENT WELDED SOCKETS.
. B. HDPE PIPE: ASTM D-2239, SDR-15, 100 PSI. e = e =
p{ i STRUCTURAL CONCRETE C. COPPER TUBING: ASTM B88 TYPE K. 0 10 20 30 40
b D. FITTINGS: TYPE AND STYLE OF CONNECTION TO MATCH PIPE. SCALE: 1"=20
. g E. SOLVENT CEMENT: [ASTM D2564 FOR PVC PIPE AND FITTINGS] [ASTM D2235 FOR DRAWN BY: DCS
... % | CONCRETE ABS PIPE AND FITTINGS].
F. SLEEVE MATERIAL: PVC SCH 40. CHECKED BY: PJK
—IRR IRRIGATION LINE UNDER PAVEMENT 2.2OUTLETS L[ 4049710
A. OUTLETS: BRASS CONSTRUCTION. S ——— PROJECT NO: -
——W——  PROPOSED WATERLINE S
OPOS B. ROTARY TYPE SPRINKLER HEAD: POP-UP TYPE WITH SCREENS; FULLY
——W——  EXISTING WATERLINE ADJUSTABLE FOR FLOW AND PRESSURE; WITH LETTER OR SYMBOL MISSOURI DRAWING
DESIGNATING DEGREE OF ARC AND ARROW INDICATING CENTER OF SPRAY ONE CALL SYSTEM
PATTERN.
1-800-DIG-RITE or 811 C-18
C. SPRAY TYPE SPRINKLER HEAD: POP-UP HEAD WITH FULL CIRCLE PATTERN. MAKE THE CALL . [T'S THE LAW
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SCALE:
Luminaire Schedule DRAWN BY:
Symbol Qty Label Lumens/LgmpArrongement LLF Description APPROVED BY:
110 S1-3 N.A. SINGLE 0.900 | CTL—N—35L-T3-35,000 LUMEN TYPE 3 LED \:? f;/
F—F1|3 S1-52 | N.A. D180 0.900 | CTL—N—35L-T5W—35,000 LUMEN TYPE 5 LED
ﬁSHEET NO: A
Calculation Summary Luminaire Location Summary PH :I_ O
LObe| CO|CType UnitS AVg MGX Min AVg/Min MGX/Min LumNg Label Z—luminaire height Tilt FILE:
SITE [lluminance Fc 4.20 11.8 0.0 N.A. N.A. 1 >3 275 0
2 [s1-3 27.5 0 C-1 9
_ g J
TECHLIGHT INC. j :_; ZZ g ~J
- DUE TO CHANGING LIGHTING ORDINANCES IT IS THE CONTRACTORS — — -
RESPONSIBILITY TO SUBMIT THE SITE PHOTOMETRICS AND LUMINAIRE o3 s .
SPECS TO THE LOCAL INSPECTOR BEFORE ORDERING TO ENSURE — —_ .
THIS PLAN COMPLIES WITH LOCAL LIGHTING ORDINACES. P s 5
- THIS LIGHTING DESIGN IS BASED ON INFORMATION SUPPLIED BY OTHERS. s s o 5 N
CHANGES IN ELECTRICAL SUPPLY, AREA GEOMETRY AND OBJECTS WITHIN 10 |si-3 275 0
THE LIGHTED AREA MAY PRODUCE ILLUMINATION VALUES DIFFERENT T [sios2 275 0
FROM THE PREDICTED RESULTS SHOWN ON THIS LAYOUT. 12 |si-52 275 0 SCALE
- THIS LAYOUT IS BASED ON .IES FILES THAT WERE LAB TESTED OR COMPUTER 13 |si-s52 27.5 0
A WHATABURGER
GENERATED. ACTUAL RESULTS MAY VARY.
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NOTES
1. EXTERIOR SIGNAGE TO BE PERMITED KEYNOTES
UNDER A SEPARATE SIGN PERMIT SET.
163 | TPO MEMBRANE ROOFING SYSTEM:; RE: A1/A5.3
167 |PIPE BOLLARDS: IDEAL SHEILD: URBAN BRONZE, PANTONE 2336 XGC. RE D3/S5.1
203 |MP-01; PRE-FINISHED CORRUGATED METAL PANEL
204 |MP-02
205 |BR-01; BRICK VENEER
206 |BR-02
208 | MC-01: PRE-FINISHED METAL COPING
209 |SS-01; ALUMINUM STOREFRONT SYSTEM
210 | PRE-FINISHED DRIVE-THRU CANOPY
211 |ENTRY PORTAL CANOPY, PAINT PT-5
213 |SERVICE DOOR CANOPY, PAINT PT-5
214 |SUN SHADE CANOPY, SEE A6.9
m @ @ @ @ @ @ @ 215 lsljéuN'\ﬂgéTED SIGNAGE BY OTHERS, G.C. TO PROVIDE PLYWOOD BLOCKING AS NEEDED TO ATTACH
W 218  |CONDUCTOR HEAD AND DOWNSPOUT, PAINT PT-5
219 |OVERFLOW SCUPPER
221 | DRIVE-THRU WINDOW
229 |MP-03; ROOF SCREEN WALL, RE: STRUCTURAL
231 |MASONRY EXPANSION JOINT
232 |FIRE DEPARTMENT CONNECTION, RE: FIRE PROTECTION
233 233 |EXTERIOR LIGHT FIXTURE, RE: ELECTRICAL
| ‘ ‘ i~ 234 |RTU, RE: MECHANICAL
240 236 |RISER ROOM SIGN (PER 2015 IFC CHAPTER 5 - APPROVED SIGNS SHALL BE CONSTRUCTED OF DURABLE
0 MATERIALS, PERMANENTLY INSTALL AND READILY VISIBLE. LETTERS SHALL BE A MINIMUM OF 2" WITH A
i a 7] T.0. MECH. SCREEN WALL MINIMUM 3/8" STROKE, THE COLORS OF THE LETTERS SHALL BE CONTRASTING WITH RESPECT TO
208 | E } = * 1 * * /29 o T 1218 Q BACKGROUND.
e — —] — | H — — — — — 237 |BUILDING ADDRESS 6"HIGH WHITE VINYL NUMBERS WITH 1" STROKE, 10' AF.G.
204 I | jﬂ ] | | 208 T.0.PORTS 238 | GENERAL CONTRACTOR SHALL PROVIDE A KNOX BOX PER JURISDICTIONAL REQUIREMENTS, LOCATION TO
d 1 1-81/2" ) BE VERIFIED PRIOR TO CONSTRUCTION.
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2221 Schrock Road
Columbus, Ohio 43229
p 614.898.7100

f 614.898.7570
www.msconsultants.com

239 |EMERGENCY STEP LIGHT. RE: ELECTRICAL

240 | DASHED LINE INDICATES TOP OF DECK.

CODE TO EXT. MATERIALS

GL-01

GL-02

GL-03

GL-04

SS-01

MP-01

MP-02

MP-03

BR-01

BR-02

MO-01

MC-01

PT-5

MS-01

VISION GLASS

BASIS OF DESIGN: VIRACON VUE1-30
SHADING COEFFICIENT (SC): .20
EXTERIOR REFLECTION: 19%

SOLAR HEAT GAIN COEFFICIENT (SHGC): .18

U-FACTOR: .26

GRADIENT FRITTED GLASS

BASIS OF DESIGN: VIRACON 1/2" SPACER-

BLACK 1/4" CLEAR
HS SCREEN #2387 #3

OPAQUE GLASS
BASIS OF DESIGN: VIRACON V948

SIMULATED ACID ETCHED V1085 #3 GLASS

STOREFRONT SYSTEM

BASIS OF DESIGN: OLDCASTLE
STYLE: FG-3000

FINISH: ALUMINUM

METAL PANEL
MANUFACTURER: BERRIDGE
STYLE: MATRIXMX 1.0
ALUMINUM 0.05"

COLOR: LEAD-COTE

PREFINISHED METAL
FLASHING 0.050" THICK
COLOR: LEAD-COTE
TO MATCH MP-01

PERFORATED METAL PANEL
MANUFACTURER: BERRIDGE
STYLE: MATRIXMX 1.0
ALUMINUM 0.05"
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MONTHLY REPORT
July 2021

Building Permit Activit

Type of Permit July 2021 2021 YTD 2020 YTD 2020 Total
Detached Single-Family Residential 5 81 57 136
Attached Single-Family Residential 0 0 14 22
Multi-Family Residential 0 0 396 396
Miscellaneous Residential (deck; 43 399 757 1,240
roof)
Commer(zalll - Ngw, Additions, 6 20 10 13
terations
Sign Permits 12 19 20 37

Inspections July 2021 2021 YTD 2020 YTD 2020 Total

Valuation July 2021 2021 YTD 2020 YTD 2020 Total
Total Residential Permit Valuation $1,654,500 $21,565,300 $16,781,400 $40,314,600

Total Commercial Permit Valuation $217,500 $2,956,400 $39,045,300 | $46,094,200

Additional Building Activity:

e A Certificate of Occupancy was issued for the first units at The Lofts at Fox Ridge apartment
complex. Construction continues on all remaining units.

e Construction continues for Community America Credit Union to locate a branch at 1400 W.
Foxwood Drive in the Willowind Shopping Center
Site work continues for The Venue of The Good Ranch townhome development.

e Tenant finish work continues for the Heartland Dental Office building in the Raymore
Marketplace.

e Renovations continue for the re-use of the former Steak ‘n Shake as a medical marijuana
dispensary facility.

e Building construction continues on the South Town Storage facility, a covered parking area for
RV’s and similar vehicles
Site work has commenced for Phase 4 of the Alexander Creek subdivision.

e Site work has commenced for Eaastbrrook at Creekmoor 2nd Plat

e Site work continues on Oak Ridge Farms



Single Family Building Permits
500

400

300

200

Number of Permits

100

° 2000 2005 2010 2015 2020
Year
Code Activity July 2021 2021YTD 2020 YTD 2020 Total
Code Enforcement Cases Opened 50 280 331 565
Notices Mailed
-Tall Grass/Weeds 13 64 79 96
- Inoperable Vehicles 1 124 42 185
- Junk/Trash/Debris in Yard 7 58 75 92
- Object placed in right-of-way 0 2 8 6
- Parking of vehicles in front yard 2 22 7 20
- Exterior home maintenance 8 31 16 43
- Other (trash az tc;;rb early; signs; 0 4 2 6
Properties mowed by City 5 35 30 73
Contractor
Abatement of violations (silt fence
repaired; trees removed; stagnant 0 1 8 3
pools emptied; debris removed)
Signs in right-of-way removed 1 298 153 460
Violations abated by Code Officer 9 48 60 133




Development Activit

Current Projects

e Watermark Rezoning (Raymore Galleria)
Sendera Rezoning and Preliminary Plat
Hatcher variance application

Madison Valley Phase 2 Rezoning, R-1 to R-1.5
Madison Valley Phase 2 Preliminary Plat
Whataburger Site Plan

Ridgeview Estates Rezoning, C-2 to PUD

As of July 31,2021 As of July 31, 2020 As of July 31, 2019

Homes CurrenﬂY under 547 (396 units at Lofts of 536 (396 units at Lofts of

. . . 133
construction Foxridge) Foxridge)

Total number of Undeveloped Lots
Available (site ready for issuance 191 273 357
of a permit for a new home)

Total number of dwelling units in

City 8,899 8,750 8,610

Actions of Boards, Commission, and City Council

City Council

July 12, 2021
e Approved on 1st reading the rezoning for Saddlebrook subdivision
e Held a public hearing but deferred action on the Preliminary Plat for Saddlebrook
subdivision
e Approved on 1st reading the Replat of Brookside Tract V and Tract W

July 26, 2021
e Approved on 2nd reading the rezoning for Saddlebrook subdivision
e Approved the Preliminary Plat for Saddlebrook subdivision
e Approved on 2nd reading the Replat of Brookside Tract V and Tract W

Planning and Zoning Commission

July 6, 2021
e Approved the Culver’s site plan amendment to add a 2nd drive-thru order lane
e Approved the site plan for South Metropolitan Fire Protection District administration
building
e Recommended approval of the rezoning for the Watermark apartment community

July 20, 2021
e Recommended approval of the rezoning and preliminary plat for Sendera subdivision

Board of Adjustment

July 20, 2021
e Approved a variance to allow an on-site sewage disposal system at 1011 Char-Don
Avenue




pcomin ust & September

August 3, 2021 Planning and Zoning Commission
e Cancelled
August 9, 2021 City Council

e 1st reading - Sendera Rezoning (public hearing)
e 1st reading - Watermark Rezoning (public hearing)

August 17, 2021 Planning and Zoning Commission
e Rezoning 8 acres from C-2 to PUD for Ridgeview Estates age-restricted garden
apartment community at southwest corner of Lucy Webb Road and Dean Avenue
(public hearing)
e Whataburger Site Plan, 1921 W. Foxwood Drive
August 17, 2021 Board of Adjustment

e Variance application for Pam Hatcher to allow the creation of 2 lots at 1403 N.
Madison Street with no street frontage

August 23, 2021 City Council

e 2nd reading - Sendera Rezoning
e 2nd reading - Watermark Rezoning

September 7, 2021 Planning and Zoning Commission
e Rezoning 46 acres from R-1 to R-1.5 for the proposed 2nd phase of Madison Valley
(public hearing)
e Preliminary Plat for 2nd phase of Madison Valley (public hearing)
2022-2026 Capital Improvement Plan (public hearing)
September 13, 2021 City Council

e 1st reading - Ridgeview Estates Rezoning (public hearing)
e 1st reading - Good Ranch MOU Amendment (for Ridgeview Estates)

September 21, 2021 Planning and Zoning Commission
e Annual review of the Unified Development Code

September 27, 2021 City Council

2nd reading - Ridgeview Estates Rezoning

2nd reading - Good Ranch MOU amendment

1st reading - Madison Valley Rezoning (public hearing)

Madison Valley Preliminary Plat (public hearing)
Sidewalk on Undeveloped Lots (public hearings)



Department Activities

A Certificate of Occupancy (for the building shell) was issued for Heartland Dental in
the Raymore Market Center. A tenant finish permit has been issued for work to
commence on the interior of the building.

Economic Development Director David Gress toured the City with representatives
from the Raymore-Peculiar School District to provide updates on ongoing
development projects.

Economic Development Director David Gress attended the Monthly Morning Coffee
hosted by the Raymore Chamber of Commerce and About-You-Nutrition

Economic Development Director David Gress participated in a local government and
community development career expo hosted by Mid America Regional Council. The
program is intended to engage and educate high-school students about different
career paths within local government.

Economic Development Director David Gress participated in the monthly Board
meeting of the MARC Solid Waste Management District.

Economic Development Director David Gress and Mayor Turnbow participated in the
monthly Board meeting for the Raymore Chamber of Commerce.

Code Enforcement Officer Drayton Vogel participated in a webinar hosted by the Mid
America Regional Planning Council on how communities can combat illegal dumping
activities.

Building Official Jon Woerner commenced review on building construction plans for a
proposed 1.024 million square foot industrial building located on Lot 3 in the
Raymore Commerce Center on Dean Avenue, south of North Cass Parkway. Site
grading work has already begun. VanTrust is constructing the speculative building.
This will be the 2nd building in the Raymore Commerce Center.

Director Jim Cadoret, Assistant City Manager Mike Ekey and Public Works Director
Mike Krass participated in a webinar sponsored by the US Green Building Council to
learn more about the LEED green building program.

GIS Activities

Responded to requests for data, application development & detailed maps
IIS web server development/servlet config - lost response headers & handler
mappings

SQL Server Database Engine & Database administration

System architecture change(s)

Updates as required

Data delivery & customer service

Coordination for design development, utilities & emergency response
ESRI (Virtual) User Conference

Pubworks client support planning

Scripting of workflow modeling


https://raymore.maps.arcgis.com/apps/MapTour/index.html?appid=6050865965ee49668296930b19d436c5&index=51
https://www.facebook.com/AYN1262/
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